
NEW  BRITjUIN  TOWNSHIP
207 ParkAvenue  o Chalfont,  PA 18914  a Telephone:  (215)  822-1391

SUBDMSION  & LAND  DEVELOPMENT  APPLICATION

I DateofApplication:  12/9/21 TOWNSHIP  USE  ONLY

,  ,,.,,,.,-...-.__.  11/30/21 DateRecieved: IQ-q-Ql,:k' €
L.  udlE  Ul rRjll  OI neVlSl(X11  "  a -  -a  -  a I--  ll=

rayment:
. . . Butler  Ave  Mixed  Use3 Aoolication for. Check  #:

[)  . .+l  .  -  A . ..  It ll:.  .  .  .J  I I-  .- Receipt  #:
4. Name of Subdivision or Land Development'  DuL'o' R'o  'V"xeu "' Fst':rriw  kr:  H'

A /'% r%  I A I  l"a'i  _ 11  _ _ _ A

5, Location 4U'd VV. tSLjtler /-lVe

005-023
6. Tax Map Parcel #: 26- Total Acreage. Gross '3  Net _!_!__

7. Net Buildable Site Area (from Sectioi'i2401  ). 6 '  aCreS

8. Zoning Requirements:

C-1
Zoning Distric( ___________ Minimum LotSize  Maximum Density 

FrontYard  SideYard  RearYard

9 Number of Lots or Dwellinq Units. 7o

10 Equitable Owi'ier of Record of Land: Bu"er P'ke Prope"eS 'P
. 76GrifftithMilesCircleAddress.

Warminster,  PA  18974

Phone' 2 'l 5-6 7 5-3 j4 'l E-mail. kevin@countybuildersinc.com

Il  A,,HCani: Butler Pike Properties LP
. 76Griffith  MilesCircleAddress

Warminster,  PA  18974

Phone' 215-675-3141 E-mail. kevin@countybuilderinc.com

12. Registered Engineer or Surveyor  Ho"neS Cunn'ngham Eng'neer'ng

Address: 409 E. Butler Avenue, Unit 5
Doylestown,  PA  18901

Phone: 215-586-3330 E-mail: rob@hcengineering.net

This is to certify that I have read Article V of the New Britain Township Subdivision and Land Development Ordinance and that the accompanying plan
n'ieets the requirements of that Article to the best of my knowledge

,  b t,-2 i/
Signature of Applicant  Signature of Registered Engineer or Surveyor



SUBDMSION  & LAND  DEVELOPMENT

PLAN  SUBMISSION  CHECKLIST
12/9/21Date  of  Application:

Subdivision/Land  Development  Name:

Address  of Property:

Owner(s)  Name:

Applicant(s)  Name:

Tax  Map  Parcel  Number:

Butler  Avenue  Mixed  Use

409  W. Butler  Avenue

Butler  Pike  Properties  LP

Butler  Pike  Properties  LP

26-005-023

PlanSetsforNewBritainTownship  Foldedto8l/2x11:(18Total)

[2] NBT Board of Supervisors (1 lxl7)  - 5 Copies [0] NBT Planning Commission (11 xl7)  - 7 Copies

[2] Township Engineer (Full Size) - 2 Copies [2] NBT File (Full Size) - 3 Copies

[2] Fire Marshal (Full Size) - '1 Copy

Plan  Sets for  Outside  Agencies  - Folded  to 81/2  x "I I : The applicant  must show  proof  of submission  to the

outside agencies listed below (stamped copy or cover letter and copy  of application  form).  The  following  plan  sets

are subject to the requirements  of the outside agency and must be submitted to the outside agency  by the applicant.

Bucks  County  Planning  Commission  - 1 Copy

Bucks  County  Conservation  District  - 1 Copy

Water  Authority  (North  Penn/North  Wales/Aqua)  - 1 Copy

Chalfont  New  Britain  Joint  Sewer  Authority  - 3 Copies

OR

0  Bucks County Department of Health - 1 Copy

Application  Forms  & Fees  to be Submitted  to the  Township:  All applicants  indude  these items  or the

application  will  be considered  administratively  incomplete  and  returned  to the applicant.

[2] New Britain Township Subdivision and Land Development  Application (1 Signed Original)

[ZI Filing Fee according to the most current Fee Schedule adopted by Resolution

[2] Escrow Fee according to the most current Fee Schedule adopted by Resolution

[ZI Contract for Professional Services Agreement  (3 Signed Originals)

[ZI Application to Bucks  County  Planning  Commission  (Provide  Proof  of Submission)

[2] Application to Bucks County Conservation District (Provide Proof of Submission)

[2] Applicant Plan Submission Checklist (Should be completed by the applicant's professional engineer or land surveyor)

[2] Stomwater Management  Report (2 Copies)

[2] PADEP Sewage Facilities Planning Module Application/Mailer  (Original  & 2 Copies)

[2] Traffic Impact Study, if applicable (2 Copies)

[2] PADOT Highway Occupancy Permit Plan/Application, if applicable (2 Copies)

NA €  Community Impact Assessment  Report, if applicable (4 Copies)

Reviewed  By:

Township  Representative

Date:

'A//  fees or contributions  in lieu  of  shall  be payable  to New  Britain  Township.  All  plan  sets, applications  and  forms  shall  be
submitted  directly  to New  Britain  Township.

"The  attached  checklist  is provided  for the applicant  as a guideline  to assist  in the submission  process.  All applicants  must
include  these  items  or the application  will be considered  administratively  incomplete  and returned  to the applicant."



APPLICANT'S  CHECKLIST  AND  SUBMISSION  PROCEDURES

IMPORTANT:  It is recommended  that  this  item  be completed  by  the applicant's  professional  engineer  or

land  surveyor.

Please  use the  following  checklist  as a guideline  for  application  submission.  If applicable,  the Township

and Township  Engineer  will look  for  these  items  in your  application.  Failure  to provide  an applicable  item

may  delay  acceptance  of the application  and plan approval.  Please  be advised  that  final  approval  will not

be granted  by the Township  unless  final  approvals  are granted  by the appropriate  water  and sewer

authorities.

Note:  Maximum  Record  Plan  Sheet  Size  24"  x 36"

Item

[2] Type of Water Supply
[0] Public g  Private

[ZI Type of Sewage Disposal Facilities
[2] Public 0  Private

[2] PADEP Sewage Facilities Planning Module
Application/Mailer

[2] List of Waivers/Variances/Special Exceptions
on Record  Plan

[2] Letter of Requested Waivers with Justification
[2] Provide 5 Signature Lines on the Record Plan

for  the  Board  of  Supervisors

[0] Indicate Zoning Data Chart on Record Plan
(required  and  proposed  dimensions)

[ZI Indicate Parking Requirements on Record Plan
(required  and  proposed  spaces)

[2] Indicate proposed Use Designation on Record Plan
[ZI Indicate Site Capacity Calculations on Record Plan
[2] Adjoining Property Owner Names and

Tax  Map  Parcel  Numbers

[2] Soil Erosion and Sediment Control Plan
[2] Utility Plan
[2] Landscape and Lighting Plan (show street trees,

buffer  plantings,  lighting  locations,  isolux  lines)

[2] Stormwater Management Plan
[2] Wetlands Certification on Record Plan
[2] PADOT Permit Application/Plan
[ZI Existing and Proposed Easement, Right-of-Way

or Other  restrictions  on the  Property

Code* Applicant  Comments

"A-Noted  on  Application P-Noted  on  Plan  Sheet N/A  - Not  Applicable W  - Noted  on  List  of  Waivers



SITE

SITE

W
  B

UTL
ER

  A
VEN

UE

CEDAR  HILL  ROAD

SCHOOLHOUSE  ROAD

SITE

SHEET

HOLMES CUNNINGHAM LLC
409 EAST BUTLER AVENUE
UNIT 5
DOYLESTOWN, PA 18901
(215) 586-3330

1 OF 21

BUTLER AVENUE PROPERTY
409 WEST BUTLER AVENUE 

PRELIMINARY AND FINAL LAND DEVELOPMENT PLANS

AERIAL MAPSITE LOCATION MAP

PREPARED BY:

DRAWING # C0.0

SCALE: 1"=1000' SCALE: 1"=300'

PROJECT # 1482

DATE: 11/30/2021

ZONING MAP
NOT TO SCALE

T.P. # 26-005-023

REFERENCE: DOYLESTOWN QUADRANGLE, PA 2019, U.S.G.S.

