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4.
In the event of a difference of opinion between the Township and the Applicant on the delineation of wetlands, most restrictive criteria causing the greatest protection of land shall be used.

Section 410. - Wellhead Protection Zone Delineation.

All subdivisions and land developments proposed to have a public water system supplied by a well or wells shall adhere to the following requirements.

1.
Plan Requirements.

A.
The location of the proposed well(s) shall be included on the Preliminary Plan.  The Preliminary Plan application must be accompanied by the Water Resources Impact Study.

B.
The Applicant shall delineate the three (3) Wellhead Protection Zones for the proposed wells as required by the Bedminster Township Zoning Ordinance and this Ordinance.

(1)
Wellhead Protection Zone I shall be delineated in accordance with the methodology outlined in the DEP’s document entitled “Recommended Wellhead Protection Area Zone I Delineation Methodology” dated May 1996.  The size of Wellhead Protection Zone I shall be the greater of a radius of one hundred feet (100') or area delineated by the above methodology.

(2)
Wellhead Protection Zones II and III shall be delineated based on detailed hydrogeologic analysis, or by any other methodology approved by the Board of Supervisors (i.e. computer model such as MODFLOW or other model that can simulate ground water flow and contaminant transport in fractured bedrock aquifers).

C.
All wells within one-quarter (.25) mile of the site shall be located and identified on the plan.

D.
The Applicant shall submit detailed documentation of the methodology, assumptions, calculations, criteria, maps, and materials used in the delineation of the Wellhead Protection Zones.

E.
The geologic formation(s) for the site and surrounding area, as necessary for the study to delineate the Wellhead Protection Zones, shall be mapped and a narrative describing the characteristics of the formation(s) shall be submitted.

F.
The Applicant will submit a list of existing uses that do not conform to the list of permitted uses for Zones I, II, and III, as specified by the Bedminster Township Zoning Ordinance.

G.
The Water Resources Impact Study shall extend beyond the site, as necessary, in order to include the areas encompassed by the Protection Zones.

2.
Design Standards - General.

A.
The Applicant shall demonstrate that the use of the land within Zone I shall be controlled either through ownership or deed restriction.  If the well is to be dedicated to the Township or the BMA, conveyance shall include control of the area included in Zone I.

B.
During the time of construction of the subdivision or land development, construction materials or supplies shall not be stored in Zone I, nor shall construction vehicles, equipment or temporary structures be parked, located, or operated in Zone I.  For this purpose, Zone I shall be deemed to extend a radius of four hundred feet (400') from the well.

C.
Within Zones I and II, the disturbance of the natural land cover shall be kept to a minimum.

D.
A proposed well shall be located at least four hundred feet (400') from:  1) an existing source of potential pollution;  2) an existing road or parking lot with a capacity of five (5) cars or more;  3) from any part of an existing or proposed subsurface sewage disposal system; and 4) an existing or proposed stormwater retention or detention basin.

E.
Underground sewerage collection lines shall not be installed in Zone I to prevent the infiltration of sewage into the groundwater from leakage.

F.
Underground sewerage collection lines shall not be installed in Zone II, unless no other viable alternative is available.  If sewage collection lines must be installed in Zone II, cast iron pipe shall be used in accordance with the Township’s specification.

G.
The erosion and sediment control plan shall put forth measures to prevent sediment from entering Zone I during construction.

H.
Applicant shall comply with the requirements of PaDEP concerning Wellhead Protection Area Zones I, II and III.

3.
Design Standards - Stormwater Management.

A.
Existing or proposed stormwater conveyance systems shall not cross through or discharge into a Zone I and shall not discharge into a Zone II.

B.
Existing or proposed stormwater conveyance systems may cross through a Zone II only if the stormwater discharged into this system has been released from a stormwater detention basin that was designed and constructed to filter out pollutants.

C.
In those instances where stormwater flows onto the site from an adjacent property directly into a proposed Zone I or II, the Applicant shall propose measures to eliminate the potential for off-site pollution from entering the Wellhead Protection Zones.  Appropriate best management practices for stormwater management shall be used, in accordance with the Pennsylvania Handbook of Best Management Practices for Developing Areas, published by the Pennsylvania Association of Conservation Districts, Inc.

D.
Runoff from roof drains shall be routed over lawn or areas with natural cover rather than directed into the stormwater system, except where the lot is less than twenty thousand square feet (20,000 sq.ft.) in size.

E.
In Zones I and II, the subdivision/land development shall be designed to fit the existing topography to the greatest extent possible so as to minimize grading.

F.
The stormwater conveyance systems for the proposed subdivision/land development shall be designed using best management practices (BMPs) that are consistent with the following criteria and are approved by the Township Engineer:

(1)
The systems shall be designed to employ natural cover conveyance systems such as vegetated swales.
(2)
The systems shall be designed to retain existing natural drainage features.

(3)
The systems shall be designed to mimic the runoff characteristics of the site prior to development.

Section 411 – Environmental Impact Assessment.

1.
Applicability of Environmental Impact Assessment.
A.
The impact on the environment created by subdivisions and land developments necessitates a comprehensive analysis of the variety of problems that may result and actions that can be taken to minimize these problems.  To effectively evaluate the environmental consequences or effects of certain projects proposed in the Township, an Applicant for a major subdivision or land development shall submit an Environmental Impact Assessment (EIA) Report that meets all of the requirements of this Section.  The information provided in the EIA Report must mirror the information provided upon the plans submitted to the Township and vice versa.

B.
An EIA Report shall be submitted prior to Preliminary Plan approval, unless waived by the Township due to the limited scope of the application or plan.  An updated EIA Report shall be submitted concurrently with the Final Plan for the Township’s review and approval.  The approved EIA shall become a part of the approved Final Plan, and the subdivision/land development shall be constructed in accordance with the information set forth within the Report.

C.
Eight (8) copies of the EIA Report shall be submitted to the Township.  Within the EIA Report, specific emphasis shall be directed toward the proposed project’s effects on and relationship to applicable site, neighborhood (including areas in adjacent municipalities where applicable), and township-wide resources, conditions or characteristics.  The EIA Report shall be divided into two (2) sections:  Site Analysis and Design Analysis.  The Report shall include text, tables, maps, and analyses describing the project site, proposed use(s), environmental characteristics, and the environmental effects of the proposal.

2.
Site Analysis.  This section of the EIA Report shall contain the following:

A.
Overview.  Indicate the purpose and scope of the proposed project.  Enumerate the benefits to the public which will result from the proposed project and describe the suitability of the site for the intended use.  A description of the proposed project shall be presented to indicate the extent to which the site must be altered, the kinds of facilities to be constructed, how they are to be considered and the uses intended.  The resident population, working population, and visitor population shall be projected.  The basis of the projections shall be clearly stated in the Report.

B.
Compatibility.  The compatibility or incompatibility of the proposed project shall be described in relation to the following:

1.
Township Comprehensive Plan, especially the land use and open space elements.

2.
Comprehensive Plan of adjacent municipalities whenever a project is located along or within two thousand feet (2,000') of the municipal boundaries.

3.
Bucks County Comprehensive Plan.

4.
Regional and State planning guides.

5.
Other pertinent planning documents.

C.
Location.  The location map shall depict all streets, adjoining properties, zoning district boundaries, and municipal boundaries within two thousand five hundred feet (2,500') of any part of the site.  In the case of development of only a portion of the entire site, the location map shall also show the relationship of the proposed development area to the entire site.

D.
Photographs.  An identification of the character and appearance of the site through the presentation of color photographs or color copies thereof.  Such photographs shall provide a representation of what the site looks like from ground level.  Photographs shall be properly identified/captioned and shall be keyed to a map of the site.

E.
Description of the Project.  An identification of the nature of the proposal through the presentation of the following:

1.
The subdivision/land development plan filed with the Township shall be referenced as an attachment to the Report.

2.
Floor plans and elevations depicting the proposed size, square footage, height, and number of rooms (where applicable) of buildings and/or other structures.

3.
A statement indicating the existing and proposed ownership of the site and where applicable, the type of ownership, operation, and maintenance proposed for areas devoted to open space or otherwise not under the control of a single lot owner.

4.
A statement indicating the proposed staging or phasing of the project and a map depicting the boundaries of each stage or phase of the project.  Such boundaries shall be superimposed on a version of the site development plan.

F.
Physical Resources Inventory.  An identification of physical resources associated with the natural environment of the tract, including such features as geology, topography, soils, hydrology, and the like.  The identification of physical resources shall include a narrative description of the qualitative aspects of each of the resources mentioned above and shall reference the sheets of the subdivision/land development plan showing these resources.

G.
Biological Resources Inventory.  An identification of biological resources associated with the natural environment of the site, including such features as vegetation and wildlife.  The identification of biological resources shall include a narrative description of each of the resources mentioned above.  In addition, these resources shall be mapped at a scale of not smaller than one hundred feet (100') to the inch, as specified below.

1.
A map depicting the vegetation characteristics of the site.  Such map shall define the locations and boundaries of the woodland, forest, and hedgerow areas of the site and shall note the types of vegetation associations which exist in terms of their species, types, and sizes.  In addition, all trees eighteen inches (18") in diameter or greater, measured at breast height (dbh), shall be accurately located and identified on the map whether they are free-standing trees or tree masses.

2.
A map depicting characteristics associated with wildlife habitats.  Such may draw upon vegetation, hydrology, and soil maps in order to express habitat characteristics associated with terrestrial and aquatic wildlife on the tract and the relationship of the overall habitat(s).

H.
Land Use Inventory. An identification of the land use conditions and characteristics associated with the site such as:  current and past use, land cover, and encumbrances; and the relationship of these to adjacent tracts.  The identification of land use conditions and characteristics shall include a narrative description of the above and shall reference the sheets of the subdivision/land development plan showing these conditions and characteristics.

I.
Surface Water Inventory. Describe existing watercourses and bodies of water that are partially or totally on the site and their relationship to the area of land disturbance.  Calculate existing surface runoff from the site and the associated watershed, including the potential development of the remainder of the watershed.  When the natural drainage pattern will be altered, an analysis shall be provided that investigates the flow, depth, capacity, and water quality of the receiving waters.  Floodplain areas shall be mapped.  Existing drainage structures shall be mapped, and the capacity of the drainage network shall be determined.  Additionally, wetland areas as defined by the Department of Environmental Protection or the U.S. Corps of Army Engineers shall be delineated.

J.
Subsurface Water Inventory.  Describe the subsurface water conditions on the site, in terms of depth to groundwater, recharge capabilities, and water supply capabilities.  Where existing conditions warrant, provide detailed information regarding existing wells within one half (.5) mile of the perimeter of the site relative to depth, capacity, and water quality.  The recharge and water supply capabilities of properties within one (1.0) mile of the perimeter of the site shall be provided.  This requirement can be met by referencing the Water Resources Impact Study for the project.

K.
Existing Features Inventory:. Describe any existing features on the site that are not considered to be part of the natural environment, including, but not limited to, roads, housing units, accessory structures, utility lines, etc.

L.
Historic Resources Inventory.  An identification of the man-made resources associated with or within five hundred feet (500') of the perimeter of the site that are older than fifty (50) years.  Areas, structures, routes, and/or trails included on or identified by the National Register of Historic Places, the Pennsylvania Inventory of Historic Places, the Historic American Building Survey, the Heritage Conservancy, the Township’s Historic Survey, and/or in the Comprehensive Plan shall be listed.  This listing shall include a narrative description of the resource and its historical importance and shall reference the sheets of the subdivision/land development plan showing these resources.

M.
Visual Resources Inventory.  An identification of the visual resources associated with the site such as areas that have a particular amenity value or that offer views of special or particular interest.  The identification of visual resources shall include a narrative description and a map drawn at a scale of not smaller than one hundred feet (100') to the inch depicting these visual resources.  This Inventory shall also reference the Township’s Open Space Plan and how the site is treated within that Plan.

N.
Community Needs Inventory.  An identification of the community facility needs associated with the users and/or residents of the proposed project.  The community facility needs assessment shall indicate, in narrative form, the type of services which will be in demand.  Where applicable, community facilities (such as schools, parks, recreation areas, playing fields, playgrounds, pools, libraries, community centers and outreach facilities, places of worship, hospitals and other health care facilities, fire protection, police protection, ambulance and rescue service, and postal service) shall be discussed in terms of the ability of existing facilities and services to accommodate the demands of future users and/or residents of the site and the need for additional or expanded community facilities.

O.
Utility Needs Inventory.  An identification of the utility needs associated with the users and/or residents of the proposed project, and a statement whether the project is within the area to be served by public sewers under the Township’s Act 537 Plan.  The utility needs assessment shall indicate, in narrative form, the type of installations which will be in demand.  Utilities (such as those used for water supply, sewage disposal, refuse disposal, storm drainage, communications, and electrical transmission) shall be discussed in terms of:  the ability of existing utility installations to accommodate the demands of the future users and/or residents of the lot(s) and/or tract; the need for additional or expanded utility installations; the ability to achieve an adequate, potable quantity of water; the ability to achieve an adequate system for sewage disposal; and the ability to achieve an adequate system for storm drainage and stormwater management.  Certificates from the utilities confirming that adequate capacity exists to service the proposed development shall be included.

P.
Transportation System Inventory.  An identification of the relationship of the transportation and circulation system needs of the proposed project to the existing street or highway network.  A discussion of this relationship shall be in narrative form and shall include, among other things, methods to be used for traffic control within the tract; points of ingress and egress; expected peak and nonpeak traffic volumes generated from the project; peak and nonpeak traffic volumes on existing streets; the physical condition of the existing streets that will service the project; and proposed improvements to existing streets.  This requirement can be met by referencing the Traffic Impact Study for the project.

Q.
Demographics.  An identification of the demographic characteristics of the project, presented in narrative form, that shall include a profile and numbers of the future users and/or residents of the project.  Information shall also be provided regarding how the demographic characteristics may change over time.

R.
Fiscal Impact.  An identification of the economic and fiscal characteristics related to the project, presented in narrative form, that shall include a profile of township, county, and school district revenues expected to be generated by the project and the township, county, and school district costs expected to be imposed by the project.  Information shall also be provided regarding how the fiscal impact of the project may change over time.

S.
Existing Conditions.  An identification of existing, construction related, and future characteristics and conditions associated with air and water quality, noise and vibration levels, toxic and radioactive materials, electrical interference, odor, fumes, vapors and gases, glare and heat, fire and explosion risks, smoke, and/or dust.

T.
Pre-Occupancy Developments.  All subdivisions/land developments in the pre-occupancy permit stage in the Township at the time of the filing of the Preliminary or Final Plans, as the case may be, shall be presented in a tabular form as a separate section of the document.

U.
Licenses and Permits.  An identification of all licenses, permits, and/or other approvals required by law for the project and the status of each.

3.
Design Analysis.  This section of the EIA Report shall contain a separate discussion of the project and its design.  This discussion shall focus on the beneficial or adverse effects that may result from the project and their duration.  This section shall also review the impact the project will have on the resources, conditions, and characteristics described in the foregoing subsections.  The Design Analysis shall include the following:

A.
Impacts Map.  A map, drawn at a scale of not smaller than one hundred feet (100') to the inch, displaying where the project adversely affects the site’s resources, conditions, or characteristics.

B.
Impacts/Effects Inventory.  A list of all the potential adverse impacts and beneficial effects of the project.  For each impact or effect, the Report shall include a discussion of possible alternatives and mitigating measures that conforms with the proceeding subsections and shall describe the impact or effect as being direct or indirect.  This list shall include, but not be limited to, the following:

· Water quality and quantity.

· Air quality.

· Noise.

· Undesirable land use patterns.

· Damage or destruction of significant plant or wildlife systems.

· Aesthetic values.

· Destruction of natural resources.

· Displacement of people and businesses.

· Displacement of viable farms.

· Employment and property taxes.

· Destruction of man-made resources.

· Disruption of desirable community and regional growth.

· Health, safety and well-being of the public.

C.
Alternatives Analysis:  The Report shall include a discussion of alternative designs, locations, uses, structures, grading, layout, siting of structures, changes in size or numbers of uses or structures, etc. of the project that would preclude, reduce, or eliminate potential adverse impacts or produce, expand, or create potential beneficial effects.  This discussion shall consist of a narrative with accompanying exhibits, illustrations, diagrams, and/or maps depicting the various possible alternatives.

D.
Mitigation Measures:  Measures to mitigate adverse effects.  To indicate such measures, the Applicant shall submit exhibits or diagrams which will depict the type of remedial, protective, and mitigative measures described in narrative form.  These measures shall include those required through existing procedures and standards and those unique to a specific project, as follows:

(1)
Mitigation measures which pertain to existing procedures and standards are those related to current requirements of the State, County and/or Township for remedial or protective action such as:  sedimentation and erosion control, stormwater runoff control, water quality control, and air quality control.

(2)
Mitigation measures related to impacts which may be unique to a specific project are those related to efforts such as revegetation, screening, fencing, creation of wetlands mitigation/replacement in accordance with the standards of the U.S. Army Corps of Engineers and the Pennsylvania Department of Environmental Protection, emission control, traffic control, noise control, relocation of people and/or businesses, and land acquisition.

E.
Further, the Applicant must demonstrate and specify in the EIA Report how and where the findings in the EIA Report and its attachments are reflected in the project.

F.
Irreversible Impacts.  Any irreversible environmental changes which would occur due to the proposed project should it be implemented.  To indicate such changes, the use of nonrenewable resources during the initial and continued phases of the project shall be discussed.  Further, the loss of environmental resources shall be indicated through a presentation of the quantity of loss and related qualitative effects.

4.
Educational Impact Study.  The EIA Report shall contain a separate section describing the impact of the proposed development on the educational system of the Township.  The Educational Impact Study shall include the following:

A.
Required information for the Educational Impact Study.

(1)
Operating cost per student using the Pennsylvania Dept. of Education Form PD2-2058, “Instructional Expense Computation” obtained from the Pennridge School District.

(2)
School District Millage Rate (obtained from the Township Tax Collector).

(3)
Assessment Factor (one hundred percent [100%] of the Total Assessment Value).

(4)
Current available capacity for elementary school(s) possibly serving the site (obtained from the Pennridge School District).

(5)
Current available capacity for secondary school(s) possibly serving the site (obtained from the Pennridge School District).

(6)
Capital cost per student for providing new education facilities (obtained from the Pennridge School District).

(7)
Debt constant to determined annual cost of borrowed capital funds (obtained from the Pennridge School District).

B.
Method of determining fiscal impact on educational system.

(1)
School District Tax Revenue Generation:  Multiply the total dollar value of the development by the assessment factor; multiply the result by the school district millage rate.

(2)
Development-Generated Operating Costs:  Multiply the number of school-age children to be generated by the project by the operating cost per student.

(3)
Development-Generated Capital Costs:  Multiply the number of school-age children to be generated by the project by the capital costs per student for the new facilities.  Multiply the result by the debt constant.  This gives the annual debt service cost.

(4)
Net Impact Assessment:  Add the operating costs and capital costs generated by the project, and subtract that number from the school district tax revenue generation to determine the educational cost impact of the development proposal.

C.
Standards and Criteria for Determining Additional Educational System Impact.

(1)
The following standards shall be used in determining the operating costs per student:

(a)
Classroom size of twenty (20) students per classroom.

(b)
Site size to conform to the standards mandated by the Pennsylvania Department of Education.

(2)
The existing school system (total elementary and secondary classroom and site size) shall be compared to the anticipated enrollment of the entire enrollment estimated from the proposed development and other approved but unbuilt developments.

(3)
The Township shall not accept any educational impact statement prepared directly or indirectly for a developer by an employee or official of the local school district or Township.

5.
General Standards and Conditions.

A.
In making its evaluation, the Board of Supervisors, and/or the Planning Commission, may request any additional information it deems necessary to adequately assess potential environmental impacts.  Whenever any information required in this Section is assumed not directly applicable to the proposed project, the Applicant shall indicate such assumed inapplicability in the narrative of the EIA Report, and state why such information is considered to be inapplicable in the case of the particular project in question.

B.
The EIA Report shall be prepared by a planner certified by the American Institute of Certified Planners or its equivalent in collaboration with other licensed professionals.  All persons who participate in preparing the Report shall be identified and their qualifications stated.  All sources of information shall be identified when presented and bibliography shall be attached to the Report.  All work in the Report shall be in conformity with recognized engineering, architectural and planning practices and principles.

C.
The Township may retain its own expert to evaluate the EIA Report.  The cost of this expert shall be borne by the Applicant.

D.
The Board of Supervisors shall not approve the project unless it determines and finds that the proposed development:

(1)
Will not result in appreciable harmful effects to the environment.

(2)
Has been designed and conceived with a view toward the protection of the resources.

(3)
Will not, individually or collectively, place a disproportionate or excessive demand upon the total resources available for such proposal and for any future proposals.
SECTIONS REQUIRED TO BE INCLUDED IN ENVIRONMENTAL IMPACT ASSESSMENT BASED UPON THE PROPOSED SUBDIVISION OR LAND DEVELOPMENT
	EIA SECTIONS
	TYPE OF DEVELOPMENT

	
	RESIDENTIAL

(No. of Dwelling Units)
	NONRESIDENTIAL

(Total Square Footage of Buildings)

	
	1-10
	11-25
	26-75
	75+
	1-10,000
	10,001-30,000
	30,001-100,000
	100,001+

	2.A.
Overview
	X
	X
	X
	X
	X
	X
	X
	X

	2.B.
Compatibility
	
	
	X
	X
	
	X
	X
	X

	2.C.
Location
	X
	X
	X
	X
	X
	X
	X
	X

	2.D.
Photographs
	X
	X
	X
	X
	X
	X
	X
	X

	2.E.
Description of the Project
	
	X
	X
	X
	X
	X
	X
	X

	2.F.
Physical Resources
	
	
	X
	X
	
	X
	X
	X

	2.G.
Biological Resources
	
	
	X
	X
	
	X
	X
	X

	2.H.
Land Use
	
	
	
	X
	
	
	X
	X

	2.I.
Surface Water
	
	
	X
	X
	
	X
	X
	X

	2.J.
Subsurface Water
	
	X
	X
	X
	X
	X
	X
	X

	2.K.
Existing Features
	
	
	
	X
	
	
	X
	X

	2.L.
Historic Resources
	X
	X
	X
	X
	X
	X
	X
	X

	2.M.
Visual Resources
	
	
	X
	X
	
	X
	X
	X

	2.N.
Community Needs
	
	
	X
	X
	
	
	
	

	2.O.
Utility Needs
	
	X
	X
	X
	X
	X
	X
	X

	2.P.
Transportation System
	
	
	X
	X
	
	X
	X
	X

	2.Q.
Demographics
	
	
	
	X
	
	
	
	X

	2.R.
Fiscal Impact
	
	
	X
	X
	
	
	X
	X

	2.S.
Existing Conditions
	
	
	
	X
	X
	X
	X
	X

	2.T.
Pre-Occupancy Development
	
	
	X
	X
	
	X
	X
	X

	2.U.
Licenses/Permits
	X
	X
	X
	X
	X
	X
	X
	X

	3.
Design Analysis
	
	
	X
	X
	
	X
	X
	X

	4.
Education Impact Study
	
	X
	X
	X
	
	
	
	


Section 412. – Historic Resources Impact Study.

The historic villages, farms, and homesteads of Bedminster Township contain valuable resources that reflect the historic development patterns of the Township.  To protect these villages, farms, and homesteads and the integrity of their architectural and historic resources, the Township has enacted the following regulations.  These regulations establish a clear process by which proposed changes affecting historic resources are reviewed and approved by the Township.

1.
A Historic Resource Impact Study shall be required when any of the following are proposed:

A.
A subdivision or land development application proposing the construction of buildings, structures, roads, driveways, parking areas; landscaping; or grading within five hundred feet (500') of the exterior of a Class I or II Historic Resource.

B.
A subdivision or land development application proposing the use, adaptive reuse, relocation, or demolition of a Class I or II Historic Resource.

2.
The Historic Resource Impact Study shall be prepared by a qualified professional in historic preservation, historical architecture, planning, or related disciplines.

3.
The Historic Resource Impact Study shall include the following:

A.
Owner of record and classification of the Historic Resource(s);

B.
Site plan showing all buildings, structures, foundations, walls, ruins, historic trees and landscaping, and any other feature, along with a description of the Historic Resource(s);

C.
Recent interior and exterior photographs of the Historic Resource(s);

D.
The proposed use of the Historic Resource(s) and an explanation why this use was chosen;

E.
An examination of alternative uses of the Historic Resource(s) and their feasibility;

F.
The effect of the proposed use of the Historic Resource on the historical significance and architectural integrity of neighboring Historic Resources;

G.
A certified engineering report regarding the structural stability of the Resource; and

H.
A discussion of the Historic Resource(s) and surrounding historic resources which may be impacted by the proposed activity.

