
Kristin Holmes, P.E., LEED AP 
Robert Cunningham, P.E., LEED AP 

 

Phone: 215-586-3330  · 409 E. Butler Ave Unit 5 · Doylestown, PA 18901 · www.hcengineering.net 

 
 
 February 28, 2023 
 
Matthew West, Township Manager 
New Britain Township  
207 Park Avenue 
Chalfont, PA 18914 
 
RE:
  

140 Upper Church Road Sketch Plan 
TMP#: 26-003-014 
New Britain Township, Bucks County, PA 
HCE Project No.:  1890 
 

Dear Mr. West: 

On behalf of the applicant, Casadonti Holmes, Inc., enclosed please find the following materials for a 
subdivision and land development sketch plan for the above referenced project: 

• 1 original Township Application for Subdivision and Land Development; 
• 9 - full sized copies of 140 Upper Church Road Sketch Plan Set dated 02/27/2023 
• 5 - 11x17 copies of 140 Upper Church Road Sketch Plan Set dated 02/27/2023; 
• Check in the amount of $100 made out to New Britain Township for Sketch Plan Application 

Fee; 
• Check in the amount of $2,500 made out to New Britain Township for Sketch Plan Review 

Escrow Fee; 
• 1 CD with PDF of plans and supplemental documents. 

 
Project Description 
The project proposes the construction of 2 new single-family dwellings and associated driveways 
located in the WS – Watershed District. The project also proposes to keep the existing single-family.  
The proposed driveways will take access to Upper Church Road.  The single-family dwellings shall be 
served by on-lot sewer and wells.  The sketch plan set shows compliance with current New Britain 
Township Natural Resource Protection Standards.  There are no variances required for this Sketch 
Plan. 
 
If you have any questions or require additional information, please do not hesitate to contact us at 215-
586-3330 or rob@hcengineering.net  
 
 Very truly yours, 
 Holmes Cunningham Engineering 
 
 
 

 
 Rob Cunningham, P.E.  
 Partner 
 
Cc:   
 
O:\1890 - 140 Upper Church Road\Outbound\Twp Cover Letter 2023-02-28.docx 

mailto:rob@hcengineering.net
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NEW BRITAIN TOWNSHIP ZONING DATA TABLE
ZONING DISTRICT: WS - WATERSHED DISTRICT

ITEM REQUIRED/  PERMITTED PROPOSED LOT 1 PROPOSED LOT 2 Ordinance Section

Use: Zoning 27-501.a B1: Single Family Detached Dwelling

Max. Building Height 35 FT < 35 FT < 35 FT 27-502.a

Min. Lot Size 80,000 SF 5.460 AC 7.889 AC 27-502.b.1.(a)

Min. Lot Width 175 FT 225.7 FT 466.5 FT 27-502.b.1.(b)

Min. Front Yard Setback 100 FT 100 FT 100FT 27-502.b.1.(c)

Min. Side Yard Setback 30 FT 17.26 FT* 45.3 FT 27-502.b.1.(d)

Min. Rear Yard Setback 60 FT 229.8 FT 493.5 FT 27-502.b.1.(e)

Min. Building Envelope 10,000 SF 13,390 SF 87,864 SF 27-502.b.1.(f)

Max. Building Coverage (Developer) 6% 6.26% 2.35% 27-502.b.1.(g)

Max. Impervious Surface Coverage (Developer) 10% 10.03% 4.01% 27-502.b.1.(h)

Max. Porch Pojection into Yard Areas 4 FT 0 FT 0 FT 27-2107

Min. Off-Street Parking Spaces
3 spaces / DU (4+

bedrooms) 3 spaces 3 spaces 27-2901.B

* Existing Non-Conformity

LOT AREA AND COVERAGE TABLE

Lot Gross Lot Area

Right-of-Way

Area

Utility Easement

Area

100% Natural

Resource

Protection

Ratio Base Site

Area

Building

Area

Building

Ratio

On-lot Impervious

Excluding Building

Area

Impervious Ratio

#

(SF) (SF) (SF) (SF) (SF) (SF)

% %

1
237,856 7,648

0
69,643 160,565 10,046

6.3%
6,058

10.0%

2
343,660 14,870

0
156,319 172,471 4,046

2.3%
2,874

4.0%
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RESOURCE PROTECTION STANDARDS

Resource
Min. Required

Protection
Ratio

Total Area of
Land in

Resource

Required
Resource

Protection Land

Actual
Resource

Protection
Land

Actual
Protection

Ratio

% (Ac.) (Ac.) (Ac.) %

Watercourses 100% 1.052 1.052 0.000 N/A

Floodplains 100% 0.569 0.569 0.569 100%

Floodpain (Alluvial) Soils 100% 0.933 0.933 0.933 100%

Wetlands 100% 0.000 0.000 0.000 N/A

Wetlands Margin 80% 0.000 0.000 0.000 N/A

Riparian Buffer 100% 5.187 5.187 5.187 100%

Lakes and Ponds 100% 0.000 0.000 0.000 N/A

Woodlands (CR, WS, SR-1, SR-2, and RR
Zoning Districts) 80% 1.680 1.344 1.680 100%

Agricultral Soils 50% 13.350 6.675 13.350 100%

Steep Slopes 8%-15% 60% 7.479 4.488 7.479 100%

Steep Slopes 15%-25% 70% 2.254 1.578 2.254 100%

Steep Slopes 25%+ 85% 0.836 0.710 0.836 100%





 

65 E. Butler Avenue | Suite 100 | New Britain, PA 18901 Phone: 215-345-4330 | Fax: 215-345-8606 

www.gilmore-assoc.com 

 
April 19, 2023 
 
File No. 23-03044 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
Reference:  Casadonti Subdivision Sketch Plan Review 1 
  140 Upper Church Road, T.M.P. #26-003-104 
   
Dear Matt: 
 
Pursuant to your request, Gilmore & Associates, Inc. has completed a formal Sketch Plan review of the 
referenced plan below which focused on the Township’s Zoning Ordinance and a cursory review of the 
Subdivision and Land Development Ordinance (SALDO). We offer the following comments for 
consideration by New Britain Township: 

I. Submission 
 

A. Sketch Plan for 140 Upper Church Road, as prepared by Holmes Cunningham, LLC, consisting of 
two (2) sheets, dated February 27, 2023. 

 
II. General Information 
 

The 13.35-acre subject tract is located at 140 Upper Church Road (T-350) within the Watershed (WS) 
Zoning District. The site currently consists of a single-family dwelling with two accessory structures 
amidst various natural resources including a watercourse, pond, woodlands and steep slopes. We note 
that the existing dwelling shares a driveway with a dwelling on the adjacent parcel to the northwest 
which is proposed to remain. The Applicant proposes to subdivide the property into two (2) single-
family dwelling lots (Use B1) which is a Use permitted by right, each with a new individual driveway 
access from Upper Church Road for each lot. The plans show conceptual dwellings and individual 
stormwater management areas for each new lot. One barn and impervious areas are specified to be 
removed on proposed Lot 1. 

III. Review Comments  
 

A. Zoning Ordinance 
 

We have identified the following comments with the proposed plan regarding the requirements and 
provisions of the current New Britain Township Zoning Ordinance: 

1. §27-500.a – The statement of purpose and intent of the Watershed District indicates that 
“additional design criteria will be required in order to lessen the impact of point and non-point 
discharges in the watershed. In addition, the design and layout of open space, stormwater 
management facilities and the buildable areas shall be designed to achieve Best Management 
Practices (BMPs) and be compatible with other uses in the Watershed District.” We note that 
the proposed layout shows the new dwellings (buildable area) in close proximity to the riparian 
buffer with the proposed BMPs towards the front of the houses. The preliminary design shall 
consider future improvements within BMP bypass areas and protection of the natural 
resources.  
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2. §27-501.a – The Zoning Data Table proposes Use B1: Single Family Detached Dwelling for 
both lots. In addition, the plan shows the existing single-family dwelling on Lot 1 to remain as 
well as one of the two barns. We defer to the Zoning Officer as to the classifications of all 
existing and proposed uses.   

3. §§27-502.a & 27-2301 – The owner of [a] nonconforming use or structure shall register the 
nonconforming use or structure with the Zoning Officer on forms available for this purpose.  
Any existing nonconformities related to the existing structures or uses to remain shall be 
registered as such with the Zoning Officer. 

4. §27-502.b.1.(a) – Lot area shall exclude any area within an existing or designated future street 
right-of-way; any area required as open space; and the area of any existing easement. The lot 
areas listed on the plan appear to include the Upper Church Road ultimate right-of-way. In 
addition, the northwestern property line of Lot 1 is through a shared driveway which services 
the existing dwelling on the adjacent parcel. It shall be determined if an existing easement 
needs to be excluded. 

5. §27-502.b.1.(i) – The developer of one or more single family detached dwellings on a site shall 
reduce the maximum lot impervious surface requirement and the maximum building coverage 
requirement by two percentage points. The maximum lot impervious surface is 12%, therefore 
the developer is permitted a maximum of 10%. The plans currently show 10.03%. The 
preliminary plans shall include an impervious surface table listing all of the existing and 
proposed impervious surfaces for each lot to confirm. The preliminary plans shall also include 
notes listing this requirement and clarifying the total building and impervious coverage areas 
available to the owner. 

6. We offer the following comments regarding the natural resources: 

a. §27-502.b.3 & 22-712.2.C. – When a lot of land undergoes subdivision and/or land 
development, all the natural resource protection land, such as watercourses, agricultural 
soils, woodlands, steep slopes, etc., shall be protected with a conservation easement in 
accordance with §§27-505 and 27-2400. The conservation easement(s) shall be shown on 
the plan and legal descriptions provided to our office for review. An Easement Agreement 
will be prepared by the Township Solicitor. 

b. §27-502.b.5 – When an applicant is proposing a land development, the stormwater 
management facilities shall be designed to manage the runoff from the maximum 
impervious surface permitted for the entire site or 12%. The proposed conservation 
easement area may be subtracted from the total site area when calculating the 12% 
requirement. 

c. §27-2400.d – Wetlands boundaries shall be delineated through an on-site assessment 
conducted by a professional soil scientist and a wetland certification provided on the record 
plan. 

d. §27-2400.i.1 – The Zone 1 buffer shall have a minimum width of 25 feet. The 25-foot 
riparian corridor zone 1 shown on Sheet 2 does not appear to be offset 25 feet from the 
edge of the stream and lake and shall be verified.   

e. §27-2400.i.4 – In cases where a major subdivision or land development is proposed, 
replanting of the riparian corridor shall be required where there is little or no existing 
streamside vegetation. The Applicant shall provide an evaluation of the existing vegetation 
within the riparian buffer areas to determine if revegetation is necessary. 

f. §27-2402.c – The Resource Protection table on Sheet 2 notes that all natural resources are 
proposed to be protected. The full extent of resource protection disturbance shall be 
evaluated and shown on the preliminary plans to demonstrate compliance with this section.  
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7. §27-2115 – No portion of an on-lot septic system or any of its components, including the toe of 
slope of the berm, shall be installed closer than 10 feet to a property line or ultimate right-of-
way, or located within an existing easement, or located in a manner that would block any 
stormwater drainage or swales, or flow of stormwater from any lot.  Based on the proximity of 
the riparian buffer to the dwelling, it appears the on-lot septic system will need to be installed in 
the front yard area.  Both the primary and back up septic system areas will need to meet these 
setback requirements while also being placed outside the well isolation zone. 

8. §§27-201.Site Area.c. & 2402.h – The total building and impervious coverage areas shall be 
based on the Ratio Base Site Area as defined.  

9. §27-2904.d.5 – At least 75 feet shall be provided between any two access drives along one 
street along one lot. The distance between the existing driveway and the newly constructed 
driveway on Lot 1 is less than 75 feet and shall be resolved. 

B. Subdivision and Land Development Ordinance 

We have identified the following comments with the proposed plan regarding the requirements and 
provisions of the current Township Subdivision and Land Development Ordinance (SALDO): 

1. §22-401.8 – The applicant for a subdivision shall, with the submission of a preliminary plan, 
notify all surrounding property owners within 1,000 feet of the proposed development perimeter 
of the Planning Commission date at which the project is anticipated to be discussed and other 
project information per this section. Affidavits of the notifications shall be provided to the 
Township and the property posted.  

2. §§22-406.1.C & 22-721.3 – Planning module approval is required to be obtained from the 
Pennsylvania Department of Environmental Protection (DEP). The mailer shall be prepared 
and sent to the Sewer Authority for review. A completed PADEP Sewage Facilities Planning 
Module shall be submitted with the preliminary plan application. Prior to submission of the 
Planning Module to the Township for approval, the planning module shall be 
approved/executed by the applicant, responsible professional soil scientist, Bucks County 
Department of Health and Bucks County Planning Commission. 

3. §22-502.B.7 – A copy of the deed for the property and the Subdivision Plan noted on Sheet 1 
shall be submitted so the boundary information can be verified and any restrictions noted.  

4. §22-705.3.C – Where a subdivision and/or land development abuts or contains an existing 
street, the applicant shall be required to improve the street to the Township standards for 
ultimate right-of-way and cartway widths. Upper Church Road is considered a local road which 
requires a 50-foot ultimate right-of-way and 28-foot cartway. Based on discussions with the 
Public Works Superintendent, we recommend the Township and Applicant consider the 
following improvements in lieu of the full road improvements required: 

a. There may be areas of erosion along the watercourse on both Lot 2.  We recommend any 
areas of erosion be stabilized and any associated permits obtained from PADEP, as 
required, including but not limited to, within the Upper Church ultimate right-of-way. 

b. Replace the CMP pipe for the existing driveway on Lot 1 with a minimum 15” RCP with 
concrete endwalls or flared end sections with a rip rap apron at the pipe discharge.  

c. Install a leveling course along the entire full-width frontage of the Upper Church Road and 
install wearing course overtop to a depth of 1 1/2 inches.  

d. A consistent centerline slope shall be provided within the roadside swale from the new 
driveway on Lot 1 towards the existing stream at the southeastern corner of the property.  

e. Several areas of bare earth were observed along the roadside swale.  These side slopes 
shall be permanently stabilized.  
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f. Street trees will be required along the frontage of Lot 1. The number of existing trees along 
the frontage of Lot 2 shall be documented on the plans to determine if additional street 
trees are required. 

g. The RCP driveway culvert at the new driveway on Lot 1 shall be mortared at the endwalls. 

h. We note that Resolution 2007-12 established a policy for the Board of Supervisors to grant 
or deny public improvement waivers under the Township’s SALDO subject to a financial 
contribution. If waivers are granted from installing road improvements, the estimated cost 
for installing the full width road widening, curb and sidewalk, shall be submitted to 
determine the fee in-lieu-of contribution. The Board may consider at their sole discretion 
whether to require the improvements or grant waivers from these sections contingent on 
accepting a fee in-lieu of the improvements in the amount of 50% of the construction costs. 

5. §22-704.1. – As previously noted, the existing driveway along the northwestern property line 
provides access to the dwelling on the adjacent property, TMP 26-003-104-001. If an access 
easement does not currently exist, a shared driveway access easement shall be provided. 

6. §22-705.6. – Based on the proximity of the Lot 1 driveway to the crest of the roadway, it 
appears this access point may not provide adequate sight distance.  Minimum sight distances 
shall be shown on the preliminary plans and shall comply with PennDOT standards. 

7. §§22-706.1.A & B. & 706.2.A & B. – Curbs and sidewalks shall be installed along the property 
frontage of every existing street abutting a subdivision and/or land development.   

8. §22-710 – We defer to the Township Fire Marshal for review of the plans with respect to water 
supply, emergency access, etc.  

9. §22-715.2.C.(1) – Park and recreation land is required at a ratio of 2,500 square feet per new 
dwelling unit. The land shall be dedicated to the Township or other entity as may be approved 
by the Board. A fee-in-lieu of park and recreation at a rate of $3,000.00 per dwelling unit or 
$6,000.00 for the 2 new dwellings may be provided at the Board’s discretion. 