REFERENCE: DOYLESTOWN TOWNSHIP 2013 ZONING MAP

CONTACTS

FOR

BUTLER PIKE PROPERTIES, LP.
76 GRIFFITHS MILES CIRCE
P.O. BOX 2579
WARMINSTER, PA 18974

APPLICANT/OWNER:

NEW BRITAIN TOWNSHIP, BUCKS COUNTY, PA

NEW BRITAIN TOWNSHIP
207 PARK AVENUE
CHALFONT, Pa 18914
PHONE: (215)-822-1391

TOWNSHIP ENGINEER
GILMORE & ASSOCIATES, Inc
65 EAST BUTLER AVENUE, SUITE 100
NEW BRITAIN, PA 18901
PHONE 215 345 4330

TOWNSHIP PUBLIC WORKS DEPARTMENT
207 PARK AVENUE
CHALFONT, PA 18914
PHONE(215)-822-1391

BUCKS COUNTY PLANNING COMMISSION
THE ALMSHOUSE NESHAMINY MANOR CENTER
1260 ALMSHOUSE ROAD
DOYLESTOWN, PA 18901
215-345-3400
BUCKS COUNTY CONSERVATION
DISTRICT

1456 FERRY ROAD, SUITE 704
DOYLESTOWN, PA 18901
215-345-7577

AQUA AMERICA
762 LANCASTER AVE
BRYN MAWR, PA 19010
PHONE: (610) 525 - 1400

BUCKS/MONT REGION CONTRACTOR AND
BUILDER SERVICES
400 PARK AVENUE
WARMINSTER, PA 18974
PHONE: (215) 956-3270
FAX: (215) 956-3240

CHALFONT-NEW BRITAIN TOWNSHIP JOINT
SEWAGE AUTHORITY
1645 UPPER STATE ROAD
DOYLESTOWN, PA 18901
PHONE: (215) 345-1225

NORTH WALES WATER AUTHORITY
200 W WALNUT ST,
NORTH WALES, PA 19454
PHONE: (215) 699-4836

PECO
WARMINSTER SERVICE BUILDING
400 PARK AVE.,
WARMINSTER, PA 18974
ELECTRIC PHONE: (215) 956-3270
NEW ELECTRIC PHONE: (215) 956-3010
ELECTRIC EMERGENCY: (800) 841-4141
GAS PHONE: (800) 454-4100
NEW GAS PHONE: (800) 454-4100
GAS EMERGENCY: (800) 841-4141
GAS EMERGENCY(ALT): (844) 841-4151

DRAWING LIST
SHEET

NUMBER

DRAWING

NUMBER

DRAWING TITLE LAST REVISED DATE

1 C0.0 COVER SHEET 11/30/2021

2 C0.1 EXISTING CONDITIONS PLAN 11/30/2021

3 C0.2 AERIAL MAP 11/30/2021

4 C1.0 RECORD SITE PLAN 11/30/2021

5 C1.1 SITE CONSTRUCTION DETAILS 11/30/2021

6 C2.0 GRADING PLAN 11/30/2021

7 C2.1 DETAILED GRADING PLAN 11/30/2021

8 C2.2 DRAINAGE PLAN 11/30/2021

9 C3.0 UTILITY PLAN 11/30/2021

10 C3.1 UTILITY CONSTRUCTION DETAILS 11/30/2021

11 C3.2 UTILITY CONSTRUCTION DETAILS 11/30/2021

12 C4.0 STORM AND SANITARY SEWER PROFILES 11/30/2021

13
C5.0

EROSION AND SEDIMENT CONTROL PLAN 11/30/2021

14
C5.1

EROSION AND SEDIMENT CONTROL DETAILS 11/30/2021

15
C5.2

EROSION AND SEDIMENT CONTROL DETAILS 11/30/2021

16 C5.3 POST CONSTRUCTION STORMWATER MANAGEMENT PLAN 11/30/2021

17 C5.4 POST CONSTRUCTION STORMWATER MANAGEMENT DETAILS 11/30/2021

18 C6.0
LANDSCAPE PLAN

11/30/2021

19 C6.1
LIGHTING PLAN

11/30/2021

20 C6.2
LANDSCAPE AND LIGHTING DETIALS

11/30/2021

21 C7.0
TRUCK TURN PLAN

11/30/2021
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Zoning Table

Zone: C-1 - Commercial District; Butler Avenue Corridor Overlay District

ITEM REQUIRED/ PERMITTED PROPOSED ORDINANCE  SECTION

Uses Various Uses*
27-300, 27-1201

C-1 District Regulations

Min. Lot Area 1 Acre 6.5 Acres 27-1202.b

Min. Lot Width 250 FT 608 FT 27-1202.b

Min. Lot Depth

120 FT 448 FT 27-1202.b

Min. Front Yard Setback 40 FT 95 FT 27-1202.b

Min. Side Yard Setback 15 FT 16 FT 27-1202.b

Min. Rear Yard Setback 30 FT 269 FT 27-1202.b

Max. Building Coverage

40% 13.5% 27-1202.b

Max. Impervious Surface Coverage (Site)

70% 52.3% 27-1202.b

Max. Impervious Surface Coverage (Lot)

75% 52.3% 27-1202.b

Min. Required Buffer Yard

45 FT 50 FT 27-2801

Off-Street Parking Regulations

B7 Apartments (1 - 3 Bedrooms) 2 Spaces/DU (70 Units) 140 Spaces

27-2901.B.B7.b

I1 Medical Office

1 Space/175 SF (11,500 SF) 66 Spaces

27-2901.I.I1

Min. Paved Area Setback 20 FT 10 FT*

27-2904.g

* Permitted as noted in the stipulation agreement

RESOURCE PROTECTION CALCULATIONS

Natural Resource

Required

Protection

Ratio

Land in

Resources

Required

Resource

Protection Land

Proposed

Protected Area

Proposed

Protection

Ratio

% Ac. Ac. Ac. %

Watercourses 100% 0.00 0.00

0.00

N/A

Riparian Buffer

100% 0.00 0.00

0.00

N/A

Floodplain & Floodplain Soil

100% 0.00 0.00

0.00

N/A

Wetlands 100% 0.00 0.00

0.00

N/A

Lakes and Ponds 100% 0.00 0.00 0.00

N/A

Wetlands Margin

80% 0.00 0.00 0.00

N/A

Woodlands* 30% 3.78 1.13 1.18

31.1%

Steep Slopes 8-15%

60% 0.00 0.00

0.00

N/A

Steep Slopes 15-25%

70% 0.00 0.00

0.00

N/A

Steep Slopes 25%+

85% 0.00 0.00

0.00

N/A

* Settlement agreement permits up to  70% woodland disturbance.

 COVERAGE CALCULATIONS

Lot Calculations S.F. AC

Gross Lot Area

316,570

7.27

ROW Area

30,438

0.70

Net Lot Area
286,132

6.57

Proposed Areas

S.F. AC

Proposed Building A
27,120 0.62

Proposed Building B
11,500 0.26

Proposed Sidewalks
7,261 0.17

Proposed Asphalt Path
6,679 0.15

Proposed Curb
1,847 0.04

Proposed Pavement
95,349 2.19

Total Proposed Impervious
149,756 3.44

Impervious Coverage

52.3%

Building Coverage

13.5%
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UTILITY LEGEND
UTILITY NOTES

1. THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATION

OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS BASED ON RECORDS OF THE

VARIOUS UTILITY COMPANIES AND, WHERE POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD.

THE INFORMATION IS NOT TO BE RELIED ON AS BEING EXACT OR COMPLETE. THE

CONTRACTOR MUST CALL THE APPROPRIATE UTILITY COMPANY AT LEAST 72 HOURS

BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD LOCATION OF UTILITIES. IT SHALL BE

THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES WHICH

CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THE PLANS IN A MANNER

WHICH WILL NOT NEGATIVELY AFFECT ANY EXISTING USERS OF THESE UTILITIES.

2. CONTRACTOR SHALL REFER TO ARCHITECTURAL PLANS AND SPECIFICATIONS FOR ACTUAL

LOCATIONS OF ALL UTILITY ENTRANCES TO INCLUDE SANITARY SEWER LATERALS,

DOMESTIC AND FIRE PROTECTION WATER SERVICE, ELECTRICAL, TELEPHONE AND GAS

SERVICE. CONTRACTOR SHALL COORDINATE INSTALLATION OF UTILITIES IN SUCH A

MANNER AS TO AVOID CONFLICTS AND ASSURE PROPER DEPTHS ARE ACHIEVED AS WELL

AS COORDINATING WITH THE REGULATORY AGENCY AS TO LOCATION AND SCHEDULING OF

CONNECTIONS TO THEIR FACILITIES.

3. ANY EXISTING FEATURES DAMAGED DURING CONSTRUCTION SHALL BE REPLACED BY THE

OWNER, AT NO COST TO THE TOWNSHIP.

4. THE CONTRACTOR IS RESPONSIBLE FOR LOCATING THE EXISTING UTILITY SERVICE (WATER,

SEWER, GAS AND ELECTRIC) TO THE PROPERTY AND ENSURE THAT THEY ARE PROPERLY

DISCONNECTED FROM THE EXISTING UTILITIES AND RECONNECTED TO THE NEW SERVICES

PROVIDED.

5. THE LOCATION OF THE EXISTING GAS MAINS ARE APPROXIMATE. THE CONTRACTOR SHOULD

CONSULT LOCAL UTILITY COMPANIES FOR ADDITIONAL INFORMATION.

6. THE LOCATION OF EXISTING ELECTRIC LINES ARE APPROXIMATE. THE CONTRACTOR

SHOULD CONSULT LOCAL UTILITY COMPANIES FOR ADDITIONAL INFORMATION.

7. ALL GAS WORK AND OTHER ASSOCIATED APPURTENANCES WILL BE IN CONFORMANCE WITH

APPLICABLE LOCAL COUNTY, STATE AND FEDERAL GUIDELINES AND REQUIREMENTS.

8. ALL ELECTRICAL WORK, TRANSFORMER PADS, AND ASSOCIATED APPURTENANCES WILL BE

IN CONFORMANCE WITH APPLICABLE LOCAL, COUNTY, STATE AND FEDERAL GUIDELINES

AND REQUIREMENTS. MIN. DEPTH OF COVER OVER ELECTRIC, GAS, AND CABLE SHALL BE 2

FT.

9. THE CONTRACTOR IS RESPONSIBLE FOR FIELD VERIFYING ALL EXISTING CONDITIONS,

UTILITY LOCATIONS, CATHODIC PROTECTION AND INVERTS PRIOR TO CONSTRUCTION. THE

CONTRACTOR IS SOLELY RESPONSIBLE FOR ANY DISRUPTIONS TO EXISTING UTILITIES

SERVICES. ANY CONDITIONS FOUND TO DIFFER FROM THOSE SHOWN BY THE DRAWINGS

SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE ENGINEER.