4.
Any Class I or II Historic Resource shall be preserved unless the Applicant demonstrates to the Board of Supervisors that it is in irreparable condition and cannot be used.

5.
If a subdivision or land development is proposed for the site of one (1) or more Class I or II Historic Resources, the lot lines of the proposed subdivision or land development shall be drawn so as to preserve the historic context of the Resource(s), including any associated structures, trees, and landscaping, with adequate setbacks.

ARTICLE V - GENERAL DESIGN STANDARDS
Section 501. - Application.

The following principles, standards and requirements will be applied by the Township to evaluate plans for proposed subdivision or land developments.  The standards and requirements outlined herein shall be considered minimum standards and requirements for the promotion of the public health, safety, morals and general welfare.  Where literal compliance with the standards herein specified is clearly impractical, the Board of Supervisors may modify or adjust the standards to permit reasonable utilization of property while securing substantial conformance with the objectives of this Ordinance.

Section 502. - General Standards.
1.
All portions of a tract being subdivided or developed shall be taken up in lots, streets, public lands or other proposed uses so that remnants and landlocked areas shall not be created.

2.
Reserve strips controlling access to lots, public rights-of-way, public lands or adjacent private lands shall be prohibited unless their control is placed with the Township under conditions of the Board of Supervisors.

3.
In general, lot lines shall follow Township boundary lines rather than cross them.

4.
Subdivisions and land developments shall be laid out so as to avoid the necessity for excessive cut or fill.

5.
Land subject to flooding or other hazards to life, health, or property shall not be platted for residential occupancy or for such other uses as may increase danger to health, life, or property, or aggravate erosion until all such hazards have been eliminated or unless adequate safeguards against such hazards are provided by the subdivision plans.  Such land within the subdivision or land development shall be set aside on the plan for uses which shall not be endangered by periodic or occasional inundation and shall not produce unsatisfactory living conditions.

6.
Every possible means shall be provided to preserve trees, groves, waterways, scenic points, historic spots, or other community assets and landmarks that are located within a proposed subdivision or land development.

7.
Proposed subdivisions or land developments shall be coordinated with existing nearby neighborhoods so that the community as a whole may develop harmoniously.

8.
Where the Preliminary Plan includes a portion of a tract which could be further subdivided or developed under the standards of the Zoning Ordinance, the Applicant shall submit a prospective street/lot layout for the entire tract which shall respect the Environmental Performance Standards included in Article VI of the Zoning Ordinance.

9.
Development Names.  The name of a subdivision or land development is subject to review and approval by the Board of Supervisors.  All development names shall be of historical, geographic, topographic, or other local significance and shall be reviewed by the Township Police Chief and Fire Chief responsible for providing service to the development/subdivision.  Any name that conflicts with or is similar to another proposed or existing development name shall not be approved.  All developments/subdivisions, and the lots, buildings, units, etc., associated with them, shall be marketed, constructed, and sold using/under the same name assigned to the development/subdivision during the approval process.  A development name may not be changed once Preliminary Plan approval has been granted.

10.
Development Signs.  Residential developments/subdivisions may erect temporary development signs at each entrance to the development/subdivision during the approval process and construction of the development/subdivision.  Such temporary signs must be removed three (3) years after the granting of final plan approval or once the development/subdivision has been entirely build out, whichever is earlier.  Permanent development signs are permitted so long as they meet all of the Township design specifications for such a sign.  These specifications shall be adopted, from time-to-time, by resolution of the Board of Supervisors.

Section 503. - Community Facilities.

1.
In reviewing subdivision plans, the Planning Commission will consider the adequacy of existing or proposed community facilities to serve the additional dwellings proposed by the subdivision.

2.
Where deemed essential by the Board of Supervisors upon consideration of the particular type of development proposed and especially in large-scale Performance Standard Subdivisions, the Board of Supervisors may require the dedication or reservation of such areas or sites of an extent and location suitable to the needs created by the development for schools, parks and other purposes.

3.
Areas provided or reserved for such community facilities shall be adequate to provide for building sites, landscaping, and off-street parking as appropriate to the use proposed.
4.
Unless otherwise required by the United States Postal Service (“USPS”), community or group mail boxes shall be provided for mail delivery to any development containing more than ten (10) residential units, any number of multifamily residential units, or containing residential lots less than eighty thousand square feet (80,000 sq.ft.) in size.  All community postal facilities shall be designed and constructed in conformance with all applicable USPS regulations and shall be covered by a roof that protects the facilities, the mail box holders, and USPS employees from the weather.  Such facilities shall be centrally located, easily and safely accessible by foot and by car, and served by adjacent parking.  One (1) parking space per ten (10) individual mail boxes within the facility shall be provided, unless otherwise required by the Township.

Section 504. - Blocks and Lots.
1.
The length, width, shape, and design of blocks shall be determined with due regard to the provision of adequate site for buildings of the type proposed, land use and/or zoning requirements of the Township, topography of the land being subdivided, and requirements for safe and convenient vehicular and pedestrian circulation.

2.
Unless the topography of the land being subdivided or the existing pattern of development in the immediately adjacent area shall be otherwise than herein required, the following minimum standards for the design and size of blocks and lots shall prevail:

A.
Blocks shall not exceed one thousand six hundred feet (1,600') in length, nor be less than five hundred feet (500') in length.  Block length shall be measured along the centerline of a street between centerlines of intersecting streets.

B.
Residential blocks shall generally be of sufficient depth to accommodate two (2) tiers of lots, except where reverse frontage lots bordering an arterial or collector street are used, or where due to the contour of the land, or the necessary layout of the subdivision, there is insufficient depth between streets for such two-tier design.

C.
Blocks for commercial and industrial areas may vary from the elements of design contained in this Section if the nature of the use requires other treatment.  In such cases, off-street parking for employees and customers shall be provided along with safe and convenient limited access to the street system.  Space for off-street loading shall also be provided with limited access to the street system.  Extension of streets, and utilities shall be provided as necessary.

D.
Lot lines intersecting street lines shall be substantially at right angles or radial to street lines from the street line to the rear lot line.

E.
Lots shall front on a street or public way which has already been dedicated to the Township, or which the developer proposes to dedicate to the Township in connection with approval of the Final Plan.  Lots fronting a public way must have a second means of access for vehicles, such as an alley.

F.
The Township may assign house numbers to each lot within a subdivision.

G.
Minimum lot sizes shall be in accordance with the Township Zoning Ordinance.

H.
Remnants of land, smaller than required for a lot, shall not be permitted within any subdivision.  Such remnants shall be incorporated into existing or proposed lots, or dedicated to public use if acceptable to the Board of Supervisors.

I.
Double frontage lots are prohibited, except where employed to prevent vehicular access to arterial, collector, and primary streets.  The front or main entrance of any structure erected upon a double frontage lot must face the higher classification street and take access from the lower classification/internal street.  These requirements also apply to lots separated from streets by buffer yards or other narrow strips of land.  Any lot having frontage upon an alley must take access from that alley.

J.
The main entrance of any structure erected upon a corner lot must face the higher classification street, and the structure must take access from the lower classification/ internal street.  The structure must also have front facades facing each street.  These requirements also apply to lots separated from streets by buffer yards or other narrow strips of land.

K.
Residential lot depth shall not be less than one (1) nor more than three (3) times the lot width.  Lot depth shall be measured as the average distance from the ultimate right-of-way line to rear property line. Lot width is the distance between side property lines measured at the required minimum building setback line.

L.
Minimum lot width required by the Bedminster Township Zoning Ordinance must be continuous along an existing or proposed street upon which the lot abuts.

Section 505. - Street - General.
1.
Proposed streets shall be properly related to such street plans or parts thereof as have been officially prepared and adopted by the Township and shall be coordinated with existing or proposed streets in adjoining subdivisions or land developments.

2.
Any developer subdividing or developing a parcel which fronts a state highway or proposes access thereto shall be required to obtain a PennDOT Highway Occupancy Permit for any access, improvement, and encroachment within the roadway right-of-way.  No plat which will require access to a highway under the jurisdiction of the Department of Transportation shall be finally approved unless the plat contains a notice regarding permit requirements.  (Refer sample in Appendix "B").
3.
Proposed streets shall further conform to such County and State road and highway plans as have been prepared, adopted or filed as prescribed by law.

4.
Streets shall be related to topography so as to produce usable lots and acceptable grades.

5.
Centerlines of proposed streets must coincide with centerline of right-of-way.

6.
Access shall be given to lots and portions of the tract in the subdivisions or land development and to adjacent un-subdivided property unless the topography clearly indicates that such connection is not feasible.  Streets giving such access shall be improved to the limits of the subdivision or land development to Township specifications.  Reserve strips and landlocked areas shall not be created.

7.
Streets shall be laid out to preserve the integrity of their design. Local access streets shall be laid out to discourage their use by through traffic and, where possible, collector streets shall be designed for use by through traffic.

8.
Where the proposed subdivision or land development contains or is adjacent to an existing or proposed arterial street, provision shall be made for marginal access streets. The Township may also require rear service areas, reverse frontage, or such other treatment as will provide protection for abutting properties, reduction in number of intersections with arterial streets, and separation of local and through traffic.

9.
Screening through the use of appropriate plant materials, fences, or berms subject to site plan review shall be provided along the rear property line of lots with reverse frontage to buffer lots from the higher order street.

10.
Half or partial streets will not be permitted in new subdivisions or land developments.

11.
Dead-end streets shall be prohibited, except as stubs to permit future street extension into adjoining tracts, or when designed as cul-de-sacs. Temporary stub streets shall be permitted only if the street is less than two hundred feet (200') in length and provides access to two (2) or less dwelling units.

12.
Street names shall be coordinated with existing or platted street names, and if a new street is a continuation of or is aligned with an existing or platted street, it shall bear the same name as the existing or platted street.  All street names shall be of historical, geographic, topographic, or other local significance.  Street names shall be subject to approval of the Board of Supervisors.  All street regulatory signage shall be in accordance with PA Title 67, PennDOT Publications 236 and 68 (Chapter 211), and shall be installed on standard PennDOT approved breakaway posts.

13.
No street shall be laid out or opened which extends to or crosses any boundary between the Township and any other municipality except with the specific approval of the Board of Supervisors and upon such condition as the Township may impose.

14.
All streets shall have a uniform width throughout their respective lengths except where otherwise required by the Board of Supervisors pursuant to Section 506.

15.
All lots, public lands, open space, remnants of land, or other proposed uses within subdivisions shall be served by paved public streets.

16.
Where a subdivision or land development abuts an existing street, drainage improvements shall be made to the existing street.  Required improvements must be extended as necessary to provide positive drainage to existing storm drainage facilities or drainage channels.  Additionally, existing cartways shall be reconstructed where necessary to establish minimum construction standards of Section 506.  Where reconstruction is not required, leveling with ID-2 binder and wearing course material may be required to improve the cartway surface. 

17.
No new street will be permitted which will cause an existing principal structure to become non-conforming to front yard requirements of the Township Zoning Ordinance.

18.
All subdivisions and land developments fronting on Route 313 or proposing access to Route 313 shall implement access management strategies as set forth in the Orth-Rodgers Transportation Improvement Plan for the Routes 313/611 corridor as set forth in the Comprehensive Plan of 1996.  The access management techniques developed for Route 313 in the Orth-Rodgers Plan shall also be applied to the Route 611 corridor for all subdivisions and land developments fronting on Route 611 or proposing to access Route 611.

Section 506. - Street Standards.
1.
Street Classification.  Four (4) functional classifications are hereby established for the streets and roads in Bedminster Township:

A.
Arterial.  This classification includes highways which provide intra-county or inter-municipal traffic of substantial volumes where the average trip lengths are usually five (5.0) miles or greater.  Generally, these highways should accommodate operating speeds of thirty-five (35) to fifty-five (55) miles per hour.

B.
Collector.  This classification is intended to include those highways which connect local access highways to arterial highways. They may serve intra-county and intra-municipal traffic. They may serve as traffic corridors connecting residential areas with industrial, shopping, and other service.  They may penetrate residential areas.  Generally, these highways will accommodate operating speeds of thirty-five (35) to forty-five (45) miles per hour.

C.
Primary.  This classification is intended to include streets and roads that provide direct access to abutting land and connections to higher classes of roadways.  Traffic volumes will be low and travel distances generally short.  These streets and roads should be designed for operating speeds of twenty-five (25) to thirty-five (35) miles per hour or under.

D.
Rural/Secondary.  All other roads not classified above as arterial, collector or primary

2.
Right-of-Way Widths.  Minimum widths for each type of public street shall be as follows:

Type of Street
Right-of-Way Width
Arterial
120'

Collector
  80'

Primary
  60'
or greater depending on development type/on-street parking requirements as determined by the Board of Supervisors

Rural or Secondary
  50'

A.
Where a proposed subdivision abuts or contains an existing public street or road having a right-of-way width less than would be required if said street or road were created under this Ordinance, sufficient additional width for right-of-way shall be provided and dedicated to meet the foregoing standards.

B.
Additional right-of-way and cartway widths may be required by the Board of Supervisors to promote public safety and convenience when required by special conditions and to provide parking space in areas of intensive use.

3.
Street Classification.  Streets within Bedminster Township are classified as follows:

A.
Arterial:  Route 611 (Easton Road), Route 113 (Dublin Pike), Route 313 (Bedminster Road) and Route 413 (Durham Road).

B.
Collector:  Route 563 (Ridge Road), Elephant Road (from Ridge Road to Route 313), and Keller’s Church Road (from Route 113 to Ridge Road).  

C.
Primary:  Old Bethlehem Pike, Sweet Briar Road, Applebutter Road, Scott Road, Deep Run Road, Irish Meetinghouse Road, Log Cabin Road, Dark Hollow Road, Bridge Road (from Dark Hollow Road to Tohickon Creek), Old Easton Road (from Route 611 to Route 413), Township Line Road (from Route 611 to Route 413), Smith School Road (from Deep Run Road to Scott Road), Deer Run Road (from Sweet Briar Road to Route 113), Keller’s Church Road (from Route 113 to Applebutter Road), Bucks Road (from Elephant Road to Ridge Road).

D.
Rural or Secondary:  All other roads not classified above as Arterial, Collector, or Primary.

4.
Cartway Width.

A.
Minimum width of paving on existing streets shall not be less than the following:

Type
Cartway Width (Feet)
Arterial
48 or as recommended by PennDOT

Collector
44

Primary
26  (28 if curb required)

Rural or Secondary
26
B.
Residential Streets.  Proposed residential streets shall be constructed in accordance with the following requirements:

Minimum Requirements*
	Minimum Lot Size
	ROW (Feet)
	Cartway (Feet)

	1 Acre or greater
	50
	26 (28 when curb required)

	Less than 1 Acre
(Parking permitted one side)**
	56
	32

	Less than 1 Acre
(Parking permitted both sides)**
	60
	36


*  The Township reserves the right to require additional cartway width.

**  On-street parking requirements determined by Board of Supervisors.

C.
Non-residential Streets.  Non-residential streets shall have a minimum right-of-way width of fifty-six feet (56').  Minimum cartway width shall be thirty-four feet (34').

5.
Design Standards.  Design of streets shall conform with PennDOT Design Manual, Part 2, Highway Design (PDT Pub. 13), and all applicable PennDOT RC standards, unless specifically modified by this Ordinance.

6.
Pavement Design.

A.
All components of the pavement structure shall be designed and constructed in accordance with Pennsylvania Department of Transportation Specifications, Form 408 and shall be noted as such on the plan.

B.
Minimum Requirements.  The following shall be considered to be minimum standards for local access street construction:

Section
Type
Min. Depth

(Compacted)

(1)
Surface
ID-2 Wearing Course
1.5"
Base
BCBC
4.5"

Subbase
3A Modified Stone
6.0"

or

(2)
Surface
ID-2 Wearing Course
1.5"

Base
ID-2 Binder Course
2.5"

Subbase
AASHTO #1 Stone
8.0"

w/2" Screenings

Note:
AASHTO #1 stone subbase required on new streets constructed without curb.  Subgrade shall be compacted and crowned with the required street crown and shall be prepared to PennDOT Specifications, Form 408.  Structural fabric will be required in locations deemed necessary by the Township Engineer.

C.
Pavement design for non-residential streets shall be subject to approval of the Township Engineer dependent upon anticipated traffic type and volume.

D.
Minimum requirements for cartway widening cross sections along existing roadways shall be in accordance with Section 506.6.B.

E.
Minimum requirements for storm sewer and utility trench pavement restoration within existing roadways shall be in accordance with standards as contained in Appendix "A".

7.
Roadside Barriers.  Roadside barriers and guide rail shall be required in accordance with PennDOT Design Manual, Part 2, Highway Design, Chapter 12.  (PDT Pub. 13)  Construction and materials shall be in accordance with applicable PennDOT RC standards.

8.
Traffic Control.  Vehicular traffic control in work zone areas on and along streets open to the public shall be in strict accordance to requirements of PennDOT Publication 203, Work Zone Traffic Control ('67 PA Code, Chapter 203).

Section 507. - Cul-de-sac Streets.
1.
Cul-de-sac streets shall not be permitted unless the Applicant can demonstrate to the satisfaction of the Township that construction of a thru street is not feasible.

2.
Cul-de-sac streets shall be designed to permit future extension into adjacent undeveloped property. Unless future extension is clearly impractical or undesirable, the turnaround right-of-way shall be placed adjacent to a property line and contained within an easement area.  A right-of-way of the same width as the street shall be carried to the property line in such a way as to permit future extension of the street into the adjoining tract.  At such time as such a street is extended, the overage created by the turnaround outside the boundaries of the extended street shall revert in ownership to the property owners fronting on the cul-de-sac turnaround.

3.
Permanent cul-de-sac streets shall be kept to a minimum and shall not exceed eight hundred feet (800') in length or serve as access to more than ten (10) dwelling units, whichever is more restrictive, unless specifically authorized by the Board of Supervisors.  The minimum length of a cul-de-sac shall be two hundred fifty feet (250').  For the purpose of this Ordinance, cul-de-sac streets shall be measured from the intersection of the right-of-way line with the future right-of-way line of the existing street to the center of the turnaround area.

4.
Cul-de-sac streets, whether permanent or temporary, shall be provided with a turnaround at the closed end having a minimum radius to the edge of the finished street or curb line of not less than forty feet (40').  Permanent cul-de-sac streets shall be provided at the terminus with a right-of-way radius of sixty feet (60').

5.
Commercial and industrial cul-de-sacs shall be reviewed for adequacy by the Township Engineer. When deemed necessary by the Township, additional cartway and/or right-of-way radius may be required.

6.
A snow storage area shall be provided along the right-of-way of the turnaround.  The snow storage area shall be contained within an easement not less than fifteen feet (15') measured from the right-of-way line, and of sufficient length as deemed necessary by the Township to provide adequate snow storage area.
7.
P-loops (loop streets from a single access point) shall have an entrance leg not exceeding five hundred feet (500').  The loop of a P-loop shall have a street length not exceeding three thousand feet (3,000').

Section 508. - Street Alignment.
1.
Whenever street lines are deflected in excess of one and one half degrees (1.5°), connection shall be made by horizontal curves.  Long radial curves shall be used rather than a series of short curves and tangents.

2.
The minimum radius at the center line for horizontal curves on collector and arterial streets shall be three hundred feet (300'), and for local streets the minimum radius shall be one hundred fifty feet (150').

3.
On local access streets, the minimum tangent between reverse curves shall be at least one hundred feet (100'); on collector and arterial streets, the minimum tangent shall be at least two hundred fifty feet (250').

4.
Approaches to an intersection shall follow a straight course for a minimum of seventy-five feet (75').

Section 509. - Street Grades.

1.
The minimum centerline grade on all streets shall be three quarters of one percent (0.75%) on streets with curbs, one percent (1%) on streets without curbs.

2.
The maximum grade on collector or arterial streets shall be seven percent (7%) and on local access streets ten percent (10%).

3.
For each summit curve, use a vertical curve length of thirty-five feet (35') for each one percent (1%) difference in grade change, with a minimum length of one hundred twenty-five feet (125').  For each sag curve, use a vertical curve length of thirty feet (30') for each one percent (1%) difference in grade change, with a minimum length of one hundred feet (100').

4.
Minimum vertical sight distance shall be in accordance with PennDOT Chapter 441, as amended.

5.
Maximum grade of proposed street within fifty feet (50') of the ultimate right-of-way of an existing or proposed street shall not exceed three percent (3%).

Section 510. - Street Intersections.

1.
Local streets shall not intersect with collector or arterial streets on the same side at intervals of less than eight hundred feet (800') as measured from centerline to centerline.

2.
The distance between centerlines of streets opening onto the opposite side of a proposed or existing street shall be not less than one hundred and fifty feet (150') unless the streets are directly opposite each other.

3.
Multiple intersections involving the junction of more than two (2) streets shall not be permitted.

4.
Proposed street intersections shall be designed at right angles.  The intersection of a new street with an existing street shall not be at an angle of less than seventy five degrees (75°), except that all intersections with an arterial or collector street shall be at ninety degrees (90°).

5.
Horizontal curves will not be permitted on a proposed street within fifty feet (50') of the ultimate right-of-way of an existing or proposed street.

6.
Minimum curb radius at the intersection of two (2) local streets shall be at least twenty-five feet (25'); and minimum curve radius at an intersection of a local street and a collector or arterial street shall be at least thirty-five feet (35').

7.
A clear sight triangle of seventy-five feet (75') in all directions shall be provided and maintained at all intersections measured along the centerline from the point of intersection.  Nothing which obstructs the vision of a motorist shall be permitted in this area.

8.
Minimum horizontal and vertical sight distances shall be established in accordance with PennDOT Chapter 441, as amended.

Section 511. - Driveways.

1.
General.
A.
Driveways shall be located no less than sixty feet (60') from any street intersection (measured from the intersection of the ultimate right-of-way lines). Sight distance requirements for all residential and non-residential driveways shall be in accordance with PennDOT Chapter 441.

B.
Driveways to corner lots shall gain access from the street of lower classification when a corner lot is bounded by streets of two (2) different classifications as described herein.  A corner lot created by a proposed street and an existing street shall gain access to the proposed street.

C.
All driveways serving single family dwellings, except shared driveways, shall be at least five feet (5') from any side or rear lot line.

D.
All driveways serving single family dwellings shall be a minimum of eight feet (8') in width with a grade not to exceed fifteen percent (15%).  Maximum change in grade at any location on the driveway shall not exceed eight percent (8%).  Driveways shall be designed so as to provide a stopping space not to exceed a four percent (4%) grade from the edge of cartway to a point twenty feet (20') behind the right-of-way line.

E.
All single-family residential driveways shall be paved from the edge of cartway to the ultimate right-of-way, or for a length of thirty feet (30'), whichever is greater using the following minimum standards:

(1)
A crushed aggregate base course with a compacted depth of six inches (6").

(2)
A bituminous binder course (ID-2) with a compacted depth of one and one-half inches (1.5").

(3)
A bituminous wearing course (ID-2) with a compacted depth of one inch (1").

(4)
In the case where sidewalks are provided, a concrete driveway apron shall be required.

F.
Where an existing roadside drainage swale is too shallow to permit installation of a driveway pipe, a concrete trench box with grate may be required to be installed.  Grates must be recessed below edge of cartway to establish a minimum two percent (2%) slope from the cartway to the grate.  Trench boxes must extend beyond edge of driveway paving a minimum five feet (5').

G.
Driveway Pipes.

(1)
Driveway pipes must include flared end sections.

(2)
End of pipes must extend a minimum of five feet (5') beyond edge of paving.

(3)
Minimum pipe length is twenty feet (20').

(4)
Minimum pipe size shall be fifteen inch (15") round or twenty-three inches by fourteen inches (23"x14") arch.

(5)
Pipe must be reinforced concrete pipe.

(6)
Minimum nine inches (9") of cover must be maintained between top of pipe and finished paving elevation.

H.
Intersection of single-family driveways with cartways shall be installed with minimum paving radii of five feet (5') at both sides.

I.
Where curb and sidewalk are required, concrete aprons shall be poured with a minimum thickness of six inches (6") on a minimum four inch (4") thick bedding of PennDOT 2B stone.  All concrete shall be PennDOT Class "AA" 3750 psi mix.  One-half inch (.5") expansion shall be placed between apron and curb.  One-quarter inch (.25") score contraction joints shall be installed at one-third (1/3) intervals.

2.
Shared Residential Driveways.

A.
Minimum driveway width shall be thirty feet (30') within the street ultimate right-of-way.

B.
Entrance must be paved in accordance with 511.1.E. within the ultimate right-of-way or for a minimum length of twenty feet (20') (whichever is greater).