10. §22-716 – Concrete monuments shall be placed at all outbound existing property corners, at all 
proposed lot corners, including changes in direction of boundary, along the ultimate right-of-
way and along all easements. 

11. §22-719.4 – The locations of the proposed wells for Lots 1 and 2 shall be shown on the 
preliminary plans. No permit shall be issued until the well has ben constructed and tested in 
accordance with §22-719. An approved permit from the Township is required for the 
construction of any well. 

12. §22-721.6 – If the property being subdivided contains an existing on-site sewage disposal 
system, the applicant shall submit to the Township acknowledgment from the Bucks County 
Department of Health indicating that the existing system has been inspected and is functioning 
properly. The location of the system for the existing dwelling to remain on Lot 1 shall be shown 
on the plan and tested.  The results shall be submitted to the Township for review. It is our 
understanding that the inspection report may need to come from a reputable inspection 
company. 

13. §22-721.7 – All lots shall also be tested to identify a suitable septic system replacement area in 
the event the primary sewage system fails. The on-lot sewage replacement area shall be 
identified for each lot on the plans and the soil testing shall be approved by the Township and 
Bucks County Department of Health. An easement deed restricting the sewage replacement 
area from being built upon shall be provided and shown on the site plan. The sewage 
replacement area shall be located a minimum of 25 feet from the primary system and shall not 
be located directly down slope of the primary system, or within any well isolation area. 

14. §26-121 – It appears the construction of the two dwelling and the demolition of the existing 
barn and pavement may exceed 1 acre.  The Applicant shall be required to obtain an NPDES 
Permit from DEP as necessary.  In addition, the plans shall meet the Township’s SWM site 
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plan requirements, volume control requirements, and peak rate control requirements to 
manage runoff for a net increase of impervious surfaces of 5,000 square feet or greater. 

15. 2023 Fee Resolution Amendment – A stormwater fee will be required based on the increase in 
impervious surface area. 

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

 
Janene Marchand, P.E. 
Gilmore & Associates, Inc. 
Township Engineers 
 
JM/tw 
 
 
cc:  Michael Walsh, Assistant Manager 
 David Conroy, Director of Planning and Zoning 
 Ryan Gehman, Assistant Planning and Zoning Officer 
 Randy Teschner, Code Enforcement/Fire Marshal 
 Ryan Cressman, Public Works Superintendent 
 Sean Gresh/Jeffrey P. Garton, Township Solicitors 
 Joe Casadonti, Applicant 
 Robert T. Cunningham, P.E., Holmes Cunningham, LLC 
 Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc. 
 



 

 

1 

 

R.L. Showalter 

Associates, Inc. 
 

Butler’s Mill Corporate Center 

116 East Butler Avenue 

Post Office Box 95 

Chalfont, Pennsylvania 18914 

(215)  822-2990 

FAX: (215) 822-5684 

EMAIL: rlshow@aol.com 

& 

Engineers                                                          Planners                                                          Surveyors 

March 2, 2023 

 

New Britain Township 

207 Park Avenue 

Chalfont, PA  18914 

215-822-1391 

 

 

Attention: Matt West, Township Manager 

 

Reference: Prestige Property Partners, LLC – 2 Lot Subdivision 

  137 South Limekiln Pike, Chalfont, PA, TMP 26-010-027 

New Britain Township, Bucks County 

R.L. Showalter & Associates Job Number 2021-004A 

 

Dear Mr. West: 

 

On behalf of our client, Prestige Property Partners, LLC, please find enclosed the following items 

in support of an application for a Preliminary/Final Minor Subdivision: 

 

1. (3) Copies – 24x36 Minor Subdivision Plans, 7 Sheets, revised 03/02/2023 

2. (2) Copies Stormwater Management Report, revised 03/02/2023 

3. (2) Copies – Recorded Cross Easement for Driveways and Utilities 

4. (2) Copies – NWWA will serve letter for Lot 2 

5. (2) Copies – Email correspondence from CNBJSA regarding the availability of public sewer 

6. (2) Copies – Lot 1 existing septic system permitting documents 

7. PDF of all documentation sent via email 

 

We offer the following responses to the Gilmore & Associates, Inc. review letter dated September 

20, 2022: 

 

A. ZONING ORDINANCE 

1. The existing non-conforming B6 use (multifamily) is to remain on Lot 1.  The existing shed is 

also to remain on Lot 1.  The Zoning Data Table has been updated to reflect the area and 

dimensional non-conformities.  A variance was granted to permit the expansion of the existing 

non-conforming lot size for Lot 1.  Details on the ZBH decision will be added to the plan once 

the official decision is rendered.  

2. The existing accessory building to remain on Lot 1 is in use as a storage shed (H2 permitted by 

right).  The associated zoning data has been added to the table. 

3. The yard setbacks have been expanded to distinguish between the three different uses within 

SR-2 (B1, B7, and H2). 

4. The backup septic site for Lot 2 has been adjusted to provide the minimum 10 ft separation 

from the lot line. 

5. The plan has been revised to show the location of a conservation easement. 

 

B. SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 

1. The required legal descriptions will be provided prior to recording. 
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2. The Record Plan has been revised as requested. 

3. Enclosed is a copy of the driveway cross easement and a reference has been added to the 

plan. 

4. The ultimate R/W is 100 ft.  The existing legal R/W is 50 ft (25 ft half width).  The plan has 

been updated and General Note #2 has been revised as requested. 

5. A waiver is requested to permit the lot lines as shown due to limited locations for the backup 

septic systems. 

6. A minimum use HOP is pending for the proposed driveway for Lot 2.  The utility HOP for 

the proposed water service for Lot 1 will be obtained by the NWWA.  

7. A waiver is requested from the requirement to widen Limekiln Pike along the site frontage. 

8. The proposed driveway width of 12ft has been dimensioned on the plan.  Additional detailed 

grading has been added to indicate a maximum grade of 3% measured 20 ft from the edge of 

cartway. 

9. A waiver is requested from the requirement to install curbs and sidewalks along the site 

frontage. 

10. E&S approval from BCCD is pending.  Riprap has been added to the downstream end of the 

roof drains.  The construction sequence has been revised. 

11. Grading will be added for the proposed septic system when the detailed design is completed 

by the septic system designer.  The rain garden elevations have been adjusted as needed. 

12. Tree protection fencing has been added. 

13. The requested note (4) has been added to the construction sequence.  The requested note (5) 

has been added to the Record Plan. 

14. The plan has been revised to show the required quantity of street trees proposed. 

15. The applicant is proposing to pay the $2500 fee-in-lieu of dedicating land for park and rec 

use. 

16. The applicant is proposing to install concrete monuments at the ultimate r/w and 

conservation easement limits.  A waiver is requested to permit iron pins for the backup septic 

easements and other proposed lot corners not along the r/w. 

17. As confirmed with the New Britain Twp Building Code Official, public water for the new 

residence proposed on Lot 2 is proposed.  Domestic and Fire service laterals for Lot 2 have 

been added to the plan.  The existing apartment building to remain on Lot 1 is permitted to 

continue utilizing the existing well.  Enclosed is a copy of the will serve letter from NWWA. 

18. CNBJSA has conformed that there are no definitive plans to construct sewers near the subject 

property now or in the near future.  See enclosed email correspondence. 

19. PADEP planning module approval is pending. 

20. The required documentation from BCDH will be provided for the proposed on-lot system on 

Lot 2.  The existing system was inspected and improved in 2014 with a new tank.  See 

enclosed permitting documentation.  The plan has been revised to more clearly identify the 

details of the existing system.  Details for the proposed system will be added when they are 

available. 

21. Approvals from the various outside agencies are pending. 

 

C. STORMWATER MANAGEMENT COMMENTS 

1. Asbuilt plans will be provided as required. 

2. The driveway culvert design has been revised.  A 24ft long 15” RCP with flared end 

sections and riprap are now provided. 
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3. The design has been revised to accommodate future impervious for the buyer up to the 

4,999 SF of new impervious. 

4. The location of the DR infiltration testing has been added. 

5. The applicant acknowledges an O&M agreement will be required. 

6. The applicant acknowledges a BMP maintenance fee will be required. A construction cost 

estimate will be provided prior to plan recording. 

 

 

If you have any questions regarding these enclosures, please contact our office. 

 

Sincerely, 

 
Rachel L. Butch, P.E. 

R.L. Showalter & Associates, Inc. 

 

 

CC: James D’Angelo, Prestige Property Partners, LLC, Applicant 

 Craig & Pauline Defelice, Owner 

 Craig Kennard, PE/Janene Marchand, PE, Gilmore & Associates, Inc 



 

 

 

R.L. Showalter 

Associates, Inc. 
 

Butler’s Mill Corporate Center 

116 East Butler Avenue 

Post Office Box 95 

Chalfont, Pennsylvania 18914 

(215)  822-2990 

FAX: (215) 822-5684 

EMAIL: rlshow@aol.com 

& 

Engineers                                                          Planners                                                          Surveyors 

March 2, 2023 

 

New Britain Township 

207 Park Avenue 

Chalfont, PA  18914 

215-822-1391 

 

 

Attention: Matt West, Township Manager 

 

Reference: Prestige Property Partners, LLC – 2 Lot Subdivision – WAIVER REQUESTS 

  137 South Limekiln Pike, Chalfont, PA, TMP 26-010-027 

New Britain Township, Bucks County 

R.L. Showalter & Associates Job Number 2021-004A 

 

Dear Mr. West: 

On behalf of our client, Prestige Property Partners, LLC, we are requesting the following waivers from the 

Subdivision and Land Development Ordinance: 

 

1. Section 22-703-4.c lot lines shall be drawn parallel,concentric, at right angles or radial to the street right-of-way 

line unless not feasiable or undesireable due to existing, permanent , natural or man made features: a waiver is 

requested to permit the new lot line be located to avoid the backup septic area. 

2. Section 22-705.3 – A waiver is requested from the requirement to widen Limekiln Pike along the site 

frontage.   

3. Section 22-706 curbs and sidewalks: a waiver is requested from the requirement to install sidewalks and curbing 

along the frontage of Limekiln Pike. There is an existing roadside swale. 
4. Section 22-716.2 monumentation: a waiver is requested to allow iron pins instead of concrete monument along 

the property lines that are not along the ultimate right-of-way and along the backup septic easements.  Concrete 

monuments are proposed for the conservation easement. 
 

If you have any questions or require any additional information, please contact our office. 

 

Sincerely, 

 
Rachel Butch, PE 

R.L. Showalter & Associates, Inc. 

Project Manager 

 