10. THE SANITARY SEWER MAINS ARE TO BE DEDICATED TO THE CHALFONT NEW BRITAIN

SEWER AUTHORITY.

11. THE CONTRACTOR SHALL COORDINATE THE SANITARY SEWER WORK WITH THE CHALFONT

NEW BRITAIN SEWER AUTHORITY. THE CHALFONT NEW BRITAIN SEWER AUTHORITY IS TO BE

CONTACTED ONE WEEK PRIOR TO SANITARY SEWER CONSTRUCTION, AND 72 HOURS PRIOR

TO EXCAVATING NEAR OR CONNECTING INTO ANY EXISTING SEWER FACILITIES.

12. ALL SANITARY SEWER FACILITIES SHOULD BE CONSTRUCTED IN ACCORDANCE WITH THE

CHALFONT NEW BRITAIN SEWER AUTHORITY SPECIFICATIONS.

13. EIGHTEEN (18) INCHES VERTICAL CLEARANCE SHOULD BE PROVIDED AT ALL UTILITY

CROSSINGS. WHERE THIS CLEARANCE CANNOT BE MAINTAINED, THE WATER MAIN MUST BE

ENCASED IN CONCRETE 10 FEET EACH SIDE OF THE CROSSING. IN CASES WHERE THE

UTILITY IS A SANITARY OR STORM SEWER MAIN OR A LATERAL AND THE CLEARANCE

CANNOT BE MAINTAINED, THEN THE SEWER AND/OR STORM SHALL ALSO BE ENCASED IN

CONCRETE.

14. ALL WATER MAINS ARE TO HAVE A MINIMUM COVER OF 4 FEET FROM THE TOP OF THE PIPE

TO THE PROPOSED SURFACE ELEVATION.

15. PROVIDE A MINIMUM HORIZONTAL CLEARANCE OF 10 FT BETWEEN SANITARY SEWER MAINS

AND WATER MAINS. PROVIDE A 5 FT MINIMUM HORIZONTAL CLEARANCE BETWEEN SANITARY

SEWER MAINS AND ALL OTHER UTILITIES.

16. ALL PROPOSED WATER MAINS SHALL BE DUCTILE IRON PIPE, CLASS 52, BITUMINOUS

COATED DOUBLE CEMENT MORTAR LINED. ALL PROPOSED WATER LATERALS SHALL BE

TYPE K SOFT COPPER CONFORMING TO ASTM B-88 STANDARDS.

17. THE WATER MAINS ARE TO BE DEDICATED TO NWWA.

18. ALL WATER MAIN FITTINGS AND VALVES SHALL BE MECHANICAL JOINT (RESTRAINED) AND

THE FITTINGS SHALL BE PROVIDED WITH THRUST BLOCKING. REFER TO DRAWING C4.2 FOR

THRUST BLOCK DETAILS AND FITTING SCHEDULES.

19. PROPOSED 8" WATER MAIN SHALL BE CONNECTED TO EXISTING WATER MAIN IN BUTLER

AVENUE.

20. ALL FIRE HYDRANTS AND VALVES SHALL OPEN RIGHT (CLOCKWISE).

21. THE OWNER IS RESPONSIBLE FOR REPLACEMENT OF LANDSCAPING SHOULD DISTURBANCE

BE REQUIRED FOR UTILITY REPAIRS.

22. THE CONTRACTOR MUST CONTACT NWWA ONE WEEK PRIOR TO WATER MAN

CONSTRUCTION, AND 72 HOURS PRIOR TO EXCAVATION NEAR AND CONNECTION TO

EXISTING WATER MAIN.

23. ALL WATER CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH NWWA

SPECIFICATIONS.

24. 18 INCHES OF VERTICAL CLEARANCE OR 10 FEET OF HORIZONTAL CLEARANCE SHALL BE

PROVIDED BETWEEN THE SANITARY SEWER AND ALL OTHER UTILITIES. OTHERWISE,

CONCRETE ENCASEMENT OF THE SANITARY SEWER SHALL BE PROVIDED.

25. THERE SHALL NOT BE BUILT, INSTALLED, CONSTRUCTED, PLANTED OR LOCATED ANY

TEMPORARY OR PERMANENT BUILDINGS OR STRUCTURES INCLUDING INFILTRATION BASINS,

OR ANY TREES, SHRUBS, OR OTHER LANDSCAPING WITHIN 10 FEET OF SANITARY SEWER

FACILITIES, EXCEPT TREES, SHRUBS, AND OTHER LANDSCAPING WHICH WILL NOT GROW TO

MORE THAN 6 FEET IN HEIGHT.

26. CONNECTION OF NEW SANITARY SEWER TO BE MADE BY CORE-BORING INTO THE EXISTING

MANHOLE AND PROVIDING A LINK SEAL TO PROVIDE A WATER TIGHT CONNECTION.

Feet

0 40 80
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LUMINAIRE SC+EDULE  - CREE LIG+TING - TKe Edge LED Area LigKt/ XSPW LED Wall Mount

Symbol Label 4ty File

Lumens

LLF WattsCatalog Number Description Mounting +t.

per Lamp

4A

102.5 15
Absolute 1.0

ARE-EDG-3MB-

xx-06-E-UL-xx-

525-xxxx-40K

Cree Edge Area, Type III

Medium w/ BLS, 60 LEDs,

525mA, 4000K

ARE-EDG-3MB-

xx-06-E-UL-xx-

525-xxxx-40K_PL

10023-001B.ies

5B

202.2 15
Absolute 1.0

ARE-EDG-5M-

xx-06-E-UL-xx-

525-xxxx-40K

Cree Edge Area, Type V ,

60 LEDs, 525mA, 4000K

ARE-EDG-5M-

xx-06-E-UL-xx-

525-xxxx-40K_PL

10270-002B.ies

STATISTICS

Description       Symbol AYg Max Min Max/Min AYg/Min

1.5 Ic 3.2 Ic 0.2 Ic 16.0�1 7.5�1Front Parking Area

Main Parking Area 1.5 Ic 4.3 Ic 0.2 Ic 21.5�1 7.5�1

12W

31.0 13
Absolute 1.0

XSPW-B-WM-

4ME-4L-40K-

UL-xxxx

Cree XSPW Version B,

Wall Mount, Type 4ME

Distribution, 4L Lumen

Package, 4000K

XSPW-B-WM-

4ME-4L-40K-UL-

CONFIGURED.ies
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January 19, 2022

File No. 19-04109

Matthew West, Township Manager
New Britain Township
207 Park Avenue
Chalfont, PA 18914

Reference:  County Builders, Inc. - Preliminary LD Plan Review 1
West Butler Avenue 
TMP # 26-005-023

Dear Matt:

Pursuant to your request, Gilmore & Associates, Inc. has reviewed the Preliminary Plan for the above-
referenced project. Upon review by our office, we offer the following comments for consideration:

I. Submission

A. Preliminary and Final Land Development Plans for Butler Avenue Property, as prepared by Holmes 
Cunningham, LLC, consisting of twenty-one (21) Sheets, dated November 30, 2021.

B. Post Construction Stormwater Management Plan Narrative for Butler Avenue Property, as prepared 
by Holmes Cunningham, LLC, dated November 30, 2021.

C. Traffic Impact Assessment for Proposed Mixed Use Development – Butler Avenue, as prepared by 
Heinrich & Klein Associates, Inc. dated November 29, 2021.

D. New Britain Township Subdivision & Land Development Application dated December 7, 2021.

E. Sewage Facilities Planning Module Mailer for Butler Avenue Mixed Use.

II. Reference Documentation

A. Settlement Stipulation and Agreement between New Briatin Township Board of Supervisors and 
Butler Pike Properties, L.P., Land Use Appeal Docket No. 2021-00629 dated October 7, 2021.

III. General Information

The subject property, TMP #26-005-023, is a 7.27-acre parcel on the 400 block of West Butler Avenue 
(S.R.4202) within the Township’s C-1 Commercial District and Butler Avenue Corridor Overlay District. 
The wooded lot is situated adjacent to C-1-zoned parcels to the north (Spatolas/Mavis Tire), RR/PRD-1 
to the east (Highlands/Grey Friar), OP/SA-3 to the south (Chalfont Motor Lodge) and RR to the west 
(Cedar Hlll single-famiy detached dwellings). The Applicant proposes I1 Medical Office, a By-Right Use, 
and B7 Apartment Use, which is not a permitted use within the C1 District. Related improvements 
include public water and sewer, 247 parking spaces, public green, fence with masonry piers and site 
trail.  Stormwater management is proposed to be addressed with a Managed Release Concept basin at 
the rear of the property. 

New Britain Township Board of Supervisors and Butler Pike Properties L.P. entered into a Settlement 
Stipulation and Agreement on October 7, 2021 which permitted the Apartment Use and included several 
variances and waivers.  
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III. Review Comments

A. Stipulated Agreement

The Stipulated Agreement was based on the “Butler Avenue Property Settlement Plan, sheet CP-6”, 
prepared by Holmes Cunningham Engineering, Inc, dated August 1, 2019, last revised, June 24, 
2021 (“Settlement Plan”). Per #3 of the Stipulated Agreement, the Settlement Plan shall be deemed 
compliant with the Zoning Ordinance and the variances granted by the Zoning Hearing Board were 
confirmed and/or modified generally as follows:

 §27-300.a. – To permit more than one principal use and more than one principal structure.

 §27-3005.b.B7 -  To permit the B7 Apartment Use to be developed on the Property.