C.
Intersection of driveways with cartways shall be installed with minimum paving radii of ten feet (10') at both sides.

D.
Driveways must be centered on property lines.

3.
Non-residential Driveways.

A.
Design requirements shall be in accordance with PennDOT Chapter 441.

B.
Driveways shall be paved.  Design of paving section shall be in accordance with expected loading and frequency of loading.  Minimum paving specification shall be in accordance with Section 511.1.E., except that minimum compacted depth of the coarse aggregate base course must be eight inches (8").

Section 512. - Curbs.

1.
Curbs shall be installed on all streets and parking areas located within multi-family and apartment building developments.  Curbs shall also be required on new residential streets in subdivisions or land developments in which the minimum lot size is less than fifty thousand square feet (50,000 sq.ft.), where on-street parking is required by the Township, and all new non-residential streets. Curbs may also be required on all streets in any subdivision in which the lot areas exceed the above minimum, when the centerline street grade of any street exceeds six percent (6%); and along all existing streets where deemed necessary by the Township.  In such cases curbs or other drainage controls shall be installed to properly control surface drainage and protect the streets from erosion.  The requirement of the curbs may be waived at the discretion of the Board of Supervisors.

2.
All curbs shall be depressed at intersections to sufficient width to accommodate wheelchairs and shall be in accordance with the latest PennDOT  and Americans with Disabilities Act (ADA) standards.

3.
Curbing shall be plain cement concrete curb, eighteen inches (18") in depth placed and finished in accordance with requirements set forth in the latest edition of PennDOT Specifications, Form 408.  Material shall consist of cement concrete Class "AA" with a minimum seven (7) day design compressive strength of 3000 psi and a minimum twenty-eight (28) day design compressive strength of 3750 psi. After completion of the bituminous paving, Class BM-1 asphalt shall be applied to the joint between the curb and bituminous paving for a distance of one foot (1') from the curb toward the center of the road to seal the joint between the curb and bituminous paving.

4.
As an alternate to concrete curb, Belgian block curb may be used where authorized by the Township.  Belgian block curb must be installed in accordance with the construction detail included in Appendix “A”.

5.
Curb cuts (driveway depression) shall be a maximum of one and one-half inches (1.5") above roadway surface, a minimum of one inch (1") above the roadway surface, and a minimum of fourteen feet (14') in width. 

6.
Profile of curb design along existing streets shall be shown on the plan.  Profiles shall be smooth and designed with vertical curves where there is a change in grade.  Breaks in grade shall not be permitted.  Existing edge of road and bottom of curb elevations shall be identified every fifty feet (50') and at locations specified by the Township Engineer.  Minimum cross-slope for cartway widening sections shall be three-eighth inch (3/8") per foot to establish positive drainage from the existing edge of road to the curbline.

Section 513. - Sidewalks.

1.
Sidewalks are required along both sides of all existing streets and proposed streets unless waived by the Board of Supervisors.

2.
Sidewalks shall be located within a public right-of-way, public easement, or common open space area.  Any such system shall be interconnected and not disjointed.

3.
All sidewalks located within the street right-of-way shall be located in such a manner as to provide sufficient area for street trees.

4.
Sidewalks shall be a minimum of four feet (4') in width.

5.
Sidewalks shall be all weather and constructed of four inch (4") thick, Class "AA" cement concrete (3750 psi) on a four inch (4") PennDOT 2B stone base.  At driveways, sidewalks shall have a minimum depth six inches (6") of concrete and be reinforced with wire mesh. 

6.
Sidewalks shall not exceed a seven percent (7%) grade.  All sidewalks shall be finished using methods that will provide a skid-resistant surface.  i.e., broom-swept finish.

7.
Curb depressions designed to accommodate wheelchairs shall be provided at street and other crossings and shall be in accordance with the latest PennDOT and Americans with Disabilities Act (ADA) standards.

8.
Sidewalks shall be laterally pitched at a slope of one-fourth inch (.25") per foot to provide for adequate surface drainage.
9.
Painted crosswalks shall be provided at intersections between trails and/or sidewalks located on opposite sides of the street and/or where a trail/sidewalk ends on one side of a street and another trail/sidewalk starts on the opposite side of the street.

Section 514. – Open Space.

1.
Open Space Design Standards.  The Township Zoning Ordinance requires several different Uses to provide a minimum amount of open space.  All open space shall comply with the following standards:

A.
Areas of open space shall have a minimum dimension of seventy-five feet (75') in any direction, in order to be considered as part of the minimum open space requirement.  This dimensional standard does not apply to a Class B, C or D buffer yard that is considered open space under the applicable requirements of the Township Zoning Ordinance.

B.
Areas occupied by buildings; easements; roads or road rights-of-way; lot area or yards associated with any dwelling unit; and parking areas shall not be included as a part of the required open space.

C.
Stormwater management facilities may be included in the minimum required open space subject to the provisions of the Township Zoning Ordinance.

D.
Access ways to open space that are located between or adjacent to residential lots or dwelling units shall be delineated with landscaping (i.e. the planting of trees, hedgerows, and/or shrubs) and/or a four foot (4') high fence.  Such delineation shall be subject to approval by the Board of Supervisors.
E.
Open space that is classified as either Lawn, Recreation Area, Agricultural Area, or Stormwater Management Area under the Township Zoning Ordinance and abuts residential lots shall be delineated by a row of trees spaced thirty-five feet (35') to forty-five feet (45') apart on center.

F.
Open space shall be connected with abutting open space land on adjacent parcels.  Likewise, natural resource protection areas, as well as recreation areas, shall be connected.

G.
Open space areas shall also be connected via recreational trails, bikeways, and/or greenways so as to provide a continuous network of paths linking open space areas throughout the Township.  The Pennridge Area Greenway Plan and the Township’s Open Space Plan shall be used as references in laying out these paths.

2.
Open Space Management Plan.  An Open Space Management Plan shall be submitted along with the Preliminary Plan for any subdivision or land development that contains open space land including, but not limited to, open space, recreation land, preserved farmland, buffers, hedgerows, and/or stormwater management facilities.  The plan shall be written to fully inform those responsible for the care and maintenance of the open space land of those responsibilities and how to fulfill them.  The plan shall include the following:

A.
A narrative describing ownership, use, and maintenance responsibilities shall be submitted for all open space land.  The narrative shall include:

(1)
The location of each area of open space land.

(2)
The characteristics of the land.

(3)
The intended use and the category of open space land according to the Township Zoning Ordinance.

(4)
Tasks that will be needed on a regular basis to control invasive species of plants and to promote a varied habitat for plant and wildlife.

(5)
Who will be responsible for the maintenance of the open space land in both the short term and the long term.

(6)
The proposed ownership of the various areas of open space land in accordance with the Township Zoning Ordinance.

B.
A detailed program for the necessary regular and periodic operation and maintenance for each category of open space land such as listed above.  The program shall include schedules for mowing, fertilizing, pruning of shrubbery and trees, applying mulch to planting beds and around trees, irrigation, application of pesticides and herbicides, control of invasive plants, leaf removal, removal of debris and litter, trash collection, and any other activity necessary to properly maintain the open space land.  It shall also address the planting and care of annuals and perennials in planting beds.

C.
A program for the care of all new plant material in buffer yards, recreation areas, and other landscaped areas until the plants are established and for the replacement of plant material that does not survive.

D.
A program and schedule for the long term care of the various categories of open space land that addresses maintenance activities that occur annually or less often.

E.
Appropriate and recommended programs and schedules for the maintenance of natural areas such as wetlands, riparian buffers, and woodlands.

F.
The specification of who will be responsible for implementing all aspects of the maintenance program.

G.
An estimate of the staffing needs, insurance requirements, and associated costs, and defining the means for funding the maintenance of the open space and any recreation facilities on an on-going basis.  Such funding plan shall include the means for funding long-term capital improvements, as well as regular yearly operating, maintenance, and capital reserve costs.

Section 515. - Landscaping and Street Trees.

1.
Street Trees and Landscaping.
A.
Street trees shall be planted along all existing and proposed streets within any land development or major subdivision where suitable street trees do not exist.

B.
Street trees shall be planted at intervals of not more than forty feet (40') and must be coordinated to provide adequate separation from overhead and underground utilities.

C.
Street trees shall not be planted opposite each other, but shall alternate.

D.
Street trees shall be planted on lots within ten feet (10') of the street right-of-way unless otherwise approved by the Township.

E.
At the time of installation, the minimum trunk diameter of canopy trees measured at a height of six inches (6") above finished grade shall be two and one-half inches (2.5").

F.
Any plant material which does not survive shall be replaced by the developer.  Financial security shall be posted with the Township in an amount equal to the estimated cost of trees and plantings, to be released eighteen (18) months from Township acceptance of the installation and satisfactory replacement of all dead plantings.

G.
The following plant material is permitted for use as tree plantings within four feet (4') of curbs, sidewalks and asphalt:

Acer campestre - Hedge Maple.

Acer plantanoides `Erectum' - Erect Norway Maple.

Acer x freemanii `Armstrong' - Armstrong Freeman Maple.

Carpinus caroliniana Tree Form - American Hornbeam.

Fraxinus pennsylvania - Green Ash.

Gleditsia triacanthos - Honeylocust (thornless cultivars only).

Prunus sargenti `Columnaris' Tree Form - Columnar Sargent Cherry.

Tilia cordata - Littleleaf Linden.

Zelkova serrata - Japanese Zelkova.

H.
The following plant material is permitted for use as tree plantings greater than four feet (4') from curbs, sidewalks and asphalt:

Acer rubrum - Red Maple (all cultivars).

Acer saccharum - Sugar maple (all cultivars).

Fraxinus americana - White Ash (all cultivars).

Fraxinus pennsylvania - Green Ash.

Ginko biloba - Ginko (male only).

Platanus x acerifolia - London Planetree.

Quercus acutissima - Sawtooth Oak.

Quercus imbricaria - Shingle Oak.

I.
In addition to plant material included in Sections 515 1.G. and 515 1.H. above, the following may be utilized where required for detention basins, parking areas, open space planting, etc.
SMALL TREES
Acer buergeranum tree form - Trident Maple

Acer ginnala tree form - Amur Maple

Acer griseum tree form - Paperback Maple

Acer tataricum tree form - Tatarian Maple

Amelanchier laevis tree form - Serviceberry (all cultivars)

Carpinus betulus - European Hornbeam

Cercis canadensis tree form - Eastern Redbud

Cornus kousa tree form - Kousa Dogwood

Crataegus (many species) - Hawthorn (thornless only)

Magnolia x loebneri `Merrill' - Merrill Magnolia

Malus `Centzam' tree form - Centurion Crabapple

Malus `Hargozam' tree form - Harvest Gold Crabapple

Malus `Snowdrift' tree form - Snowdrift Crabapple

Malus `Spring Snow' tree form - Springsnow Crabapple

Malus x zumi `Calocarpa' tree form - Redbud Crabapple

Prunus serrulata tree form - Kwanzan oriental cherry

Pyrus betulifolia - Birchleaf Pear

Sorbus (many species/hybrids) - Mountain Ash

Syringa reticulata `Ivory Silk' - Ivory Silk Japanese Tree Lilac

LARGE TREES
Acer nigrum - Black Maple

Acer saccharum - Sugar Maple (all cultivars)

Aesculus hippocastanum `Baumannii' - Bauman Horse Chestnut

Aesculus x carnea `Briotii' - Ruby Red Horse Chestnut

Betula nigra - River Birch

Liquidambar styraciflua - Sweetgum

Liriodendron tuliptree - Tuliptree

Magnolia acuminata - Cucumbertree

Ostrya virginiana tree form - American Hophornbeam

Quercus macrocarpa - Bur Oak

Quercus palustris - Pin Oak

Quercus phellos - Willow Oak

Quercus rubra - Northern Red Oak

Tillia americana - American Linden

Tillia tomentosa - Silver Linden

EVERGREENS (4 FEET HIGH MINIMUM)
Ilex opaca - American Holly

Picea abies - Norway Spruce

Picea omorika - Serbian Spruce

Picea pungens - Colorado Spruce

Pinus nigra - Austrian Pine

Pinus strobus - White Pine

Pseudotsuga menziesli - Douglas Fir

Tsuga canadensis - Canada Hemlock

HEDGE (4 FEET HIGH MINIMUM)
Crataegus intricata - Thicket Hawthorn

Forsythia intermedia - Border Forsythia

Rhamnus frazula columnaris - Tallhedge Buckthorn

Syringa chinensis - Chinese Lilac

Syringa vulgaris - Common Lilac

Viburnum alatus - Viburnum

HEDGEROW (4 FEET HIGH MINIMUM)
Crataegus crus-galli - Cockspur Thorn

Crataegus phaenopyrum - Washington Hawthorn

Viburnum sieboldii - Siebold Viburnum

Viburnum tomentosum - Doublefile Viburnum

SHRUBS (3 FEET HIGH MINIMUM)
Juniperus virginiana - Upright Juniper

Phracantha lalandi - Laland Firethorn

Taxus capitita - Upright Yew

Taxus hicksi - Hicks Yew

Thuja occidentalis - American Arborvitae

SHRUBS (4 FEET HIGH MINIMUM)
Hamamelis vernalia - Vernal Witch Hazel

Hamamelis virginiana - Common Witch Hazel

Ilex verticillata - Winterberry

Viburnum dentatum - Arrowwood Viburnum

Viburnum lantana - Wayfaring tree Viburnum

Note:
Additional trees and other plant material and cultivars may be utilized when approved by the Township.

J.
Plant Material Specifications.
(1)
Name of Plants. Names shall agree with the nomenclature of "Standard Plant Names" as adopted by American Joint Committee on Horticulture Nomenclature, 1942 edition as amended; size and grading standards shall conform to those specified by the American Association of Nurserymen in the latest edition of the "U.S.D.A. Standards for Nursery Stock".  No substitutions shall be permitted except by written permission of the Township.

(2)
Quality:  All plants shall be typical of their species or variety; and shall have normal, well-developed branches and vigorous fibrous root systems.  All plants shall be nursery-grown unless otherwise stated; they shall have been growing under the same climate conditions as the municipality for at least two (2) years prior to date of planting.  All plants which are found unsuitable in growth or condition or which are not true to name shall be removed and replaced with acceptable plants.

(3)
Preparation of Plants:  All precautions customary in good trade practice shall be taken in preparing plants for moving.  All balled and burlapped plants shall be dug to meet or exceed the "U.S.D.A. Standards for Nursery Stock".

(4)
Delivery:  Plants shall be packed, transported and handled with utmost care to insure adequate protection against injury.

2.
Landscaping of Parking Areas.
A.
Any subdivision or land development application that includes an off-street parking area shall propose landscaping of all such areas.  An off-street parking area includes the actual parking facilities and any appurtenant surfaced lands upon which a vehicle is designed to maneuver, including, but not limited to, all parking stalls, loading facilities, drives within property lines, and places for maneuvering.  Every off-street parking area shall be landscaped so that fifty percent (50%) of each area will be shaded with tree canopies within fifteen (15) years of the date of final approval of the application.  Development of such canopy shall be in accordance with the following:

(1)
The amount of an off-street parking area that will be shaded in fifteen (15) years shall be determined by using the appropriate percentage of the crown as indicated on the Master Parking Lot Shade Tree List.  Trees shall receive twenty-five percent (25%), fifty percent (50%), seventy-five percent (75%), or one hundred percent (100) shading credit based on their location relative to the parking area.  When calculating the shading credit for a tree, the actual area shaded by a tree shall be rounded down to closest quarter and areas where canopies overlap shall not be counted twice.  If the site has two (2) or more separate parking areas, the amount of shading shall be calculated separately for each facility.  A schematic diagram illustrating the calculation of shading credits can be found in Appendix “C”.
(2)
Only trees from the Master Parking Lot Shade Tree List may be used as parking lot shade trees, unless otherwise approved by the Township.  A wide variety of tree species shall be planted throughout the parking areas.  A single species of tree cannot constitute more than twenty-five percent (25%) of the total number of trees planted within a parking area.

(3)
A Parking Area Shading Plan shall be submitted with any subdivision or land development application including an off-street parking area.  The Plan shall clearly show all surfaced lands included in the calculation of the amount of the parking area to be shaded.  Trees shall be drawn to scale representing the canopy size at fifteen (15) years as listed in the Master Parking Lot Tree List.  The percentage of shade for each tree shall be clearly indicated.

(a)
The Shading Plan shall also include a table identifying the quantity and type of trees used; the percentage of shade credited to each; and their corresponding canopy size.

(b)
All off-street parking areas shall be clearly indicated on the Shading Plan, and the total amount of each area projected to be shaded shall be calculated using a Shade Calculation Table.  Lands surfaced for automobile dealerships, lumber yards, and similar facilities that are used for display, sales, service, and vehicle storage are not required to meet the fifty percent (50%) shading requirement, but all required parking areas for these uses are still subject to the fifty percent (50%) shading requirement.

(c)
Sample Shade Calculation Table

	Tree Label
	Botanical Name/ Common Name
	100% Shading credit (sq.ft.)
	75% Shading credit (sq.ft.)
	50% Shading credit (sq.ft.)
	25% Shading credit (sq.ft.)
	Total Credit (sq.ft.)

	T1
	
	
	
	
	
	

	T2
	
	
	
	
	
	

	T3
	
	
	
	
	
	


	Total Tree Shade
	

	Total Paved Area
	

	Percent of Shade Coverage
	


(4)
A minimum forty square foot (40 sq.ft.) planting area, with a minimum dimension of four feet (4'), shall be provided for each tree planted in a tree well, planter strip, island planter, or similar structure.  Planter dimensions are measured from the interior side of the curb.  Trees must be planted behind the curb at a distance no less than one half the minimum planter width.  A two foot (2') overhang for vehicles into the planter area is allowed as long as this will not adversely affect the trees at maturity.

(5)
Planting areas shall contain soil, shrubs, and/or living ground cover with four inches (4") of bark mulch.  Interlocking pavers and decomposed granite may also be utilized in heavily used areas.

(6)
Proper planting procedure is essential in achieving the best growth of the tree and shall be utilized.  This includes, but is not limited to:  tree spacing, tree well size, soil composition, irrigation, and maintenance.  All planting areas shall contain sixteen to eighteen inches (16"-18") of topsoil, except those areas of the minimum allowed dimension located between a curb and sidewalk shall contain a minimum of eight inches (8") of topsoil.

(7)
Master Parking Lot Shade Tree List

	Botanical Name/
Common Name
	Height at Maturity (ft)
	Remarks
	Type

	35' Crown Diameter
Shading Credits

100% = 962 sq.ft.,        75% = 722 sq.ft.,        50% = 481 sq.ft.,        25% = 240 sq.ft.

	Acer x freemanii/

Freeman Maple
	45-70
	Autumn Blaze, Autumn Fantasy, Marmo, Morgan cultivars only
	Deciduous

	Aesculus hippocastanum 'Baumannii'/

Bauman Horse Chestnut
	50-80
	Fruitless
	Deciduous

	Aesculus x carnea 'Briotii'/

Ruby Red Horse Chestnut
	35-45
	Flowers
	Deciduous

	Celtis laevigata/

Sugar Hackberry
	50-70
	Damages easily

Needs pruning
	Deciduous

	Celtis occidentalis ‘Prairie Pride’/

Common Hackberry
	40-55
	Damages easily

Needs pruning

200+ sq.ft. planter
	Deciduous

	Carpinus betulus/

European Hornbeam
	40-50
	Not Fastigiata cultivar

Needs pruning
	Deciduous

	Fraxinus Americana/

White Ash (all cultivars)
	50-80
	Must plant more than 4 ft. from curb
	Deciduous

	Fraxinus pennsylvania/

Green Ash
	60-70
	Borer
	Deciduous

	Ginko biloba/

Ginko (male only)
	50-75
	Must plant more than 4 ft. from curb
	Deciduous

	Gleditsia triacanthos/

Honeylocust
	50-70
	Shademaster or Skyline cultivars only
	Deciduous

	Platanus x acerifolia/

London Planetree
	70-85
	Must plant more than 4 ft. from curb
	Deciduous

	Quercus acutissima/

Sawtooth Oak
	35-45
	Must plant more than 4 ft. from curb
	Deciduous

	Quercus alba/

White Oak
	60-100
	Needs pruning

200+ sq.ft. planter
	Deciduous

	Quercus bicolor/

Swamp White Oak
	50-70
	Needs pruning

200+ sq.ft. planter
	Deciduous

	Quercus imbricaria/

Shingle Oak
	40-60
	Must plant more than 4 ft. from curb
	Deciduous

	Quercus macrocarpa/

Bur Oak
	70-90
	Must plant more than 5 ft. from curb
	Deciduous

	Quercus muehlenbergii/

Chinkapin Oak
	40-60
	Must plant more than 4 ft. from curb
	Deciduous

	Quercus prinus/

Chestnut Oak
	50-60
	Must plant more than 4 ft. from curb
	Deciduous

	Quercus phellos/

Willow Oak
	60-75
	Must plant more than 4 ft. from curb/pruning
	Deciduous

	Quercus robur/

English Oak
	50-60
	Not Fastigiata cultivar

Needs pruning

200+ sq.ft. planter
	Deciduous

	Quercus rubra/

Northern Red Oak
	60-70
	Must plant more than 4 ft. from curb
	Deciduous

	Quercus shumardii/

Shumard Oak
	55-80
	200+ sq.ft. planter
	Deciduous

	Tillia tomentosa/

Silver Linden
	50-70
	Must plant more than 4 ft. from curb
	Deciduous

	Ulmus parvifolia/
Chinese Elm
	40-50
	Dynasty cultivar only

Pruning
	Deciduous

	Zelkova serrata/

Japanese Zelkova
	55-80
	Dutch Elm Disease resistant
	Deciduous


	30’ Crown Diameter
Shading Credits

100% = 707 sq.ft.,        75% = 530 sq.ft.,        50% = 354 sq.ft.,        25% = 177 sq.ft.

	Acer rubrum/

Red Maple (all cultivars)
	60-75
	Must plant more than 4 ft. from curb
	Deciduous

	Acer x freemanii/

Freeman Maple
	45-70
	Scarlet Sentinel cultivar
	Deciduous

	Acer campestre/

Hedge Maple
	30-35
	Needs pruning
	Deciduous

	Corylus colurna/

Turkish Filbert
	40-60
	Hard to transplant
	Deciduous

	Eucommia ulmoides/

Hardy Rubber Tree
	40-60
	
	Deciduous

	Gleditsia triacanthos/

Honeylocust 
	30-35
	Imperial cultivar only
	Deciduous

	Nyssa sylvatica/

Blackgum/Sourgum
	65-75
	Fruit
	Deciduous

	Phellodendron amurense ‘Macho’/

Amur Cork Tree
	30-40
	Male trees only
	Deciduous

	Quercus palustris/

Pin Oak
	50-75
	Needs pruning
	Deciduous

	Tilia cordata/

Littleleaf Linden
	50-80
	Needs pruning/flowers
	Deciduous

	25' Crown Diameter
Shading Credits

100% = 491 sq.ft.,        75% = 368 sq.ft.,        50% = 246 sq.ft.,        25% = 123 sq.ft.

	Acer buergeranum/

Trident Maple
	30-45
	
	Deciduous

	Acer grandidentatum/

Bigtooth Maple
	40-50
	Must plant more than 4 ft. from curb
	Deciduous

	Betula nigra/

River Birch
	40-50
	Needs pruning
	Deciduous

	Carpinus caroliniana/

American Hornbeam
	20-30
	Needs pruning
	Deciduous

	Crataegus viridis 'Winter King'/

Green Hawthorn
	20-30
	Tiny thorns
	Deciduous

	Malus x zumi ‘Calocarpa’/

Redbud Crabapple
	20-25
	Needs pruning/flowers
	Deciduous

	Metasequoia glyptostroboides/

Dawn Redwood
	70-90
	Prune up
	Deciduous

	Oxydendrum arboretum/

Sourwood
	40-60
	Needs pruning
	Deciduous

	Ostrya virginiana/

American Hophornbeam
	30-40
	
	Deciduous

	20’ Crown Diameter
Shading Credits

100% = 314 sq.ft.,        75% = 236 sq.ft.,        50% = 157 sq.ft.,        25% = 79 sq.ft.