CC: James D’Angelo, Prestige Property Partners, LLC, Applicant 

 Craig & Pauline Defelice, Owner 

 Craig Kennard, PE/Janene Marchand, PE, Gilmore & Associates, Inc 
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ON THE          DAY OF                    20        ,         DAY OF                    20        ,  DAY OF                    20        ,                   20        ,  20        ,        , , BEFORE ME, THE SUBSCRIBER, A NOTARY PUBLIC, PERSONALLY APPEARED   CRAIG & PAULINE DEFELICE     ,    CRAIG & PAULINE DEFELICE     ,   WHO ACKNOWLEDGED THEMSELVES TO BE THE PERSONS WHOSE NAMES ARE SUBSCRIBED TO THE FOREGOING PLAN, AND WHO ACKNOWLEDGED THAT (THEY) ARE THE REGISTERED OWNERS OF THE DESIGNATED LAND, AND THAT (HE/SHE/THEY) DESIRE THAT THE FOREGOING PLAN BE RECORDED ACCORDING TO LAW. NOTARY PUBLIC MY COMMISSION EXPIRES      (SEAL) WE,   CRAIG & PAULINE DEFELICE ,HAVE LAID OUT UPON OUR LAND, SITUATE IN THE TOWNSHIP OF NEW BRITAIN, BUCKS   CRAIG & PAULINE DEFELICE ,HAVE LAID OUT UPON OUR LAND, SITUATE IN THE TOWNSHIP OF NEW BRITAIN, BUCKS CRAIG & PAULINE DEFELICE ,HAVE LAID OUT UPON OUR LAND, SITUATE IN THE TOWNSHIP OF NEW BRITAIN, BUCKS ,HAVE LAID OUT UPON OUR LAND, SITUATE IN THE TOWNSHIP OF NEW BRITAIN, BUCKS HAVE LAID OUT UPON OUR LAND, SITUATE IN THE TOWNSHIP OF NEW BRITAIN, BUCKS COUNTY, AND DESIRE THIS PLAN BE RECORDED.                                CRAIG DEFELICE, PROPERTY OWNER  (DATE)     PAULINE DEFELICE, PROPERTY OWNER  (DATE)(DATE)     PAULINE DEFELICE, PROPERTY OWNER  (DATE)PAULINE DEFELICE, PROPERTY OWNER  (DATE)(DATE)
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I, Robert L. Showalter        ,      PE-19566                    Robert L. Showalter        ,      PE-19566                   ,      PE-19566                        PE-19566                      (NAME OF PROFESSIONAL ENGINEER)      (REGISTRATION NUMBER) (NAME OF PROFESSIONAL ENGINEER)      (REGISTRATION NUMBER) ON THIS DATE            DO HEREBY CERTIFY THAT THE SWM SITE PLAN MEETS ALL DESIGN            DO HEREBY CERTIFY THAT THE SWM SITE PLAN MEETS ALL DESIGN  DO HEREBY CERTIFY THAT THE SWM SITE PLAN MEETS ALL DESIGN STANDARDS AND CRITERIA OF THE NEW BRITIAN TOWNSHIP NESHAMINY CREEK WATERSHED ACT 167 STORMWATER MANAGEMENT ORDINANCE OR PLAN.                                                                                      SIGNATURE     DATESIGNATURE     DATEDATE
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I, Robert L. Showalter        ,      SU-1117-A                    Robert L. Showalter        ,      SU-1117-A                   ,      SU-1117-A                        SU-1117-A                      (NAME OF PROFESSIONAL SURVEYOR)      (REGISTRATION NUMBER) (NAME OF PROFESSIONAL SURVEYOR)      (REGISTRATION NUMBER) ) DO HEREBY CERTIFY THAT THIS PLAN REPRESENTS A FIELD SURVEY MADE BY ME OR UNDER MY SUPERVISION, THAT ALL PROPERTY CORNERS ARE EXISTING OR SET AS SHOWN HEREON, THAT ALL GEOMETRIC DETAILS AS SHOWN ARE CORRECT, AND THAT ALL LOTS OR TRACTS HAVE A BOUNDARY CLOSURE ERROR OF 1:10,000 OR BETTER.                                                                    SIGNATURE       DATEDATE
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I, Robert L. Showalter        ,      PE-19566                    Robert L. Showalter        ,      PE-19566                   ,      PE-19566                        PE-19566                      (NAME OF PROFESSIONAL ENGINEER)      (REGISTRATION NUMBER) (NAME OF PROFESSIONAL ENGINEER)      (REGISTRATION NUMBER) DO HEREBY CERTIFY TO THE BEST OF MY KNOWLEDGE, INFORMATION AND BELIEF THAT THE INFORMATION CONTAINED IN THE ACCOMPANYING PLANS, SPECIFICATIONS AND REPORTS, HAS BEEN PREPARED IN ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE, IS TRUE AND CORRECT, AND IS IN CONFORMANCE WITH THE ZONING ORDINANCE AND THE SUBDIVISION AND LAND DEVELOPMENT ORDINANCE OF NEW BRITAIN TOWNSHIP AS LAST AMENDED.                                       SIGNATURE       DATEDATE
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APPROVED BY THE SUPERVISORS OF NEW BRITAIN TOWNSHIP, THIS    DAY OF        , 20   .   DAY OF        , 20   . DAY OF        , 20   .       , 20   . , 20   .   . .            
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 ''I,                                                                 , ON THIS DATE, CERTIFY THE FOLLOWING: 1. ANY REVISION TO THE APPROVED POST CONSTRUCTION STORMWATER MANAGEMENT PLAN MUST BE ANY REVISION TO THE APPROVED POST CONSTRUCTION STORMWATER MANAGEMENT PLAN MUST BE         APPROVED BY NEW BRITAIN TOWNSHIP AND A REVISED EROSION & SEDIMENTATION CONTROL PLAN MUST         BE SUBMITTED TO THE BUCKS COUNTY CONSERVATION DISTRICT." 2. PERMANENT STABILIZATION, UNDER 25 PA CODE §102.22(A)(2), OF THE EARTH DISTURBANCE ACTIVITIES PERMANENT STABILIZATION, UNDER 25 PA CODE §102.22(A)(2), OF THE EARTH DISTURBANCE ACTIVITIES         HAS OCCURRED AND THE INSTALLATION OF BMPS IN ACCORDANCE WITH AN APPROVED PLAN PREPARED         AND IMPLEMENTED PER §§ 102.4 AND 102.8 (RELATING TO EROSION AND SEDIMENT CONTROL AND         PCSM REQUIREMENTS) HAS OCCURRED.
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I, BEING A CERTIFIED PROFESSIONAL SOILS SCIENTIST FOR NOVA CONSULTANTS, DO HEREBY CERTIFY TO THE BEST OF MY KNOWLEDGE, INFORMATION AND BELIEF, THAT THE SOILS RELATED INFORMATION CONTAINED ON THIS PLAN ARE TRUE AND CORRECT. (NAME) CERTIFIED PROFESSIONAL SOILS SCIENTIST    (DATE)(DATE)
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I, BEING A CERTIFIED PROFESSIONAL WETLAND SCIENTIST, DO HEREBY CERTIFY, TO THE BEST OF MY KNOWLEDGE, INFORMATION AND BELIEF, THAT THERE ARE NO WETLANDS PER THE 1987 WETLAND DELINEATION MANUAL AND IS IN CONFORMANCE WITH CHAPTER 105 OF THE RULES AND REGULATIONS OF THE DEPARTMENT OF ENVIRONMENTAL RESOURCES. (NAME) CERTIFIED PROFESSIONAL WETLAND SCIENTIST   (DATE)(DATE)
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1. PLAN SHEETS 1 - 7 OF 7 AS SHOWN IN THE SHEET INDEX SHALL BE CONSIDERED A PART OF THE APPROVED PLAN SET AS IF RECORDED WITH SAME. PLAN SHEETS 1 - 7 OF 7 AS SHOWN IN THE SHEET INDEX SHALL BE CONSIDERED A PART OF THE APPROVED PLAN SET AS IF RECORDED WITH SAME. 2. THE AREA BETWEEN THE TITLE LINE AND THE LEGAL R/W IS HEREBY OFFERED TO PENNDOT.  THE AREA BETWEEN THE EXISTING LEGAL R/W AND THE ULTIMATE R/W IS ALONG LIMEKILN PIKE IS HEREBY OFFERED FOR THE AREA BETWEEN THE TITLE LINE AND THE LEGAL R/W IS HEREBY OFFERED TO PENNDOT.  THE AREA BETWEEN THE EXISTING LEGAL R/W AND THE ULTIMATE R/W IS ALONG LIMEKILN PIKE IS HEREBY OFFERED FOR DEDICATION TO NEW BRITAIN TOWNSHIP. 3. A BLANKET EASEMENT OVER THE PROPERTY IS HEREBY OFFERED TO THE TOWNSHIP FOR ACCESS, INSPECTION, AND MAINTENANCE OF THE ON-SITE STORMWATER FACILITIES.  THE INDIVIDUAL LOT OWNERS SHALL BE A BLANKET EASEMENT OVER THE PROPERTY IS HEREBY OFFERED TO THE TOWNSHIP FOR ACCESS, INSPECTION, AND MAINTENANCE OF THE ON-SITE STORMWATER FACILITIES.  THE INDIVIDUAL LOT OWNERS SHALL BE RESPONSIBLE FOR THE OPERATIONS AND MAINTENANCE OF THE STORMWATER FACILITIES LOCATED ON EACH LOT. 4. THE APPLICANT IS REQUIRED TO MAINTAIN AN AREA OF CLEAR SIGHT DISTANCE AT THE DRIVEWAY LOCATED 10 FT BACK FROM THE EDGE OF THE CARTWAY.  THE TOWNSHIP HAS THE RIGHT TO ENTER AND PERFORM THE APPLICANT IS REQUIRED TO MAINTAIN AN AREA OF CLEAR SIGHT DISTANCE AT THE DRIVEWAY LOCATED 10 FT BACK FROM THE EDGE OF THE CARTWAY.  THE TOWNSHIP HAS THE RIGHT TO ENTER AND PERFORM REQUIRED MAINTENANCE IN THE AREA IF DEEMED CRITICAL TO PUBLIC WELFARE. NO STRUCTURE, FENCE, PLANTING, OR OTHER OBSTRUCTION SHALL BE MAINTAINED BETWEEN A VERTICAL PLANE 2FT ABOVE CURB LEVEL AND A PLANE 7FT ABOVE CURB LEVEL SO AS TO INTERFERE WITH TRAFFIC VISIBILITY AS SHOWN ON THIS PLAN. VEGETATION NOTED TO BE CLEARED SHALL BE REQUIRED TO BE REMOVED PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY FOR ANY LOT WITHIN THE SUBDIVISION. 5. ALL UTILITIES INCLUDING ELECTRIC, TELEPHONE, CABLE TELEVISION AND SIMILAR INSTALLATIONS SHALL BE PLACED UNDER GROUND. ALL UTILITIES INCLUDING ELECTRIC, TELEPHONE, CABLE TELEVISION AND SIMILAR INSTALLATIONS SHALL BE PLACED UNDER GROUND. 6. ALL MONUMENTATION SHALL BE SET BY A PROFESSIONAL LAND SURVEYOR AND ARE TO BE SET PRIOR TO PLAN RECORDING UNLESS THE COST FOR THIS WORK IS INCLUDED IN A FINANCIAL SECURITY AGREEMENT.   ALL MONUMENTATION SHALL BE SET BY A PROFESSIONAL LAND SURVEYOR AND ARE TO BE SET PRIOR TO PLAN RECORDING UNLESS THE COST FOR THIS WORK IS INCLUDED IN A FINANCIAL SECURITY AGREEMENT.   7. INDIVIDUAL BUILDING PERMIT PLANS, STORMWATER DESIGN, AND EROSION AND SEDIMENT CONTROL PLANS SHALL BE SUBMITTED, REVIEWED, AND APPROVED PRIOR TO CONSTRUCTION ON LOT 2.  INDIVIDUAL BUILDING PERMIT PLANS, STORMWATER DESIGN, AND EROSION AND SEDIMENT CONTROL PLANS SHALL BE SUBMITTED, REVIEWED, AND APPROVED PRIOR TO CONSTRUCTION ON LOT 2.  8. IN THE OPINION OF THE TOWNSHIP ENGINEER'S REPRESENTATIVE, ANY TREES DAMAGED OR KILLED DURING OR AS A RESULT OF CONSTRUCTION SHALL BE REPLACED ON AN EQUIVALENT CALIPER BASIS AND IN IN THE OPINION OF THE TOWNSHIP ENGINEER'S REPRESENTATIVE, ANY TREES DAMAGED OR KILLED DURING OR AS A RESULT OF CONSTRUCTION SHALL BE REPLACED ON AN EQUIVALENT CALIPER BASIS AND IN ACCORDANCE WITH 22-713.2. 9. THIS PROPERTY IS LOCATED OUTSIDE OF THE 100-YEAR FLOODPLAIN PER THE FOLLOWING FLOOD INSURANCE RATE MAPS (FIRM): BUCKS COUNTY, PENNSYLVANIA; MAP NUMBER: 42014C0289K, REVISED MARCH 21, 2017. THIS PROPERTY IS LOCATED OUTSIDE OF THE 100-YEAR FLOODPLAIN PER THE FOLLOWING FLOOD INSURANCE RATE MAPS (FIRM): BUCKS COUNTY, PENNSYLVANIA; MAP NUMBER: 42014C0289K, REVISED MARCH 21, 2017. 10. BITUMINOUS PAVING MIXTURES SHALL NOT BE INSTALLED BETWEEN OCTOBER 31 AND APRIL 1, UNLESS PERMITTED BY THE TOWNSHIP ENGINEER. BITUMINOUS PAVING MIXTURES SHALL NOT BE PLACED WHEN SURFACES BITUMINOUS PAVING MIXTURES SHALL NOT BE INSTALLED BETWEEN OCTOBER 31 AND APRIL 1, UNLESS PERMITTED BY THE TOWNSHIP ENGINEER. BITUMINOUS PAVING MIXTURES SHALL NOT BE PLACED WHEN SURFACES ARE WET OR WHEN THE TEMPERATURE IS BELOW 40 DEGREES FAHRENHEIT. 11. EXISTING TMP 26-010-027 (SUBJECT PARCEL) AND TMP 26-010-028 (ADJACENT PARCEL) ARE SUBJECT TO A CROSS EASEMENT FOR DRIVEWAY AND UTILITIES AS RECORDED IN BK2013 PG1920.  EXISTING TMP 26-010-027 (SUBJECT PARCEL) AND TMP 26-010-028 (ADJACENT PARCEL) ARE SUBJECT TO A CROSS EASEMENT FOR DRIVEWAY AND UTILITIES AS RECORDED IN BK2013 PG1920.  
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1. SECTION 22-703-4.C LOT LINES SHALL BE DRAWN PARALLEL,CONCENTRIC, AT RIGHT ANGLES OR RADIAL TO THE STREET SECTION 22-703-4.C LOT LINES SHALL BE DRAWN PARALLEL,CONCENTRIC, AT RIGHT ANGLES OR RADIAL TO THE STREET RIGHT-OF-WAY LINE UNLESS NOT FEASIABLE OR UNDESIREABLE DUE TO EXISTING, PERMANENT , NATURAL OR MAN MADE FEATURES: A WAIVER IS REQUESTED TO PERMIT THE NEW LOT LINE BE LOCATED SO AS TO AVOID THE BACKUP SEPTIC AREA.  A WAIVER IS REQUESTED TO PERMIT THE NEW LOT LINE BE LOCATED SO AS TO AVOID THE BACKUP SEPTIC AREA.  2. SECTION 22-706 CURBS AND SIDEWALKS: A WAIVER IS REQUESTED FROM THE REQUIREMENT TO INSTALL SIDEWALKS AND SECTION 22-706 CURBS AND SIDEWALKS: A WAIVER IS REQUESTED FROM THE REQUIREMENT TO INSTALL SIDEWALKS AND A WAIVER IS REQUESTED FROM THE REQUIREMENT TO INSTALL SIDEWALKS AND CURBING ALONG THE FRONTAGE OF LIMEKILN PIKE TO MAINTAIN THE CHARACTER OF THE EXISTING ROAD.  3. SECTION 22-705.3 ROAD WIDENING: A WAIVER IS REQUESTED FROM THE REQUIREMENT TO WIDEN LIMEKILN PIKE ALONG THE SECTION 22-705.3 ROAD WIDENING: A WAIVER IS REQUESTED FROM THE REQUIREMENT TO WIDEN LIMEKILN PIKE ALONG THE  A WAIVER IS REQUESTED FROM THE REQUIREMENT TO WIDEN LIMEKILN PIKE ALONG THE SITE FRONTAGE TO MAINTAIN THE EXISTING CHARACTER OF THE ROAD. 4. SECTION 22-716.2 MONUMENTATION: A WAIVER IS REQUESTED TO ALLOW IRON PINS INSTEAD OF CONCRETE MONUMENT ALONG SECTION 22-716.2 MONUMENTATION: A WAIVER IS REQUESTED TO ALLOW IRON PINS INSTEAD OF CONCRETE MONUMENT ALONG A WAIVER IS REQUESTED TO ALLOW IRON PINS INSTEAD OF CONCRETE MONUMENT ALONG THE PROPERTY LINES THAT ARE NOT ALONG THE ULTIMATE RIGHT-OF-WAY.
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EXISTING USE: B6 MULTIFAMILY BUILDING-4 UNITS (REGISTERED EXISTING NON-CONFORMING USE)
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PROPOSED USE LOT 1: B6 & H2 (SAME AS EXISTING)
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            H2 STORAGE SHED (PERMITTED BY RIGHT)
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1. SEPTIC SYSTEM ABSORPTION AREA SHALL BE PROTECTED FROM DISTURBANCE UNTIL SUCH TIME AS SEPTIC SEPTIC SYSTEM ABSORPTION AREA SHALL BE PROTECTED FROM DISTURBANCE UNTIL SUCH TIME AS SEPTIC SYSTEM CONSTRUCTION BEGINS. 2. THERE SHALL BE NO WELLS WITHIN 50 FEET OF THE SEPTIC TANK AND 100 FEET OF THE SEPTIC SYSTEM. THERE SHALL BE NO WELLS WITHIN 50 FEET OF THE SEPTIC TANK AND 100 FEET OF THE SEPTIC SYSTEM. 3. THERE ARE NO EXISTING WELLS OFF-SITE WITHIN 100 FEET OF THE PROPOSED SEPTIC SYSTEMS. THERE ARE NO EXISTING WELLS OFF-SITE WITHIN 100 FEET OF THE PROPOSED SEPTIC SYSTEMS. 4. A PERMIT FOR THE ON-SITE SEPTIC SYSTEM SHALL BE PROVIDED TO THE TOWNSHIP. A PERMIT FOR THE ON-SITE SEPTIC SYSTEM SHALL BE PROVIDED TO THE TOWNSHIP. 5. AREAS  INDICATED AS "BACKUP SEPTIC SITE EASEMENT" ARE RESERVED FOR REPLACEMENT ABSORPTION AREAS AREAS  INDICATED AS "BACKUP SEPTIC SITE EASEMENT" ARE RESERVED FOR REPLACEMENT ABSORPTION AREAS IN THE EVENT THE PRIMARY ON-LOT SYSTEM ABSORPTION AREA FAILS, AND SHALL REMAIN UNDISTURBED.
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1.	SECTION 27-305.B.B6.b.1 TO PERMIT THE LEGALLY ESTABLISHED AND EXISTING SECTION 27-305.B.B6.b.1 TO PERMIT THE LEGALLY ESTABLISHED AND EXISTING  TO PERMIT THE LEGALLY ESTABLISHED AND EXISTING NONCONFORMING B6 MULTIFAMILY USE TO CONTINUE ON PROPOSED PARCEL 1 WHEREAS THE ZONING ORDINANCE REQUIRES A MINIMUM TRACT AREAS OF FIVE ACRES, WITH CONDITIONS.
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SR-2 - RESIDENTIAL USE
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N/F AMANDA HAMTIL

137 LIMEKILN PIKE
SR-2 RESIDENTIAL USE

TMP 26-010-030
 N/F ROBERT W. & JANE F. RUPP

4 FAR VIEW ROAD
SR-2 RESIDENTIAL USE

TMP 26-010-010-001
N/F GAY F. & ALLEN TATE, III

SR-2 RESIDENTIAL

TMP 26-010-010
N/F GAY F. & ALLEN TATE, III

2 NAOMI LANE
SR-2 RESIDENTIAL USE

TMP 26-010-009
N/F MATTHEW MANNHERZ

1 NAOMI LANE
SR-2 RESIDENTIAL USE

TMP 26-010-008
 N/F NANCY L. ORLANDO

145 LIMEKILN PIKE
SR-2 RESIDENTIAL USE

TMP 26-010-006
 N/F  DANIEL P &

MARIANNE T MALONEY
142 LIMEKILN PIKE

RR-RESIDENTIAL USE

TMP 26-008-131
 N/F   LOIS L SKITT, LIV TRUST
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 N/F P&C CHALFONT

PROPERTIES, LLC
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SECTION 102.4(b)(5)(v) - SURFACE WATER CLASSIFICATION

UTILITY LINE TRENCH EXCAVATION NOTES:
THE PROPOSED IMPROVEMENTS CONTAINED HEREIN SHALL BE CONSTRUCTED IN THE
FOLLOWING SEQUENCE

EQUITABLE OWNER

EROSION AND SEDIMENT CONTROL PLAN STANDARD NOTES:
1. STOCKPILE HEIGHTS MUST NOT EXCEED 35 FEET; STOCKPILE SLOPES MUST NOT EXCEED 2:1.
2. THE OPERATOR/RESPONSIBLE PERSON (O/RP) ON SITE SHALL ASSURE THAT THE APPROVED EROSION AND SEDIMENT CONTROL PLAN IS

PROPERLY AND COMPLETELY IMPLEMENTED.
3. IMMEDIATELY UPON DISCOVERING UNFORESEEN CIRCUMSTANCES POSING THE POTENTIAL FOR ACCELERATED EROSION AND/OR

SEDIMENT POLLUTION, THE O/RP SHALL IMPLEMENT APPROPRIATE BEST MANAGEMENT PRACTICES (BMPS) TO ELIMINATE THE
POTENTIAL FOR ACCELERATED EROSION AND/OR SEDIMENT POLLUTION.