 §27-1201. – To permit the B7 Apartment Use and the D1 Nursery School/Day-Care Center Use 
in the C-1 Commercial Zoning District.

 §27-2400.f.2. – To permit disturbance of up to 70% of woodlands on the Property with associated 
planting of replacement trees for disturbance beyond 60%.

 §27-2904.g.5 – To permit the paved area adjacent to the proposed buildings to be ten (10) feet 
from the abutting exterior walls.

We offer the following comments below related to the Stipulated agreement and Settlement Plan 
where the numbers referenced are as noted within the filed Stipulated Agreement:

1. Stipulated Agreement #5 – The Property Owner shall be entitled to land development approval for 
the residential and commercial development of the Property for the apartment and commercial 
use(s) upon the filing of a land development plan in substantial conformity with the “Settlement 
Plan”. We note the following deviations from the “Settlement Plan”:

a. Building B is shown as 11,500 SF on the Preliminary Plan as compared to the 8,000-SF 
building on the Settlement Plan.  We note that the parking layout has been revised from the 
Settelment Plan to eliminate 10 spaces along the rear of Building B, as well as 2 spaces along 
the main access driveway. This results in 19 of the 66 parking spaces required for Building B 
being provided on the opposite side of the main access driveway.

b. The Stipulation #8 allows for additional commercial uses on the ground floor of the Apartment 
building, though no commercial uses appear to be proposed in Building A. Although not 
required, the BCPC recommends the applicant explore some amount of commercial spaces 
on the ground floor of Building A to create a more characteristic mixed-use-type development.

c. Based on the Apartment and Medical Office uses proposed, 206 spaces are required. The 
total number of parking spaces was reduced from 263 on the Settlement Plan to 247 spaces. 
The layout shall be revised to provide the number of parking spaces as depicted on the 
Settlement Plan.

d. The asphalt trail has been adjusted at the rear of the property through the woodlands and 
around the proposed stormwater facility.

e. The sidewalk adjacent to the two buildings were shown as 10 feet wide on the Settlement 
Plan, where now a 5-foot walkway is proposed. However, where parking stalls are proposed 
adjacent to a sidewalk or walkway, the minimum width of the sidewalk or walkway shall be 
increased to a minimum width of six feet. (§22-708.2.F)

2. Stipulated Agreement #9.a. – The plans depict the Butler Avenue Corridor Overlay District 
(BACOD) fencing as required. A Construction Detail shall be provided in accordance with §22-
722.4.D.(7)(a).
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3. Stipulated Agreement #9.d. – The Property Owner identifies the Public Green at the Butler Avenue 
frontage. However, SALDO§22-722.4.G requires green spaces to contain shrubs and trees, public 
benches, and some type of public amenity, such as gardens, sculptures, gazebos, or fountains.  
While the proposed Public Green provides 9 shade trees (3 Red Maple, 3 Sugar Maple, and 3 
Scarlet Oak per Sheet 18 of 21), shrubs, benches and an amenity shall be provided as approved 
by the Board of Supervisors (Board).

4. Stipulated Agreement #10.a. – The plans depict the installation of a 5-foot sidewalk along the 
frontage of Butler Avenue from the northern and southern property lines of the Property, generally 
as depicted on the Settlement Plan. The proposed sidewalk along Butler Avenue shall extend 
through TMP# 26-5-23.2 and connect to the existing sidewalk on TMP# 26-5-23.3 to complete the 
accessible route in accordance with the Stipulated Agreement including all requisite curb ramps 
and Streetprint crosswalks in accordance with Township and PennDOT standards.

5. Stipulated Agreement #11 – The proposed development shall meet the requirements of the 
PADEP and New Britain Township Stormwater Management Ordinance, to the satisfaction of the 
Township Engineer. Comments related to compliance with the Township Stormwater Management 
Ordinance are provided herein.

6. Stipulated Agreement #12 – The proposed development shall meet the buffer yard requirements 
of the Zoning Ordinance and Township SALDO. The location of the 45-foot buffer yard shall be 
shown and labeled on the Record Plan for the medical office, while a 30-foot buffer yard is 
required for B7 Apartment Buildings. At the discretion of the Board of Supervisors, existing 
deciduous and coniferous trees larger than 2 inches in caliper and/or 6 feet in height located within 
a proposed buffer yard may be considered to meet the requirements of this section. The Applicant 
shall present the existing buffer trees to the Board for approval and it shall be determined if 
supplemental plantings are required. Every buffer yard shall be permanently protected by the 
placement of a conservation easement over it running with the land. (§§27-2803.a & e)

7. Stipulated Agreement #13 – The Plans shall note the following granted waivers from the 
provisions of the New Britain Township SALDO:

a. §22-505 – From providing a Community Impact Assessment Report. 

b. §22-705.3 – From undertaking roadway widening and associated improvements along the 
Butler Avenue frontage, subject to such improvements as may be required under the 
jurisdiction of PennDOT.

c. §22-713.5.B(6) – From providing berm and screen plantings for a B7 Apartment Use, as to the 
Butler Avenue frontage only.

d. §22-715 – From providing park and recreation land.

e. §22-722 – From compliance with the Butler Avenue Overlay requirements other than those 
specifically required under [the Agreement] or as shown on the Settlement Plan.

8. Stipulated Agreement #15 – Additional disturbance beyond 60%, up to a maximum of 70% of the 
woodlands on the Property, shall be permitted, provided that the planting of replacement trees is 
provided for the additional disturbed area beyond 60%. The Resource Protection Calculations on 
Sheet 4 of 21 indicate that 31.1% of the woodlands is being protected which equates to 68.9% 
disturbance. Therefore, 8.9% of woodlands requires 66 replacement trees based on 0.33 acres at 
200 trees per acre. We note that the the woodlands disturbance area does not consider trees that 
were certified as dead by an arborist. In addition, there are individual trees withn the front yard that 
do not appear to be considered woodlands. Finally, the calculation does not include disturbance 
required for the perimeter asphalt trail as it’s noted to be field located to avoid tree disturbance. 
We recommend a site meeting to determine if the existing, living trees have a continuous canopy 
and if the trail can be installed without disturbing the woodlands required to be protected.
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9. Stipulated Agreement #15.d. – The individual planting location and the specific species of each 
replacement tree shall be determined by the Township. The plans propose 34 Shade Trees and 
32 Ornamental Trees for a total of 66 trees per Sheet 18 of 21. It shall be clarified which plantings 
are proposed to satisfy the tree replacement requirement and the Board shall approve the 
locations and species.

10. Stipulated Agreement #16 – The date of the Settlement Stipulation and conditions #3, #4, #6, #7, 
#8, #13 and #14 related to variances and waivers granted, approved zoning uses for Buildings A 
and B, and required fees which supercede the Township code, shall be noted on the plan.

B. Zoning Ordinance 

We offer the following comments with respect to the New Britain Township Zoning Ordinance:

1. §27-201 – The ratio base site area is the area definition used to calculate the impervious and 
building areas for the site. It shall be clarified that the coverage calculations on Sheet 4 of 21 
utilize the Ratio Base Site Area. 

2. §27-1202.a – No use in the C-1 Commercial District shall exceed 35 feet in height, however, 
apartment buildings, Use B7, are permitted to be 40 feet. The proposed building heights and 
maximum permitted height shall be noted on the Record Plan, Sheet 4. 

3. §27-1202.b – The front, side and rear yard setback lines shall be dimensioned and labeled on the 
Record Plan, Sheet 4. We note that apartment buildings have separate setback requirements for 
the B7 Use.

4. §27-2401.c – For subdivisions and land developments, deed restrictions meeting Township 
specifications must be placed in the deed for each site that has natural resource protection areas 
within its boundaries. The restrictions shall provide for the continuance of the resource protection 
areas.  A natural resource easement shall be designated on the plan described by metes and 
bounds to protect the minimum 30% of existing woodlands to remain and an Agreement 
prepared by the Township Solicitor.

5. The Traffic Impact Assessment (TIA) states that there will be some increase in peak hour traffic 
delay due to the proposed uses, however, there will be no anticipated changes in levels of 
service to the noted intersections, with the exception of one Level of Service drop for Highland 
Drive. We offer the following comments related to the TIA:

a. §27-2501.a.1. – The TIA shall include the number of floors and a comprehensive description 
of the proposed Apartment building to verify that the correct land use was applied for the trip 
generation calculations. 

b. §27-2501.a.6. – All roadways and/or intersections showing a level of service below C shall be 
considered deficient, and specific recommendations for the elimination of these problems 
shall be listed. This listing of recommended improvements shall include, but not be limited to, 
the following elements: internal circulation design, site access location and design, external 
roadway and intersection design and improvements and widenings, traffic signal installation 
and operation including signal timing, transit design improvements, and reduced intensities of 
use. All physical roadway improvements shall be shown in sketches. The recommended 
improvements for both roadways and transit shall include, for each improvement, the party 
responsible for the improvement, the cost and funding of the improvement and the 
completion date for the improvement.
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c. The TIA indicates turning lanes are warranted at the access driveway and two left-hand 
turning lanes are shown on the plans at the proposed entrance. A separate right deceleration 
lane is not noted to be warranted. In addition, the TIA indicates a two-way center left turn 
lane should be extended to the north and south of the “Low Volume Driveway”. Given the 
other left-turn lanes in the vicinity, a center-turn lane should be considered and discussed 
with PennDOT from Schoolhouse Road to north of Cedar Hill Road. The HOP Plan shall be 
provided showing the extent of the proposed improvements as required by PennDOT, once 
determined. 

d. We recommend the Applicant coordinate with Bucks County Transport regarding a 
designated Doylestown DART bus service stop at this development. 

e. A Signage and Pavement Marking Plan along Butler Avenue indicating the calculated, 
proposed lane shift and taper lengths shall be provided. This may be deferred to the HOP 
phase,  however, the proposed northbound striping approaching the access will need to be 
addressed. 