	Acer x freemanii ‘Armstrong’/

Armstrong Freeman Maple
	50-60
	
	Deciduous

	Acer griseum/

Paperbark Maple
	15-25
	
	Deciduous

	Crataegus phaenopyrum/

Washington Hawthorn
	20-35
	Not Fastigiata cultivar

Needs pruning
	Deciduous

	Malus ‘Hargozam’/

Harvest Gold Crabapple
	20-25
	Needs pruning/flowers
	Deciduous

	Malus ‘Snowdrift’/

Snowdrift Crabapple
	15-25
	Needs pruning/flowers
	Deciduous

	Malus ‘Spring Snow’/

Springsnow Crabapple
	25-30
	Needs pruning/flowers
	Deciduous

	Prunus sargenti ‘Columnaris’/

Columnar Sargent Cherry
	25-35
	Fruit
	Deciduous

	Sorbus aucuparia/

European Mountain Ash
	25-30
	May need training
	Deciduous

	Syringa reticulate ‘Summer Snow’/

Japanese Tree Lilac
	20-30
	Flowers
	Deciduous


B.
A minimum of ten percent (10%) of any parking lot facility over two thousand square feet (2,000 sq.ft.) in gross area shall be devoted to planters, medians, islands, and/or other types of landscaping features (not including the perimeter buffer).  Along with the required Parking Lot Shade Trees, these landscaping features shall be completely planted with a variety of other trees, evergreens, hedges, and shrubs listed in this Section.

C.
The perimeter of all parking facilities shall be landscaped with one (1) or more, any combination, of the following buffers in order to visually screen the vehicles:

(1)
One (1) 18"-24" tall shrub per each three feet of buffer.

(2)
One (1) 4'–4.5' high berm.

(3)
One (1) 5' high wooden or stockade type fence.

D.
All plantings shall be able to survive soot, gas fumes and salt.  Trees having low growing branches, gum, or moisture that may drop on vehicles; or blossoms, thorns, seeds, or pods that may clog drainage facilities shall be avoided.  Any shade tree planted in accordance with this Section shall be at least two and one-half inches (2.5") at dbh.

E.
All landscape planting areas shall be raised in order to prevent road salts from seeping into the planting area.

3.
Detention Basin Landscaping:

A.
Within any detention basin, one (1) of the following seed mixtures shall be used.

(1)
Crownvetch Establishment (legume).

a.
Crownvetch, plus 20 lbs/acre.

b.
Tall fescue, plus nurse
 25 lbs/acre grass (use one).
c.
Annual ryegrass, or 30 lbs/acre.

d.
Perennial ryegrass.

(2)
Birdsfoot Trefoil Establishment (legume).

a.
Birdsfoot trefoil, plus 8 lbs/acre.

b.
Tall fescue, plus 25 lbs/acre Nurse grass (use one).
c.
Annual ryegrass, or 30 lbs/acre.

d.
Perennial ryegrass 30 lbs/acre.

(3)
Deertongue Grass Establishment (legume).

a.
Deertongue grass, plus 10 lbs/acre Companion, (use one).

b.
Tall fescue, or 25 lbs/acre.

c.
Birdsfoot trefoil, plus 6 lbs/acre Nurse grass, (use one).
d.
Annual ryegrass or 30 lbs/acre.

Note:
Deertongue grass establishment may be maintained as a turf grass and used for recreational purposes.  Crownvetch shall be permitted for use in non-residential developments only.

B.
Preferred Varieties:

(1)
Deertongue grass – Tioga.

(2)
Tall fescue - Ky. 31.

(3)
Perennial Ryegrass - Pennfine or Manhattan.

(4)
Crownvetch – Penngift.

(5)
Birdsfoot trefoil - 50-50 mixture of Empire and either Maitland or Viking.

Since other seed varieties may be equally suited to perform the purpose of the mixture stated in this Ordinance, or the preferred seeds, may not always be readily available, other seed varieties of equal quality will be acceptable upon approval by the Township.

C.
On the perimeter of any detention basin, one (1) tree shall be planted per each forty (40) lineal feet of perimeter arranged in an informal manner.  Trees shall not be installed on fill embankment areas of the berm.  

4.
Existing Vegetation:  In cases where natural features existing on the site duplicate or essentially duplicate the requirements of the street tree, buffering, or landscaping provisions of this Ordinance, these requirements may be waived by the Board of Supervisors.

5.
Protection of Existing Plant Material:

A.
All subdivisions and land developments shall be laid out in such a manner so as to preserve healthy trees and shrubs on the site.

B.
During the construction of any site, trees and shrubs to be preserved shall be protected by snow fencing, safety fencing, or silt fencing, to insure that there is no encroachment within the area of their dripline by changing grade, trenching, stockpiling of building materials or topsoil, or the compaction of the soil and roots by any motor vehicle unless the following regulations are met:

(1)
The grade of land within the entire area of dripline shall not be raised unless tree wells are constructed around each trunk or group of trunks and aeration pipes are extended out to the edge of the dripline.

(2)
Tree wells are to be constructed of un-cemented stone, or any other suitable material.  Such walls shall be a minimum of three feet (3') in diameter or one foot (1') in diameter for each inch in caliper measured twelve inches (12") above natural ground level, whichever is greater; and shall be a maximum of three feet (3') deep.

(3)
Retaining walls are to be constructed around each tree or group of trees immediately after any grade is lowered within the area of the dripline.  This retaining wall is to be constructed of eight inch by eight inch (8"x8") pressure treated landscape ties or any other suitable material.  Retaining walls must be designed and constructed to withstand overturning and frost heave.

C.
If any plant material is to be moved, it must be done in accordance with specifications set forth by the American Association of Nurserymen.

D.
All diseased or dead trees shall be promptly removed from the site.  All trees to be preserved shall be pruned when necessary to remove dead limbs.

E.
No grading shall occur within the dripline of existing trees or shrubs.  No equipment may be driven within this area and no building materials may be stacked against trees or shrubs or within the dripline.

F.
No tree is to support any scaffolding, signs, temporary utilities, surveying spikes, or any other device.

G.
No topsoil may be stockpiled within the dripline of any tree nor shall it be located in an area within fifteen feet (15') from any tree designated to remain, and shall in no case be removed from the site.

H.
Those trees whose removal will damage other trees which are to remain must be removed by hand.  The resulting stumps must be carefully removed to minimize damage to roots and trunks of other trees.

I.
Trees Damaged During Construction.

(1)
Tree trunks and exposed roots damaged during construction shall be protected from further damage.  Damaged branches shall be pruned according to National Arborist Association standards. All cuts shall be made sufficiently close to the trunk or parent limb but without cutting into the branch collar of leaving a protruding stub.  All necessary pruning cuts must be made to prevent bark from being torn from the tree and to facilitate rapid healing.

(2)
All trees which have been disturbed or have experienced damage to their roots or branches shall be fertilized in early fall or mid-spring. Fertilizer grade shall have approximately three (3) parts nitrogen to one (1) part phosphorus and potassium (3-1-1 ratio).  Fertilizer shall be broadcast over the soil surface in an area twice the size of the tree protection zone at a rate of one (1) pound of nitrogen per one thousand square feet (1,000 sq.ft.).

J.
Stumps, branches and other wood debris shall not be buried on site.  Where trees are removed outside of an area to be excavated, it is preferred that stumps be removed by grinding to a point six inches (6") below existing grade.

6.
Energy Conservation Zone.  At least two (2) trees shall be planted in the energy conservation zone on all residential lots.  The energy conservation zone is an area located no more than twenty-two (22) feet from a dwelling or a structure containing a dwelling(s) in a one hundred eighty (180) degree band due east of the northeast point of the dwelling/structure, to due south, to due west of the northwest point of the dwelling/structure.  The trees shall be located at least ten (10) feet from the house and thirty (30) feet apart and placed so that they will cover at least twenty-five percent (25%) of the roof covering the interior of the house fifteen (15) years after being planted.  All exterior air conditioning units, except for air conditioning units placed on the roof of the dwelling/structure, shall be shaded by trees and/or shrubs.  These on-lot trees shall be selected from the following list and shall be at least two and one-half (2.5) inches at dbh when planted.  A schematic diagram illustrating the energy conservation zone can be found in Appendix “C”.

Acer nigrum - Black Maple

Acer rubrum - Red Maple (all cultivars)

Acer saccharum - Sugar maple (all cultivars)

Aesculus x carnea 'Briotii' - Ruby Red Horse Chestnut

Aesculus flava - Yellow Buckeye

Carya glabra -- Pignut Hickory

Fraxinus americana - White Ash (all cultivars)

Fraxinus pennsylvania - Green Ash

Gleditsia triacanthos - Honeylocust (thornless cultivars only)

Gymnocladus dioicus - Kentucky Coffeetree

Liquidambar styraciflua - Sweetgum

Magnolia acuminata - Cucumbertree

Nyssa sylvatica - Blackgum/Sourgum

Platanus x acerifolia - London Planetree

Quercus alba - White Oak

Quercus bicolor - Swamp White Oak

Quercus imbricaria - Shingle Oak

Quercus macrocarpa - Bur Oak

Quercus muehlenbergii - Chinkapin Oak

Quercus phellos - Willow Oak

Quercus prinus - Chestnut Oak

Quercus shumardii - Shumard Oak

7.
Replacement Trees

Trees with a dbh of six inches (6") or more that are not part of a woodlands and are to be removed or destroyed during any stage of development, grading, and/or construction within a subdivision or land development, shall be replaced with a tree or trees of the type provided by Sections 515.1.G., 515.1.H., and 515.1.I.  Said replacement trees shall meet the following size requirements:

A.
Trees with a dbh of six inches (6") or more, but less than ten inches (10") which are removed/destroyed, shall each be replaced with a tree of a like caliper or no less than two (2) trees measuring four to six inches (4"-6") dbh.

B.
Trees with a dbh of ten inches (10") or more, but less than fifteen inches (15") which are removed/destroyed, shall each be replaced with a tree of like caliper or no less than four (4) trees measuring four to six inches (4"-6") dbh.

C.
Trees with a dbh of fifteen inches (15") or more, but less than twenty-four inches (24") which are removed/destroyed, shall each be replaced with no less than six (6) trees measuring four to six inches (4"-6") dbh.

D.
Trees with a dbh of twenty-four inches (24") or more which are removed/destroyed, shall each be replaced with no less than ten (10) trees measuring four to six inches (4"-6") dbh.

E.
Replacement trees should be provided in addition to, not in place of, required buffer trees, street trees, trees in parking lots, or trees planted on single-family lots or common open space.

F.
Where sufficient replacement trees of the required caliper size are not available or smaller caliper trees would have a greater survivability rate due to the planting environment, the Board of Supervisors may authorize smaller caliper replacement trees provided that the total caliper inches to be planted is comparable to the Ordinance requirements set forth above.

G.
Where development takes place on fully-wooded lots, the Board of Supervisors, at its discretion and at the request of the Applicant, may permit an Applicant to meet all or part of its replacement requirement by fulfilling the following needs:

(1)
Enhancement of existing wooded areas on the site through the removal of noxious and nonnative plants, the planting of native plants, the planting of understory trees or shrubs, or other means; or

(2)
Mitigation of the impact of stormwater runoff either on site or upon adjacent properties through the planting of riparian buffers in areas designated by the Township, provided that the Township secures the necessary permission if the riparian buffer areas are on private property; or

(3)
The planting of designated off-site areas.

H.
Forest Conservation Fund.  The Township hereby establishes a Forest Conservation Fund.  If an Applicant subject to this Section demonstrates to the satisfaction of the Board of Supervisors that the requirements for replacement cannot be reasonably accomplished onsite, the Applicant shall contribute a fee-in-lieu of the actual cost of the replacement, as approved by the Board of Supervisors, into the Township's Forest Conservation Fund.

Section 516. - Stormwater Management Requirements.

Stormwater drainage facilities shall be designed to convey flow of stormwater runoff in a safe and efficient manner.  The system shall insure proper drainage along streets, and provide positive drainage away from structures.  The Township may require a primarily underground system to accommodate frequent floods and a secondary system to accommodate larger, less frequent floods.  Drainage plans shall be consistent with local and regional drainage plans.  The facilities shall be designed to prevent excess runoff onto adjacent properties.

1.
General Requirements.

A.
Lots shall be laid out and graded with a minimum slope of two percent (2%) to provide positive drainage away from buildings.  The Township may require a Grading and Drainage Plan for individual lots indicating a buildable area within each lot, complying with the setback requirements, for which positive drainage is assured.

B.
No person, corporation, or other entity shall block, impede the flow, alter, construct any structure, or deposit any material or thing, or commit any act which will affect normal or flood flow in any communal stream or water course without having obtained prior approval from the Township and/or Department of Environmental Protection, whichever is applicable.

C.
Where a subdivision or land development is traversed by a natural watercourse, there shall be provided a drainage easement or right-of-way conforming substantially with the line of such watercourse.  The width of the easement shall be adequate to provide for unimpeded flow of storm runoff based on calculations made in conformance with Section 516.3.C. for the 100-year return storm.  Terms of the easement shall prohibit excavation, the placing of fill or structures, and any alterations which may adversely affect the flow of stormwater runoff within any portion of the easement.  Additionally, periodic maintenance of the easement to ensure proper runoff conveyance shall be required by the landowner.

D.
Existing points of concentrated drainage discharge onto adjacent property shall not be altered without written approval of the affected property owner(s).

E.
Areas of existing diffused drainage discharge onto adjacent property shall be managed such that, at a minimum, the peak diffused flow does not increase in the general direction of discharge, except as otherwise provided in this Section.  If diffused flow is proposed to be concentrated and discharged onto adjacent property, the developer must document that there are adequate downstream conveyance facilities to safely transport the concentrated discharge or otherwise prove that no harm will result from the concentrated discharge.

F.
Any drainage facilities required by this Section that are located on State highway rights-of-way shall be subject to approval by the Pennsylvania Department of Transportation.

G.
Storm drainage facilities and appurtenances shall be so designed and provided as to minimize erosion in swales, watercourse channels and at all points of discharge.

H.
Stormwater management reports shall document upstream and downstream effects of detention and delayed or altered storm peaks, including necessary steps to avoid downstream combination peak flows.

2.
Performance Principle.
A.
All developments shall limit the rate of stormwater runoff such that the rate of runoff after development does not exceed seventy-five percent (75%) of the rate of runoff from the undeveloped site during comparable design storms with a return period of 2, 5, 10, 25, 50 and 100 years consistent with the calculation methodology.

B.
All stormwater management facilities shall be designed to handle ten percent (10%) more stormwater than the maximum amount of stormwater allowed to be produced by the proposed subdivision/land development (i.e. the maximum allowed impervious surface).

3.
Calculation Methodology.

A.
Stormwater runoff from all development sites shall be calculated using either the Rational Method or soil-cover-complex methodology.

B.
Design of any stormwater management facility intended to meet the requirements of this Section shall be verified by routing the design storm hydrograph through the proposed basin.

C.
All stormwater detention facilities shall provide a minimum one foot (1') freeboard above the maximum pool elevation (to the spillway crest) associated with the 2- through 25-year runoff events.  An emergency spillway shall be designed to pass the 100-year runoff event with a minimum one-half foot (0.5') freeboard (to the top of berm).

D.
All calculations using the soil-cover-complex method shall use the Soil Conservation Service Type II 24-hour rainfall distribution.  The 24-hour rainfall depths for the various return periods used in the soil complex method shall be as follows:  2 year - 3.3 inches, 5 year - 4.2 inches, 10 year - 5.0 inches, 25 year - 5.8 inches, 50 year - 6.4 inches, and 100 year - 7.2 inches.

E.
HEC I and HEC II study shall be performed where it is necessary to determine the limits of the 100-year floodplain.  Technical Paper No. 40, U.S. Department of Commerce, "Rainfall Frequency Atlas of the United States" and NOAA Technical Memorandum NWS Hydro-35 shall be used to establish rainfall intensities for HEC programs.

F.
All calculations using the Rational Method shall use rainfall intensities consistent with appropriate times of concentration and return periods and the Intensity - Duration - Frequency Curves as presented in Field Manual of Pennsylvania Department of Transportation PDT-IDF Charts, dated May 1986.  (Region 4).

G.
Runoff Curve Numbers (CN's) to be used in the soil-cover-complex method shall be based upon accepted standards as included within Technical Release 55, dated June 1986 title, "Urban Hydrology for Small Watersheds".

H.
Runoff coefficients for use in the Rational Method must be based on Maximum "C" values listed within Bureau of Soil and Water Conservation "Erosion and Sediment Pollution Control Program, manual dated April, 1990 (Table 4.2).

I.
The Manning equation shall be used to calculate the capacity of watercourses.  Manning "n" values used in the calculations shall be consistent with Pennsylvania DOT Design Guidelines.  Pipe capacities shall be determined by methods acceptable to the Township Engineer.

J.
All stormwater runoff and floodplain runoff calculations, and design of stormwater management facilities shall be prepared by a registered Professional Engineer licensed in the Commonwealth of Pennsylvania.

K.
Where infiltration techniques, wet ponds, and/or dual-purpose first flush or extended detention basins will provide the optimum method of stormwater management, as determined by site characteristics, design of facilities shall be in conformance with Appendix “E”.

4.
Storm Drainage System Requirements.

A.
Any proposed storm drainage plans which affect the drainage basin in any stream shall be approved by the Division of Dams and Waterway Management of the Pennsylvania Department of Environmental Protection in accordance with the Title 72, Chapter 105, as amended.

B.
Easements shall be dedicated to the Township along all natural or man-made streams and watercourses and/or detention basin areas within a subdivision or land development.  These easements shall be of sufficient width to convey a 100-year design storm.  Easements shall be provided where storm drainage swales, culverts or other structures traverse, enter or discharge onto private property.  On private property, the entire easement area and fencing and landscaping (if any) shall be maintained by the property owner.  The Township shall not maintain and/or repair any improvements within that easement unless stormwater runoff from public roads or public park land crosses through the easement.  If stormwater runoff from public roads or public lands crosses through the easement, the Township shall, upon satisfactory installation of improvements as specified in a Developer's Improvement Agreement and Maintenance Agreement, maintain and repair only the structural stormwater management improvements within the easement such as:

(1)
Piping.

(2)
Inlets.

(3)
Outlet, Headwalls.

(4)
Energy Dissipation Structures or Facilities.

(5)
Detention Basin Control Structures.

The landowner shall be responsible for all other maintenance and repairs within this easement.  For example, the landowner must:

(1)
Mow the lawn.
(2)
Repair or replace fencing.

(3)
Repair or replace landscaping.

(4)
Control vermin and repair damage from animals.

(5)
Keep the area free of obstructions, structures, vegetation, or accumulated sediment that may block or hinder the function and purpose of the easement.

(6)
Keep the area free of litter or garbage.

(7)
Repair erosion and restore vegetation as necessary to keep the easement in good repair.

C.
Storm sewers, culverts, and related installations shall be provided to permit the flow of natural watercourses, to ensure the drainage of all low points (except in protected "wetlands") on the subdivided lots or developed land areas and along the line of streets, and to intercept stormwater runoff along streets at intervals related to the extent and grade of the area drained.  The system shall also be designed to accommodate or receive and discharge all runoff from adjacent upstream properties.  Where adequate existing storm sewers are readily accessible, the Developer must connect new stormwater facilities to the existing system.

D.
Flood Protection:  No stormwater runoff or natural drainage water shall be so diverted as to overload existing drainage systems, or create flooding or the need for additional drainage structures on other private properties or public lands, without proper and approved provisions being made for taking care of these conditions.

E.
Whenever the location of concentrated runoff from a site is changed due to development, the developer must secure written approval from any adjacent downstream property owners to the point of confluence with a defined watercourse.  Additionally, the developer shall indemnify and/or hold harmless the Township against any claim of damage from any downstream property owners that may result from the proposed development.

F.
Scour and Erosion Prevention.  In areas in which street curbs are not required by either this Ordinance or by the Township, drainage may be accomplished by natural or artificial swales and culverts.  Special structures such as check dams, drop-outlets, concrete flow channels, or other energy dissipating structures, rip-rap or non-degradable geotextile linings, may be required to prevent scour or erosion in locations with large runoff quantities or steep slopes.  Bituminous paved swales will not be permitted.

G.
Low Point Drainage.  Developer shall grade and install all necessary drainage facilities to insure drainage of all low points on subdivided lots or within the subdivision or developed land areas (except in areas of protected "wetlands").

H.
Storm Runoff Management Facilities. Management facilities shall be designed in accordance with the following requirements:

(1)
The management facilities shall be designed to retard stormwater runoff rates after development in accordance with Section 516.2.

(2)
Spillways shall be provided for possible overflows, and such spillways shall be protected from erosion.  Spillway shall be designed for the 100-year storm.

(3)
Pipe outlet shall permit complete drainage of all detained water, unless provisions for permanent ponding have been approved.

(4)
Detention facilities shall be planted with low maintenance grass or substitute satisfactory to the Township.  Detention basins shall be planted with ground cover in accordance with Township Standards.

(5)
All basin bottoms shall be designed with four feet (4') wide parabolic concrete flow channels from all storm sewer endwalls and points of concentrated flow from drainage swales to the outlet structure.  Minimum grade of detention basin bottom shall be two percent (2%) to the low flow channel.  Flow channel shall have a slope of not less than one percent (1%).  Flow channels shall be constructed with Class "AA" 3750 psi concrete, four inches (4") in depth placed on a minimum of four inches (4") of PennDOT 2B stone.  Minimum channel depth shall be two inches (2").

(6)
To minimize the visual impact of detention basins, the basin shall be designed to avoid the need for safety fencing.  To meet this requirement, basins shall be designed to the following specifications:

a.
Maximum depth of detained runoff shall be twenty-four inches (24") for a 2-year or 10-year storm event.

b.
Maximum depth of detained runoff shall be thirty-six inches (36") for a 100-year storm event.

c.
Interior slopes shall not be steeper than a ratio of 4:1 horizontal to vertical.

d.
Never exceed a depth of twenty-four inches (24") for more than four (4) hours.

e.
Drain completely within eight (8) hours of the end of the rainfall.

(7)
These depths and slopes may be exceeded by permission of the Township on a case-by-case basis if lot runoff, topography and/or existing downstream systems make the required pond area unreasonably large.  In such a case, fence and landscape screens will be required.

(8)
An access ramp of 10:1, ten feet (10') wide, shall be provided to allow maintenance equipment to reach the basin floor.  The ramp shall coincide with the required gate if fencing is needed.

(9)
Where required, fencing for detention basins shall provide a suitable barrier at least four feet (4') in height of material approved by the Township, such as split rail fencing with wire backing.  Access to the basin shall be provided by a gate or gates having a total opening of at least ten feet (10') at such a location as to permit ready access to the detention basin with maintenance equipment.

(10)
Landscaping subject to approval of the Township shall be installed adjacent to the detention facility, so as to provide a buffer between the facility and the adjacent development.  If a fence is required, the detention basin fence shall be screened in accordance with Township Standards.

(11)
Basin outlet piping shall be Class III reinforced O-ring concrete pipe.  A minimum of one (1) concrete anti-seep collar shall be required.  Pre-cast collars shall have a minimum thickness of eight inches (8"); field poured collars shall have a minimum thickness of twelve inches (12").  Collars may not be installed within two feet (2') of pipe joints.  Collars must be designed to project a minimum of two feet (2') around the perimeter of the pipe.  Maximum collar spacing is fourteen (14) times the design projection around the perimeter.

I.
All proposed streets shall be designed so as to discharge surface water from their rights-of-way.  Storm drainage improvements as deemed necessary by the Township shall be required along all existing streets on which a subdivision or land development abuts.

J.
Design Criteria.  Unless a more conservative design is required by another regulation, or is required because of conditions particular to an individual development, the following storm criteria shall be used to design storm collection and conveyance systems:


AREA
DESIGN STORM RETURN


(Years)


Residential Areas

Fixed Pipe
10


Total Conveyance
100 Year


Non-residential Areas

Fixed Pipe
25


Total Conveyance
100 Year


Culvert Crossings of Any Road

In Culvert
25


Total Conveyance
100 Year

The Preliminary Plan shall indicate flooding limits of the 100-year storm.

K.
Design Preparation:  Designs of Storm Drainage Systems shall be prepared by a licensed Professional Engineer.  Complete detail calculations shall be submitted to the Township for review.  Calculations shall cover the entire drainage basin involved, including consideration of areas outside the proposed subdivision or developed land areas. 

L.
The Developer shall provide written assurance, satisfactory to the Township, that the detention basin will be properly maintained.  Such assurances shall be in a form to act as a covenant that will run with the land, and shall provide Township maintenance at the cost of the landowner in case of default, and further provide for assessment of costs and penalties in case of default.

M.
As an alternate to the above paragraph, the Township may, at their own option, assume responsibility of the basin and may accept dedication of the basin by the developer.  If the detention basin is dedicated or offered to the Township for long term maintenance, the following regulations shall apply:

(1)
The dedicated area shall not be considered part of the Open Space and Recreation Requirements as required elsewhere in the Subdivision and Land Development Ordinance and Zoning Ordinance.

(2)
If fencing is necessary, the basin design shall provide a level area (two percent [2%] slope) eight feet (8') in width on both the inside and outside of the fence, along the entire length of the fence for proper access by Township maintenance equipment.  The total width of this generally level area shall be at least sixteen feet (16').