4. THE O/RP SHALL ASSURE THAT AN EROSION AND SEDIMENT CONTROL PLAN HAS BEEN PREPARED AND APPROVED BY THE BUCKS
COUNTY CONSERVATION DISTRICT AND IS BEING IMPLEMENTED AND MAINTAINED FOR ALL SOILS AND/OR ROCK SPOIL AND BORROW
AREAS REGARDLESS OF THEIR LOCATIONS.

5. ALL PUMPING OF SEDIMENT-LADEN WATER SHALL BE THROUGH A SEDIMENT CONTROL BMP SUCH AS A PUMPED WATER FILTER BAG
DISCHARGING OVER AN UNDISTURBED AREA.

6. A COPY OF THE APPROVED EROSION AND SEDIMENT CONTROL PLAN MUST BE AVAILABLE ON THE PROJECT SITE AT ALL TIMES.
7. EROSION AND SEDIMENT BMPS MUST BE CONSTRUCTED, STABILIZED AND FUNCTIONAL BEFORE SITE DISTURBANCE BEGINS WITHIN THE

TRIBUTARY AREAS OF THOSE BMPS.
8. AFTER FINAL SITE STABILIZATION HAS BEEN ACHIEVED, TEMPORARY EROSION AND SEDIMENT BMP CONTROLS MUST BE REMOVED.

AREAS DISTURBED DURING THE REMOVAL OF THE BMPS MUST BE STABILIZED IMMEDIATELY.
9. AT LEAST SEVEN (7) DAYS BEFORE STARTING ANY EARTH DISTURBANCE ACTIVITY, THE O/RP SHALL INVITE ALL CONTRACTORS INVOLVED

IN THAT ACTIVITY, THE LANDOWNER, ALL APPROPRIATE MUNICIPAL OFFICIALS, THE EROSION AND SEDIMENT CONTROL PLAN DESIGNER
AND THE BUCKS COUNTY CONSERVATION DISTRICT TO A PRE-CONSTRUCTION MEETING. ALSO, AT LEAST THREE (3) DAYS BEFORE
STARTING ANY EARTH DISTURBANCE ACTIVITY, ALL CONTRACTORS INVOLVED IN THAT ACTIVITY SHALL NOTIFY THE PENNSYLVANIA
ONE-CALL SYSTEM INC. AT 1-800-242-1776 TO DETERMINE ANY UNDERGROUND UTILITIES LOCATIONS.

10. IMMEDIATELY AFTER EARTH DISTURBANCE ACTIVITY CEASES, THE O/RP SHALL STABILIZE ANY AREAS DISTURBED BY THE ACTIVITY.
DURING NON-GERMINATING PERIODS, MULCH MUST BE APPLIED AT SPECIFIED RATES. DISTURBED AREAS THAT ARE NOT FINISHED
GRADE AND WHICH WILL BE RE-DISTURBED WITHIN ONE YEAR MUST BE STABILIZED IN ACCORDANCE WITH TEMPORARY VEGETATIVE
STABILIZATION SPECIFICATIONS.

11. DISTURBED AREAS THAT ARE AT A FINISHED GRADE OR WHICH WILL NOT BE RE-DISTURBED WITHIN ONE YEAR MUST BE STABILIZED IN
ACCORDANCE WITH PERMANENT VEGETATIVE STABILIZATION SPECIFICATIONS.

12. AN AREA SHALL BE CONSIDERED TO HAVE ACHIEVED FINAL STABILIZATION WHEN IT HAS A MINIMUM UNIFORM 70% VEGETATIVE OR
OTHER PERMANENT NON-VEGETATIVE COVER WITH A DENSITY SUFFICIENT TO RESIST ACCELERATED SURFACE EROSION AND
SUBSURFACE CHARACTERISTICS SUFFICIENT TO RESIST SLIDING AND OTHER MOVEMENTS.

13. UPON THE INSTALLATION OF TEMPORARY SEDIMENT BASIN RISER(S), A QUALIFIED SITE REPRESENTATIVE SHALL CONDUCT AN
IMMEDIATE INSPECTION OF THE RISER(S), WHEREUPON THE BUCKS COUNTY CONSERVATION DISTRICT SHALL BE NOTIFIED IN WRITING
THAT THE RISER IS SEALED (WATERTIGHT).

14. AT STREAM CROSSINGS, A 50-FOOT BUFFER SHALL BE MAINTAINED. ON BUFFERS, CLEARINGS, SOD DISTURBANCES AND EXCAVATIONS,
EQUIPMENT TRAFFIC SHOULD BE MINIMIZED. ACTIVITY SUCH AS STACKING LOGS, BURNING CLEARED BRUSH, DISCHARGED RAINWATER
FROM TRENCHES, WELDING PIPE SECTIONS, REFUELING AND MAINTAINING EQUIPMENT SHOULD BE AVOIDED WITHIN BUFFER ZONES.

15. UNTIL A SITE IS STABILIZED, ALL EROSION AND SEDIMENT BMPS MUST BE MAINTAINED PROPERLY. MAINTENANCE MUST INCLUDE
INSPECTIONS OF ALL EROSION CONTROL BMPS AFTER EACH RUNOFF EVENT AND ON A WEEKLY BASIS. ALL PREVENTATIVE AND
REMEDIAL MAINTENANCE WORK, INCLUDING CLEANOUT, REPAIR, REPLACEMENT, RE-GRADING, RESEEDING, RE-MULCHING AND
RE0NETTING MUST BE PERFORMED IMMEDIATELY. IF EROSION AND SEDIMENT CONTROL BMPS FAIL TO PERFORM AS EXPECTED,
REPLACEMENT BMPS, OR MODIFICATIONS OF THOSE INSTALLED, WILL BE REQUIRED.

16. SEDIMENT REMOVED FROM BMPS SHALL BE DISPOSED OF ON-SITE IN LANDSCAPED AREAS OUTSIDE OF STEEP SLOPES, WETLANDS,
FLOODPLAINS OR DRAINAGE SWALES AND IMMEDIATELY STABILIZED OR PLACED IN SOIL STOCKPILES AND STABILIZED.

17. ALL BUILDING MATERIAL AND WASTES MUST BE REMOVED FROM THE SITE AND RECYCLED IN ACCORDANCE WITH DEP’S SOLID WASTE
REGULATIONS (25 PA CODE 260.1 ET SEQ., 271.1 ET SEQ., AND 287.1 ET SEQ.) AND/OR ANY ADDITIONAL LOCAL, STATE OR FEDERAL
REGULATIONS. NO BUILDING MATERIALS (USED OR UNUSED) OR WASTE MATERIALS SHALL BE BURNED, BURIED, DUMPED, OR
DISCHARGED AT THE SITE.