6. §27-2600 – The location and details of any proposed signs for the medical office and apartment 
building shall be reviewed and approved by the Zoning Officer.  

7. §27-2901 – The Zoning Table shall be revised to list the number of required spaces for each use 
under the Required/Permitted column and the number of spaces proposed under the Proposed 
column. 

8. §27-2904.d.3 – Access driveways shall have a 6% maximum grade, except that the initial 20 feet 
from the edge of the cartway of a public street shall be a maximum of 3% grade.  Based on the 
curb elevations on Sheet 7, it appears the initial 20 feet from the cartway may exceed 3%, while 
the remainder of the driveway has a slope of approximately 6.7 to 7.5%. The driveway grading 
shall be verified to clearly meet the minimum required driveway slopes.

C. Subdivision and Land Development Ordinance 

We offer the following comments with respect to the current New Britain Township Subdivision and 
Land Development Ordinance:

1. §22-502.1.A.(3) – The property metes and bounds should be shown with a darker text for visibility 
on the Record Plan.  In addition, the title line, legal and ultimate right-of-way lines, shall be clearly 
labeled on the Record Plan, as well as, the metes and bounds. 

2. §22-502.1.A.(4) – Legal descriptions shall be submitted for the ultimate right-of-way to be dedicated 
to the Township (via easement), legal right-of-way to be dedicated to PennDOT, all defined 
easements such as biketrail and clear sight triangle easements, deed-restricted areas, such as 
open space or conservation easements, buffer yards, access easements, and offsite temporary 
construction easements. The plan shall include bearings and distances as necessary so the legal 
descriptions can be reviewed against the plan. 

3. §22-502.1.B – A copy of the deed for the subject tract shall be submitted.

4. §22-502.1.B.(8) – The zoning classifications of the surrounding properties shall be noted on the 
Record Plan.

5. §22-502.1.B.(16) – Architectural sketches are encouraged to be submitted showing elevation, 
perspective, building materials and colors. We recommend the Applicant present renderings for 
the Board’s review demonstrating architectural consistency between the materials, designs and 
styles used for the buildings, retaining walls, masonry peirs/fencing, trash screens, etc.  
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6. §22-502.1.B.(20) – Plan notations regarding offers of dedication of public rights-of-way and 
improvements and plan notations for ownership and maintenance responsibilities of open space, 
public green, protected natural resources easements, stormwater management facilities, utilities, 
etc. shall be provided. The Record Plan shall include notations specifying the area between the 
title line and the legal to be dedicated to PennDOT and the area between the Legal and Ultimate 
right-of-way lines are to be dedicated to the Township. 

7. §22-502.1.B.(21) – The recording certification shall be provided on the Record Plan for the 
Professional land surveyor.

8. §22-502.1.D.(10) – Contour lines measured at vertical intervals of two feet, as determined by an 
on-site field survey, not interpretation of United States Geologic Service (USGS) Maps, are 
required for the area within 100 feet of the tract. The plans shall indicate the benchmark elevation 
and the location and shall be based on the Chalfont-New Britain Township Joint Sewage 
Authority vertical datum. Additional topography shall be provided downstream of the level 
spreader, and as needed for any required emergency access or offsite improvements.

9. §22-502.1.I.(3) – Utility crossings for the water, sanitary sewer and storm pipe shall be shown on 
the profiles to verify adequate clearance between utility lines.  Concrete encasements shall be 
provided as necessary.

10. §22-502.1.I.(4) – A centerline profile for the proposed access driveway shall be provided to the 
street intersection, showing elevations at ten-foot intervals, slope, ultimate right-way line and curb 
line and edge of pavement.

11. §22-502.1.J.(1) – The following comments related to the construction details shall be addressed:

a. The Trash Enclosure Detail shows the installation of the perimeter fence outside of the 
concrete pad. This would conflict with the adjacent parking spaces and curb.  The detail shall 
be revised to clarify how the enclosure should be constructed in the proposed locations.

b. A detail shall be provided for the trash enclosure bollards, as applicable.

c. The plan includes a detail for a Vinyl Chain Link Fence. The plan shall clarify where this 
fence is proposed.

12. §22-704.2.A – Easements for single utility lines shall be a minimum of 20 feet. The Utility Plan 
shows the proposed sanitary sewer connection crossing through TMP# 26-5-23.2 to the existing 
manhole. In addition, the water line extends through TMP# 26-5-24 where it connects at an 
existing valve that appears to be within the Butler Avenue ultimate right-of-way.  Both of these 
utility connections are between the legal and ultimate right-of-way for these adjacent properties. 
The Developer shall determine if the ultimate rights-of-way has been accepted for dedication or if 
easements will be required for the installation of these utilities across the adjacent properties.
 

13. §22-705. – The Applicant shall obtain a Highway Occupancy Permit (HOP) from PennDOT, for 
the access to Butler Avenue (SR4202). The Applicant shall copy the Township on all 
correspondence with PennDOT and extend an invitation to the Township for all meetings. 
Additionally, to facilitate the Township review of the HOP submission, the Applicant shall include 
Gilmore & Associates as an “Engineering Firm” on the permit application within the PennDOT 
ePermitting System. Though the Applicant received a waiver from road improvements, subject to 
PennDOT’s requirements, our office may have additional comments related to the HOP Plans 
once submitted. We recommend that a condition be placed on any Township Plan Approvals, 
that once approved, any significant changes to the plan as required by PennDOT or other 
outside agency be presented to the Board of Supervisors prior to construction. 
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14. §22-705.5.C &13.H – A fifty-foot clear sight triangle must be provided for all driveways, measured 
from the point of intersection of the street right-of-way line and edge of the driveway. The site 
plan shall contain a notation that states that the applicant is required to maintain the area of the 
clear sight triangle and the Township has the right to enter and perform required maintenance in 
the area if deemed critical to public welfare pursuant to a Declaration of Covenants, Restrictions, 
and Conditions approved by the Board.

15. §22-705.6 – Minimum sight distances for stopping, passing and intersections shall comply with 
PennDOT standards. The required and available sight distance lines and measurements shall be 
shown on the plans.

16. §22-705.15.D. & §22-722 7.F.(3) – Proposed crosswalks shall have the brick red thermoplastic 
street imprinted with the herringbone pattern and a six-inch white line on either side. See 
attached details. Crosswalks on the adjacent properties shall be provided as well.

17. §22-706.2.C. – Sidewalks shall be located within a public right-of-way, public easement or 
common open space area.  An easement should be provided for the entirety of the 5-foot-wide 
asphalt path through the site.  In addition, easements shall be provided for the proposed public 
sidewalk on the adjacent properties unless it can be confirmed that the sidewalks are proposed 
within the public right-of-way or existing easement. 

18. §22-706.3.B – All curbs and sidewalks shall provide access in accordance with accessibility 
guidelines. The PennDOT Curb Ramp detail provided on Sheet 5 does not appear to be 
applicable. The Detailed Grading Plan of the crosswalks and accessible ramps shall include 
additional spot elevations for the sidewalk showing a maximum 2% slope at all landing and 
turning areas. 

19. §22-706.3.G – The extent of the detectable warning surface shall also be shown. A note 
specifying all curb ramps shall be provided with "brick red" detectable warning surfaces or other 
approved contrasting color shall be added to the detail.

20. §22-707.B.(4) – The maximum center-line grade for pedestrian walkways and recreational trails 
shall not exceed 8%.  Based on the proposed contours, it appears the asphalt trail exceeds an 
8% slope where it enters and exits the woodlands area.  The grading of the trail shall be revised 
to 8% or less.

21. §22-707.C – The Asphalt Trail detail on Sheet 5 shall be revised to specify 2 ½ inches of 9.5mm 
Superpave wearing course. 

22. §22-708.6.B – The grade of parking areas shall be a maximum of 5% and a minimum of 1%.  
The parking area behind Building B and a portion of the center aisle behind Building A have 
slopes which exceed 5%. The parking lot grading shall be revised as necessary to meet this 
requirement.

23. §22-708.6.H – Stop signs and stop bars shall be provided as necessary throughout the parking 
area where crosswalks are proposed and at the end of parking aisles where they intersect the 
main access drive. In addition, the location of all accessible parking signs shall be shown on the 
Record Plan.

24. §22-710.2 & 3 -  All comments from the Fire Marshal’s review dated January 11, 2022 shall be 
addressed related to fire lanes, emergency site and building access, water service, etc.   
Adequate access shall be provided to the Fire Marshal’s satisfaction.  

25. §22-711 – The following comments related to the grading design/plan shall be addressed:
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a. Detailed grading shall be provided for the proposed driveway crossings on the adjacent 
properties to demonstrate accessibility.

b. Additional spot elevations shall be provided along the driveway around the eastern corner on 
Building A to clarify the high point grade break.

c. Spot elevations shall be provided at the corners of the rear parking lot along the NW curbline.

d. An additional spot elevation shall be provided at the southern corner of the parking area 
between Buildings A and B.

e. The TC/BC spot elevation of 393.85 at the southern corner of Building A indicates a 
depressed curb and appears to be incorrect.  This spot elevation shall be revised as 
necessary.

f. The inlet locations shall be provided on the Grading Plan to verify the proposed slopes to the 
inlets.