(3)
The developer shall provide for the special financial burden the Township will be accepting if the Township accepts the detention basin maintenance.  To help mitigate this future financial burden, the developer shall contribute to the Township a cash payment in the amount of Ten Thousand Dollars ($10,000.00) per acre, on a pro rata basis, for any detention basin site or area dedicated to the Township and being accepted by the Township.  This requirement may be modified by a Resolution of the Township, from time-to-time, to reflect actual long term costs of detention basin maintenance in the Township.

N.
Setback to Boundaries:  No piped storm sewer system outlet or detention basin surface discharge structure or energy dissipation structure shall be located closer than twenty feet (20') from the boundary of any drainage easement under the control of the developer or which may be utilized by the developer, so as to allow for adequate space for stormwater dissipation in vegetated land areas controlled by or available to the developer and/or to allow adequate space for equipment access for future maintenance.

O.
On lots smaller than twenty thousand square feet (20,000 sq.ft.), all roof drains/leaders and all sump pumps shall discharge directly into an enclosed storm sewer for conveyance to a stormwater management facility and shall not discharge onto the ground or into a swale.

5.
Collection System Design.
A.
The collection system shall be designed by the Rational Method of Design in accordance with American Society of Civil Engineers Manual No. 37 except where noted, using the formula Q=CiA, unless otherwise approved by the Township.

(1)
Capacity.  "Q" is the required capacity in cubic feet per second for the collection system at the point of design.

(2)
Runoff Coefficient.  "C" is the runoff coefficient applicable to the entire drainage area.  It shall be based on consideration of soil conditions, average slope of the drainage area and the ultimate development of the entire drainage area according to comprehensive plans.  For the various types of ultimate development, the runoff coefficient shall be taken from the Pennsylvania DOT Design Guidelines, unless sufficient engineering data has been presented to the Township Engineer by the Developer which information in the judgment of the Township Engineer is sufficient to warrant the use of an alternate runoff coefficient.

(3)
Rainfall Intensity Formula.  "i" is the rainfall intensity in inches per hour and shall be determined from rainfall intensity charts for this area, based on time of concentrations, including Overland Flow Time, Manning's Formulae for channelized flow time and pipe flow time.  The design rainfall frequency shall be taken from the PennDOT Intensity-Duration-Frequency Field Manual, Region 4.

(4)
Drainage Area.  "A" is the drainage area, in acres, tributary to the point of design, and shall include areas tributary from outside sources as well as from within the subdivision or developed land area itself.

B.
Collection System Standards.
(1)
Curb Inlets.  Curb inlets shall be located at curb tangents on the uphill side of street intersection.  Design and location of curb inlets shall be approved by the Township.

(2)
State Approvals.  Drainage structures that are located on State highway rights-of-way shall be approved by the Pennsylvania Department of Transportation, and a copy of the Highway Occupancy Permit shall be submitted to the Township.

(3)
Pipe Materials.  All storm piping shall be Class III Reinforced Concrete pipe, except when pipe class and strength is required to be increased in accordance with PennDOT Specifications for deep pipe installation.  Piping shall be saw-cut at ends, as needed, and not hammered or broken.

(4)
Minimum Pipe Size.  Minimum pipe size shall be eighteen inches (18").

(5)
Inlet and Manhole Construction.  Inlet and manhole castings and concrete construction shall be equivalent to Pennsylvania Department of Transportation Design Standards.

(6)
Roof Drainage.  Stormwater roof drains and pipes shall not discharge water over sidewalks or walkways.

(7)
Open end pipes must be fitted with concrete endwalls or wing walls in accordance with PennDOT Standards.

(8)
Open culvert endwalls or wing walls for pipes larger than eighteen inches (18") in diameter and longer than sixty feet (60') in length shall be fitted with durable protective grates.

(9)
Flow Velocity:  Storm drains shall be designed to produce a minimum velocity of three feet (3') per second when flowing full.  The maximum permissible velocity shall be fifteen feet (15') per second.

(10)
Manholes.  Manholes shall be spaced at intervals not exceeding three hundred feet (300'), and shall be located wherever branches are connected or sizes are changed, and wherever there is a change in alignment or grade.  For drainage lines of at least thirty-six inches (36") diameter, manholes may be spaced at intervals of four hundred feet (400').  Manholes shall be equipped with open grate lids.

(11)
Backfill/bedding requirements shall conform to the construction detail included in Appendix "A".

(12)
Storm sewer structures (i.e. endwalls, inlets, end sections, etc.) may not be located on top of or within ten feet (10') of electric, water, sanitary sewer, and gas services and/or mains, unless approval is received from the Township, and from the Authority or Utility having jurisdiction over same.

(13)
Storm sewer pipes must be oriented at substantially right angles to electric, water, sanitary sewer, and gas utilities when crossing above or beneath same.  Crossing angles of less than ninety degrees (90°) will only be permitted at discretion of the Township Engineer.  When skewed crossings are permitted, interior angles between alignment of the storm sewer pipe and utility may not be less than forty-five degrees (45°).  Vertical and horizontal design of storm sewer must be linear.

C.
Open Swales and Gutters:  Open swales shall be designed on the basis of Manning's Formula as indicated for collection systems with the following considerations:

(1)
Roughness Coefficient.  The roughness coefficient shall be 0.040 for earth swales.

(2)
Bank Slopes.  Slopes for swale banks shall not be steeper than one (1) vertical for three (3) horizontal.

(3)
Flow Velocity.  Design velocity in grass or vegetated swales shall not exceed four feet (4') per second.

(4)
To minimize sheet flow of stormwater across lots located on the lower side of roads or streets, and to divert flow away from building areas, the cross-section of the street as constructed shall provide for parallel ditches or swales or curbing on the lower side which shall discharge only at drainage easements, unless otherwise approved by the Township.

(5)
Gutters and swales adjacent to road paving shall be permitted to carry a maximum flow of five (5) cubic feet per second prior to discharge away from the street surface, unless it is proven to the satisfaction of the Township by engineering calculations that the road slopes or other factors would allow higher gutter or swale capacity.

(6)
Flows larger than those permitted in gutters and roadside swales may be carried in swales outside the required road right-of-way in separate drainage easements, or may be carried in pipes or culverts inside or outside the required road right-of-way.

(7)
Swales shall be stabilized with vegetation or other materials, approved by the Township, to prevent erosion.

(8)
Swales shall be provided with u-drains as deemed necessary by the Township should overland seepage result in potential maintenance problems for same.  U-drains must discharge into a natural drainage channel or storm sewer system.

D.
Bridges and Culverts. Bridges and culverts shall be designed in accordance with Pennsylvania Department of Transportation Construction Standards. Separate design plans and specifications shall be required for each bridge and culvert which plans and specifications shall be subject to review and approval of the Township.

6.
Best Management Practices (BMPs).
A.
All stormwater management facilities shall be designed using best management practices (BMPs) that are consistent with the following criteria and are approved by the Township Engineer.  The Pennsylvania Handbook of Best Management Practices for Developing Areas (current edition) shall be used as a reference for best management practices.

(1)
The water quality of the stormwater shall be a primary consideration in selecting the BMPs.  The stormwater facilities shall have the ability to filter pollutants that come from paved surfaces, such as parking lots and roads.

(2)
The volume of stormwater shall be a factor in selecting BMPs.  Also, the BMPs shall be appropriate for the slope, depth of bedrock, and the characteristics of the soil.

(3)
The reduction of the peak runoff discharge rate shall be a priority.

(4)
Infiltration of stormwater shall be encouraged to recharge the aquifer.  The stormwater management plan shall demonstrate the recharge techniques that will be used.

(5)
Vegetative ground cover has a preference over impervious materials for stormwater conveyance facilities.

(6)
The BMPs must be appropriate for the level of maintenance that can be expected when the development has been completed.

B.
To minimize the potential for polluting the groundwater, best management practices shall be used to remove pollutants from the stormwater from parking areas.  To the greatest extent possible, the BMPs shall be used within or immediately adjacent to the parking area.  In any event, runoff from parking areas shall be treated before it is mixed with other runoff from the site.  The BMPs for runoff from parking areas shall be designed and constructed in accordance with Appendix “E” of this Ordinance - Stormwater Management Infiltration Techniques, or other techniques that are acceptable to the Township.

7.
Maintenance Responsibilities.
A.
The Stormwater Management Plan shall contain an operation and maintenance plan that outlines routine maintenance actions and schedules necessary to ensure the proper operation of the facilities.

B.
The stormwater management facilities may be offered for dedication to the Township.  If the facilities are not offered, or not accepted by the Township, the Applicant shall submit a plan for the maintenance of the facilities for the approval of the Board of Supervisors.

C.
An easement shall be established for stormwater facilities that remain in private ownership that will allow representatives of the Township to access the property, if necessary.

Section 517. - Excavation and Grading.

All construction wherein excavation, placement of fill, and/or grading activities are performed shall conform with the applicable provision of the Township Soil Erosion, Sedimentation, and Grading Control Ordinance, and Section 518 of this Ordinance.

1.
No excavation or fill shall be made with a face steeper than three (3) horizontal to one (1) vertical, except under one (1) or both of the following conditions:

A.
The material is sufficiently stable to sustain a steeper slope.  A written statement to that effect from a Professional Engineer licensed in the Commonwealth of Pennsylvania and experienced in erosion control shall be submitted to the Township.  The statement shall affirm that the site has been inspected and the deviation from the slope restriction shall not result in injury to persons or damage to property.  A detail of the treatment of the slope (proposed grade, seeding, erosion protection, etc., shall be submitted with the application.

B.
A concrete, masonry, or other approved retaining wall is designed by a Registered Professional Engineer licensed in the Commonwealth of Pennsylvania constructed to support the face of the excavation or fill.

2.
Edges of slopes shall be a minimum of five feet (5') from property lines or right-of-way lines of existing streets in order to permit the normal rounding of the edge without encroachment on abutting property.

3.
Adequate provision shall be made to prevent surface water from damaging the cut face of excavation and the sloping surfaces of fills.

4.
No person, corporation, or other such entity shall block, impede the flow of, alter, construct any structure, or deposit any material or thing or perform any work that will affect the normal or flood flow in any stream or watercourse without having obtained prior approval from the Township and/or Department of Environmental Protection, whichever is applicable.

5.
All lots, tracts, or parcels shall be graded to provide positive drainage away from buildings and dispose of it without ponding, except where ponding (detention basins, swales, etc.) is part of the stormwater management plan for the site.

6.
Concentration of surface water run-off shall be permitted only in swales, watercourses, or detention basins.

7.
All plans wherein a sump pump or basement drain is proposed to be installed, shall provide for discharge of the sump pump/drain to a natural watercourse, drainage swale, stormwater easement, or storm sewer system.

8.
In no case shall grading be done in such a manner as to divert water onto the property of another landowner unless part of a stormwater management plan.

9.
During grading operations, necessary measures for dust control must be exercised.

10.
No grading equipment shall be permitted to be loaded and/or unloaded on a public street, and no grading equipment shall be permitted to travel on or across a public street unless licensed for operation on public thoroughfares.

11.
Grading equipment shall not be permitted to cross live streams.  Temporary crossings shall only be permitted where application is made, and approval received, from DEP (where applicable), Bucks County Conservation District, and Bedminster Township.

12.
There shall be no construction, traffic, or work on any open space area.  No dirt will be stockpiled on any open space area, and no open space area shall be altered in any way from its original condition.  Open space areas and other areas of the site to remain undisturbed shall be protected from encroachment by construction equipment/ vehicles to maintain the existing infiltration characteristics of the soil.

13.
All disturbed areas of the site shall be recovered/respread with topsoil to the minimum depth of ten inches (10"), plus or minus one-half inch (.5"), or the existing depth of topsoil encountered on the site, whichever is greater.

14.
Topsoil shall not be removed from the development site.  Topsoil shall be stripped, stockpiled, and redistributed on the site.  Prior to plan approval, the Applicant/designee shall provide the Township with calculations to determine the volume of topsoil anticipated to be stripped, stockpiled, and replaced on the site to verify that excess topsoil will not be generated as a result of construction activity.

15.
The developer shall propose and conduct the absolute minimum grading necessary to develop the site.  Grading and excavation shall only be conducted to construct proposed roads, sidewalks, paths, drainage improvements, berms, and structures.  Grading and excavation shall not be allowed to merely change the topography of the site.  The stripping of an entire site is specifically prohibited.

Section 518. - Erosion and Sedimentation Control.  

1.
An Erosion and Sedimentation Control Plan shall be submitted with all applications wherein excavation, placement of fill, and/or grading activities are proposed.  The plan shall include a construction staging narrative indicating the sequence of earthmoving activities, and proposed erosion and sedimentation control procedures.  Measures used to control erosion and reduce sedimentation during construction activities shall strictly conform to the standards and specifications of the Bucks County Conservation District and sequence of earthmoving activities.  At a minimum, the following measures shall be included,  where applicable:

A.
Stripping of vegetation, regrading, or other activities shall be done in a way that will minimize erosion and resulting sedimentation.

B.
Cut and fill operations shall be kept to a minimum.  Wherever feasible, natural vegetation shall be retained, protected and supplemented.

C.
All erosion and sedimentation control measures shall be installed per the approved plan prior to any earthmoving activities.  Where a stormwater management basin is involved, the basin shall be constructed, functional, and stabilized prior to any additional site activity.  An As-built Plan of the facility prepared by a Registered Professional Land Surveyor or Engineer, licensed in the Commonwealth of Pennsylvania, shall be submitted to the Township for review to verify adequate stage/storage capacity prior to commencement of other site activity.  Plan must include note stating the same.

D.
Disturbed earthen areas and duration of exposure shall be kept to a practical minimum, but shall not exceed twenty (20) days.  All disturbed soils and topsoil stockpile areas shall be stabilized as quickly as possible and, if necessary, seeded with temporary vegetation and mulched.  If stockpile areas are located on sloping ground or near waters of the Commonwealth, same shall be enclosed with silt fencing.

E.
Permanent vegetation shall be installed as soon as practical on all sites.

F.
All runoff from project areas shall be collected and diverted to facilities for removal of sediment.

G.
Runoff from a project area shall not be discharged into the Waters of the Commonwealth without means to prevent sedimentation.

H.
Sedimentation in the runoff water shall be trapped and filtered until the disturbed area is stabilized by the use of debris basins, sediment basins, silt traps, or similar measures.

I.
Sediment barriers shall be properly installed with silt fencing trenched and hay bales staked.

J.
Tire cleaning areas constructed of AASHTO #1 stone and at least fifty feet (50') in length shall be provided at each point of access to the site and individual lots (once internal streets are constructed).

K.
During construction activities, necessary measures for dust control must be exercised.

L.
It shall be the responsibility of each person, corporation or other entity performing grading and/or building activities to install and maintain erosion and sedimentation controls until the site is stabilized.  In the event any mud and/or debris is transported from the site onto a public roadway, the debris shall be removed and the roadway swept and/or washed as deemed necessary by the Township at the owner's expense.

2.
Design of energy dissipation for high volume and/or high velocity discharge from storm sewer pipes and channels shall be in accordance with Hydraulic Engineering Circular No. 14, "Hydraulic Design of Energy Dissipaters for Culverts and Channels" as published by Department of Transportation, FHA, when deemed necessary by the Township Engineer, and as approved by the Bucks County Conservation District".

3.
Design of Reno mattress and gabions shall be in accordance with any of the following publications:

A.
"Flexible Linings In Reno Mattress and Gabions for Canals and Canalized Water Courses" (as amended) published by Maccaferri.

B.
"Flexible Gabion Structures In Earth Retaining Works" (as amended) published by Maccaferri.

C.
Any other similar technical publication as prepared by a manufacturer or which has been prepared based on engineering study.

4.
Improvements shall be made to drainage channels, roadside swales, and areas of shallow concentrated or sheet flow to eliminate existing erosion.

5.
The Erosion and Sedimentation Control Plan shall conform with all of the applicable provisions of the Township Soil Erosion, Sedimentation, and Grading Control Ordinance.  Where the provisions of this Ordinance (the Township Subdivision and Land Development Ordinance) conflict with the provisions of the Township Soil Erosion, Sedimentation, and Grading Control Ordinance, the strictest provisions, as determined by the Township, shall apply.

Section 519. - Water Supply, Distribution Systems and Fire Protection.
1.
Water Supply.  All lots and leased units in a subdivision or land development shall be provided with adequate water supply by means of one (1) of the following methods:

A.
Connection to a centralized or public water system.

B.
On-lot water supply.

2.
Public and Centralized Water Supply and Distribution Systems:

A.
The following shall be required to make connection to a public water main and pay applicable connection fees and rental rates to the entity having ownership of the public water main, if located within one hundred fifty feet (150') of the right-of-way of a public water main:

(1)
All new construction requiring water supply.

(2)
All new building lots.

(3)
All existing structures being enlarged.  This does not include residential additions that do not increase the number of dwelling units.

(4)
All changes in use of a structure or property that require increased water capacity.

(5)
All conversions of buildings from a principal residential use to a principal non-residential use.

B.
All cluster subdivisions/developments, all performance standard subdivisions/developments, all residential subdivisions/developments wherein the proposed smallest lot is less than thirty-two thousand square feet (32,000 sq.ft.), and all non-residential subdivisions/developments with expected water withdraw equal to or greater than two thousand six hundred twenty-five (2,625) gallons of water per day shall be required to be provided with water via a public water system designed and constructed according to specifications of the Bedminster Municipal Authority (“BMA”).  The BMA shall review plans for the design of such a system at the Preliminary Plan review stage and shall make recommendations to the Township.

C.
Any proposed subdivision or land development located within the Agricultural Protection (AP) Zoning District shall be supplied by individual, on-lot wells, unless the Township determines a public water system is necessary and required based upon the following:

(1)
That a public water system would have less impact upon adjacent wells than individual wells.

(2)
That the establishment of a public water system would not adversely impact any existing or future agricultural operations.

(3)
That the public water supply system would not adversely impact the character of the AP Zoning District.

If a public water system is required for a proposed AP District subdivision/development, this water system shall be designed and constructed according to the specifications of the BMA.  The BMA shall review plans for the design of such a system at the Preliminary Plan review stage and shall make recommendations to the Township.

If a public water system is not required for a proposed AP District subdivision/development, the Applicant shall construct a dry hydrant in close proximity to the proposed subdivision/development to supplement existing fire fighting capabilities.  Dry hydrant locations shall be reviewed by the fire company servicing the area and approved by the Township.

D.
All public water systems shall be offered for dedication to the Township and/or the BMA.  In the event the Township and the BMA refuse acceptance, ownership and operation shall be maintained by a property owner’s association in a manner acceptable to the Township.

E.
Water quality requirements for a proposed public water system shall conform to applicable standards of the DEP and BCDH.

F.
Water mains shall be constructed by the Applicant in such a manner as to ensure adequate water service is made available to each lot, building, or dwelling unit within the development.  A minimum pressure of thirty-five (35) pounds per square inch shall be provided at each house, structure, or lot to be connected to the water main.  The water supply must comply with regulations and standards of the DEP, and when applicable, the DRBC.

G.
All public water systems shall be designed with adequate capacity and appropriately spaced fire hydrants for fire fighting purposes as determined by the Township.  Hydrant locations shall be reviewed by the Fire Marshall and Fire Company servicing the area, and approved by the Township.

H.
Any subdivision or land development proposing to have water supplied to it from a BMA owned and/or operated public water system shall install at least one (1) meter pit within the subdivision/development.  The location and specifications of the meter pit shall be submitted, reviewed, and approved by the BMA.  The meter pit shall be used to supply water to the Applicant/builder during the construction of the subdivision/land development pursuant to the rules and regulations of the BMA.  The Applicant/builder is specifically prohibited from using any unmetered sources of water, such as hydrants, during the construction of the subdivision/land development.

3.
Individual On-lot Wells.  Where individual on-lot wells are proposed within a new subdivision or land development, wells shall be drilled, installed, and tested for adequate water supply to serve the proposed use prior to issuance of occupancy permits in accordance with the Township’s Well Ordinance.

Section 520. - Sanitary Sewage Disposal.
1.
The Applicant shall choose the most effective type of sewage disposal for the proposed subdivision or development in a manner consistent with the Pennsylvania Sewage Facilities Act (Act 537), the Township Sewage Facilities (Act 537) Plan, Chapter 71 of the Pennsylvania Code (PaDEP Regulations), and the Township’s Sewage Management Ordinance.

2.
Connection to a public sewage system shall be required where such a system is proposed by the Township’s Official Plan for sewage facilities, and where such a system can feasibly be provided to the proposed subdivision.

3.
When connection to a public sewage system is proposed, the Applicant shall ensure that sufficient capacity is legally available to the Township and BMA to serve all of the proposed lots, dwelling units, or structures within the site.  If the Township and/or the BMA does not have sufficient capacity, the Township shall not be required to approve a final subdivision or land development plan.  If the Applicant is unwilling to grant an extension of time within which the Township may consider the application, the Township shall deny approval of the Final Plan due to unavailability of sewage disposal service.

4.
In subdivision/land developments where connection to a public sewage system is not proposed, on-lot sewage disposal systems shall be installed by the property owner in accordance with the Pennsylvania Sewage Facilities Act, Chapter 73 of the Pennsylvania Code (PaDEP regulations), the Township Sewage Management Ordinance, and all other applicable statutes, ordinances, rules, and regulations.

5.
Public sewage systems shall be located and/or designed to prevent flood damage, to eliminate infiltration of flood waters into the system, and to prevent discharges from the system into flood waters.

6.
On-lot sewage disposal systems shall be located and/or designed to prevent flood damage, to avoid impairment to them by flood waters, and to prevent contamination of flood waters from them.  All on-lot sewage disposal systems shall be located at least ten feet (10') from all property lines.

7.
The Applicant shall be responsible for the completion of the appropriate Planning Module for Land Development components as required by the DEP, including Alternatives Analysis and Feasibility Studies.

8.
All Final Plans shall contain a notice regarding sewage disposal systems (refer to sample in Appendix “B”).

A.
ON-LOT SEWAGE DISPOSAL - All subdivision and land development plans shall contain a plan note specifying that approval of the plan does not guarantee permit issuance for sewage disposal.

B.
PUBLIC SEWAGE SYSTEMS - All subdivision and land development plans shall contain a plan note specifying that connection to a public sewage system is required.

9.
Design standards and specifications for public sewage systems shall conform to requirements of the applicable servicing municipal authority.  The design of all sanitary sewer systems shall comply with the Township’s Sewage Management Ordinance.

10.
All connections to a public sewage system owned and/or operated by the BMA shall have water meters approved by BMA installed into each unit, even if the unit is serviced by private water supply.

Section 521. - Utilities.
1.
Easements for utilities shall have a minimum width of twenty feet (20').

2.
Easements for public utilities shall be centered on or adjacent to rear or side lot lines, unless the Township determines that future encroachment into these areas by fences, sheds, posts, etc., is likely, in which event the plans shall be modified to the satisfaction of the Township Engineer.

3.
Telephone, electric, T.V., cable, and such other utilities shall be installed underground and shall be provided within right-of-way easements to be dedicated for such utilities, and in accordance with plans approved by the Board of Supervisors and the applicable utility company.  Underground installation of the utility distribution and service lines shall be completed prior to street paving, curb and sidewalk installation.

Section 522. - Monuments and Markers.
1.
Any existing monument, iron pipe, pin, or marker determined and identified to be existing found property corners are to remain undisturbed.

2.
Permanent stone or concrete monuments shall be accurately placed by a Registered Surveyor at the intersection of all lines forming angles and at changes in directions of lines in the boundary (perimeter) of the property subdivided; and at all corners of lots within the subdivision.  Monuments shall be pre-manufactured and not field constructed.

A.
Monuments shall be a minimum twenty four inches (24") in length.

B.
Monuments less than twenty four inches (24") in length may only be utilized when obstructions are encountered and use is approved by the Township.

3.
All streets shall be monumented on the ultimate right-of-way lines, at the following locations:

A.
At least two (2) monuments at each intersection.

B.
At changes in direction of street lines, excluding curb arcs at intersection.

C.
At each end of each curved street line, excluding curb arcs at intersection.

D.
Where one (1) of the above locations along the street line is a point common to a property corner, the concrete monument shall be installed in-lieu-of an iron pin.

E.
At intermediate points, wherever topographical or conditions make it impossible to sight between two (2) otherwise required monuments.

F.
At such other places along the lines of streets as may be determined by the Township Engineer to be necessary so that any street may be readily defined in the future.

4.
All monuments shall be placed so that the scored point shall coincide exactly with the point of intersection of the line being monumented.

5.
Monuments shall be set with their top level at the finished grade of the surrounding ground, except as follows:

A.
Monuments which are placed within the lines of existing or proposed sidewalks shall be so located that their tops will not be affected by lateral movement of the sidewalks.