SECTION 102.4(b)(5)(vii) - CONSTRUCTION SEQUENCE

SECTION 102.22(a) - PERMANENT SITE STABILIZATION

SECTION 102.22(b) - TEMPORARY SITE STABILIZATION
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1. STORMWATER MANAGEMENT MAINTENANCE RESPONSIBILITY - THE PROPERTY OWNER SHALL BE RESPONSIBLE STORMWATER MANAGEMENT MAINTENANCE RESPONSIBILITY - THE PROPERTY OWNER SHALL BE RESPONSIBLE  - THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR THE INSPECTION AND MAINTENANCE OF THE STORMWATER FACILITIES LOCATED ON THE PROPERTY.  A BLANKET EASEMENT IS HEREBY OFFERED TO THE TOWNSHIP FOR THE PURPOSE OF INSPECTION, MAINTENANCE, AND ACCESS TO ANY STORMWATER FACILITIES NOT LOCATED WITHIN THEIR PUBLIC RIGHT-OF-WAY. 2. IT IS THE RESPONSIBILITY OF THE PROPERTY OWNER (OR DESIGNEE) TO COMPLETE A WRITTEN REPORT IT IS THE RESPONSIBILITY OF THE PROPERTY OWNER (OR DESIGNEE) TO COMPLETE A WRITTEN REPORT DOCUMENTING EACH INSPECTION AND ALL BMP REPAIR, OR REPLACEMENT AND MAINTENANCE ACTIVITIES.  A LOG SHOWING DATES THAT BMPS WERE INSPECTED, AS WELL AS ANY DEFICIENCIES FOUND AND THE DATE THEY WERE CORRECTED, SHALL BE MAINTAINED ON-SITE AND BE MADE AVAILABLE TO THE REGULATORY AGENCY OFFICIALS AT THE TIME OF INSPECTION. 3. ALL SEDIMENT REMOVED FROM BMPS SHALL BE DISPOSED OF IN LANDSCAPED AREAS OUTSIDE OF STEEP ALL SEDIMENT REMOVED FROM BMPS SHALL BE DISPOSED OF IN LANDSCAPED AREAS OUTSIDE OF STEEP SLOPES, WETLANDS, FLOOD PLAINS OR DRAINAGE SWALES AND IMMEDIATELY STABILIZED, OR PLACED IN TOPSOIL STOCKPILES. 4. THE PROPERTY OWNER OR THEIR DESIGNATED RESPONSIBLE PARTY SHALL NOTIFY THE TOWNSHIP OF ANY THE PROPERTY OWNER OR THEIR DESIGNATED RESPONSIBLE PARTY SHALL NOTIFY THE TOWNSHIP OF ANY PROBLEMS OR FAILURES OBSERVED IN THE STORMWATER SYSTEM, INCLUDING SURFACE PONDING.
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THE SITE IS LOCATED WITHIN THE NESHAMINY CREEK WATERSHED.  THE PROJECT'S RECEIVING WATERCOURSE IS AN UNNAMED TRIBUTARY TO THE NESHAMINY CREEK.  PER THE PENNSYLVANIA CODE, TITLE 25, CHAPTER 93 WATER QUALITY STANDARDS, THE RECEIVING WATERCOURSE HAS THE FOLLOWING STREAM DESIGNATION: TSF - TROUT STOCKING FISHES MF - MIGRATORY FISHES
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1. LIMIT ADVANCED CLEARING AND GRUBBING OPERATIONS TO A DISTANCE  EQUAL TO TWO TIMES THE LENGTH LIMIT ADVANCED CLEARING AND GRUBBING OPERATIONS TO A DISTANCE  EQUAL TO TWO TIMES THE LENGTH OF PIPE INSTALLATION THAT CAN BE COMPLETED IN ONE DAY.  2. WORK CREWS AND EQUIPMENT FOR TRENCHING, PLACEMENT OF PIPE, PLUG CONSTRUCTION AND BACKFILLING WORK CREWS AND EQUIPMENT FOR TRENCHING, PLACEMENT OF PIPE, PLUG CONSTRUCTION AND BACKFILLING WILL BE SELF CONTAINED AND SEPARATE FROM CLEARING AND GRUBBING AND SITE RESTORATION AND STABILIZATION  OPERATIONS.  3. ALL SOIL EXCAVATED FROM THE TRENCH WILL BE PLACED ON THE UPHILL SIDE OF THE TRENCH.  ALL SOIL EXCAVATED FROM THE TRENCH WILL BE PLACED ON THE UPHILL SIDE OF THE TRENCH.  4. LIMIT DAILY TRENCH EXCAVATION TO THE LENGTH OF PIPE PLACEMENT, PLUG INSTALLATION AND BACKFILLING LIMIT DAILY TRENCH EXCAVATION TO THE LENGTH OF PIPE PLACEMENT, PLUG INSTALLATION AND BACKFILLING THAT CAN BE COMPLETED THE SAME DAY.  5. WATER WHICH ACCUMULATES IN THE OPEN TRENCH WILL BE COMPLETELY REMOVED BY PUMPING BEFORE WATER WHICH ACCUMULATES IN THE OPEN TRENCH WILL BE COMPLETELY REMOVED BY PUMPING BEFORE PIPE PLACEMENT AND / OR BACKFILLING  BEGINS.  WATER REMOVED FROM THE TRENCH SHALL BE PUMPED THROUGH A FILTRATION DEVICE.  6. ON THE DAY FOLLOWING PIPE PLACEMENT AND TRENCH BACKFILLING, THE DISTURBED AREA WILL BE GRADED ON THE DAY FOLLOWING PIPE PLACEMENT AND TRENCH BACKFILLING, THE DISTURBED AREA WILL BE GRADED TO FINAL CONTOURS AND IMMEDIATELY STABILIZED.  7. SOILS EXCAVATED FROM EXISTING SURFACE LAYER SHOULD BE STOCKPILED SEPARATELY AND RETURNED AS SOILS EXCAVATED FROM EXISTING SURFACE LAYER SHOULD BE STOCKPILED SEPARATELY AND RETURNED AS FINAL SURFACE LAYER FOLLOWING TRENCH BACKFILLING.
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1. THE CONTRACTOR SHALL NOTIFY NEW BRITAIN TOWNSHIP, THE TOWNSHIP ENGINEER, DESIGN THE CONTRACTOR SHALL NOTIFY NEW BRITAIN TOWNSHIP, THE TOWNSHIP ENGINEER, DESIGN ENGINEER AND BCCD AT LEAST 3 DAYS PRIOR TO THE START OF CONSTRUCTION. 2. STAKE OUT LIMIT OF DISTURBANCE TO DELINEATE AREA WHERE WORK IS PERMITTED PRIOR TO STAKE OUT LIMIT OF DISTURBANCE TO DELINEATE AREA WHERE WORK IS PERMITTED PRIOR TO ANY E&S MEASURES BEING INSTALLED.  IF AT ANY TIME DURING CONSTRUCTION THE LIMIT OF DISTURBANCE EXCEEDS 1 ACRE, AN NPDES PERMIT WILL BE REQUIRED. 4. INSTALL COMPOST FILTER SOCK/TREE PROTECTION/CONSTRUCTION ENTRANCE WHERE INSTALL COMPOST FILTER SOCK/TREE PROTECTION/CONSTRUCTION ENTRANCE WHERE INDICATED ON THE PLAN. THE TOWNSHIP ENGINEER SHALL INSPECT AND APPROVE THE TREE PROTECTION FENCE INSTALLATION PRIOR TO ANY CLEARING OR EARTHMOVING ACTIVITIES. 5. INSTALL CONSTRUCTION FENCE AROUND THE RAIN GARDEN. INSTALL CONSTRUCTION FENCE AROUND THE RAIN GARDEN. 6. STRIP TOPSOIL FROM AREA OF PROPOSED CONSTRUCTION.    STRIP TOPSOIL FROM AREA OF PROPOSED CONSTRUCTION.    7. ROUGH GRADE SITE AS INDICATED ON PLAN. ROUGH GRADE SITE AS INDICATED ON PLAN. 8. INSTALL STONE BASE FOR PROPOSED DRIVEWAY. INSTALL STONE BASE FOR PROPOSED DRIVEWAY. . ** PRIOR TO VERTICAL CONSTRUCTION, A STABLE BASE WILL BE ESTABLISHED.** PRIOR TO VERTICAL CONSTRUCTION, A STABLE BASE WILL BE ESTABLISHED.** 9. INSTALL NEW BUILDING FOUNDATION. INSTALL NEW BUILDING FOUNDATION. 10. INSTALL UNDERGROUND UTILITIES. INSTALL UNDERGROUND UTILITIES. 11. COMPLETE FINAL GRADING OF SITE. COMPLETE FINAL GRADING OF SITE. 12. TEMPORARILY SEED ALL BARE EARTH AREAS. ADDITIONAL TOPSOIL TO BE ADDED IF REQUIRED.  TEMPORARILY SEED ALL BARE EARTH AREAS. ADDITIONAL TOPSOIL TO BE ADDED IF REQUIRED.  11. INSTALL RAIN GARDEN AND ROOF DRAIN SYSTEM. BLOCK INLETS UNTIL FINAL STABILIZATION INSTALL RAIN GARDEN AND ROOF DRAIN SYSTEM. BLOCK INLETS UNTIL FINAL STABILIZATION HAS OCCURRED. RAIN GARDEN BOTTOM ELEVATIONS AND AMENDED SOILS SHALL BE AS-BUILT. 12. REMOVE COMPOST FILTER SOCK/TREE PROTECTION FENCE AFTER APPROVAL BY BCCD AND REMOVE COMPOST FILTER SOCK/TREE PROTECTION FENCE AFTER APPROVAL BY BCCD AND UPSTREAM AREAS HAVE ACHIEVED 70% UNIFORM STABILIZATION.  13. AREAS DISTURBED DURING REMOVAL OF THE BMPS MUST BE STABILIZED IMMEDIATELY.AREAS DISTURBED DURING REMOVAL OF THE BMPS MUST BE STABILIZED IMMEDIATELY.
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CAUTIONED TO COMPLY WITH THE REQUIREMENTS OF PENNSYLVANIA ACT 121, ENTITLED "UNDERGROUND 
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UTILITY LINE PROTECTION LAW", (AMENDS PENNSYLVANIA ACT 287 AND REPLACES PENNSYLVANIA ACT 
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172). ANY INFORMATION APPEARING ON THESE DRAWINGS AS TO THE UNDERGROUND LINES OF A USER, 
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AutoCAD SHX Text
121. THIS INFORMATION HAS BEEN PROVIDED BY THE RESPECTIVE USERS IN RESPONSE TO THE PA ONE 
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CALL SYSTEM REFERENCE SERIAL 20222212537, ON 8/9/2022. 
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SHOWALTER AND ASSOCIATES HAS NOT MADE AN INDEPENDENT DETERMINATION WITH RESPECT TO THE 
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ACCURACY OR COMPLETENESS OF SUCH INFORMATION AND SPECIFICALLY DISCLAIMS ANY WARRANTY OR 
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REPRESENTATION AS TO THE ACCURACY OF SUCH INFORMATION. ALL LOCATIONS OF UNDERGROUND 
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UTILITIES IS APPROXIMATE ONLY AND MUST BE FIELD VERIFIED PRIOR TO CONSTRUCTION.
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1. UPON TEMPORARY CESSATION OF AN EARTH DISTURBANCE ACTIVITY OF ANY STAGE OR PHASE UPON TEMPORARY CESSATION OF AN EARTH DISTURBANCE ACTIVITY OF ANY STAGE OR PHASE OF AN ACTIVITY WHERE A CESSATION OF EARTH DISTURBANCE ACTIVITIES WILL EXCEED 4 OR MORE DAYS, THE SITE SHALL BE IMMEDIATELY SEEDED, MULCHED, OR OTHERWISE PROTECTED FROM ACCELERATED EROSION AND SEDIMENTATION PENDING FUTURE EARTH DISTURBANCE ACTIVITIES. 2. CLEARING AND GRUBBING SHALL BE LIMITED TO ONLY THOSE AREAS DESCRIBED IN EACH STAGE. CLEARING AND GRUBBING SHALL BE LIMITED TO ONLY THOSE AREAS DESCRIBED IN EACH STAGE. 3. ALL EARTH DISTURBANCE ACTIVITIES SHALL PROCEED IN ACCORDANCE WITH THE FOLLOWING ALL EARTH DISTURBANCE ACTIVITIES SHALL PROCEED IN ACCORDANCE WITH THE FOLLOWING SEQUENCE. EACH STAGE SHALL BE COMPLETED BEFORE ANY FOLLOWING STAGE IS INITIATED.
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1. E&S BMPS SHALL REMAIN FUNCTIONAL UNTIL ALL AREAS TRIBUTARY TO THEM ARE PERMANENTLY STABILIZED OR UNTIL THEY ARE REPLACED BY E&S BMPS SHALL REMAIN FUNCTIONAL UNTIL ALL AREAS TRIBUTARY TO THEM ARE PERMANENTLY STABILIZED OR UNTIL THEY ARE REPLACED BY ANOTHER APPROVED BMP. 2. AN AREA SHALL BE CONSIDERED TO HAVE ACHIEVED FINAL STABILIZATION WHEN IT HAS A MINIMUM UNIFORM 70% PERENNIAL VEGETATIVE COVER AN AREA SHALL BE CONSIDERED TO HAVE ACHIEVED FINAL STABILIZATION WHEN IT HAS A MINIMUM UNIFORM 70% PERENNIAL VEGETATIVE COVER OR OTHER PERMANENT NON-VEGETATIVE COVER WITH A DENSITY SUFFICIENT TO RESIST ACCELERATED SURFACE EROSION AND SUBSURFACE CHARACTERISTICS SUFFICIENT TO RESIST SLIDING AND OTHER MOVEMENTS. 3. AFTER FINAL SITE STABILIZATION HAS BEEN ACHIEVED, TEMPORARY EROSION AND SEDIMENT CONTROL BMPS MUST BE REMOVED OR CONVERTED AFTER FINAL SITE STABILIZATION HAS BEEN ACHIEVED, TEMPORARY EROSION AND SEDIMENT CONTROL BMPS MUST BE REMOVED OR CONVERTED TO PERMANENT PCSM BMPS. AREAS DISTURBED DURING REMOVAL OR CONVERSION OF THE BMPS MUST BE STABILIZED IMMEDIATELY.  4. AREAS WHICH ARE TO BE TOPSOILED SHALL BE SCARIFIED TO A MINIMUM DEPTH OF 3 TO 5 INCHES (6 TO 12 INCHES ON COMPACTED SOILS) AREAS WHICH ARE TO BE TOPSOILED SHALL BE SCARIFIED TO A MINIMUM DEPTH OF 3 TO 5 INCHES (6 TO 12 INCHES ON COMPACTED SOILS) PRIOR TO PLACEMENT OF TOPSOIL.  AREAS TO BE VEGETATED SHALL HAVE A MINIMUM 4 INCHES OF TOPSOIL IN PLACE PRIOR TO SEEDING AND MULCHING. 5. TOPSOIL REQUIRED FOR THE ESTABLISHMENT OF VEGETATION SHALL BE STOCKPILED AT THE LOCATION(S) SHOWN ON THE PLAN IN THE AMOUNT TOPSOIL REQUIRED FOR THE ESTABLISHMENT OF VEGETATION SHALL BE STOCKPILED AT THE LOCATION(S) SHOWN ON THE PLAN IN THE AMOUNT NECESSARY TO COMPLETE THE FINISH GRADING OF ALL EXPOSED AREAS THAT ARE TO BE STABILIZED BY VEGETATION. 6. IMMEDIATELY AFTER EARTH DISTURBANCE ACTIVITIES CEASE IN ANY AREA OR SUBAREA OF THE PROJECT, THE O/RP SHALL STABILIZE ALL IMMEDIATELY AFTER EARTH DISTURBANCE ACTIVITIES CEASE IN ANY AREA OR SUBAREA OF THE PROJECT, THE O/RP SHALL STABILIZE ALL DISTURBED AREAS. DURING NON-GERMINATING PERIODS, MULCH OR PROTECTIVE BLANKETING MUST BE APPLIED AT SPECIFIED RATES. AREAS NOT AT FINISHED GRADE, WHICH WILL BE REDISTURBED WITHIN ONE YEAR, MAY BE STABILIZED IN ACCORDANCE WITH TEMPORARY STABILIZATION SPECIFICATIONS. DISTURBED AREAS THAT ARE AT FINISHED GRADE OR WHICH WILL NOT BE REDISTURBED WITHIN ONE YEAR MUST BE STABILIZED IN ACCORDANCE WITH PERMANENT STABILIZATION SPECIFICATIONS. 7. UPON COMPLETION OF ALL EARTH DISTURBANCE ACTIVITIES AND PERMANENT STABILIZATION OF ALL DISTURBED AREAS, THE OWNER AND/OR UPON COMPLETION OF ALL EARTH DISTURBANCE ACTIVITIES AND PERMANENT STABILIZATION OF ALL DISTURBED AREAS, THE OWNER AND/OR OPERATOR SHALL CONTACT THE LOCAL CONSERVATION DISTRICT FOR AN INSPECTION PRIOR TO REMOVAL/CONVERSION OF THE E&S BMPS. 8. MEASURES AND SPECIFICATIONS FOR LONG TERM PROTECTION USE DURING EARTHMOVING: MEASURES AND SPECIFICATIONS FOR LONG TERM PROTECTION USE DURING EARTHMOVING: PERMANENT SEEDING - AREAS NOT PAVED SHALL BE PLANTED WITH PERMANENT SEED   MIXTURE AND MULCHED. SEEDBED PREPARATION MIXTURE AND MULCHED. SEEDBED PREPARATION AND SEEDING METHODS: (1) LIME - AGRICULTURAL GRADE LIMESTONE LIME - AGRICULTURAL GRADE LIMESTONE  - AGRICULTURAL GRADE LIMESTONE A SOIL TEST FROM A REPUTABLE LABORATORY IS RECOMMENDED.  IF SOIL TEST RESULTS ARE NOT AVAILABLE, APPLY LIME AT THE FOLLOWING RATE: LIME = 6 TONS PER ACRE  (240 LBS. PER 1,000 S.F.) (2) FERTILIZER - COMMERCIAL TYPE 10 - 20 - 20 FERTILIZER - COMMERCIAL TYPE 10 - 20 - 20  - COMMERCIAL TYPE 10 - 20 - 20 A SOIL TEST FROM A REPUTABLE LABORATORY IS RECOMMENDED.  IF SOIL TEST RESULTS ARE NOT AVAILABLE, APPLY FERTILIZER AT THE FOLLOWING RATE: FERTILIZER = 1,000 LBS. PER ACRE  (25 LBS. PER 1,000 S.F.) IF TEMPORARY SEEDING IS NECESSARY, DIVIDE THE FERTILIZER AND LIME RECOMMENDATIONS NOTED ABOVE IN HALF.  APPLY THE FOLLOWING AS PART OF THE TEMPORARY SEEDING: LIME = 1.0 TON PER ACRE (40 LBS. PER 1,000 S.F.) FERTILIZER = 500 LBS. PER ACRE  (12.5 LBS. PER 1,000 S.F.) APPLY THE REMAINDER AT THE TIME OF FINAL SEEDING AT THE FOLLOWING RATE:  LIME = 5.0 TONS PER ACRE  (200 LBS. PER 1,000 S.F.) FERTILIZER = 500 LBS. PER ACRE  (12.5 LBS. PER 1,000 S.F.) (3) PERMANENT SEED MIXTURE PERMANENT SEED MIXTURE IT IS RECOMMENDED THAT THE PENN STATE UNIVERSITY "AGRONOMY GUIDE" BE CONSULTED.  THE FOLLOWING MIXTURE WILL MEET THE REQUIREMENTS OF CHAPTER 102. (A)  ANNUAL RYEGRASS IS TO BE SEEDED WITH ALL PERMANENT SEED MIXES AS    COVER/NURSE CROP. SEEDING RATE = 40 LBS. ANNUAL RYEGRASS IS TO BE SEEDED WITH ALL PERMANENT SEED MIXES AS    COVER/NURSE CROP. SEEDING RATE = 40 LBS. COVER/NURSE CROP. SEEDING RATE = 40 LBS. PER ACRE (1 LB. PER 1,00O S.F.) (B) TURF LAWN AND MOWED AREAS (SUNNY): TURF LAWN AND MOWED AREAS (SUNNY): 60% KENTUCKY BLUEGRASS     20% CHEWINGS FESCUE    20% PERENNIAL RYEGRASS SEEDING RATE = 170 LBS. PER ACRE  (4 LBS. PER 1,000 S.F.) PLANTING DATES = 4/1 - 5/31 AND  8/6 - 10/15 (C) NOTE:  ALL MIXTURES GIVEN ABOVE ARE FOR PURE LIVE SEED 100% (PLS 100%) NOTE:  ALL MIXTURES GIVEN ABOVE ARE FOR PURE LIVE SEED 100% (PLS 100%) EXAMPLE TO DETERMINE HOW MUCH SEED TO PLANT:  CALCULATE PLS%: FOR 85% PURE SEED WITH 72% GERMINATION: 85 X 72 / 100 = 61% PLS DIVIDE THE PLS% INTO ONE HUNDRED (100):  100 / 61 = 1.63. THUS, FOR EVERY 1 POUND OF SEED MIXTURE SPECIFIED, 1.63 LBS SHOULD BE APPLIED. (4) MULCH MULCH ALL AREAS THAT ARE SEEDED SHALL BE MULCHED.  MULCH IS A LOOSE LAYER 3/4" TO 1" DEEP OF CLEAN STRAW.  STRAW SHALL BE APPLIED IN LONG STRANDS, NOT CHOPPED OR FINELY BROKEN, AND SHALL BE ANCHORED OR TACKIFIED IMMEDIATELY AFTER APPLICATION WITH POLYMERIC OR GUM TACKIFIERS MIXED AND APPLIED ACCORDING TO MANUFACTURE'S RECOMMENDATIONS.  MULCH ON SLOPES OF 8% OR GREATER SHOULD BE HELD IN PLACE WITH NETTING OR EROSION CONTROL BLANKET.  MULCH SHALL BE APPLIED AT THE FOLLOWING RATE: STRAW = 3 TONS PER ACRE  (140 LBS. PER 1,000 S.F.) (5) EROSION CONTROL BLANKET EROSION CONTROL BLANKET ALL SLOPES 3:1 OR STEEPER, AS WELL AS ALL DISTURBED AREAS WITHIN 50 FEET OF A SURFACE WATER (WITH 100 FEET FOR HQ OR EV WATERS) MUST BE STABILIZED WITH EROSION CONTROL BLANKET.   
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1. E&S BMPS MUST BE CONSTRUCTED, STABILIZED, AND FUNCTIONAL BEFORE SITE DISTURBANCE BEGINS WITHIN THE TRIBUTARY AREAS OF E&S BMPS MUST BE CONSTRUCTED, STABILIZED, AND FUNCTIONAL BEFORE SITE DISTURBANCE BEGINS WITHIN THE TRIBUTARY AREAS OF THOSE BMPS. 2. ANY DISTURBED AREA THAT IS NOT AT FINAL GRADE OR WHERE THERE HAS BEEN A CESSATION OF EARTHMOVING ACTIVITY SHALL BE ANY DISTURBED AREA THAT IS NOT AT FINAL GRADE OR WHERE THERE HAS BEEN A CESSATION OF EARTHMOVING ACTIVITY SHALL BE PLANTED WITH A TEMPORARY SEED MIX AND MULCHED.  AREAS THAT ARE TO BE EXPOSED FOR MORE THAN ONE YEAR SHALL BE SEEDED WITH PERMANENT SEED MIX AND MULCHED. SEEDBED PREPARATION AND SEEDING METHODS: (1) LIME - AGRICULTURAL GRADE LIMESTONE LIME - AGRICULTURAL GRADE LIMESTONE  - AGRICULTURAL GRADE LIMESTONE A SOIL TEST FROM A REPUTABLE LABORATORY IS RECOMMENDED.  IF SOIL TEST RESULTS ARE   NOT AVAILABLE, APPLY LIME AT THE NOT AVAILABLE, APPLY LIME AT THE FOLLOWING RATE:  LIME = 1.0 TON PER ACRE  (40 LBS. PER 1,000 S.F.) (2) FERTILIZER - COMMERCIAL TYPE 10 - 10 - 20 FERTILIZER - COMMERCIAL TYPE 10 - 10 - 20  - COMMERCIAL TYPE 10 - 10 - 20 A SOIL TEST FROM A REPUTABLE LABORATORY IS RECOMMENDED.  IF SOIL TEST RESULTS ARE   NOT AVAILABLE, APPLY FERTILIZER AT NOT AVAILABLE, APPLY FERTILIZER AT THE FOLLOWING RATE: FERTILIZER = 500 LBS. PER ACRE  (12.5 LBS. PER 1,000 S.F.)     (3) TEMPORARY SEED MIXTURE TEMPORARY SEED MIXTURE ANNUAL RYEGRASS IS A QUICK GERMINATING SPECIES OF GRASS, WHICH CAN BE SEEDED DURING MOST TIME PERIODS.  IF YOU PLAN TO LEAVE THE PROJECT DISTURBED AND INACTIVE FOR 4 (FOUR) OR MORE DAYS, TEMPORARY SEEDING SHALL BE APPLIED IMMEDIATELY.  IF THE SITE IS  TO REMAIN INACTIVE FOR ONE YEAR OR MORE A PERMANENT SEED MIX IS NECESSARY. TO REMAIN INACTIVE FOR ONE YEAR OR MORE A PERMANENT SEED MIX IS NECESSARY. ANNUAL RYEGRASS = 40 LBS. PER ACRE  (1 LB. PER 1,000 S.F.) (4) MULCH MULCH ALL AREAS THAT ARE SEEDED SHALL BE MULCHED.  MULCHING MAY BE USED AS A TEMPORARY STABILIZATION IN SOME DISTURBED AREAS IN NON-GERMINATING SEASONS.  MULCH IS A LOOSE LAYER 3/4" TO 1" DEEP OF CLEAN STRAW.  STRAW SHALL BE APPLIED IN LONG STRANDS, NOT CHOPPED OR FINELY BROKEN, AND SHALL BE ANCHORED OR TACKIFIED IMMEDIATELY AFTER APPLICATION.  NETTING OR EROSION CONTROL BLANKETS MUST BE INSTALLED ON SLOPES 3:1 AND STEEPER.  MULCH SHALL BE APPLIED AT THE FOLLOWING RATE: STRAW = 3 TONS PER ACRE  (140 LBS. PER 1,000 S.F.)
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Project Narrative 
 