26. §22-711.2 – The following comments related to erosion controls shall be addressed:

a. Prior to the installation of the parking lot curb, sediment from disturbance on the northeastrn 
half of the site will bypass the sediment basin and runoff to the rear of the site.  Measures 
shall be provided where necessary to direct the sediment runoff towards the sediment trap 
until the curb is constructed.

b. Additional silt sock shall be provided at the following locations:

1) On the downslope side of the northern retaining wall to prevent sediment runoff onto the 
adjacent property.

2) Along the southern property line where grading for the proposed asphalt trail will result in 
sediment runoff onto the adjacent property.

3) Downslope of the disturbance between the parking lot and the asphalt trail to protect the 
area of woodlands to remain.

4) Downslope of the disturbance from the sidewalk installation on the adjacent properties.

c. Erosion control matting shall be provided for the 3:1 slopes on the low end of the northern 
retaining wall.

d. The type of erosion control matting on the downslope side of the level spreader shall be 
specified.

27. §22-711.4.A – Retaining wall specifications, calculations and design details shall be approved by 
the Township Engineer prior to final plan approval by the Township.  Design plans, specifications 
and details, signed and sealed by a licensed professional engineer, shall be provided.  Wall style, 
finish and color shall be coordinated with proposed building architecture.  

In addition, the asphalt walkway is directly adjacent to the retaining wall along the southern side of 
the site. Fall protection fence or railing is required to be installed where there is a 30-inch or 
greater vertical change. A detail shall be provided for any required fence while insuring the 
minimum walkway width is maintained. 

28. §22-711.4.C – The top or bottom edge of slopes shall be a minimum of 5 feet from property lines 
in order to permit normal rounding of the edge without encroaching onto the abutting property.  
The proposed grading and retaining wall construction will require disturbance within 5 feet of the 
adjacent properties. Further, improvements are required along Butler Avenue on adjacent 
properties. The grading shall be revised, however, if a waiver is granted, the Developer shall 
obtain temporary construction easements as necessary to allow access for the proposed grading 
and improvements.
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29. §§22-712.2.B & F – The Applicant shall install stormwater management facilities, on- and offsite, 
as necessary to convey stormwater runoff along or through the property to a natural outfall, such 
as a watercourse, drainage swale, storm sewer, or other drainage facilities. If an applicant 
concentrates or redirects stormwater runoff to discharge at another location on the property, the 
applicant is responsible for constructing an adequate channel or storm sewer system on 
downstream properties until a natural outfall is reached. A natural outfall shall have sufficient 
capacity to receive stormwater without deterioration of the facility and without adversely affecting 
property in the watershed. Though a level spreader is proposed, there has been a history of 
drainage complaints in the area. Additional information shall be provided to demonstrate the 
downstream properties receiving stormwater runoff from the site are not adversely impacted.

30. §22-712.3.G – The calculations for the 10 minute time of concentration used for Proposed PR1 
shall be provided in the PCSM Plan Narrative. We note that the time of concentration path for 
Proposed PR1 shown on the Post Development Drainage Area Map does not appear consistent 
with the proposed storm sewer layout.

31. §22-712.4.G – All basin outlet pipes shall be watertight reinforced concrete having "O-Ring" 
joints.  The plan shall specify O-ring RCP for the pipe between the basin outlet structure and the 
level spreader.

32. §22-712.4.H – The spillway elevation on the Basin Spillway Detail on Sheet 17 shall be 
coordinated with the spot elevations shown on the plans and report.  

33. §22-712.4.L – The inlet grate shall only be used as an emergency outflow and the grate elevation 
shall be equal to or higher than the one-hundred-year water surface elevation, but at least six 
inches below the emergency spillway elevation. The outlet structure grate elevation of 384.42 is 
lower than the 100-year water elevation of 384.66. The outlet structure shall be revised to provide 
a grate elevation equal to or higher than the 100-year water surface elevation.  

34. §22-712.4.N – Detention basins shall be installed before the construction of any buildings or site 
improvements, unless otherwise approved by the Board and the Bucks County Conservation 
District. A preliminary basin as-built plan must be submitted and approved by the Township 
Engineer prior to beginning any building construction to confirm that the constructed volumes are 
in accordance with the design plans. A note requiring this shall be included on the record plan 
and in the sequence of construction.

35. §§22-712.6 & 8 – The following comments related to the storm structures shall be addressed:
a. The inverts of the roof drain connections should be included for the inlet construction.
b. The plan and profiles shall specify the type of inlet and inlet top.
c. Cleanouts shall be provided for the basin underdrain and the level spreader distribution pipe.

36. §§22-712.6.E & 712.12 – At least one inlet shall be required at the curb tangent on the upstream 
side of all access drive intersections with public roadways. A culvert or storm sewer shall be 
provided for all access drives. 

37. §22-712.8.B – A Type "DW" endwall shall be provided at the termination of all storm sewer 
systems.  DW endwalls shall be provided at the outlet pipes into the basin.

38. §22-712.13.C.(1) – The BMP Maintenance Plan on Sheet 17 shall  be revised as necessary to 
clarify the ownership and maintenance responsibilities of the stormwater management facilities 
and storm sewer conveyance system. 

39. §22-712.13.D. – A fee is required to maintain the stormwater management facilities located 
within public right-of-way or any easement owned by the Township.

40. §22-713. – The following issues related to the Landscape Plan should be addressed:
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a. There are multiple locations where proposed plantings are in close proximity to underground 
utilities. We recommend a minimum distance of 10 feet be provided between proposed 
plantings and utilities. 

b. The Plant Schedule provided on Sheet 18 of 21 Landscape Plan indicates a quantity of 90 
Scallywag Holly, whereas the plan shows 97.  The plan and schedule shall be coordinated.

c. The Golden Rain Tree species shall be replaced with an alternate species due to this being 
on the DCNR invasive plant “Watch” list.

41. §22-713.3.D. – The placement of light standards shall be coordinated with the landscape plan to 
avoid conflicts. We recommend a minimum distance of 10 feet be provided between proposed 
plantings and light fixtures. For instance, it appears that a proposed tree in the Public Green area 
is in close proximity to a proposed light fixture.  

42. §22-713.5.B.(1) – One deciduous or evergreen shrub shall be planted every five feet along the 
perimeter of the parking area. We note that 16 shrubs are required along the southern property 
boundary and 16 shrubs are provided, whereas the proposed spacing does not provide an 
effective buffer due to a 20-foot gap in the plantings.  Shrubs shall be placed five feet on center 
in a continuous hedge.

43. §22-713.5.B.(2) – This section requires, at a minimum, a 6-foot wooden shadow-box fence with a 
staggered row of evergreen trees be provided at 10-foot spacings to screen from trash areas. We 
note that the Trash Enclosure Detail provided on Sheet 5 of 21 Site Construction Details 
indicates that a board on board fence OR a black vinyl chain link fence with privacy slats will be 
utilized. The proposed screening shall be provide in accordance with the Ordinance and clarified 
and detailed on Sheet 5 of 21, Site Construction Details. 

44. §§22-714.2 & 7 – Pedestrian scaled lighting shall be positioned along on-site walks and trails 
such that lighting levels along them maintain a consistent 0.2 footcandle. No lighting is proposed 
along the front of Building B, within the public green, and the associated walkway is not 
adequately illuminated. Lighting shall be provided for the areas and walkways open to the 
general public and multifamily residents.

45. §22-714.4.B. – Light standards shall be a maximum of 20 feet in height, and have a concrete 
base raised 30 inches above finished grade. The Light Pole Foundation Detail on Sheet 20 notes 
that the foundation for fixture ‘B’ extends 30 inches above finished pavement.  This shall also be 
specified for fixture ‘A’ which is directly behind the curb and could be damaged by vehicles 
pulling into the adjacent parking spaces.

46. §22-714.4.C. – Light standards shall be located in planting islands or planting strips within 
parking areas, not installed directly on the parking area surface.  Several of the light standards at 
the rear of Buildings A and B are located directly on the parking surface and shall be relocated.

47. §22-714.7. – The Statistics chart provided on Sheet 19 of 21 Lighting Plan indicates a Max/Min 
ratio of 21.5:1 and a Avg/Min ratio of 7.5:1 for the Main Parking Area.  Current IES guidelines 
recommend a Max/Min ratio no greater than 20:1 and the Township of New Britain Subdivision 
and Land Development Ordinance specifies a Avg/Min ratio no greater than 4:1. Lighting shall be 
revised to comply with current recommended guidelines and Ordinance.

48. §22-716.2.C. – Concrete monuments shall be shown on the Record Plan at the intersections of 
the Ultimate right-of-way with the property lines and at any changes in direction.

49. §22-718 – Correspondence shall be submitted from North Wales Water Authority indicating that 
they have adequate water supply to service the proposed apartment building and medical office. 
In addition, approval and service agreements shall be provided for the proposed connections.  
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50. §22-720 – We note that a Sewage Planning Module Application Mailer has been submitted.  
Unless DEP indicates a full Planning Module is not required, a completed PADEP Sewage 
Facilities Planning Module shall accompany the subsequent preliminary plan application. Prior to 
submitting the planning module to the Township for approval, the planning module shall have 
been executed by the applicant, responsible engineer, CNBJSA, Department of Health and Bucks 
County Planning Commission. A Sewage Facilities Planning Module shall be approved by the 
Township, Authority, and PADEP prior to final plan approval by the Township. A copy of the “Will-
Serve” letter and approved sewer agreement, shall be submitted to the Township and our office 
prior to plan recording.  

51. §22-905.1.A - The  Applicant is responsible for any other required reviews, approvals, permits, 
etc. (i.e., BCPC, BCCD, PADEP, PennDOT, CNBJSA, Fire Marshal, North Wales Water 
Authority, Aqua, Township Road Opening Permit, etc.) as applicable.  