B.
Where sidewalks are existing, a stone point - a four inch (4") square chisel cut in the sidewalk with a drill hole in the center - may be substituted for a monument.  Where bituminous paving is existing, a railroad spike may be substituted for a monument or iron pin where required.

6.
Permanent reference marker pins of one-half inch (.5") O.D. solid iron rod, at least twenty four inches (24") long shall be set at the following points:

A.
At all points where lot lines intersect curves, either front or rear.

B.
At all angles in property lines of lots.

C.
At all points where easements intersect property lines.

D.
At all other changes in direction of easement boundaries not located within future lawns.

7.
All outboundary monuments shall be installed and certified as to their accuracy and conformance to plan information by the responsible surveyor prior to plan recordation.  The allowable ratio of error of closure shall not be less than one (1) part in ten thousand (10,000.00).

8.
All property pins and monuments shall be installed and certified as to their accuracy and conformance to plan information by the responsible surveyor prior to issuance of a building permit for the subject lot.  In the event it is determined by the Township that installation prior to construction start is not practical due to future grading operations, temporary wood stake corners shall be set by a licensed surveyor to permit stakeout inspection of proposed construction activities relative to required setbacks.  Permanent property pins and monuments shall then be required to be installed prior to issuance of a Use and Occupancy Permit for the parcel.

9.
All monuments along right-of-way being dedicated to the Township, and pins delineating easements being granted to the Township, shall be installed and certified as to their accuracy and conformance to plan information by the responsible surveyor. Installation and certification shall be provided prior to execution and acceptance of public improvements.

10.
Any pre-existing or new property markers/monuments of a property under construction, or properties surrounding the subject property under construction, which are disturbed by construction activity are required to be reset and re-certified by a licensed surveyor.  Property owner and/or developer of the property under construction resulting in the disturbance shall be held responsible for proper replacement and re-certification of disturbed property markers/monuments.

Section 523. - Parking Facilities.
1.
Off-street parking facilities shall be provided in compliance with the parking requirements of the Zoning Ordinance and the regulations contained herein.

2.
Angled or perpendicular parking shall not be permitted along public streets.

3.
General Parking Lot Standards.

A.
Parking shall not be permitted along driveways which serve as the entrance(s) or exit(s) to parking areas.

B.
Parking areas shall be set back from boundary lines and ultimate right-of-way lines in compliance with the requirements of the Township Zoning Ordinance.  In any case not regulated by zoning, parking areas shall not be located closer than fifteen feet (15') from any tract boundary line or ultimate right-of-way line.  These setback areas shall be landscaped in accordance with the requirements of Section 515 of this Ordinance.

C.
Where the edge of an existing parking area is located close to a street, driveway, or other parking area and the property is proposed for subdivision and/or land development, a minimum separation of ten feet (10') shall be provided between these features where feasible.  This spacing shall consist of a raised landscape area, preferably curbed, with planting in conformance with Section 515 herein.

D.
Dead-ended parking areas shall be prohibited.

E.
Handicapped parking stalls shall be installed in all parking lots as close and convenient to building entrances as is reasonable.  The specific number and location of handicapped stalls shall be determined by the Board of Supervisors in accordance with current standards and with the advice of the Township Planning Commission and Engineer.

F.
All signage for parking facilities shall be as specified within Section 505.12.

G.
All parking lots shall be provided with adequate lighting to assure safe maneuverability of vehicles, and to promote safety for pedestrians.  Lighting shall be so arranged that no glare affects abutting residences or streets.

H.
All non-residential parking facilities, and all multi-family residential parking facilities and access driveways shall be paved.  Minimum requirements for residential and institutional parking facilities will be eight (8) inches of 3A modified stone, one and one-half inches (1.5") of ID-2 binder, and one inch (1") of ID-2 wearing course.  Commercial and industrial parking facility design requirements shall be subject to approval by the Township Engineer based upon expected traffic loads.  Driveway entrances will be paved in accordance with same requirements.

I.
Outdoor garbage collection facilities must be screened from view by landscaping and/or fencing.

J.
Parking facilities must be screened in such a manner that vehicle headlights are not intrusive to adjacent residential properties.  Grading to recess the parking facility, raised berms, landscaping and fencing are acceptable methods to screen the parking facility.

K.
Parking area runoff may be addressed by means of porous pavement or underground storage facilities, subject to approval by the Township Engineer.

4.
Residential Parking Lots.

A.
Parallel rows of parking spaces, which are not separated by a driveway, shall be separated by a raised and/or curbed planting strip, a minimum of ten feet (10') wide, landscaped in accordance with Section 515 herein.

B.
A single row of parking spaces located parallel to and between two (2) driveways, shall be separated from one of the driveways by a raised and/or curbed planting strip, a minimum of five feet (5') wide, landscaped in accordance with Section 515 herein.

C.
Parking lots shall be divided into sections of not more than twenty (20) cars each, with the sections separated by raised and/or curbed planting strips, a minimum of ten feet (10') wide, landscaped in accordance with Section 515 herein.

D.
The entire parking lot perimeter shall be landscaped in compliance with Section 515 herein.

5.
Non-Residential Parking Lots.

A.
Parking lots with a capacity of from fifteen (15) to one hundred (100) cars shall require a raised and/or curbed planting strip, a minimum of ten feet (10') wide, landscaped in accordance with Section 515 herein, around the entire perimeter except where the buildings, driveways, and walkways are located.

B.
Parking lots for more than one hundred (100) cars shall be divided into sections by raised and/or curbed planting strips, a minimum of ten feet (10') wide, landscaped in accordance with Section 515 herein.

(1)
These planting strips shall be located parallel to the rows of parking, to serve the following purposes:

a.
To separate main access (entrance-exit) driveways from rows of parking spaces.

b.
To separate other major driveways from rows of parking spaces (service drives, general internal circulation).

c.
To separate large parking areas into smaller units at intervals of not more than four (4) rows of parking stalls with each unit capacity not greater than one hundred (100) cars.

d.
Refer Appendix "C"  for an illustration of appropriate locations and use of these planting strips.

(2)
The ends of rows of parking shall be marked as islands by means of painted lines or the use of different paving materials such as paving blocks, bricks, or round stones.

a.
Each row of spaces shall contain a marked end island equal in size to one (1) parking space.

b.
Parking shall be prohibited on these islands.

c.
The first parking space abutting the end of each island shall be reserved and marked for handicapped parking, at the end of the row closest to the building unless more convenient locations are possible and reasonable.  Ramps shall be provided at convenient intervals for access between parking surface and sidewalks.

(3)
For parking areas with an ultimate capacity greater than five hundred (500) cars, the requirements of 523.5.B.(1) may be modified by the Supervisors to provide separation into units at intervals of six (6) rows of parking stalls, with each unit capacity no greater than one hundred fifty (150) cars.

(4)
The Applicant may request the Township to permit an alternative design which achieves the purposes of these parking area requirements as well or better than the requirements herein.  The final decision to permit an alternative design shall be made by the Board of Supervisors.

C.
The primary plant materials used shall be shade or canopy trees, chosen from the list of plant materials in Section 515.  These trees shall be planted in the planting strips at a spacing equal to the minimum spacing recommended for the type of tree.

D.
Additional planting is encouraged and may include a variety of ornamental trees, shrubs, and ground covers, chosen from the list of plant materials in Section 515, provided that:

(1)
At the ends of planting strips at driveway intersections, drivers' visibility shall be maintained by limiting planting for the end thirty-five feet (35').

(2)
At the ends of planting strips between rows of parking spaces, visibility shall be maintained by limiting planting for the end twenty feet (20').

(3)
Limiting planting shall mean:

a.
Not more than one (1) shade or canopy tree within the area.

b.
No shrubs or ground cover plants exceeding two feet (2') in height.

c.
No evergreen trees.

E.
The specific purposes to be served by these requirements are:

(1)
To add visual character and improve the appearance of large parking areas by reducing their massiveness into smaller units.

(2)
To provide shade for parked cars.

(3)
To reduce random vehicular flow across parking areas.

(4)
To permit a high level of visibility for these uses (stores, offices) for which visibility is an important factor.

(5)
To facilitate snow removal and storm drainage, and to conserve energy in construction and resurfacing operations, by permitting relatively large units of paving surface, not obstructed by numerous, small, barrier island areas.

F.
Non-residential parking facilities must be located or designed in such a manner that they are visibly secluded from eye level to adjacent residential properties.

6.
Driveways/Access Aisles. The following requirements apply to all driveways/access aisles within all sites proposed for land development, as well as to other sites proposed for development which will provide parking capacity for  fifty (50) or more cars:

A.
A smooth transition shall be provided between the driveway section required for access to a public street and the driveway(s) required for internal site circulation.

B.
The width of entrance and exit drives shall be:

(1)
A minimum of twelve feet (12') for one-way use only.

(2)
A minimum of twenty four feet (24') for two-way use.

(3)
A maximum of thirty five feet (35') at the street line and fifty-four feet (54') at the curb line.

C.
Storefront driveways in shopping centers shall have a minimum paved width of thirty-five feet (35'), to allow one (1) lane in each direction and a fire lane along the sidewalks.

D.
Driveways along other non-residential buildings shall have a minimum paved width of twenty-six feet (26'), except where a fire lane is proposed, the width shall be thirty-five feet (35').

Wherever feasible, internal circulation driveways shall extend from access drives in locations which permit and encourage entering traffic to turn and enter the parking aisles without first traveling along a building-front driveway.  This feature is intended to reduce the volume of vehicular traffic along building front driveway to make it safer for pedestrian traffic.  Refer Appendix "C" for illustration of this concept.

7.
Parking Space and Driveway Dimensions.

A.
Parking space and parking aisle driveway dimensions shall be in compliance with the following standards.

Angle of
Parking Space
Aisle Width

Parking
Depth
Width
One-Way
Two-Way
90o
19'
9.5'
20'
24'

60o
21'
10'
18'
20'

45o
19'
10'
15'
18'

B.
Where appropriate, parallel parking may be provided utilizing a stall width of eight feet (8') and a minimum length of twenty-two feet (22').

C.
Where vehicles may overhang, a planting strip or other landscaped area provided in compliance with this Ordinance, the depth of the row of parking spaces may be reduced up to three feet (3'), provided the planting strip or other landscaped area is increased an equal amount.  Refer to Figure 3 for this concept.

D.
A minimum of twenty feet (20') of open space shall be provided between the outside wall of any multiple family dwelling or non-residential building and any parking space to provide access for fire fighting equipment, unless waived by the Township.

E.
All paved parking stalls must be delineated with four inch (4") wide line striping along their entire length.  When curb is not installed along perimeter of parking areas and paving is not required, parking stall locations must be delineated with concrete tire stops, bollards, or by other means acceptable to the Township.

8.
Off-Street Loading Facilities.

A.
All off-street loading spaces as required by the Zoning Ordinance shall be no less than fourteen feet (14') wide, fifty feet (50') long, and seventeen feet (17') high, exclusive of drives and maneuvering space, and located entirely on the lot being served.

B.
There shall be appropriate means of access to a street or alley as well as adequate maneuvering space. Adequate maneuverability shall be demonstrated on the plan by the use of diagrams for “Minimum Turning Path” for Design Vehicles, a Policy on Geometric Design of Highways and Streets, 1990 edition, as revised.

C.
All required loading facilities shall be provided and maintained as long as the use exists which the facilities were designed to serve.  

Section 524. - Alleys.
1.
Alleys may be permitted upon approval of the Board of Supervisors in performance standard subdivisions, cluster subdivisions, or mobile home park developments as a means of providing direct off-street parking and access for narrow lots in accordance with the following provisions.

2.
Alleys are intended to provide access to the rear of residential lots for services and on-lot parking.

3.
Frontage on an alley shall not be construed to satisfy the requirements of the Zoning Ordinance for frontage on a street.

4.
No parking shall be provided for, or permitted within, the cartway of the alley.

5.
Street systems which contain alleys shall be designed to discourage through traffic on the alleys.

6.
Any portion of an alley located between two (2) points of ingress and egress shall provide rear access to no more than fifty (50) dwelling units.

7.
Alleys may only intersect secondary or primary streets.

8.
Alley length shall not exceed a distance of six hundred sixty feet (660') as measured between two (2) points of ingress and egress.

9.
Alleys shall be centered on a rear or side lot line and shall be designed with a twenty feet (20') wide easement and a paved cartway width of twelve feet (12').  Except where specifically approved by the Board of Supervisors, all alleys shall be designed for one-way traffic.  Where two-way traffic is permitted by the Board of Supervisors, a cartway width of twenty feet (20') shall be provided.

10.
Parking shall be limited to a distance not to exceed thirty feet (30') from the alley centerline.

11.
Alley construction must be in accordance with street construction standards of Section 506.6.

12.
Alleys not accepted for dedication to the Township shall provide permanent easement rights of access to all properties served by the alley and adequate funds or financial guarantees to insure snow plowing, maintenance, and repair by property owners served by the alley.

13.
Alleys shall be required for a minimum of fifty percent (50%) of all dwelling units within a performance standard subdivision (B-3) except for multiplex and apartment housing types.  Performance standard subdivisions consisting of less than fifteen (15) dwellings are exempt from this requirement if the developer can show that the placement of alleys within the proposed development is not conducive to good site design and layout.

Section 525. - Recreational Facilities.
1.
Definitions.

A.
Recreational Lands.  Areas within a subdivision or land development that are set aside, designed, and constructed for the express purpose of providing recreational facilities for that subdivision or land development.  Recreational lands may be part of required Open Space, in accordance with Zoning Ordinance Section 602(3), but may not include any residential lot areas, street right-of-ways, stormwater management areas, or utility right-of ways.  Recreational lands shall not include narrow or irregular pieces of land that serve no recreational function or are remnants from the plotting of lots, streets and/or parking areas.

B.
Recreational Facilities. Components, equipment, graded fields, structures, or other improvements that satisfy minimum design and performance criteria.  All recreational facilities must conform to the Township Playground Code where appropriate.

2.
General Requirements.

A.
All residential subdivisions/land developments are required to provide recreational trails in accordance with Section 525.3.D.

B.
The following subdivisions/land developments shall provide recreational lands and recreational facilities in addition to recreational trails:

(1)
Residential subdivisions/land developments in the R-3 Zoning District of more than three (3) lots.

(2)
Industrial subdivisions/land developments proposing more than twenty thousand square feet (20,000 sq.ft.) gross floor area.

C.
The recreation facilities shall be constructed on recreational lands.  Subdivisions/land developments that are required to provide recreational facilities under Subsection 525.2.B must provide the following mandatory classes of recreational facilities:

Playgrounds

Recreational Fields

Village Greens

Recreational Trails

D.
Subdivisions/land developments that are required to provide recreational facilities under Subsection 525.2.B. shall provide the following optional classes of recreational facilities as required by this Section:

Basketball, Volleyball, and Tennis Courts

Shuffleboard and Bocce Courts

Backstops

Soccer and Lacrosse Goals

Pavilions

Gazebos

Community Centers

Fitness Trails

Skate Parks

E.
Recreational facilities shall be provided in accordance with the individual requirements for each type of facility as described in this Section.

F.
Recreational facilities and lands shall be centrally located and readily accessible to all residents of the subdivision/land development.

G.
Recreation lands shall be configured to accommodate all the recreation facilities and activities proposed by the subdivisions/land development plans.  The recreation lands shall be improved so that they are usable for the intended activity, including the installation of necessary facilities and equipment.  All proposed improvements, including facilities and equipment, must be approved by Bedminster Township.

H.
Recreational facilities shall not be traversed by utility easements or rights-of-way unless said utilities are placed underground and no part of them or their supportive equipment protrudes above ground level.

I.
Adequate buffering/fencing shall be constructed to separate recreational lands and/or facilities from adjoining properties.

J.
Recreational lands and facilities shall be owned, maintained, and preserved in accordance with Section 625 of the Bedminster Township Zoning Ordinance.  Recreational lands and/or facilities to be dedicated to the Township shall meet the requirements of Use E1-Recreational Facility as described in Section 405 of the Bedminster Township Zoning Ordinance.  At a minimum, such lands or facilities will include parking spaces for that particular facility, at a rate of three (3) spaces per playground, ten (10) spaces per recreational field, and three (3) spaces near each trail head or destination point.  All parking areas for a recreation facility shall be located a maximum fifty feet (50') from that facility.

K.
Signage.

(1)
“No Smoking” signs will be posted at all playgrounds; along the borders of all recreational fields, courts, and trails; and in and around all pavilions, gazebos, and community centers.  Such signs shall be posted at reasonable distances and locations, as determined by the Township.

(2)
All recreational facilities shall post signs alerting users to the proper age group for the facilities, and where necessary, proper use of the facilities.

3.
Mandatory Facilities for Residential Subdivisions/Land Developments - All residential subdivisions/land developments required to provide mandatory recreational facilities and recreational lands, the following subsections indicate the type, number, and class of facilities required within these subdivisions/land developments.

A.
Playgrounds.

(1)
A minimum of one hundred square feet (100 sq.ft.) per dwelling unit must be planned and constructed as a playground.  This requirement does not apply to dwelling units used as Use B-4-Elderly Housing, as described by the Bedminster Township Zoning Ordinance.  In no case will a playground be less than two thousand square feet (2,000 sq.ft.) in size.

(2)
All dwelling units must be within one thousand feet (1,000') walking distance from the perimeter of at least one (1) playground within the subdivision/ land development.

(3)
Playgrounds, their equipment, components, and surfacing shall comply with the Americans with Disabilities Act and the Bedminster Township Playground Code.

(4)
Each residential subdivision/land developments is required to provide playgrounds incorporating play structures in accordance with the following Table:

	Dwelling Units
	Ratio of Components to Dwelling Units
	Preferred Configuration*

	4 to 17
	N/A – Applicant must provide 6 components
	Applicant must provide a 6-component structure

	18 to 50
	1:3
	8-component structures

	51 to 150
	1:3
	8- or 12-component structures

	151 and up
	1:3
	Applicant must provide a 20-component main structure plus additional 8- and 12-component structures as needed


*
Applicants proposing a development containing more than seventeen (17) dwelling units do not have to provide, however, more components than required by the ratio so as to install a structure in the preferred configuration.

(5)
Components of playground equipment may include the following:  slides, climbers, tunnels, cyclers, swings, spring riders, seesaws, and overhead exercise events.  Bridges, ramps, enclosures, and panels only count as one-half (.5) of a component for the purposes of fulfilling the component requirement.  Roofs and decks do not count toward fulfilling the component requirement.

(6)
Use of the playgrounds shall be limited to daylight hours only.  No lighting shall be installed.

(7)
Every playground shall be enclosed by a gated fence, four feet (4') tall, constructed of wooden, unpointed pickets.  Gates shall be self-closing and self-latching.  A landscaped buffer shall be provided around the outside of the fence a minimum of ten feet (10') in width.

(8)
Seats and/or benches shall be provided along the perimeter of the playground.  A drinking fountain connected to a potable water supply and a waste receptacle shall be located within the playground.  A four-slot bike rack shall be located adjacent to, but outside of, the playground fence.

(9)
Minimum dimensional criteria will be as follows:

Minimum area:
2,000 square feet within the fence.

Minimum horizontal dimension:
35 feet

Minimum setbacks:

From lot lines and right-of-way

lines of local streets
25 feet

From the ultimate right-of-way

lines of collectors

and arterials
50 feet
B.
Recreational Fields.

(1)
A minimum of one thousand square feet (1,000 sq.ft.) per dwelling unit must be planned and constructed as recreational fields.

(2)
Recreational fields shall be used only during daylight hours.  No lighting shall be installed.

(3)
Recreational fields are intended for informal, neighborhood use.  Recreational fields shall not be used for formalized programs such as Little League baseball, youth soccer, midget football, etc. unless they met the requirements of Use E1-Recreational Facility as described in Section 405 of the Bedminster Township Zoning Ordinance and are located, designed, and intended for use by the entire Township.

(4)
Recreational fields shall consist of a lawn area, unobstructed by trees, shrubs, benches, playground equipment or other obstructions.  Recreational fields shall be planted with special turf grass mixtures to accommodate the intended use and wear.  Trees and shrubs shall be installed along the perimeter of a recreational field to define its limits, enhance its appearance, and filter noise generated by activities.  Individual planting schemes for recreational fields may vary from location to location, but a minimum of one (1) large tree and four (4) shrubs or hedges for every fifty feet (50') of recreational field border shall be installed.

(5)
Recreational fields shall be not less than one percent (1%) nor more than one and one-half percent (1.5%) grade and shall be well-drained so that they are suitable for use in good weather.

(6)
Recreational fields must be fenced whenever the edge of a field is within fifty feet (50') of any of the following:

a.
Stormwater management facilities.

b.
Playgrounds.

c.
Slopes exceeding eight percent (8%).

d.
Wetlands, watercourses, riparian buffers, lakes, and/or ponds seventy-five feet (75') where riparian buffer is required).

e.
Other locations as may be determined by the Township.

The fence provided must be eight feet (8') high, non-pointed.  Gates or passageways must be provided at the mid-point of each proposed fence run.

(7)
Seats and/or benches shall be provided along the perimeter of all recreation fields.  Bike racks shall be provided adjacent to, but not within, the recreational field area.  A minimum of six (6) slots per recreational field is required.

(8)
All recreational fields must meet the following minimum criteria:

Minimum area:
20,000 square feet

Minimal horizontal dimension:
125 feet

Minimum setbacks to the edge of playfield.

From any dwelling unit:
100 feet

From any property line:
  50 feet

From the ultimate right-of-way

of local streets and alleyways:
  50 feet

From the ultimate right-of-way

of collector/arterial streets:
100 feet

C.
Village Green.

(1)
A village green will be required for all residential subdivisions/land developments proposing more than twenty-four (24) dwelling units.

(2)
All dwelling units must be within one thousand five hundred feet (1,500') walking distance from the perimeter of at least one (1) village green within the subdivision/land development.  A village green shall be located in the approximate center of the group of dwellings it serves within the subdivision/land development.  The dwelling units shall be located in a radial pattern extending out from the village green.

(3)
All dwelling units abutting a village green must front and face the village green.  Dwelling units located along a street abutting a village green must front and face the village green.

(4)
Village greens shall not be less than one (1) nor more than one and one-half percent (1.5%) grade and shall be well-drained.

(5)
Village greens shall have trees planted along their perimeter in accordance with the street tree requirements of this Ordinance.

(6)
A minimum of fifty percent (50%) of the perimeter of a village green shall abut a street.  Sidewalks shall be provided along all streets fronting a village green.

(7)
Pavilions and gazebos may be located in the village green.

(8)
Individual village greens shall be sized variably in accordance with the following table:

	Lots*
	Minimum Area of Village Green per Lot
	Minimum Dimension in Any Direction

	25th to 74th
	600 sq. ft.
	125 feet

	75th to 150th
	500 sq. ft.
	150 feet

	151st and up
	400 sq. ft.
	200 feet


*
Please note that regardless of the size of the proposed subdivision/land development, the minimum area and dimensions must be provided as listed on this Table.  For example, a subdivision with seventy-six (76) units does not get the benefit of five hundred square feet (500 sq.ft.) minimum area for the entire subdivision but just for the 76th dwelling unit.

(9)
The area of the village green may be credited towards the area required for recreational fields by this Section, but only if the following conditions are met:

a.
The village green conforms to the dimensional, area, and setback requirements of Subsection 525.3.B.

b.
A picket-style fence, maximum of four feet (4') in height, must be installed along all perimeters of the village green that abut a street.  The fence shall have openings at all street crossings and walkway crossings.  The edge of the fence shall be considered as the edge of the village green, for calculating minimum required recreational field area.

c.
The required sidewalk shall be installed between the fence and the curb.

d.
No optional facilities, except for a gazebo, may be placed upon the village green.

D.
Recreational Trails.

(1)
Recreational trails include pedestrian paths and nature trails.  Recreational trails provide pedestrian access and recreational opportunities within and/or around a site.  Recreational trails are different from, fulfill different needs, and may be required in addition to sidewalks, bikeways, and greenways as may be required by other Sections of this Ordinance.

(2)
The required minimum length of the recreational shall equal the total front footage of the subdivision/land development.  The total front footage is the total width of all the street frontage within and/or abutting the subdivision/land development including frontage along existing streets, as measured at the street line.  The total front footage of lane lots shall be measured at the point where the minimum required lot width to provide a front yard setback is satisfied.  If the average lot size within the subdivision/land development exceeds two (2) acres per lot, then the required minimum trail length shall be one-half (.5) the total front footage of the subdivision/land development.  Farmland tracts with no existing or proposed dwellings may be excluded from the total front footage calculation.

(3)
Recreational trails shall be constructed within a fifteen foot (15') wide easement or right-of-way.  The Township may, but shall not be required to, accept the trail and right-of-way for dedication.