Existing Site Conditions 

The subject property is an existing single-family home in New Britain Township, Bucks County, 

PA.  The site is approximately 4.3 acres and has frontage on Limekiln Pike.  The primary land 

cover for the past 5 and 50 years is residential and open space with the existing residence built 

prior to 1971 – the general area is residential with several subdivisions surrounding the site for 

the same time period. The site is located in the Neshaminy Creek Watershed.  

  

Proposed Site Conditions 

The site is proposed to be subdivided into two lots – one containing the existing residence and 

one new lot. A single family residence with driveway and associated utilities and stormwater 

management facilities is proposed for the new lot.  Runoff from the area of proposed 

improvements will be captured and treated in a proposed rain garden. 

 

Volume Calculations - Simplified Method 

Per New Britain Township Stormwater Management Ordinance 26-106, regulated activities less 

than 1 acre that create impervious surfaces between 1,000 and 5,000 SF are exempt from peak 

rate control requirements.  The property is exempt from site plan requirements as it is a 

residential project. Volume Control is provided per Neshaminy Creek Watershed Act 167 Plan.   

 

Step 1:  Determine Total Additional Impervious Surfaces 

 

IMPERVIOUS SURFACE SUMMARY 

  
TOTAL 

PRE-DEV. 
(SF) 

TO BE 
REMOVED  

(SF) 

NEW 
PROPOSED 

(SF) 

TOTAL  
(SF) 

LOT 1 (EXISTING)        

EXISTNG BUILDINGS 3113 SF 0     3113 SF 

EXISTING DECK 238 SF 0     238 SF 

EXISTING PAVING 9921 SF 633     9288 SF 
EXISTING PATIO/STEPS/CONCRETE 
WALKS 313 SF 0     313 SF 

TOTAL      12952 SF 

LOT 2 (PROPOSED)        

PROPOSED BUILDINGS       2649 SF 2649 SF 

PROPOSED PAVING       1795 SF 1795 SF 

PROPOSED PATIO/STEPS/WALKS    221  221  

PROPOSED FUTURE ALLOWANCE        SF 334 SF 

TOTAL (Including Future Allowance)      4999 SF 

 

 

Step 2:  Determine Total Required Volume Control 

Capture the runoff volume from the first 2” of runoff from the new impervious surfaces. 

 Volume (CF) = Total impervious area (SF) x 2” Runoff x 1ft/12in 

   = 4,999 SF x 2” Runoff x 1ft/12in 

   = 833 CF 
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Step 3:  Determine Total Volume Control by Proposed BMPs 

 

Structural BMPs 

 

 Rain Garden Basin  

Note that the volume given below accounts for only the open air volume of the rain 

garden up to the emergency spillway elevation.  

 

Volume Provided (CF) = 1,213 CF  

 

 Total Volume Provided (CF) = 1,213 

 1,213 CF TOTAL > 833 REQUIRED  

 

 

Infiltration 

 

A subsurface soils and permeability investigation was completed at the project site by Penn’s 

Trail Environmental, LLC on August 4, 2022. Two (2) test pits were completed to a depth of 

approximately 36” where slowly diggable material indicating bedrock was encountered.  

Redoxomorphic features were noted from 10-13”, however, these were determined not be signs 

of a true groundwater table. Soil characteristics were indicative of Klinesville soils, and noted to 

be better drained than mapped.  

 

USDA Soil Mapping indicates Abbottstown, Buckingham and Doylestown as the predominant 

soil series for the site.  

 

An infiltration rate of 0.155 with a factor of safety of 2 was used for calculations based on the 

results of the field testing. Minimum infiltration rates are assumed for the design the rain garden 

and it has been sized to accommodate the required storage volume.  A small emergency spillway 

is proposed to handle overflow should the facilities reach capacity, and runoff would then flow 

overland toward the woodlands in the rear of the property.  Should groundwater or bedrock be 

encountered during the excavation of the stormwater facility, and/or if field conditions vary from 

our assumptions the rain garden may need to be re-configured. 
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Dewatering 

 

Runoff from the proposed impervious surfaces is collected via underground piping and conveyed 

to the proposed rain garden BMP. Significant portions of the property are proposed to be 

preserved to maintain groundcover and natural soil states.  The rain garden will provide 

infiltration of roof runoff.  

 

The minimum required volume control for the site is 833 CF. The rain garden basin design 

provides a volume of 1,213 CF below the emergency spillway for infiltration. The design 

infiltration rate was calculated to be 0.08 in/hr after applying a Factor of Safety of 2.  Due to the 

minimal infiltration rate, the basin bottom will be amended soils. The infiltration rate was 

assumed to be 0.5 in/hr as specified for the amended soils in the basin. 

 

    

Rain Garden:    Volume Provided Below Emergency Spillway:  1,213 CF 

   

 

Rain Garden Dewatering Time 

= Infiltration Volume / (Surface Area (SF) × Infiltration Design Rate (ft/hr)) 

= 1,213 CF / ((964 SF) x (0.5 in/hr x 1 ft/ 12 in)) 

=30.2 hours 
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

AbB Abbottstown silt loam, 3 
to 8 percent slopes

D 3.0 48.1%

BwB Buckingham silt loam, 3 
to 8 percent slopes

C/D 2.4 37.8%

DdB Doylestown silt loam, 3 
to 8 percent slopes

C/D 0.9 14.1%

Totals for Area of Interest 6.3 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Hydrologic Soil Group—Bucks County, Pennsylvania DeFelice - New Britain Twp 
2021-004A

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Bucks County, Pennsylvania DeFelice - New Britain Twp 
2021-004A

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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 Penn’s Trail Environmental, LLC 

21 E. Lincoln Ave – Suite 160 
Hatfield, PA 19440 

Phone: (215) 362-4610 
e-mail: staff@pennstrail.com 

 

 

  

 “Your Path to Environmental Solutions” 
 

Prestige Property Partners August 4, 2022 
1126 Horsham Rd.                                                                                                                        
Maple Glen, PA 19002 
 
RE: Stormwater Infiltration Study & Report 
 137 S. Limekiln Pike Tract 

New Britain Twp., Bucks Co., PA 
 PTE #5933 

Dear Mr. D’Angelo, 

Penn’s Trail Environmental, LLC has performed a subsurface soil and permeability 
investigation on the referenced parcel. The intent of this investigation was to evaluate the 
subsurface soil profile and determine the permeability characteristics of the areas indicated 
for proposed stormwater disposal via infiltration. Test excavations were developed with a 
backhoe and described in accordance with United States Department of Agriculture-Natural 
Resource Conservation Service (USDA-NRCS) methodology. In-situ permeability testing was 
conducted using the Double Ring Infiltrometer (DRI) method as described by ASTM-D3385-
09 standards.  

Current regulation requires that stormwater control be designed for this proposed new land 
development project. Permeability testing is required to determine if infiltrative capacity of 
the subsoil is present. Test locations were positioned at the direction of the project engineer. 
Depth of testing was determined by final constructed grade of the stormwater facilities or 
adjusted for shallow bedrock or groundwater encountered in test excavations. A backhoe was 
required for excavation of the test probes and establishment of the double rings.  

Soil profile descriptions were developed at each test point and include information such as 
texture, structure, soil depth, and indication (or lack thereof) of a seasonal high-water table 
or restricted drainage as would be indicated by redoximorphic features.  

Redox features often occur when infiltrating water encounters a slowly permeable layer as it 
moves downward through the soil profile. These features do not indicate a true water table or 
zone that is saturated for prolonged periods by regional groundwater at this site. Regional 
groundwater was not encountered at this site, and redox features observed are an indicator of 
infiltration issues which are addressed by permeability testing and should not be considered 
a limiting design factor unless permeability rates reveal that to be the case. 

Pre-development USDA-NRCS soil mapping at this site, or more specifically the test locations, 
was the Abbottstown, Buckingham, and Doylestown soil series. The Abbottstown series 
consists of deep and very deep, somewhat poorly drained soils. They formed in residuum from 
acid red shale, siltstone and sandstone. They are on concave upland slopes of 0 to 15 percent. 
Saturated hydraulic conductivity is moderately low to moderately high above the fragipan and 
moderately low in and below the fragipan. Diagnostic horizons and other features recognized 
in this pedon are an ochric epipedon from the surface of the soil to a depth of 10 inches, an 
argillic horizon from 10 to 30 inches (Bt and Btg horizons), a fragipan from 19 to 30 inches 
(Btxg horizon) and lithic contact (slightly weathered shale bedrock) at 59 inches (R horizon). 

The Buckingham series consists of very deep, somewhat poorly drained soils on head slopes, 
in drainage ways and U-shaped valleys on hills. Saturated hydraulic conductivity is very high 
to high above the fragipan, and moderately low to moderately high in the fragipan. They are 
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formed in colluvium derived from weathered gray and red shale, siltstone and sandstone 
materials. Saturated hydraulic conductivity is very high to high above the fragipan, and 
moderately low to moderately high in the fragipan. Depth to Bedrock is greater than 80 inches. 
Depth to the fragipan is 20 to 40 inches. Redox depletions and/or iron concentrations are 
under the A or Ap horizon. Diagnostic horizons and features in this pedon include an ochric 
epipedon from the surface to a depth of 7 inches (A1 and A2 horizons), an argillic horizon from 
7 to 70 inches (BA, Bt1, Bt2, Btxb1, and Btxb2 horizons), and fragipan -from 30 to 70 inches 
(Btxb1, and Btxb2 horizons). 

The Doylestown series consists of deep, poorly drained soils. Permeability is slow. These soils 
formed in silty materials, presumably eolian deposits, over soil materials weathered from a 
variety of parent materials, but principally red shale. Solum thickness and thickness of the silt 
mantle ranges from 40 to 60 inches. Depth to bedrock ranges from 3 1/2 to 6 feet. Depth to 
the fragipan ranges from 15 to 25 inches. Diagnostic horizons and features recognized in this 
pedon are an ochric epipedon from the surface of the soil to a depth of 14 inches (Ap and BEg 
horizons), an argillic horizon from 14 to 48 inches (Btg and Btx horizons), a fragipan horizon 
from 20 to 48 inches (Btx horizon), and an aqualfs feature between 8 and 20 inches with a 
dominant color with chroma of 2 or less. 

The soil at the testing locations were found to be better drained than mapped. The soils 
derived primarily from sandstone and shale are more accurately classified as Klinesville soil 
series and taxadjuncts thereto. While deviation from published mapping was encountered at 
this site, this investigation was not conducted for the purpose of disputing current mapping 
or as a re-mapping effort.  

Soil profiles of backhoe excavated test pits were developed to depths at or near final 
constructed grade of proposed stormwater control facilities. The most restrictive barriers from 
the point of infiltration to contacting the base flow groundwater table were determined. The 
most common of these barriers in our region include restrictive soil horizons, varying 
lithology, fracturing of the bedrock or insufficient fracturing of the bedrock, and encountering 
groundwater among other factors. Our field observations, as reported on the attached soil 
profile data sheets, indicate that slowly diggable conditions were encountered in the test pits. 
Redoximorphic features were noted in test pit 1 throughout the lower argillic horizons. 
Subsequent detailed testing more accurately predicts the ability of the soil to efficiently 
infiltrate stormwater and has been attached.  

Testing sought to identify zones that would potentially allow the infiltration of stormwater. 
The testing protocol used considers regional construction practices, the likelihood of “silting 
in” during and following construction and the subsurface characteristics of the soil and 
geology. The determination at this site was that bedrock presents the most restrictive 
condition to establish installation depth for infiltration of stormwater. The double rings were 
established at a level with sufficient residual subsoil above groundwater and bedrock to seat 
and seal the rings permitting unsaturated flow through the soil to the water table. 

The recommended acceptable range for subsurface disposal of stormwater is 0.10 inches per 
hour to 10.0 inches per hour according to current BMP guidance. Surface basins where 
additional storage is economical can have much slower rates and still provide some 
infiltration. Our office recommends that the design engineer assume zero infiltration for any 
stormwater area which achieves less than 0.10 inches per hour.  

There are various means to arrive at an infiltrative rate for the substratum following testing. 
Our method is to average the last four stabilized readings as established in the PA BMP 
Manual. Another is to use the “last” reading as is common for percolation testing for 
wastewater disposal. Averaging more accurately reflects what would likely occur during a rain 
(soil saturation) event.  
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Testing was conducted at discreet locations selected by the project engineer using double ring 
infiltrometers. Data sheets containing the information recorded for the soil profile 
descriptions and double ring infiltrometers have been included as attachments to this report. 
A table summarizing the field data can be found below: 

Stormwater Testing Summary 

Test 
Location 

Depth 
of Test 

Pit 
Inches 

Depth 
to 

Water 
Inches 

Depth 
to Rock 

Inches 

Depth of 
Testing 

Inches 

Infiltration 
Rate 

Inches per hour 

Geometric 
mean 

Inches/hour 

1A 36 --- 36* 12 0.10 
0.155 

1B 36 --- 36* 12 0.24 
* very slowly diggable 

The soil encountered demonstrated varied infiltration rates. Subsurface conditions may 
change following construction and resultant redirection of surface water following 
development. Results suggest that the geometric mean of the tested locations infiltration rates 
are within the recommended guidelines of 0.10 inches per hour provided a safety factor of two 
is not applied. Regardless, this site is marginally suitable even after the safety factor is applied. 

Stormwater control devices can include surface and subsurface facilities that allow the design 
engineer flexibility in reducing velocity containing and disposing of stormwater on this site in 
select areas due to the channery composition of the soil at this site. Surface features such as 
vegetated swales and berms can be employed to reduce overland flow and retain water in-situ 
thus extending contact time and providing for additional infiltration.   