D. Stormwater Management Ordinance

The design uses the Managed Release Concept (MRC) for the stormwater facility which impounds 
the 1.2-inch/2-hour storm for vegetation, filters the runoff through a soil media, infiltrates into 
undisturbed soils to the extent possible, with stormwater released through an underdrain.

1. §26-123.2 – The proposed design utilizes the MRC developed by PADEP to meet the volume 
control requirement which is permitted for situations where infiltration is infeasible. We note that 
the proposed managed release concept is subject to PADEP approval.  

 
2. §26-123.C.(6) – A soils evaluation of the project site shall be required to determine the suitability 

of infiltration facilities. All regulated activities are required to perform a detailed soils evaluation by 
a qualified design professional which at minimum address soil permeability, depth to bedrock, 
and subgrade stability. The PCSM report notes that infiltration tests were not conducted based 
on the soil maps. A soils evaluation must still be completed to verify infiltration is not feasible 
before proposing to use the managed release concept. In addition, test pits shall be completed to 
determine the depth to restrictive features, such as bedrock or groundwater which could effect 
the design and construcability of the managed release concept basin.

3. §26-125.2 & §22-712.3.B – Stormwater runoff peak discharges from all development sites with a 
drainage area greater than one acre shall be calculated using a generally accepted calculation 
technique that is based on the NRCS Soil Cover Complex Method. The peak rates provided in 
the PCSM report were calculated using the Dekalb Rational Method. Based on a disturbance 
area of 6.35 acres, the peak rates shall be calculated using the SCS method. We defer review of 
the remaining analysis until the stormwater report is updated to utilize the correct method.

4. §26-162.3.D – A statement, signed by the facility owner, acknowledging that the stormwater 
facilities and BMPs are fixtures that can be altered or removed only after approval by the 
municipality, shall be added to the plan.

5. §26-164.1 – The Applicant shall sign an Operation and Maintenance (O&M) agreement with the 
municipality covering all stormwater and storm sewer facilities and BMPs that are to be privately 
owned. The O&M agreement shall be transferred with transfer of ownership and shall be 
prepared by the Township Solicitor. 

6. §26-165.2 – The owner must provide the municipal easements to perform inspections and 
maintenance for stormwater runoff conveyance, detention, etc. We recommend a blanket 
easement be provided via a note on the plan and within the O&M Agreement. 
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7. Township Resolution #2022-03 – The Applicant will be required to pay a fee for the proposed 
onsite BMP to provide a financial guarantee for the timely installation, proper construction and 
continued maintenance by the owner of the subject property. The fee shall be 5% of the total 
construction cost of the proposed BMP. The Applicant’s professional shall submit a cost estimate 
once the design is finalized. 

Considering the extent of the required plan revisions identified in this letter, we may have additional 
comments upon resubmission by the Applicant and upon review of the final plan requirements. In order to 
help expedite the review process of the resubmission of the plan, the Applicant shall submit a response letter 
which addresses each of the above comments. Changes that have been made to the application that are 
unrelated to the review comments shall also be identified in the response letter. 

If you have any questions regarding the above, please contact this office.

Sincerely,

Janene Marchand, P.E.,
Gilmore & Associates, Inc.

JM/tw/sl

Attachments (Streetprint Crosswalk Detail) 

cc: Michael Walsh, Assistant Manager
Ryan Gehman, Assistant Planning and Zoning Officer
Randy Teschner, Fire Marshall
Peter Nelson, Esq., Grim, Biehn & Thatcher 
Kevin Reilly, County Builders, Inc., Applicant
Kellie A. McGowan, Eastburn and Gray
Robert T. Cunningham, P.E., Holmes Cunningham, LLC.
John Schmidt, CNBTJSA
Robert C. Bender, North Wales Water Authority
Craig D. Kennard, P.E., C.O.O, Gilmore & Associates, Inc.
Damon Drummond, P.E., Gilmore & Associates, Inc.
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MEMORANDUM 
 
To:  New Britain Township Board of Supervisors 
  New Britain Township Planning Commission 
 
From:  Staff of the Bucks County Planning Commission 
 
Date:  January 18, 2022 
 
Subject: BCPC #9134-C 
 Preliminary Plan of Land Development for Butler Avenue Mixed Use 
  TMP #26-5-23 
  Applicant: Butler Pike Properties, LP 
  Owner: Same 
  Plan Dated: November 30, 2021 
  Date Received: December 22, 2021 
 
This proposal has been reviewed by the Bucks County Planning Commission professional staff, which 
prepared the following comments in accordance with the Pennsylvania Municipalities Planning Code 
(Section 502). 
 
GENERAL INFORMATION 
 
Proposal: Construct two structures on a 7.27-acre lot. The first structure (Building A) has a proposed 

footprint of 27,120 square feet and includes 70 apartment units. The second structure (Building B) 
has a proposed footprint of 11,500 square feet and includes a medical office. Both structures are 
proposed to be served by public water and public sewer. 

 
Location: Along the northwest side of West Butler Avenue, approximately 800 feet northeast of its 

intersection with Schoolhouse Road. 
 
Zoning: The C-1 Commercial District does not permit Use B7 Apartment. The C-1 District permits Use I1 

Medical Office on lots of at least 1 acre with minimum yards of 40 feet, 15 feet, and 30 feet, for front, 
side, and rear yards, respectively. 

 

 The site is subject to a Settlement Stipulation and Agreement dated October 7, 2021. The agreement 
includes land development terms and conditions pertaining to allowing more than one principal use 
and more than one principal structure on the site. Various terms and conditions are specified for 
amenities, off-site improvements, fee-in-lieu of recreation lands, and woodlands disturbance. 

 
Present Use: Vacant 
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COMMENTS 
 
1. Settlement Stipulation and Agreement, Ground floor commercial—The Settlement Stipulation and 

Agreement outlines the terms of agreement for the mixed-use development proposed on the site and 
requires substantial conformity with the plan entitled “Butler Avenue Property Settlement Plan, sheet 
CP-6,” which is included as Appendix “A” in the agreement. Paragraph 8. of the agreement states that 
a portion of the ground floor of Building A may also be used for commercial use. The proposed plan 
does not appear to include such a use for Building A. 

 

Mixed-use development, in its truest sense, features multiple uses within the same structure. This 
configuration also better aligns with the idea that concentrated mixed-use development patterns can 
promote non-vehicular travel, and can serve as a foundation for placemaking, a strategy outlined in 
the DVRPC report Butler Avenue Revitalization Strategies (DVRPC, 2009). For this reason, we 
recommend the applicant explore the inclusion of some amount of commercial space on the ground 
floor of Building A. 

 
2. Granted waivers—The Settlement Stipulation and Agreement indicates that the township and 

property owner agree that the applicant be entitled to the granting of waivers from the following 
subdivision and land development ordinance (SALDO) requirements: 

 

Section 22-505 
from providing a Community Impact Assessment Report 
 

Section 22-705.3. 
from undertaking roadway widening and associated improvements along the Butler Avenue frontage 
 

Section 22-715 
from providing park and recreation land 
 

Section 22-722 
from compliance with most of the Butler Avenue Overlay requirements 

 

The final plan should note all granted waivers.  
 
3. Parking allotment—The amount of parking spaces shown on the plan (247) does not match that which 

is shown as proposed within the zoning table (206). This discrepancy should be corrected.  
 

Additionally, while we recognize that Section 27.2901 of the zoning ordinance specifies two parking 
spaces per dwelling unit for apartment units of 1 to 3 bedrooms, we are skeptical that this amount in 
its entirety is necessary. We recommend that consideration be given to reducing the amount of 
provided parking to align with a recent study published by the Delaware Valley Regional Planning 
Commission (DVRPC)1. The study estimates vehicles per household in comparable communities to be 
0.90 for Studio/1-bedroom apartments, 1.39 for 2-bedroom apartments, and 1.61 for 3-bedroom 
apartments. The area’s access to public transportation options (Doylestown DART and SEPTA Regional 
Rail) also supports an anticipated reduction in vehicle trip generation rates resulting from higher 
transit-accessibility. A reduction in parking area can also help reduce impervious coverage, optimize 
site development, and create more area for public space and amenities. 

 
1 Multifamily Housing Research Summary (DVRPC, October 2018). 
https://www.dvrpc.org/SmartGrowth/Multifamily/pdf/DVPRC_Multifamily-Housing-Research-Summary.pdf  

https://www.dvrpc.org/SmartGrowth/Multifamily/pdf/DVPRC_Multifamily-Housing-Research-Summary.pdf
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The zoning ordinance allows for the consideration of a conditional reduction in off-street parking 
under the process outlined in Section 27.2903.b. We strongly recommend the applicant and township 
consider the possibility of a reduction in parking area for the reasons mentioned above. 

 
4. Doylestown DART coordination—We note that this site is situated along an existing service route of 

the Doylestown DART. The proposed residential and medical office uses will greatly benefit from this 
access to public transportation; however, to maximize the usage of this service, we recommend the 
applicant coordinate with Bucks County Transport, the agency that operates the DART. Specifically, 
we recommend seeking the provision of signage and a designated stop in front of this proposed 
development. 

 
5. Landscape plan 
 

a. Registered landscape architect—We recommend that the landscape plan be prepared, signed, 
and sealed by a registered landscape architect licensed in the state of Pennsylvania. 

 

b. Golden rain tree—The plan proposes six golden rain trees (Koelreuteria paniculata) within the 
parking area. We note that this is a weak wooded tree and can create a significant amount of seed 
and leaf litter. Given the proposed location within a parking area, we recommend the applicant 
explore an alternative species. 