(4)
All recreational trails shall be a minimum of eight feet (8') in width and shall be constructed with six inch (6") crushed stone base course topped by two inch (2") ID-2 wearing course.

(5)
All topsoil removed during the construction of a recreational trail must be kept on-site and redistributed throughout the rest of the subdivision/land development.

(6)
Low spots shall be avoided.  Where recreational trails cross watercourses or swales, drainage pipes or footbridges shall be designed and installed to carry runoff and storm flows in accordance with driveway pipe design criteria of Section 511.  Such drainage pipes must be designed to convey the 10-year frequency storm without being overtopped.  If the drainage through the low spot exceeds ten (10) cubic feet per second for the 10-year storm, a footbridge shall be used to cross the low spot.  Design approval must be obtained through the Township and any applicable agencies.

(7)
Recreational trails shall be signed in accordance with Federal Highway Administration (FHWA) and PennDOT signage criteria regarding location and types of signage.

(8)
Proposals for recreational trails must include an analysis of the proposed trail within the Pennridge Area Greenway Plan, including connection points, feasibility of future connections, establishment of easements for recreational trail construction, and methods of recreational trail maintenance and upkeep.

(9)
Recreational trails may be laid out within the required open space.  Recreation trails also may be located along the perimeter of stormwater management areas located in open space and may co-exist with resource protected areas or easements.  In the AP Zoning District, recreational trails may be located long the edge of the farmland tract, if the corner points are established in the Pennridge Area Greenway Plan, to connect points along the edges of the tract.

(10)
Recreational trails may be located within the right-of-way of streets, but only as a connection between an interior trail within required open space and other recreational trails located off-site or in order to cross a street or to connect to sidewalks.  Only fifty feet (50') of the recreational trail located within the right-of-way of a street may be credited toward meeting the minimum length requirements for recreational trails set forth in this Ordinance.  The location of a recreational trails within the right-of-way of a street shall be subject to approval by the Township.

(11)
Any proposed recreational trail system shall conform to the following design criteria:
Maximum grade:
  10%

Minimum centerline radii:
  15 feet

  60 feet for bikeways

Minimum overhead clearance from trail:
    8 feet

Minimum centerline sight distance:
  60 feet

130 feet for bikeways
(12)
Painted crosswalks shall be provided at intersections between trails and/or sidewalks located on opposite sides of the street and/or where a trail/sidewalk ends on one side of a street and another trail/sidewalk starts on the opposite side of the street.

4.
Optional Facilities for Residential Subdivisions/Land Developments - In addition to the mandatory facilities described above, Applicants are also required to design and install optional recreational facilities of their choosing, in accordance with the calculations derived in this Subsection.  For each proposed dwelling unit that is of a particular type, the Applicant will be charged the number of Option Points associated with that particular type of dwelling.  The total number of Option Points for any particular subdivision/land development is the cumulative total of all the Option Points for all the proposed dwellings within that subdivision/land development.  Each class of optional facility has been assigned a Option Credit value.  The total number of Option Credits for any particular subdivision/land development is the cumulative total of the Option Credits for all the optional recreational facilities proposed to be installed in the subdivision/land development.  The Applicant must install enough optional recreational facilities so that the total Option Credits for the subdivision/land development equal or exceed the total Option Points for the subdivision/land development.

A.
Total Option Points Calculation Sheet - This sheet must be filled out completely and submitted with all applications for land development and/or subdivision approval.  The Applicant shall use this sheet to calculate the total number of Option Points created by the proposed subdivision/land development.

	Class of Unit
	Unit
	Number of Units Proposed
	Points per Unit
	Total points

	Single Family Dwelling
	Dwelling Unit
	
	4
	

	Two-Family Dwelling
	Dwelling Unit
	
	3
	

	Multi-Family Dwelling
	Bedroom
	
	1
	

	Townhouse
	Dwelling Unit
	
	3.5
	

	Total Option Points
	


B.
Total Option Credits Calculation Sheet - This sheet must be filled out completely and submitted with all applications for land development and/or subdivision approval.  The Applicant shall use this sheet to determine what optional recreational facilities must be installed as a part of the proposed subdivision/land development.  The total number of Option Credits must be greater than or equal to the total number of Option Points as calculated under Subsection A above.  No more than thirty-three percent (33%) of the total number of Option Points may be used up by the installation of any one class of optional recreational facilities

	Class
	Unit
	Units Proposed
	Points per Unit
	Total Points

	Basketball/Tennis/ Volleyball Court
	Each
	
	40
	

	Shuffleboard/ Bocce Court
	Each
	
	20
	

	Backstops
	Each
	
	20
	

	Soccer Goals
	Pair of Goals
	
	20
	

	Lacrosse Goals
	Pair of Goals
	
	10
	

	Pavilion
	1000 Sq. Ft.
	
	40
	

	Gazebo
	100 Sq. Ft.
	
	35
	

	Community Center
	1000 Sq. Ft.
	
	70
	

	Fitness Trail
	Station
	
	15
	

	Skatepark
	1000 Sq. Ft.
	
	60
	

	Total Option Credits
	


C.
Design Specifications for Optional Facilities.

(1)
Basketball Courts, Tennis Courts, Volleyball Courts, Shuffleboard Courts, Bocce Courts, Backstops, Soccer Goals, and Lacrosse Goals shall be constructed in accordance with details and specifications found in Appendix “G” of this Ordinance.

(2)
Skateparks shall be a minimum of three thousand square feet (3,000 sq.ft.) in area, and shall consist of permanent or modular construction as available by Skatewave Modular Skatepark Systems, or approved equal, and applicable design standards from International Inline Skating Association (IISA), as appropriate.

(3)
Gazebos shall be a minimum of two hundred square feet (200 sq.ft.) in area, constructed of wood, and generally of size, shape and design as found in Appendix “G”.

(4)
Pavilions shall be a minimum of one thousand square feet (1,000 sq.ft.) in area, shall be ADA-compliant, and shall include a ten-slot bike rack, waste receptacle, and drinking fountain.  Each pavilion shall provide restroom facilities with keylock entry, and a utility room.  Style, design, and layout of each pavilion shall generally conform with Pavilion design found in Appendix “G”.

(5)
Community Centers shall be a minimum of four thousand square feet (4,000 sq.ft.) of enclosed space, centrally located to the rest of the subdivision/land development.  Design, style and layout of community centers may vary widely, but in general, the center’s exterior shall be constructed of wood, stone, or brick, and contain open activity areas, kitchen facilities, separate indoor-access restroom facilities, and utility and storage rooms.  Parking shall be in accordance with Township Zoning Ordinance requirements.

(6)
For Backstops, Soccer Goals, and Lacrosse Goals, there shall be provided a minimum area of two hundred feet by two hundred feet (200'x200') for each backstop, set of soccer goals, or set of lacrosse goals.  This minimum area may be part of the required recreational field as required under 525.3.B.  If a backstop or set of soccer or lacrosse goals is associated with a two hundred feet by two hundred feet (200'x200') minimum area, no other optional facilities or required facilities may be placed in or along this area to fulfill the requirements of this Section.

5.
Industrial Subdivisions and Developments.

A.
All subdivisions/land developments proposing a total gross floor area greater than twenty thousand square feet (20,000 sq.ft.) within any Industrial Zoning District, and any subdivisions/land developments proposing Industrial Uses in any Zoning District shall meet the following requirements.

(1)
Recreational trails shall be provided throughout the interior of the subdivision/land development.  Except as provided below, these trails shall not fulfill any applicable sidewalk requirement nor shall sidewalks fulfill any part of this requirement for recreational trails.

(2)
The required minimum length of the recreational shall equal the total front footage of the subdivision/land development or the total length of the perimeter of required stormwater management facilities, which ever is greater.  The total front footage is the total width of all the street frontage within and/or abutting the subdivision/land development including frontage along existing streets, as measured at the street line.  The total front footage of a lane lots shall be measured at the point where the minimum required lot width to provide a front yard setback is satisfied.

(3)
At a minimum, trails shall be provided along the perimeter of the stormwater management facilities and shall be connected to the areas of the subdivision/land development that experience heaviest pedestrian use via some type of pedestrian way.  The actual length of the recreational trials may be much greater than the required minimum length depending upon the location of stormwater facilities and the connection method between those facilities and other pedestrian areas within the subdivision/land development.

(4)
Subdivisions/land developments in commercial zoning districts may use sidewalks to meet their recreational trail requirement.  In this instance, the width of the sidewalk shall be increased to six to eight feet (6'-8'), as determined by the Township.  No recreational trails shall be required throughout the interior of the subdivision/land development.

(5)
All recreation trails shall conform to design criteria listed in Subsection 525.3.D. of this Ordinance.

Section 526. - Lighting. 

1.
Lighting shall be provided along public streets, within parking facilities and recreational facilities as required by the Township Board of Supervisors.  Glare shall be controlled in accordance with Zoning Ordinance nuisance standards.

2.
Lighting plan shall be prepared in accordance with Section 403.9.

3.
Suggested values for Average Horizontal Footcandles (HFC) of roadway illumination for midblock segments are:

A.
Commercial Areas (high pedestrian activity) - 2.0 HFC (22 lux).

B.
Intermediate Areas (moderate pedestrian traffic) - 1.4 HFC (15 lux).

C.
Residential Areas (low pedestrian activity) - 1.0 HFC (11 lux).

4.
Typically 5800 lumen lights spaced at two hundred fifty feet (250') will establish an average illumination of 1.5 HFC pending mounting height and obstructions such as street trees.

5.
Illumination within intersection areas (considered all pavement within the inner crosswalk lines) should be equal to the sum of the recommended levels of the two (2) intersecting streets as listed in the following table:

	Predominant Land Use
	Arterial Route
	Collector Street
	Local
Street

	
	
	
	

	Single Family Area
	2.0 HFC
	1.6 HFC
	1.4 HFC

	Multiple Family Area
	2.8 HFC
	2.3 HFC
	2.0 HFC


6.
Intensity of illumination for parking facilities and recreational facilities shall be determined by Bedminster Township on a case by case basis pending actual needs to accommodate the facility.

7.
Lighting shall be installed at developer's expense.  The developer shall also be responsible for all costs involved in lighting public facilities/streets until such time that public facilities/streets are accepted or condemned as public facilities/streets by the Township.

8.
Within major subdivisions, individual driveway lampposts shall be installed at the ultimate right-of-way line on all single-family dwelling lots.

Section 527. - Easements.

1.
Easements for storm sewer, sanitary sewer, utilities and drainage shall be a minimum twenty feet (20') wide.

2.
Easements for site access and driveways shall be a minimum twenty-five feet (25') wide.

3.
To the fullest extent possible, easements shall be adjacent to or centered on rear and side lot lines.

4.
Nothing shall be permitted to be constructed, placed, planted, set or put within the area of any easement that will interfere with the intended use of the easement, the facilities for which the easement was established, or maintenance of the easement and/or facilities.

5.
Driveways shall be centered within access easements unless topographic conditions do not permit same.

6.
No easement or right-of-way for any purpose whatsoever shall be recited or described in any deed unless the same has been shown on an approved subdivision or land development plan.

Section 528. - Refuse Collection.


For all non-residential developments and multi-family residential developments, the following shall apply:

1.
Outdoor collection stations shall be provided for garbage and trash removal when indoor collection is not provided.

2.
Collection stations shall be located to avoid being offensive and shall be screened from view and landscaped.

3.
Collection stations shall not be located in buffer yards.
Section 529. - Bikeway  and Greenway Requirements.

1.
Bikeways. Bikeways are designed to connect the site with other properties/destinations within and outside of the Township and to provide an alternative to public streets for transportation purposes.  Bikeways are different from, fulfill different needs, and may be required in addition to sidewalks, recreational trails, and greenways as may be required by other Sections of this Ordinance.

A.
There are three (3) types of bikeways:

(1)
Bicycle Paths - bikeways laid out on private property, public rights-of-way, open space, and/or recreational areas.  Bicycle paths are physically separated from the paved surface of a roadway, street, or highway or do not follow a street or road.  This is the preferred type of bikeway.

(2)
Bicycle Lanes - paved bikeways located adjacent to the paved surface of a roadway, street or highway or on the shoulder of a roadway, street or highway and are delineated by signs or markings.  The cartway is widened or wide enough to provide an extra travel lane for bicycle use.  The bicycle lane may or may not be separated from the motor vehicle travel lane by a barrier.

(3)
Bicycle Routes - bikeways located in the area of a public roadway, street or highway and is specifically designated and marked as such by appropriate directional and informational signs. The travel lane(s) of the cartway is shared by bicycles and motor vehicles.  This is the least preferred type of bikeway.

B.
Bikeway Requirements.  All subdivisions and land developments shall be required to establish bike paths along or through the site unless waived by the Board of Supervisors.  Bike lanes or bike routes may be required by the Township where this bike path requirement has been waived.

C.
Construction Standards.  All bike paths, bike lanes and bike routes shall be constructed or installed in accordance with the following standards:

(1)
Bike Paths:

a.
The near edge of the path shall not be less than four feet (4') from the face of the curb along any street.  Where this setback cannot be accomplished, a suitable physical barrier shall be provided.

b.
The width of the path shall be eight feet (8').  The Board of Supervisors may permit variations in this width.

c.
Bicycle paths shall, as near a possible follow, the contour lines of the particular area where the paths are to be installed.

d.
Curb ramps, the same width as the bike path, shall be installed to permit the crossing of intersecting streets.  Curb ramps shall have a maximum slope of 6:1 with side having maximum slope of 2:1.

e.
The vertical clearance from the bicycle path surface to overhead obstruction shall be not less than ten feet (10').

f.
The bicycle path shall be constructed of four inch (4") aggregate base of either gravel, crushed stone or slag with two inch (2") asphalt binder coarse and a one inch (1") wearing course.

g.
All bike paths shall be constructed to ensure adequate and proper drainage and to prevent the bike path from being inundated by surface drainage.

h.
The entire design and construction of the bike paths shall be in accordance with good engineering practice, meet the requirements of PennDOT Publication 408, and shall be subject to the approval of the Township Engineer.

(2)
Bike Lanes:

a.
A bike lane shall not be installed on roads, streets or highways which have a posted speed in excess of forty-five (45) miles per hour.

b.
The minimum width of the bike lane where no curb is present shall be four feet (4') for one-way bike traffic.  When the bike lane is adjacent to a curb or on streets with parking, the minimum width shall be five feet (5').

c.
Bicycle lanes shall be marked with bright paint stripes at least four feet (4') from the outer edge of the pavement and approximately six inches (6") wide.

d.
Bicycle lanes on State roads shall conform to regulations of the Pennsylvania Department of Transportation.

e.
Where a roadway, street or highway is widened to include a bicycle lane, the added pavement area shall be installed in accordance with the street construction requirements of the Township.

(3)
Bicycle Routes:

a.
A bicycle route shall not be installed on roads, streets or highways where the posted speed limit is in excess of twenty-five (25) miles per hour.

b.
Where a bicycle route is designated by the Board of Supervisors, the roadway, street or highway shall be painted with symbols or posted with signs designating the bicycle route.

2.
Greenways.  Greenways are designed to connect the site with other properties/destinations within and outside of the Township for both people and wild animals and to provide recreational opportunities.  Greenways are different from, fulfill different needs, and may be required in addition to sidewalks, recreational trails, and bikeways as may be required by other Sections of this Ordinance.  All greenways shall comply with the following:

A.
All sites containing a watercourse requiring a riparian buffer shall provide a greenway within or along side the riparian buffer.  All sites containing or located between two (2) or more significant environmental features, such as lakes, ponds, wetlands, or forests, shall provide a greenway between those features.

B.
Greenways shall be a minimum of fifty feet (50') wide and contain a six foot (6') wide walking path.

C.
Construction standards:

(1)
Except for the walking path, all greenways shall be left in their natural state.

(2)
The walking path may be paved, or covered with gravel, wood chips, or the like, at the Township’s discretion.

(3)
All walking paths shall be constructed to ensure adequate and proper drainage and to prevent the path from being inundated by surface drainage, where possible.

(4)
If paved, the walking path shall be constructed of four inch (4") aggregate base of either gravel, crushed stone or slag with two inch (2") asphalt binder coarse and a one inch (1") wearing course.

(5)
The entire design and construction of the greenway and walking paths shall be in accordance with good engineering practice, meet the requirements of PennDOT Publication 408, and shall be subject to the approval of the Township Engineer.

3.
Signs and Markings.  All signs and markings required, pursuant to the terms of this Section, shall conform to the standards set forth in the manual on Uniform Traffic Control Devices, U.S. Government Printing Office (1971), or subsequent amendments.

4.
All bikeways and greenways shall be permanently protected and preserved by the placement of an easement over their entire length and width.

Section 530. – Design Standards for Subdivisions in the AP District.
1.
The following is a list of design standards for subdivisions in the AP District.  The overall objective for designing a subdivision in the AP District is to minimize the impact of the new residential lots on the ability to continue agricultural practices on the Farmland Preservation Tract.  These design standards shall be used in laying out the subdivision in the Buildable Area of the site.

A.
The cartway for interior streets shall be twenty-four feet (24').

B.
Grass swales shall be used, unless curbs are needed for stormwater management.

C.
Street trees shall be planted on both sides of interior streets.

D.
A sidewalk shall be provided on one (1) side of interior streets.

E.
Side loaded garages are recommended.  If not, the garages shall be set back at least fifteen feet (15') from the front façade of house.

F.
Buffer yard between the Farmland Preservation Tract and the residential area shall be constructed in the following sequence:  farmland, required buffer width, fence, dense plant material, and lots.

G.
Residential lots shall be located to have the least intrusion and impact on the preserved agricultural land.

H.
Whenever possible locate residential lots in woodland on the tract.

I.
Orient residential lots inward, rather than outward to preserved farmland.

J.
When possible, the preserved agricultural land should be located adjacent to agricultural land on an adjacent property or properties.  Contiguous areas of agricultural land shall be maintained.

K.
On-lot best management practice techniques for stormwater management facilities shall be employed.

L.
Fields currently in an agricultural use should have priority for inclusion in the Farmland Preservation Tract.

M.
Tree rows that define fields or property lines, and along existing road frontage should be retained, whenever possible.  Invasive plants shall be removed from these rows and gaps in existing rows shall be filed with appropriate plants and trees.  Tree rows can be used as is or expanded to satisfy buffer yard requirements.

N.
Building lots shall be grouped in one (1) or more of the Buildable Areas on the tract.  The Applicant shall avoid scattering building lots throughout the site and interfering with the Agricultural Preservation Tract.

2.
Existing Farmland Preservation Tracts cannot be used to meet the farmland preservation requirements of a new subdivision or land development.
Section 531 – Reforestation/Afforestation.
1.
All proposed major subdivisions or land developments shall comply with the following:

A.
Conduct afforestation on the site in accordance with the following:

(1)
A site located in the R-3 Zoning District and having less than twenty-five percent (25%) of its base site area covered by woodlands shall be afforested up to at least twenty-five percent (25%) of the base site area.

(2)
A site located in the C-1, C-2, or I Zoning Districts and having less than fifteen percent (15%) of its base site area covered by woodlands shall be afforested up to at least fifteen percent (15%) of the base site area.

(3)
A site containing the following natural resources protected under the provisions of the Township’s Zoning Ordinance that are not covered by woodlands shall entirely afforest these unforested natural resource areas:  floodplains, floodplain soils, riparian buffers, wetland margins, lake & pond shorelines, and steep slopes.

B.
Conduct reforestation on the site in accordance with the following:

(1)
When the woodlands cover on a site is currently below the afforestation percentages described in Subsection A above, any existing woodlands removed by the Applicant shall be reforested upon the site on a two to one (2:1) ratio based upon square footage (i.e., if one thousand square feet [1,000 sq.ft.] of forest is cut down, it must be reforested with two thousand square feet [2,000 sq.ft.] of forest).  Any reforestation of removed pre-existing woodlands shall be in addition to any trees planted to meet the afforestation requirements of Subsection A. above.

(2)
When the woodlands cover on a site is currently above the afforestation percentages described in Subsection A above, any existing forest removed by the Applicant shall be reforested on the site on a one to one (1:1) ratio based upon square footage (i.e., if one thousand square feet [1,000 sq.ft.] of woodlands is cut down, it must be replaced with one thousand square feet [1,000 sq.ft.] of woodlands).

2.
Priorities and methods for afforestation and/or reforestation.

A.
The following are considered a priority for afforestation and/or reforestation:

(1)
The establishment or enhancement of woodlands within or adjacent to riparian buffers.

(2)
The establishment or enhancement of woodlands on 100-year floodplains, when appropriate.

(3)
The establishment or enhancement of forest corridors to connect existing woodlands within or adjacent to the site.  Where practical, forest corridors should be a minimum of three hundred feet (300') in width to facilitate wildlife movement.

(4)
The establishment or enhancement of forested buffers adjacent to critical habitats, where appropriate;

(5)
The establishment or enhancement of woodlands on slopes of eight percent (8%) or greater.

(6)
The establishment of forested areas adjacent to existing woodlands to increase the overall area of contiguous woodlands cover.

B.
Any proposed afforestation or reforestation shall be designed to best serve the priorities listed in the previous Subsection.  Any afforestation or reforestation area establishing a new woodlands shall be at least one hundred feet (100') in length, width, or any other dimensional standard.  All afforestation and reforestation areas shall be protected by the placement of a conservation easement upon the site.

C.
All afforestation and reforestation shall be completed using whip stock of mixed hardwoods with a minimum height of two feet (2').  One (1) tree shall be planted for every one hundred square feet (100 sq.ft.), or part thereof, of afforestation or reforestation proposed/required.  Bare root whips shall be planted between October 15th and December 1st, and potted whips shall be planted between March 15th and May 1st.  Planted whips shall be fertilized, mulched, staked, and protected from browsing animals.

D.
The trees used in the afforestation or reforestation shall be native to the Township or appropriate related cultivars of trees native to the Township.  Replacement trees must be approved by the Township and, where appropriate, preference will be given to replacement trees of the same species as the trees removed from the site.

E.
Prior to any planting of trees, all noxious weeds, invasive plants, and non-native plants shall be removed and permanently eliminated from the afforestation and reforestation areas.  Noxious weeds, invasive plants, and non-native plants include, but are not limited to the following:

· Cannabis sativa, commonly known as Marijuana 

· Cirsium arvense, commonly known as Canadian thistle

· Rosa multiflora, commonly known as Multiflora rose

· Sorghum halepense, commonly known as Johnson grass

· Polygonum perfoliatum, commonly known as Mile-a-minute

· Pueraria lobata, commonly known as Kudzu-vine

· Cirsium vulgare, commonly known as Bull or Spear Thistle

· Carduus nutans, commonly known as Musk or Nodding Thistle

· Sorghum bicolor, commonly known as Shattercane

· Datura stramonium, commonly known as Jimsonweed

· Lythrum salicaria, commonly known as Purple Loosestrife, including all cultivars

· Heracleum mantegazzianum, commonly known as Giant Hogweed

· Galega officinalis, commonly known as Goatsrue

· Norway Maple

F.
All afforestation and reforestation shall occur upon non-buildable areas of the site, including open space, recreation lands, buffers (but shall be in addition to any buffer requirements), stormwater management facilities, and other such areas, so long as the afforestation/reforestation does not adversely effect their function and/or capacity. No afforestation/ reforestation shall occur upon residential building lots smaller than five (5) acres.

G.
All afforestation and reforestation shall be completed prior to the recordation of the approved subdivision or land development plan or be guaranteed to be completed pursuant to the development/financial security agreements required under this Ordinance.  In all cases, any proposed afforestation or reforestation shall be completed prior to the issuance of any zoning, building, or use and occupancy permits.

H.
All afforestation and reforestation areas shall be maintained until eighteen (18) months after the completion of construction upon the site and acceptance of the public improvements by the Township. Such maintenance shall include, but not be limited to, the replacement of any dead, dying, damaged, or diseased trees; installation and maintenance of fencing and other types of protection against animal browsing; and removal of any and all noxious, invasive, and/or non-native plants.

I.
All afforestation and reforestation shall be conducted in conformance with State and Federal Best Management Practices.

3.
Forest Conservation Fund.  The Township hereby establishes a Forest Conservation Fund.  If an Applicant subject to this Section demonstrates to the satisfaction of the Board of Supervisors that the requirements for reforestation or afforestation cannot be reasonably accomplished onsite, the Applicant shall contribute a fee-in-lieu of the actual cost of the reforestation or afforestation, as approved by the Board of Supervisors, into the Township's Forest Conservation Fund.  At its discretion, the Board of Supervisors may permit an Applicant to meet all or part of this fee-in-lieu of requirement by enhancing existing woodlands or other natural areas on the site through the removal of noxious and nonnative plants, the planting of native plants, or other means.