Our findings are a result of testing conducted in specific locations and conditions. Should 
evidence contrary to the findings in this report be discovered prior to, during, or after 
construction of the stormwater control devices, our office must be notified immediately so our 
recommendations can be reviewed and revised if necessary.  

Penn’s Trail Environmental, LLC expresses no guarantee that the soil conditions following 
excavation will be identical to those encountered during this investigation. We recommend 
that caution is exercised during construction to minimize compaction, or other disturbance in 
those areas intended for use as infiltration areas. 

Please review the enclosed information and if any questions arise do not hesitate to contact 
our office.  

Sincerely,  
Penn’s Trail Environmental, LLC 
 
 
 
Paul A. Golrick 
Soil Scientist



Penn's Trail Environmental, LLC
21 East Lincoln Ave - Suite 160
Hatfield, PA  19440
ph. (215) 362-4610

Notes

EPIPEDON
Abundance 15-35% 35-65% >65%
Few  ......... <2% gravelly very gravelly extremely gravelly
Common .. 2-20% channery very channery extremely channery

SUBSURFACE HORIZON(S) Many ........>20% cobbly very cobbly extremely cobbly
Contrast flaggy very flaggy extremely flaggy
faint stony very stony extremely stony
hue & chroma of matrix and

SOIL ORDER redox are closely related. BOUNDARY
distinct Distinctness
matrix & redox features vary abrupt. ..<1” (thick) gradual …2.5-5”
1-2 units of hue and several clear. ....1-2.5” diffuse… ....>5"

DRAINAGE CLASS units of chroma & value. Topography
prominent smooth  - boundary is nearly level
Matrix & redox features vary wavy - pockets with width greater than depth
several units in hue, value & irregular  - pockets with depth greater than width

LANDFORM chroma. broken  - boundary is discontinuous

   and interrupted
STRUCTURE
Grade Type

POSITION Structureless  - No observable pl  - platy

   aggregation or arrangement pr  - prismatic
   of lines of weakness. cpr  - columnar
Weak  - Poorly formed, indistinct gr  - granular

PARENT MATERIAL     peds barely observable in place. abk  - angular blocky
Moderate  - Well-formed, distinct sbk  - subangular blocky
   peds moderately durable &
   evident in place.

BEDROCK LITHOLOGY Strong  - Durable peds evident

   in undisturbed soil & become
   separated when disturbed.

Bt 10-13

R 36+

7.5YR

Clear wavy 
silt loam

Extremely channery 

Clear wavy 

Clear wavy 

0-10 7.5YR 4/3 Strong fine gr---

5/3

Very gravelly 
silt loam

silt loam

BoundaryConsistenceHorizon

very channery Moderate medium sbk friable

Soil Series Klinesville

Shale

Inceptisol

Somewhat Excessively Well Drained

Upland

Shoulder

Residuum

Soil Scientist:

COURSE FRAGMENTS (% of profile)REDOX FEATURES
Ochric

Argillic

Terry Harris

Depth 
(in.)

PA

Pit # PTE #

Co.,
Location:

Twp., Bucks

8/4/22 7

New Britain

5933
137 S. Limekiln Pike

137 S. Limekiln Pike

Moderate medium sbk friable

Ap

Date:
Project:

friable

Color Redox 
Features

Texture Structure

few distinct

---Cr 13-36 5YR 4/4



Double Ring Infiltrometer Data Reporting Sheet

Job Name: Job #

Location: Date:

Township: Ring #: 1A

County: Technician:

Witness: Tax Parcel:

Water Temp: 70's °F Weather:

Test Depth: 12 inches pH: 6.9

Time Interval 

Inner 

Ring 

Drop

Inner Ring 

Volume 

change

Outer 

Ring 

Drop

Outer Ring 

Volume 

Change
Rate 

Infiltration 

rate

(hr:min) (min.) (in.) (ml) (in.) (ml) (ml/min) (in/hr)

8:00 AM fill fill

8:30 AM 30  1/8 70  4/8 400 2.33 0.30

9:00 AM 30  1/8 30  3/8 340 1.00 0.13

9:30 AM 30 < 1/8 20  2/8 220 0.67 0.09

10:00 AM 30 < 1/8 10  2/8 220 0.33 0.04

10:30 AM 30  1/8 40  2/8 230 1.33 0.17

11:00 AM 30 < 1/8 20  2/8 220 0.67 0.09

      

      

Average 22.50 222.50 0.75 0.10

5933

Devon Tarantino

26-010-027

sunny 90's °F

Prestige Property Partners

137 S. Limekiln Pike

New Britain

Bucks

8/4/2022

Penn's Trail Environmental, LLC
 21 E. Lincoln Ave.-Suite 160

Hatfield, PA 19440                                

Ph. (215) 362-4610

 Page 10 of 11



Double Ring Infiltrometer Data Reporting Sheet

Job Name: Job #

Location: Date:

Township: Ring #: 1B

County: Technician:

Witness: Tax Parcel:

Water Temp: 70's °F Weather:

Test Depth: 12 inches pH: 6.9

Time Interval 

Inner 

Ring 

Drop

Inner Ring 

Volume 

change

Outer 

Ring 

Drop

Outer Ring 

Volume 

Change
Rate 

Infiltration 

rate

(hr:min) (min.) (in.) (ml) (in.) (ml) (ml/min) (in/hr)

8:01 AM fill fill

8:31 AM 30  3/8 190  4/8 410 6.33 0.82

9:01 AM 30  2/8 110  2/8 200 3.67 0.47

9:31 AM 30  1/8 50  1/8 110 1.67 0.22

10:01 AM 30  1/8 60  1/8 110 2.00 0.26

10:31 AM 30  1/8 50  1/8 130 1.67 0.22

11:01 AM 30  1/8 60  1/8 110 2.00 0.26

      

      

Average 55.00 115.00 1.83 0.24

Bucks Devon Tarantino

Prestige Property Partners 5933

137 S. Limekiln Pike 8/4/2022

New Britain

26-010-027

sunny 90's °F

Penn's Trail Environmental, LLC
 21 E. Lincoln Ave.-Suite 160

Hatfield, PA 19440                                

Ph. (215) 362-4610

 Page 11 of 11
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Pond Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2021 Tuesday, 08 / 16 / 2022

Pond No. 1 -  Prop Rain Garden

Pond Data
Contours -User-defined contour areas. Conic method used for volume calculation. Begining Elevation = 392.50 ft

Stage / Storage Table
Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 392.50 964 0 0
0.50 393.00 1,158 530 530
1.50 394.00 1,588 1,367 1,897

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]

Rise (in) =  0.00 0.00 0.00 0.00

Span (in) =  0.00 0.00 0.00 0.00

No. Barrels =  0 0 0 0

Invert El. (ft) =  0.00 0.00 0.00 0.00

Length (ft) =  0.00 0.00 0.00 0.00

Slope (%) =  0.00 0.00 0.00 n/a

N-Value =  .013 .013 .013 n/a

Orifice Coeff. =  0.60 0.60 0.60 0.60

Multi-Stage =  n/a No No No

Crest Len (ft) =  2.00 0.00 0.00 0.00

Crest El. (ft) =  393.50 0.00 0.00 0.00

Weir Coeff. =  2.60 3.33 3.33 3.33

Weir Type =  Broad --- --- ---

Multi-Stage =  No No No No

Exfil.(in/hr) =  0.000 (by Contour)

TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).

0 200 400 600 800 1,000 1,200 1,400 1,600 1,800 2,000

Stage (ft)

0.00 392.50

0.20 392.70

0.40 392.90

0.60 393.10

0.80 393.30

1.00 393.50

1.20 393.70

1.40 393.90

1.60 394.10

1.80 394.30

2.00 394.50

Elev (ft)

Storage (cuft)

Stage / Storage

Storage



 

 

 
Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 
April 18, 2023 
 

File No. 22-08099 
 

Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
  
Reference: Prestige Partners, Minor Subdivision Review 2 

137 S. Limekiln Pike, TMP #26-010-027 
      
 

Dear Matt: 
 

Pursuant to your request, Gilmore & Associates, Inc. has reviewed the Minor Subdivision Plan for the above-
referenced project.  We offer the following comments for consideration by New Britain Township:  

I. SUBMISSION 
 

A. Subdivision Plan prepared for Craig & Pauline Defelice, as prepared by R.L. Showalter & 
Associates, Inc., dated February 22, 2021, last revised March 2, 2023, Sheets 1 to 6 of 7. 

B. Stormwater Management Report for Craig & Pauline Defelice, as prepared by R.L. Showalter & 
Associates, Inc., dated August 16, 2021, last revised March 2, 2023. 

C. Waiver Requests letter for Prestige Property Partners, LLC – 2 Lot Subdivision, as prepared by 
R.L. Showalter & Associates, Inc., dated March 2, 2023. 

D. Will Serve letter for 137 South Limekiln Pike, as prepared by North Wales Water Authority, dated 
December 2, 2022. 

E. Septic System Permit documentation for 137 Limekiln Pike dated November 25, 2013 and repair 
documentation from David Morris Mechanical Services, dated February 3, 2014. 

F. Email correspondence related to public sewer at 137 Limekiln Pike from John Schmidt (CNBSA) 
dated September 14, 2022. 

G. Cross Easements for Driveways and Utilities for TMP #26-10-28 and #26-10-27 dated February 
24, 2000. 
 

II. REFERENCE DOCUMENTATION 

A. New Britain Township Zoning Hearing Board Decision dated March 24, 2023. 
 

III. GENERAL 
 

The property is located at 137 S. Limekiln Pike (S.R. 0152), north of Naomi Lane and consists of 4.99 
acres within the SR-2 Suburban Residential District. The applicant proposes a minor subdivision to 
create one new B1 single-family dwelling lot on 2.29 acres as permitted by-right, with access onto 
Limekiln Pike. The existing, nonconforming multifamily use (B6) building will be retained on the 
remaining 2.12-acres with access to Limekiln Pike through an existing access easement on the 
adjacent parcel to the north. The proposed dwelling will take access from S. Limekiln Pike (S.R.0152) 
and is proposed to be served by public water from North Wales Water Authority and an on-lot septic 
system.  Stormwater is proposed to be managed through a rain garden for a total of 4,999 sf of 
impervious surface area, including 334 sf for future. The area of disturbance totals 0.96 acres. 
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IV. REVIEW COMMENTS  
 

A. Zoning Hearing Board Decision dated March 24, 2023 

On February 16, 2023, the Township Zoning Hearing Board granted the Applicant’s request for 
relief from the following Zoning Ordinance requirements. Both sections shall be noted on the plan 
once the Decision is formally rendered: 

1. §27-305.B.B6.b.1 – To permit the legally established and existing nonconforming B6 
multifamily use to continue on proposed Parcel 1 whereas the zoning ordinance requires a 
minimum tract area of five acres. 

2. §27-2101.c – To permit the lot size to be reduced in such a way or to such an extent that the 
area of the lot becomes smaller than or nonconforming with the applicable requirements, i.e. 
form 4.99 acres to 2.12 acres. 

B. Zoning Ordinance 

1. §27-2401.c – For subdivision and land developments, restrictions meeting Township 
specifications must be placed in the deed for each site that has natural resource protection 
areas. A conservation easement is proposed over the minimum resource protection area. 
However, based on the 80% protection ratio for woodlands, a total of 0.91 acres of woodlands 
shall be protected. The proposed conservation easements on Lots 1 and 2 only appear to cover 
0.84 acres of the existing woodlands. The easements shall be revised to cover the minimum 
required woodland area. A Declaration of Easement Agreement shall be prepared for both lots. 

C. Subdivision and Land Development Ordinance Waivers 

The following waivers from the Subdivision and Land Development Ordinance have been formally 
requested by the Applicant in a Letter dated March 2, 2023: 

1. §22-703.4.c. –  From the requirement that lot lines shall be drawn at right angles to the street 
right-of-way line unless not feasible or undesirable due to existing, permanent, natural or man-
made features. A waiver is requested to allow the property line to angle around the proposed 
backup septic area, which is required to be setback a minimum of 10 feet from the property line. 
The lot line is perpendicular to the ultimate right-of-way line up to the front yard setback line. 

2. §22-705.3. – From the requirement for cartway widening and pavement mill and overlay along 
existing streets which abut the proposed subdivision. South Limekiln Pike (S.R. 0152) has a 
cartway width of 21 feet (10.5-foot half width), where a width of 52 feet (26-foot half-width) is 
required. We note that PennDOT is not requiring any road improvements along the street based 
on their January 6, 2023 correspondence. 

3. §22-706. – From the requirement that curb and sidewalk be provided along the property 
frontage of every existing street abutting a proposed subdivision. We note that there are no curb 
or sidewalk along the frontage of the adjoining properties to the north or south. In addition, 
PennDOT is not requiring any road improvements along the street based on their January 6, 
2023 correspondence. 

4. §22-706. – From the requirement that concrete monuments be placed at all proposed lot corners 
not along the ultimate right-of-way and at the corner of septic easements. We support a waiver 
with the condition that in addition to the monuments shown on the plan, a monument be added 
to the plan at the proposed ultimate right-of-way along Parcel 2 at the southernmost corner.  

5. We note that Resolution 2007-12 established a policy for the Board of Supervisors to grant or 
deny public improvement waivers under the Township’s SALDO subject to a financial 
contribution. If waivers are granted from installing road improvements, the estimated cost for 
installing the full width road widening, curb and sidewalk, shall be submitted to determine the fee 
in-lieu-of contribution. The Board may consider at their sole discretion whether to require the 
improvements or grant waivers from these sections contingent on accepting a fee in-lieu of the 
improvements in the amount of 50% of the construction costs. 
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D. Subdivision and Land Development Ordinance  

1. §22-401.8 – The applicant for a subdivision or land development shall, with the submission of a 
preliminary plan, notify all surrounding property owners (minor subdivision-adjacent property 
owners and major subdivisions and land developments within 1,000 feet of the proposed 
development perimeter).  

2. §22-406.1.I – Legal descriptions shall be provided for the legal and ultimate rights-of-way, 
proposed lots, back up septic site easements and conservation easements. 

3. §22-502 – The following information shall be provided on the Subdivision Plan: 

a. The metes and bounds of the legal right-of-way line. 

b. The distances between the title line, legal right-of-way line and ultimate right-of-way line. 

4. §22-705.1.G – All plans that require access to a street or highway under the jurisdiction of 
PennDOT shall either require a highway occupancy permit prior to recording of final plans or an 
acknowledgment on the site plan of the requirement to obtain a highway occupancy permit prior 
to the issuance of a use and occupancy permit. All necessary PennDOT permits for the 
proposed driveway, grading and utility connections within the S. Limekiln Pike right-of-way shall 
be submitted to the Township. 

5. §22-711.2 – The following erosion and sediment control comments shall be addressed: 

a. It appears runoff from the rear yard may bypass the silt sock in the gap between the septic 
area and rain garden.  The silt sock shall be extended to cover this area. 

b. Erosion control matting shall be provided for the basin spillway. It shall be designed to 
handle the maximum velocity of flow to the rain garden in the event the rain garden 
overtops. 

6. §22-711.3 – The Rain Garden Cross Section table notes an elevation of 390.50 for the bottom 
of the amended soils which is not consistent with the rain garden elevation of 392.50 and the 
amended soils depth of 1.5 feet. The amended soils and rain garden finished grade elevations 
shall be resolved. 

7. §22-715.2.C(1) – The applicant shall dedicate land to the Township suitable for park and 
recreation use, or else provide a fee of $2,500.00 to the Township.  

8. §22-721.3 – A completed PADEP Sewage Facilities Planning Module shall be submitted with all 
preliminary plan applications submitted for subdivision with on-lot sewage disposal systems. 
Planning module approval or exemption is required to be obtained from the Pennsylvania 
Department of Environmental Protection (DEP) prior to plan approval. 