 

c. Oak trees—As part of the overall landscaping for the site, the landscape plan proposes 24 oak 
trees consisting of white oaks, swamp white oaks, scarlet oaks, pin oaks, and shumard oaks. Oak 
trees, while typically a good native tree for plantings, are subject to bacterial leaf scorch which is 
an infectious chronic disease that is affecting several species of oaks in southeastern 
Pennsylvania.2 Municipal officials should monitor planting plans to ensure that oaks are not 
overplanted, to avoid the risk of infection and eventual loss of these trees. 

 
6. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module Application Mailer 

to the Pennsylvania Department of Environmental Protection (PaDEP) to determine if an Act 537 
Planning Module must be submitted for this proposed land development. 

 
This review will be included in the Bucks County Planning Commission board materials for the February 2, 
2022, meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and to 
offer comments on the proposal to the BCPC board and staff. 
 
In order that we may be more aware of your concerns, please send us a copy of all municipal decisions 
sent to this applicant. 
 
JS:emh 
 
cc: Kevin Reilly, Butler Pike Properties, LP (via email) 
 Robert Cunningham, PE, Holmes Cunningham Engineering (via email) 
 Janene Marchand, PE, Gilmore & Associates, Township Engineer (via email) 

Matt West, Township Manager (via email) 
Vince Volpe, Executive Director, Bucks County Transport (via email) 
Lou White, Doylestown DART Committee (via email) 

 
2 https://extension.psu.edu/bacterial-leaf-scorch  

https://extension.psu.edu/bacterial-leaf-scorch


Township  of  New  Britain

Office  of  Fire  Marshal

Office  of  Code  Enforcement

January  11, 2022

RE:  Fire  Marshal  review  Butler  Avenue  Property  T.P.  # 26005-023

Review  By:  Randal  J. Teschner  Fire  Marshal,  Code  Enforcement  Officer

The  following  is a list  of  items  to be addressed:

1.  A  second  Entrance  needs  to be added.  This  could  be an emergency  access  located  on tlie  east end  of

property  by Spatolas  Pizza

2. There  should  be three  hydrants  added  to plans  ( see map  )

a. One  west  side  of  main  drive

b. One  west  side  of  second  entrance

c. One  in rear  of  large  building  located  on island  main  entrance  drive

3. The  water  line  on west  butler  should  be 12 inches

4.  Sliow  all  water  services  to building.

5. Supply  a plan  showing  that  ladder  truck  can  make  turns  in the parking  lot  around  the building.
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MEETING MINUTES 

August 24, 2021 
7:00 p.m. 

 
A Meeting of the New Britain Township Planning Commission was held on August 24, 2021, at the 
Township Administration Building, 207 Park Avenue, New Britain Township, PA beginning at 7:00 p.m. In 
attendance were Chair Stephanie Shortall, members Theresa Rizzo Grimes, Deborah Rendon, and Alfred 
Tocci. Absent from the meeting was Vice Chair Marco Tustanowsky, members Michelle Martin, and 
Gregory Hood. Township Zoning Officer Kelsey Harris, and Craig Kennard, P.E., Township Engineer, were 
also in attendance. 
 
1.  Approval of Minutes: 
 
1.1 Minutes of June 22, 2021 Planning Commission Meeting: 
 

MOTION: Upon motion of Ms. Rendon, seconded by Mr. Tocci, the June 22, 2021 
meeting minutes were unanimously approved. 

 
2.  Labrozzi Property- 123 Creek Road- Informal Sketch Plan Discussion 

 
2.1 Mr. David Labrozzi presented a conceptual sketch plan of a minor residential subdivision. Mr. 
Labrozzi owns the property at 123 Creek Road. The property is currently improved with a single family 
detached dwelling, which Mr. Labrozzi and his family reside in. The property is 16.9 acres, and the 
sketch plan proposes to subdivide a 2.377-acre lot for his daughter and family to reside. Mr. Labrozzi 
stated that he is currently working with Nave Newell Engineering to survey the land and prepare his 
plans and is speaking with builders for the construction of the new dwelling. Ms. Grimes inquired about 
the location of the creek and if there would be disturbance to the natural resources. Mr. Labrozzi stated 
that there will be no disturbance within the natural resource area, except he plans to build a small 
bridge to connect the two properties. Mr. Kennard stated that the property has a conservation 
easement and that the area proposed to be subdivided appears to have been left out of the easement 
for the purpose of this proposal. Mr. Labrozzi stated that he will work closely with his engineers and 
decide how to proceed with the project. The Planning Commission had no additional comments at this 
time. 
 
3. Lohin Property- Township Line and Walters Roads, Prelim/Final Major 7-Lot Subdivision Review 
 
3.1 Mr. Todd Savarese, Esq., of Savarese Law Offices and Rachel Butch, P.E. of R.L. Showalter & 
Associates, presented a revised preliminary/final plan on behalf of the Applicant, Mr. Michael Lohin, for 
the property located at Township Line Road and Walters Road, Tax Map Parcel Number 26-001-043. Mr. 
Savarese provided a history of the project, which has undergone several revisions since its original 
submittal. The Applicant attended a public meeting on May 28, 2019, where the Planning Commission 
approved a motion to recommend approval of a 4-lot residential subdivision with on-lot septic and well 
systems. The plan now proposes connection to public sewer with Hilltown Township Water and Sewer 
Authority and is now 7-lots. The property is currently unimproved, with frontage on Township Line Road 
and Walters Road. The property is a total of 20.25 acres. The current plan proposes two (2) residential 
lots with direct access to Township Line Road, and five (5) residential lots to take access to a proposed 
cul-de-sac street. 



 

 

 
Ms. Butch reviewed the Gilmore & Associate’s review letter dated August 11, 2021. She stated that most 
of the review items would be complied with. Waivers are being requested for the remaining items listed 
in the letter. Ms. Butch and Mr. Savarese confirmed that an HOA would be established to maintain the 
proposed stormwater management facilities. Mr. Savarese stated that the Applicant would like to 
dedicate the proposed cul-de-sac road to New Britain Township. Mr. Kennard stated that he did not 
believe the Township would be interested in accepting dedication. Ms. Butch stated that a total of 7.336 
acres are proposed to be conserved. Ms. Butch stated that the items they are specifically seeking 
recommendations for are pertaining to the requirement for streetlights, curbing and sidewalks, and 
road improvements. 
 
Ms. Butch explained that the Applicant is proposing individual driveway lamps in exchange for a waiver 
of requiring several streetlights. She stated that the Applicant is willing to provide milling and overlay to 
Township Line Road, if the Township feels it’s necessary, in exchange for a waiver of road widening and 
has agreed to remediate an existing stormwater issue stemming from a development in Hilltown 
Township. Additionally, the Applicant is proposing to provide curbing within the proposed cul-de-sac 
and a partial sidewalk for use of the community in exchange for a waiver to provide such along 
Township Line and Walters Roads. 
 
After discussion of these topics, Ms. Shortall called for a motion to be made for their recommendations. 
 

MOTION: Upon motion of Ms. Rendon, seconded by Mr. Tocci, and unanimously carried, the 
project is recommended for preliminary/final plan approval conditioned upon the following: 
compliance with the Gilmore & Associate’s review letter dated August 11, 2021; compliance 
with the Fire Marshal review dated August 23, 2021. The following waivers are recommended 
for approval: 
 
§22-502.1.(1), to permit a plan to scale at 1” = 60’, whereas a scale no great than 1” = 50’ is 
required; §22-502.D, to exclude existing features within 100 feet of the property boundary to 
be shown on the plan. An aerial map with the pertinent information has been provided; §22-
703.4.A.(4), to allow for a lot depth that is 3.2 times its width for Lots 3 and 4 where any lot 
depth is not permitted to exceed 3 times its width; §22-705.3.A,C&G, to waive the 
requirement for road widening and improvements along Township Line Road and Walters 
Road with the condition that milling and overlay be proposed for the full length of the 
Township Line Road frontage and the intersection of Walters Road along with the proposed 
storm sewer improvements subject to Public Works and the Township Engineer confirming the 
need for such improvements; §22-706 to fully waive the requirements for curbing and 
sidewalks, whereas the Applicant requested a partial waiver and proposed to provide curbing 
and sidewalks only to the interior proposed cul-de-sac, the Planning Commission recommends 
no sidewalks or curbing be provided; §22-716.2 to allow iron pins instead of concrete 
monuments along the property lines that are not along the ultimate right-of-way nor along 
the shared access easement; §22-714.3.A.(1) to waive the requirement to provide street 
lights, whereas the Applicant is proposing individual driveway lamps in-lieu of street lights, 
the Planning Commission recommends no lighting be proposed; §22-710.2, to waive the 
requirement to install a fire hydrant since public water service is not available; §22-710.4.A, to 
waive the requirement to provide a separate emergency access to the cul-de-sac; and §22-403 
to permit a combined preliminary/final plan approval, conditioned upon the plan receiving 
approval in accordance with the recommendations as presented by this motion, otherwise, a 



 

 

preliminary plan approval should be re-reviewed by the Planning Commission prior to final 
plan approval.    

 
III. Public Comment.  
 
There were no public comments made. 
 
IV. Adjournment 

 
MOTION:  A motion was made by Ms. Grimes, seconded by Mr. Tocci, and 
unanimously carried to adjourn the August 24, 2021 meeting at 8:20 p.m. 

  
 
 
 
Respectfully Submitted, 
  
________________________________                    __________________________________ 
Stephanie Shortall, Chair                                             Kelsey Harris, Zoning Officer 
 