4.
Preservation.  The following trees, shrubs, plants, and specific areas shall be granted priority for preservation and protection and shall be left in an undisturbed condition unless the Applicant has demonstrated, to the satisfaction of the Board of Supervisors, that reasonable efforts have been made to protect them and the plan cannot be reasonably altered:

A.
Trees, shrubs and plants located in the following sensitive ecological areas:  steep slopes, riparian buffers, one-hundred year floodplain, floodplain soils, streams, watercourses, Waters of the Commonwealth, Waters of the United States, lakes, ponds, wetlands, wetland margins, and critical habitats.

B.
Any part of a contiguous woodlands that is ten (10) acres or larger.

C.
Trees, shrubs or plants determined to be rare, threatened, or endangered under the Federal Endangered Species Act of 1973 (16 U.S.C. §§1531-1544 and 50 CFR Part 17) or placed upon the Pennsylvania Threatened Species List or the Pennsylvania Endangered Species List (34 Pa.C.S.A. §2101 et seq.).

D.
Trees that are part of a historic site; associated with a historic structure; or have been designated as a national, state, or county champion tree.

E.
Any tree having a dbh of thirty-six inches (36") or more, or least seventy-five percent (75%) of the dbh of a designated national, state, or county champion tree of that species.

5.
Exemptions.  The following shall be exempt from the requirements of this Section, however, exempt trees still must be replaced pursuant to this Section or Section 515, whichever may be applicable:

A.
Removal of trees that are diseased or have suffered severe damage.

B.
Removal of dead or dying trees that pose a hazard to structures or human life or any tree whose angle or growth makes it a hazard to structures or human life.

C.
Removal of any and all invasive and/or non-native species of trees.

6.
Future Applicability.

A.
If within five (5) years prior to applying for subdivision and/or land development approval or after applying for such approval, woodlands or trees are removed from areas on a parcel of land which would be granted priority for preservation and protection under Subsections 531.4.A or .4.B above, then the removed forest/trees shall be replaced on a five-to-one (5:1) ratio based upon square footage [i.e., if one thousand square feet (1,000 sq.ft.) was removed, it must be reforested with five thousand square feet (5,000 sq.ft.) of forest].

B.
If within five (5) years prior to applying for subdivision and/or land development approval or after applying for such approval, woodlands or trees are removed from areas on a parcel of land which would be granted priority for preservation and protection under Subsections 531.4.C, .4.D or .4.E above, then the removed forest/trees shall be replaced on a twenty to one (20:1) ratio based upon square footage [i.e., if one thousand square feet (1,000 sq.ft.) was removed, it must be reforested with twenty thousand square feet (20,000 sq.ft.) of forest] or individual trees [i.e., if ten (10) trees were removed, they must be replaced with two hundred (200) trees], whichever results in a larger area being reforested.

C.
Replacement trees necessary to meet the requirements of Subsection 6.A above shall be transplanted or nursery stock with a caliper greater than two and one half inches (2.5") at six inches (6") from ground surface and shall be chosen and planted pursuant to requirements of Subsection 531.2.

D.
Replacement trees necessary to meet the requirements of Subsection 6.B above shall be transplanted or nursery stock with a dbh between four (4") to six inches (6") and shall be chosen and planted pursuant to requirements of Subsection 531.2.

7.
An Afforestation/Reforestation plan shall be submitted with all major subdivisions and land developments.  This plan shall be prepared by a registered landscape architect or forester and shall address the following:

A.
The location on the site or within two hundred feet (200') of the property boundaries of the site of existing woodlands, steep slopes equal to or greater than eight percent (8%), riparian buffers, one-hundred year floodplains, floodplain soils, streams, watercourses, Waters of the Commonwealth, Waters of the United States, lakes, ponds, wetlands, wetland margins, and critical habitats.

B.
The location(s) where woodlands removal is to take place, as well as the species, size, location, and number of trees proposed to be removed.

C.
The total acreage of the site, and the total amount of forest land permitted to be developed on the site.

D.
The total amount of afforestation and/or reforestation required and proposed.

E.
The location(s) of afforestation and/or reforestation, as well as the species, size, location, and number of trees proposed to be planted.

F.
A plan for the control of noxious weeds, invasive plants, and non-native plants within the areas of afforestation and reforestation.  This plan shall state the method(s) proposed to control these weeds and plants, such as:  periodic cutting, grubbing, foliar spray, basal bark herbicide application, and soil application.  The type of method(s) used must be approved by the Township and shall depend upon the following:  type of weed or plant to be controlled, extent of infestation, quality of native vegetation on the site, natural resources existing on or near the site, and possible disturbance to natural habitats.

ARTICLE VI - REQUIRED IMPROVEMENTS AND GENERAL STANDARDS

Section 601. - Intent.

The required land improvements shall be designed, furnished, and installed by the developer in accordance with the provisions of these regulations, the "Improvements Construction Standards" of the Township as adopted by this Ordinance as Appendix "A", which shall be considered a part hereof, and other codes of the Township.  They shall be installed before the Final Plan is approved, or in-lieu-thereof, financial security shall be posted and agreements to install improvements shall be approved concurrent with the approval of Final Plans.

The developer shall dedicate all land required for rights-of-way and easements within the subdivision and land development, and furnish and install all improvements to provide a complete and coordinated system of streets and utilities for the neighborhood, in accordance with the Township Comprehensive Plan, the Township Official Map, the Township Zoning Ordinance, this Ordinance and neighboring approved developments.

Section 602. - Required Improvements.

All improvements shall be dedicated without cost to the Township as required by this Ordinance and/or as stipulated in the Improvements Agreement and in a manner approved by the Township consistent with sound construction methods.  This includes:

1.
Grading.
A.
Grading of roadways and street rights-of-way and grading of slopes adjacent to roadways and street rights-of-way.

B.
Grading of all drainage swales on public or private property and grading of individual lots, to establish positive drainage away from buildings and eliminate low spots.

C.
Implementation and maintenance of soil erosion control and sedimentation control facilities.

D.
Replacement of topsoil and vegetative restoration in disturbed areas not stabilized with building, paving or other non-vegetative ground cover.

E.
Removal of temporary soil erosion and sedimentation control facilities when they are no longer required.

2.
Street or road subbase, base and paving.

3.
Curbs, gutters and driveway aprons.

4.
Sidewalks, crosswalks, pathways and bike paths.

5.
Underground facilities for electric, telephone and television cable lines.

6.
Storm sewers, drainage facilities and easements.

7.
Public sanitary sewer system.

8.
Public or centralized water supply and distribution system, including but not limited to, wells, pumping equipment, water laterals, submains, storage tanks and equipment systems (if required).

9.
Street name signs at all street intersections and official traffic control signs and markings.

10.
Permanent monuments and lot pins.

11.
Fire hydrants.

12.
Street trees, landscaping.

13.
Open space improvements and/or recreational facilities, buffer or screen plantings.

14.
Street lights.

Section 603. - Construction of Facilities.  

1.
The developer shall construct and install, at no expense to the Township, the improvements specified in this Ordinance.  Construction and installation of such facilities and utilities shall be subject to inspection by appropriate Township, public agency or public utility officials during the progress of the work and shall be in conformance with the Improvements Construction Standards contained in Appendix "A".

2.
During the construction and installation of all facilities and utilities required by this Ordinance, the developer shall insure that access to the job site from a public road shall be kept clear and free of all obstructions and otherwise in a passable condition to all areas of the job site for emergency, fire, and police vehicles.  In the event of a dispute, passable access for the foregoing purposes shall be determined by the Township Engineer.

Section 604. - General Standards.

The following principles of subdivision and land development, general requirements and the minimum standards of design, shall be observed by the developer in all instances.

1.
It is the developer's responsibility to comply with all applicable Plans, Ordinances, Statutes, Regulations, etc., of Bedminster Township, Bucks County, Commonwealth of Pennsylvania, and United States of America.

2.
Proposed subdivisions and land development shall be coordinated with existing nearby development so that the area as a whole may develop harmoniously.  Provision shall be made to assure that the street patterns included in a proposed subdivision shall complement existing or proposed streets shown on the current official Township Street and Road Map, and on nearby approved developments.

3.
Standards incorporated in this Ordinance.  In those cases where precise design standards are not specified in this Ordinance, or other ordinance adopted by Bedminster Township, design standards of the following organizations shall govern where applicable.

A.
Roads and Streets - Pennsylvania Department of Transportation, American Association of State Highway and Transportation Officials, Institute of Transportation Engineers, Transportation Research Board, U.S. Department of Transportation, Federal Highway Administration, and Bedminster Township.

B.
Sanitary Sewer - Pennsylvania Department of Environmental Protection, Bucks County Department of Health, and servicing Municipal Authority.

C.
Water - Pennsylvania Department of Environmental Protection, Bucks County Department of Health, Delaware River Basin Commission, and servicing Municipal Authority.

D.
Soil and Erosion Control - Bucks County Soil Conservation District and Department of Environmental Protection, U.S. Department of Agriculture Soil Conservation Service, and Bedminster Township.

E.
General Engineering - American Society of Civil Engineers, Army Corps of Engineers, Federal Emergency Management Association, and Bedminster Township Engineer.

Section 605. - Completion of Improvements.

No plat shall be finally approved unless the streets shown on such plat have been improved as required by this Ordinance, and any walkways, curbs, gutters, street lights, fire hydrants, trees, water mains, sanitary sewers, storm sewers and other improvements as may be required by this Ordinance have been installed in accordance with this Ordinance.

Section 606. - Guaranties to Complete Improvements and Financial Security.

1.
In-lieu-of the completion of any improvements required as a condition for the final approval of a plat, including improvements or fees required pursuant to Section 509(i) of the Municipalities Planning Code, this Ordinance shall provide for the deposit with the municipality of financial security in an amount sufficient to cover the costs of such improvements or common amenities including, but not limited to, roads, stormwater detention and/or retention basins and other related drainage facilities, recreational facilities, open space improvements, or buffer or screen plantings which may be required.

2.
When requested by the developer, the governing body shall furnish the developer with a signed copy of a Resolution or letter of contingent approval indicating approval of the final plat contingent upon the developer obtaining satisfactory financial security, which must be presented to the Township within ninety (90) days.  The Resolution or letter of contingent approval shall expire and be deemed to be revoked if the Financial Security Agreement is not executed within ninety (90) days unless a written extension is granted by the governing body.

3.
Without limitation as to the types of financial security which the Township may approve, which approval shall not be unreasonably withheld, Federal or Commonwealth chartered lending institution irrevocable letters of credit and restrictive or escrow accounts in such lending institutions shall be deemed acceptable financial security for the purposes of this Section.  Such financial security shall be posted with a bonding company or Federal or Commonwealth chartered lending institution chosen by the party posting the financial security, provided that said bonding company or lending institution is authorized to conduct such business within the Commonwealth.  Such security shall provide for, and secure to the public, the completion of any improvements fixed in the formal action or accompanying agreement for completion of such improvements.

4.
Amount of financial security.  The amount of financial security shall be equal to one hundred ten percent (110%) of the estimated cost of the required improvements for which financial security is to be posted. The cost of the required improvements shall be estimated as of ninety (90) days following the date scheduled for the completion of said improvements.  Annually, the municipality may adjust the amount of the financial security by comparing the actual cost of the improvements which have been completed and the estimated cost for the completion of the remaining improvements as of the expiration of the ninetieth (90th) day after either the original date scheduled for completion or rescheduled date of completion.  Subsequent to such said adjustment, the municipality may require the developer to post additional security in order to assure that the financial security equals one hundred ten percent (110%).

5.
Basis for establishing amount of security.  

A.
The amount of financial security required shall be based upon an estimate of the cost of completion of the required improvements, submitted by an Applicant or developer and prepared by a professional engineer licensed as such in this Commonwealth and certified by such engineer to be a fair and reasonable estimate of such cost. The municipality, upon the recommendation of the municipal engineer, may refuse to accept such estimate for good cause shown.  If the Applicant or developer and the municipality are unable to agree upon an estimate, then the estimate shall be recalculated and re-certified by another professional engineer licensed as such in this Commonwealth and chosen mutually by the municipality and the Applicant or developer.  The estimate certified by the third engineer shall be presumed fair and reasonable and shall be the final estimate.  In the event that a third engineer is so chosen, fees for the services of said engineer shall be paid equally by the municipality and the Applicant or developer.

B.
If the party posting the financial security requires more than one (1) year from the date of posting of the financial security to complete the required improvements, the amount of financial security may be increased by an additional ten percent (10%) for each one (1) year period beyond the first anniversary date from posting of financial security or to an amount not exceeding one hundred ten percent (110%) of the cost of completing the required improvements as reestablished on or about the expiration of the preceding one (1) year period by using the above bidding procedure or as established by the Township Engineer.  In the case where development is projected over a period of years, the Supervisors (or the planning agency) may authorize submission of Final Plans by section or stages of development, subject to such requirements or guaranties as to improvements in future sections or stages of development as it finds essential for the protection of any finally approved section of the subdivision or land development.

6.
Dispute over amount of financial security.  Whenever a dispute may arise between an Applicant or developer and the Township in that neither party can reach an accord or the amount of financial security to be posted, the procedures set forth in Section 509(g) of the Pennsylvania Municipalities Planning Code shall be employed.

7.
Contracts.  As a condition of Final Plan approval for all subdivisions or land developments, the Applicant or developer shall enter into a written agreement with the Township in a manner and form approved by the Township Solicitor, where they shall agree to:

A.
Construct or cause to be constructed, at their own expense, all streets, curbs, sidewalks, fire hydrants, street lights, drainage facilities, street signs, monuments, capped sewers, parks and other improvements shown on said Final Plan when required to do so by the Board of Supervisors in accordance with the Final Plans, as finally approved, and in strict accordance with the standards and specifications of the Township.

B.
Maintain, at their own cost, said streets, curbs, sidewalks, drainage facilities, street signs, parks, monuments, fire hydrants, street lighting, capped sewers and other improvements, until the same are accepted or condemned by the Township for public use, and for a period of eighteen (18) months thereafter, to repair and reconstruct the same or any part of one (1) of them when such repair or reconstruction shall be specified by the Board of Supervisors as necessary by reason of faulty construction, workmanship or materials and at or before acceptance of such improvements by the Township.

C.
Install or cause to be installed, at their own expense and without any cost to the Township for any part of such installation, street lighting facilities on all streets within and abutting the subdivision or land development if proposed to be dedicated to the Township, as required by this Section.

D.
Obtain the easements and releases required when any street, drainage facility or other improvement wherein a subdivision abuts or traverses lands of persons other than the person holding legal title to the lands of the subdivision, at his own cost, and obtain from the owner of lands so abutted or traversed full releases from all damages which may change in grade, construction or otherwise of the street, drainage facility or other improvement, and such releases shall inure to the benefit not only of the owner of the subdivision, but to the Township as well.

E.
Promptly reimburse to the Township reasonable attorneys' and engineers' fees in accordance with this Ordinance.

F.
Construct or cause to be constructed, at their expense, road improvements along the frontage of the tract in accordance with this Ordinance.

G.
Additional conditions as may be determined to be necessary by the Township Solicitor.

Section 607. - Completion of Improvements.
1.
A partial completion and release of financial security.

A.
As the work of installing the required improvements proceeds, the party posting the financial security may request the Township Supervisors to release or authorize the release, from time-to-time, of such portions of the financial security necessary for payment to the contractor or contractors performing the work.

B.
Any such request shall be in writing, addressed to the Supervisors, and the Supervisors shall have forty-five (45) days from receipt of such request within which to allow the Township Engineer to certify, in writing, to the Supervisors that such portion of the work upon the improvements has been completed in accordance with the approved plans.

C.
Upon such certification, the Supervisors shall authorize release by the bonding company or lending institution of an amount as estimated by the Township Engineer fairly representing the value of the improvements completed, or if the Supervisors fail to act within said forty five (45) day period, the governing body shall be deemed to have approved the release of funds as requested.

D.
The Supervisors shall, prior to final release at the time of completion and certification by its engineer, require retention of ten percent (10%) of the estimated cost of the aforesaid improvements for purposes of securing the maintenance bond on said improvements.

E.
If the required financial security of one hundred plus ten percent (10%) is secured in separate accounts and the specified ten percent (10%) remains secured for the life of the security agreement and the construction period or until dedication, then the ten percent (10%) specified above shall not be retained from the requested partial release.

2.
Completion of improvements and release from financial security.

A.
When the developer has completed all of the necessary and appropriate improvements, the developer shall notify the Township, in writing, by certified or registered mail, of the completion of the aforesaid improvements and shall send a copy thereof to the Township Engineer.

B.
The Township Supervisors shall, within ten (10) days after receipt of such notice, direct and authorize the Township Engineer to inspect all of the aforesaid improvements.  The Township Engineer shall, thereupon, file a report, in writing, with the Supervisors and shall promptly mail a copy of the same to the developer by certified or registered mail.  The report shall be made and mailed within thirty (30) days after receipt by the Township Engineer of the aforesaid authorization from the Supervisors.  The report shall be detailed and shall indicate approval or rejection of said improvements, either in whole or in part, and if said improvements or any portion thereof shall not be approved or shall be rejected by the Township Engineer, said report shall contain a statement of reasons for such non-approval or rejection.

C.
The Township Supervisors shall notify the developer, within fifteen (15) days of receipt of the Township Engineer's report, in writing, by certified or registered mail, of the action of said Township Supervisors within relation thereto.

D.
If the Township Supervisors or Township Engineer fail to comply with the time limitation provisions contained herein, all improvements will be deemed to have been approved and the developer shall be released from all liability, pursuant to the performance guaranty bond or other security agreement.

E.
If any portion of said improvements shall not be approved, or shall be rejected by the Township Supervisors, the developer shall proceed to complete the same and, upon completion, the same procedure or notification, as outlined herein, shall be followed.

F.
Upon satisfactory completion of all the necessary and appropriate improvements as approved by the Township Engineer and receipt by the Supervisors of the appropriate letter of certification of completion of said improvements, the Supervisors shall release or authorize to be released the balance of the financial security, minus the ten percent (10%) as specified above.  The ten percent (10%) shall be retained until such time as the developer establishes additional financial security to ensure the structural integrity and functioning of the specified improvements as specified in Section 608 herein.

Section 608. - Maintenance Guarantees and Financial Security.
1.
Where the Supervisors accept dedication of all or some of the required improvements following completion, the Supervisors shall require the posting of financial security as a maintenance guaranty to secure the structural integrity of said improvements, as well as the functioning of said improvements, in accordance with the design and specifications as depicted on the Final Plan for a term not to exceed eighteen (18) months from the date of acceptance of dedication.  Said financial security shall be of the same type as otherwise required in this Section with regard to installation of such improvements, and the amount of the financial security shall not exceed fifteen percent (15%) of the actual cost of installation of said improvements.

2.
To secure release from the maintenance guaranty and financial security, the developer shall notify the Township Supervisors by certified or registered mail ninety (90) days or as otherwise specified in the guaranty prior to the expiration date of said maintenance guaranty and request an inspection and written report by the Township Engineer as to the structural integrity and functioning of the specified improvements.

3.
Upon receipt of said report and approval of the Engineer of the structural integrity and functioning of said improvements, the Township Supervisors shall release or authorize release of the maintenance guaranty financial security.

4.
If the specified improvements are not found acceptable to the Township Engineer, the developer shall correct the same to the satisfaction of the Township Engineer and Supervisors before the maintenance guaranty financial security is released.

Section 609. - Remedies to Effect Completion of Improvements.

In the event that any improvements which may be required have not been installed as provided in this Section or in accord with the approved Final Plan, the Supervisors are hereby granted the power to enforce any corporate bond or other security by appropriate legal and equitable remedies.  If proceeds of such bond or other security are insufficient to pay the cost of installing or making repairs or corrections to all the improvements covered by said security, the repairs or corrections to all the improvements covered by said security, the Supervisors may, at their option, install part of such improvements in all or part of the subdivision or land development and may institute appropriate legal or equitable action to recover the monies necessary to complete the remainder of improvements.  All of the proceeds, whether resulting from the security or from any legal or equitable action brought against the developer, or both, shall be used solely for the installation of the improvements covered by such security and not for any other purpose.

ARTICLE VII - ORDINANCE AMENDMENTS; PENALTIES

Section 701. - Enactment of Amendments.

1.
Proposals for amendment, supplement, change, modification or repeal may be initiated by the governing body or by the Planning Commission.

2.
In case of an amendment other than that prepared by the Planning Commission, the governing body shall submit each such amendment to the Planning Commission for recommendations at least thirty (30) days prior to the date fixed for the public hearing on such proposed amendment.  At least thirty (30) days prior to the hearing on the amendment, the municipality shall also submit the proposed amendment to the Bucks County Planning Commission for recommendations.

3.
Within thirty (30) days after adoption, the governing body shall forward a certified copy of any amendment to the Subdivision and Land Development Ordinance to the Bucks County Planning Commission.

Section 702. - Amendment Hearings.
1.
Before voting on the enactment of an amendment, the governing body shall hold a public hearing.  No amendment shall become effective until after such hearing at which parties in interest and citizens shall have an opportunity to be heard.

2.
Notice shall be given once each week for two (2) successive weeks, the first notice being not more than thirty (30) days, and the second notice not less than seven (7) days in advance of such hearings and shall be published in a newspaper of general circulation in the municipality.  Such notice shall state the time and place of the hearing and shall include either the full text of the proposed amendment, or the title and a brief summary, prepared by the municipal Solicitor and setting forth all the provisions in reasonable detail.  If the full text is not included:

A.
A copy shall be supplied to a newspaper of general circulation in the municipality at the time the public notice is published.

B.
An attested copy of the proposed ordinance shall be filed in the County Law Library or other County office designated by the County Commissioners.

Section 703. - Penalties.
Any person, partnership, members of such partnership, corporation, or the officers of such corporation, who or which, being the owner or agent of the owner of any lot, tract, or parcel of land, lays out, constructs, opens and/or dedicates any street, sanitary sewer, storm sewer, water main or other improvement for public use, travel, or other purposes or for the common use of occupants of buildings abutting thereon; or who sells, transfers, or agrees or enters into an agreement to sell or transfer any land in a subdivision or land development, whether by reference to or by use of a plan of such subdivision or land development or otherwise; or who erects any building or buildings which constitute a land development thereon; or who commences site grading or construction of improvements prior to recording of a final plan unless and until a final plan has been prepared in full compliance with the provisions of this Ordinance and has been recorded as proposed herein; or who in any way is in violation of or violates any of the provisions of this Ordinance, shall be subject to the following:

1.
Preventative Remedies.  The Township may institute and maintain an appropriate action by law or in equity to restrain, correct, or abate violations; to prevent unlawful construction; to recover damages; and to prevent illegal occupancy of a building, structure, or premises.  In addition to these and other remedies, the Township may:

A.
Refuse to issue any permit or grant any approval necessary to further improve or develop any real property which has been developed or which has resulted from a subdivision of real property in violation of this Ordinance.  This authority to deny such a permit or approval shall apply to any of the following Applicants:

(1)
The owner of record at the time of such violation.

(2)
The vendee or lessee of the owner of record at the time of such violation without regard as to whether such vendee or lessee had actual or constructive knowledge of the violation.

(3)
The current owner of record who acquired the property subsequent to the time of violation without regard as to whether such current owner had actual or constructive knowledge of the violations.

(4)
The vendee or lessee of the current owner of record who acquired the property subsequent to the time of violation without regard as to whether such vendee or lessee had actual or constructive knowledge of the violation.

(5)
An equitable owner who has an agreement to purchase the property from a person, partnership, corporation, or other entity falling under one of the previous four (4) categories of Applicants.

B.
Require compliance with the conditions that would have been applicable to the property at the time the Applicant acquired an interest in such property as an additional condition for issuance of a permit or the granting of approval to any such owner, current owner, equitable owner, vendee, or lessee for the development of real property which was subdivided in violation of this Ordinance.

2.
Enforcement Remedies.  Any person, partnership, corporation, or other entity who or which has violated the provisions of this Ordinance, upon being found liable therefore in a civil enforcement proceeding commenced by the Township shall pay a judgment of Five Hundred Dollars ($500.00) per lot, parcel, and/or dwelling, plus all court costs, including reasonable attorney fees incurred by the Township as a result thereof.  The Township may enforce the judgment pursuant to applicable rules of civil procedure.  Each day that a violation continues shall constitute a separate violation, unless the District Justice determining that there has been a violation further determines that there was a good faith basis for the person, partnership or corporation violating the Ordinance to have believed that there was no such violation, in which event there shall be deemed to have been only one such violation until the fifth (5th) day following the date of the determination of a violation by the District Justice and thereafter each day that a violation continues shall constitute a separate violation.

3.
Nothing contained in this Section shall be construed or interpreted to grant to any person or entity other the Township the right to commence any enforcement action pursuant to this Section.
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