9. §22-721.5 & 6 – If on-lot septic is proposed, a permit from the Bucks County Department of 
Health (BCDH) shall be provided for the on-lot sewage disposal system for the proposed lot. In 
addition, the septic system permit documentation for the existing on-lot system on Parcel 1 is 
from 2013. The applicant shall submit to the Township acknowledgment from a reputable 
inspection company indicating that the existing system for Lot 1 is currently functioning properly 
and adequate for the current multifamily use. 

10. The Applicant is responsible for any other required reviews, approvals, permits, etc. (i.e., Bucks 
County Planning Commission, Bucks County Conservation District, PADEP, Fire Marshal, etc. 

E. Stormwater Management Comments 

1. §22-712.2.J. – As-constructed plans shall be submitted to the Township for review and 
approval upon completion of all facilities and prior to issuance of an occupancy permit.   
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2. §22-712.4.A. – Detention basins shall be designed to facilitate regular maintenance, mowing 
and periodic desilting. Though a rain garden is proposed, we recommend an outlet pipe with a 
valve be installed to allow the facility to be dewatered if needed due to low infiltration rates 
observed in the underlying soils. 

3. §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.  

4. Township Resolution #2023-03 – 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 for review and approval. 

If you have any questions regarding the above, please contact this office. 
 
Sincerely, 
 
 
 
 
Janene Marchand, P.E. 
Project Engineer 
Gilmore & Associates, Inc. 
 
JM/tw 
 
cc: Michael Walsh, Assistant Manager 
 David Conroy, Director of Planning and Zoning 

Ryan Gehman, Assistant Planning and Zoning Officer 
Randy Teschner, Code Enforcement Officer 
Sean Gresh/Jeffrey Garton, Esquire, Begley, Carlin, & Mandio, LLP 

  Robert L. Showalter, P.E., R.L. Showalter & Associates, Inc. 
  Prestige Property Partners, LLC., Owner/ Applicant 

Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc.    
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AGREEMENT OF SALE 

THIS AGREEMENT OF SALE (this “Agreement”) is made this 13th day of 

September 2021, between CTP MANAGEMENT LLC, a Pennsylvania limited liability 

company having an address at 4309 County Line Road, Unit C, Chalfont, PA 18914 (“Seller”) 

and TOLL MID-ATLANTIC LP COMPANY, INC., a Delaware corporation having an 

address at 1140 Virginia Drive, Fort Washington, PA 19034, or its nominee (“Buyer”). 

WITNESSETH: 

In consideration of the covenants and provisions contained herein, and subject to the terms 

and conditions hereinafter set forth, the parties hereto, intending to be legally bound, agree as 

follows: 

1. Sale.  Seller hereby agrees to sell and convey to Buyer, who hereby agrees to purchase

from Seller, all that certain tract of land of approximately eight and eighty-five one

hundredths (8.85) acres situate in the Township of New Britain, County of Bucks,

Commonwealth of Pennsylvania, designated as Bucks County Tax Map Parcel Number

26-006-101-004, as more particularly described on Exhibit “A” attached hereto (the

“Property”).  The Property includes (i) all tenements, hereditaments, appurtenances,

easements, covenants, permits, approvals, escrows and other rights arising from or

appertaining to the land; (ii) all structures (including the existing residence), fixtures,

systems, improvements, topsoil, trees, shrubbery and landscaping situated on, in or under

or used in connection with the land; (iii) all agreements that are in force and effect and

benefit the Property; (iv) all intangible property now or hereafter owned by Seller and used

by Seller in the ownership or operation of the Property including all trademarks, logos and

tradenames; and (v) all surveys, plans, specifications, reports, engineering work-product

and other information to which Seller has access relating to the Property (all items set forth

in this subparagraph (v) collectively, the “Seller’s Plans”), which Seller’s Plans shall be

provided in electronic format and/or hard copy as requested by Buyer.  Seller agrees to

provide to Buyer copies of Seller’s Plans on or before the date of this Agreement in

electronic format and/or hard copy as requested by Buyer.

2. Purchase Price. 

(a) 
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TOLL MID-ATLANTIC LP COMPANY, INC.
1140 VIRGINIA DRIVE
FORT WASHINGTON, PA 19034
215-938-8000

TMP #26-06-101, #26-06-101-003, # 26-06-101-004
COUNTY LINE ROAD AND WEST BUTLER AVENUE

NEW BRITAIN TOWNSHIP, BUCKS COUNTY, PENNSYLVANIA

ESE CONSULTANTS, INC.
1140 VIRGINIA DRIVE
FORT WASHINGTON, PA 19034
215-914-2050

EQUITABLE OWNER/APPLICANT

ENGINEER, PLANNER, LANDSCAPE ARCHITECT

BIRCH RUN AT NEW BRITAIN
(AKA NEW BRITAIN CTP PROPERTY)

CONDITIONAL USE APPLICATION

OWNER OF RECORD

CTP MANAGEMENT LLC
4123 CREAMERY ROAD
CREAMERY, PA 19430
610-489-2122

SHEET INDEX
SHEET NUMBER

1

2

3

REFERENCE NUMBER SHEET TITLE-DESCRIPTION

CU 01.01

CU 02.01

CU 04.01

COVER SHEET & NOTES

EXISTING RESOURCE & SITE ANALYSIS

SCHEMATIC LANDSCAPE & DETAILS

1.  THIS PLAN IS THE EXCLUSIVE PROPERTY OF ESE CONSULTANTS INC., AND TOLL BROTHERS INC.  ALL RIGHTS AND REMEDIES ARE
HEREBY RESERVED.   THIS PLAN MAY NOT BE REPRODUCED OR DISTRIBUTED IN ANY WAY WITHOUT THE WRITTEN CONSENT OF ESE
CONSULTANTS INC., AND TOLL BROTHERS INC.

2.  PROJECT PARCELS INCLUDE: WAWA PARCEL (TMP #26-06-101), CREAMERY TIRE PARCEL (TMP #26-06-101-003), RESIDENTIAL PARCEL
     (TMP #26-06-101-004).
3.  BOUNDARY & TOPOGRAPHY-EXISTING CONDITIONS PROVIDED BY: CONTROL POINT ASSOCIATES, INC. PLAN TITLED: ALTA/NSPS

LAND TITLE SURVEY DATED: 1-24-2023.
4.  SITE DOES NOT CONTAIN AREAS WITHIN 100-YEAR FLOODPLAIN FEMA COMMUNITY PANEL:  42017C0288K DATED:  3/21/2017.
5.  SOILS INFORMATION  PROVIDED BY THE NATURAL RESOURCE CONSERVATION SERVICES BUCKS COUNTY, PA
6.  WETLANDS INFORMATION HAS BEEN DELINEATED BY ESE CONSULTANTS, INC. FEBRUARY 2023.  WETLAND JURISDICTION

DETERMINATION FROM US ARMY CORPS OF ENGINEERS IS PENDING.
7.  ALL BASE INFORMATION IS CONSIDERED PRELIMINARY AND SUBJECT TO FIELD VERIFICATION AND SURVEY.  SITE PLAN MAY VARY

PENDING MORE ACCURATE INFORMATION.

GENERAL NOTES:

WAIVERS REQUESTED:

27-2402 SITE CAPACITY CALCULATIONS (RESIDENTIAL DEVELOPMENT):

NATURAL RESOURCES
WATERCOURSES
RIPARIAN BUFFER
FLOODPLAIN
FLOODPLAIN (ALLUVIAL SOILS)
WETLANDS
LAKES/PONDS
WETLANDS MARGINS
WOODLANDS
STEEP SLOPES 8%-15% **
STEEP SLOPES 15%-25% **
STEEP SLOPES 25% OR MORE **

TOTAL LAND IN RESOURCES
TOTAL RESOURCE PROTECTION LAND
TOTAL RESOURCE LAND PROVIDED
TOTAL DISTURBED RESOURCES

PROTECTION
RATIO
1.00
1.00
1.00
1.00
1.00
1.00
.80
.65
.60
.70
.85

ACRES OF LAND IN
RESOURCES

0 AC
0 AC
0 AC
0 AC

.21 AC*
0 AC

.61 AC*
0 AC
0 AC
0 AC
0 AC

.82 AC

RESOURCE
PROTECTION LAND

0 AC
0 AC
0 AC
0 AC

.21 AC*
0 AC

.48 AC*
0 AC
0 AC
0 AC
0 AC

.69 AC

.69 AC

ACRES OF LAND TO
BE DISTURBED

0 AC
0 AC
0 AC
0 AC

 0 AC*
0 AC

.13 AC*
0 AC
0 AC
0 AC
0 AC

.13 AC

BASE SITE AREA:
  X MIN. OPEN SPACE:
STANDARD MIN. OPEN SPACE:

7.94 AC
x 5%
.39 ACRES

REQUIRED OPEN SPACE:
LANDS WITH 1.00 PROTECTION RATIO:
+STANDARD MIN. OPEN SPACE:

.60 AC

.21 AC

.39 AC

NET BUILDABLE SITE AREA:
BASE SITE AREA:
SUBTRACT REQUIRED OPEN SPACE:

7.34 AC
7.94 AC
  .60 AC

NUMBER OF DWELLINGS/LOTS:
NET BUILDABLE SITE AREA:
MAX. DENSITY:
DWELLINGS PERMITTED:

 N/A
7.34 AC
N/A
N/A

RATIO BASE SITE AREA:
PERMITTED IMPERVIOUS:
MAXIMUM PERMITTED IMPERVIOUS SURFACE:

6.45 AC
35%
2.25 AC*AREAS ON RESIDENTIAL LOT ONLY

**PLAN ASSUMES ALL MAN-MADE SLOPES ARE EXEMPT

LOCATION MAP
SCALE: 1"=800'

SITE

ZONING REQUIREMENTS: (J31 PLANNED COMMUNITY CENTER MIXED-USE)

MIN. BASE SITE AREA:
UPDATED BASE SITE AREA:
MAX. RESIDENTIAL SUB-USE:
MIN. OPEN SPACE:
BUFFER YARD:
BUILDING HEIGHT:

BULK REQUIREMENTS

15 ACRES

25% (3.34 AC)
1/3 RES.SUB-USE (.69 AC)

25 FT
35 FT

REQUIRED
14.866 AC (1)

13.37 AC
15.5% (2.08 AC)

1.74 AC
45 FT

37 FT (2)

PROPOSED

(1) BASE SITE AREA BASED ON PREVIOUSLY APPROVED PLANS WITH VARIANCE GRANTED
        4/19/18 PER WAWA SUBDIVISION PLANS PREPARED BY BOHLER ENGINEERING DATED LAST
         DATED 2019.11.01

(2) SEE SITE IMPACT NOTES (3.)

SITE AREA:
-EXISTING ULT. RIGHTS-OF-WAY:
-EXISTING UTILITY EASEMENTS:
-NATURAL RESOURCE PROTECTION:
BASE SITE AREA
-ULT. ROW PROPOSED ROADS:
-PROPOSED UTILITY ROW/EASEMENTS:
-%100 PROTECTED RESOURCES:
SITE AREA, RATIO BASE
  PERMITTED IMPERVIOUS:
  PROPOSED IMPERVIOUS:

CREAMERY TIRE
  2.124 AC
         0 AC
         0 AC
         0 AC
    2.12 AC
         0 AC
         0 AC
         0 AC
    2.12 AC

75%  (1.59 AC)
93.5% (1.98 AC)*

  WAWA
4.137 AC
       0 AC
    .39 AC
    .82 AC
  2.92 AC
      0 AC
      0 AC
      0 AC
2.92 AC

 75% (2.19 AC)
63.3% (1.85 AC)

RESIDENTIAL
8.605 AC
   .56 AC
      0 AC
   .10 AC
 7.94 AC
 1.31 AC
      0 AC
   .18 AC
 6.45 AC

35% (2.25 AC)
24.8% (1.60 AC)

TOTAL
14.866 AC
    .56 AC
    .39 AC
    .92 AC
13.37 AC

1.31 AC
    0 AC
 .18 AC

11.49 AC
65% (7.46 AC)
47% (5.43 AC)

* EXISTING NON-CONFORMING CONDITION

PROPOSED USE:

THE PURPOSED SITE PLAN PROPOSES THE DEMOLITION OF THE EXISTING 1-STORY METAL
GARAGE AND ELIMINATION OF ITS GRAVEL ACCESS ROAD AND PARKING AREA.  THE
PROJECT IS INTENT IS TO PROVIDE 44 SINGLE FAMILY ATTACHED TOWNHOMES.   SITE PLAN
PROPOSES THESE RESIDENTIAL DWELLINGS IN CONJUNCTION WITH OPEN SPACE, LANDSCAPE
BUFFERS, NATURAL RESOURCE PROTECTION AND STORMWATER MANAGEMENT FACILITIES.
ALL COMMON LANDS ARE TO BE OWNED AND MAINTAINED BY A HOMEOWNERS
ASSOCIATION.

SITE DATA:

GROSS SITE AREA (TO TITLE LINE):
-W.BUTLER AVE EX & ULT ROW:
TOTAL SITE AREA:
  WAWA PARCEL (TMP #26-06-101):
  CREAMERY TIRE PARCEL (TMP #26-06-101-003):
  RESIDENTIAL PARCEL (TMP #26-06-101-004):

15.775 AC
.9090 AC

 14.866 AC (1)
4.137 AC
2.124 AC
8.605 AC

ZONING:

ZONING DISTRICT: C-1 COMMERCIAL
PROPOSED USE: J31 PCCM- PLANNED COMMUNITY MIXED USE
PROPOSED SUB-USE: B5 SINGLE FAMILY ATTACHED TOWNHOMES

1.)  THE EXISTING GARAGE AND SUBSEQUENT STRUCTURES, ALONG WITH THE GRAVEL ACCESS DRIVE AND PARKING AREA WILL
BE REMOVED.  THE SHARED ACCESS DRIVE AND STORMWATER FACILITY NEAR COUNTY LINE ROAD WILL REMAIN.

2.)  THE APPLICANT SEEKS TO AMEND THE CONDITIONAL USE APPROVAL TO PERMIT 44 TOWNHOMES, UNDER THE J31 PCCM -
PLANNED COMMUNITY MIXED USE, SUB-USE B5 SINGLE FAMILY ATTACHED.

3.)  THE APPLICANT SEEKING BOARD OR SUPERVISORS APPROVAL FOR THE FOLLOWING DEVIATIONS FROM THE PCCM DESIGN
REGULATIONS:

· SIGNAGE: AS PERMITTED BY 27-305.J31.13.(d)
APPLICANT IS REQUESTING TO PROVIDED A COMMUNITY  

         IDENTIFICATION SIGN AT EACH ENTRANCE.  THIS VIOLATES THE 
MAXIMUM PERMITTED NUMBER OF SIGNS PER 500 FEET OF 

 STREET FRONTAGE.

· BUILDING HEIGHT: AS PERMITTED BY 27-305.J31.13.h.3.
APPLICANT IS REQUESTING A MAXIMUM BUILDING HEIGHT OF

         37 FT.  (35 FT PERMITTED).  SITE PLAN HAS INCREASED GREEN 
         OPEN SPACE AREA AND DECREASED IMPERVIOUS BY PROPOSING A
         MORE VERTICAL TOWNHOME FOOTPRINT THUS SLIGHTLY
         EXCEEDING THE 35 FT BUILDING HEIGHT REQUIREMENT.

· CONSERVATION EASEMENT DISTURBANCE:
       APPLICANT IS REQUESTING TO DISTURB ROUGHLY ±4,300 SF
        OF AN EXISTING CONSERVATION EASEMENT ON THE WAWA 
        PARCEL TO PROVIDE ADDITIONAL VEHICULAR AND PEDESTRIAN 
        CIRCULATION BETWEEN PARCELS IN COMBINATION WITH A WATER
        LINE EASEMENT. MINIMAL IMPACT TO AREAS CLASSIFIED AS 
        WOODLANDS IS EXPECTED.

4.)  THE MAIN ENTRANCE TO THE PROPOSED RESIDENTIAL PORTION OF THE DEVELOPMENT IS PROPOSED FROM THE EXISTING
SHARED ACCESS DRIVE ON COUNTY LINE ROAD.  A SECONDARY MEANS OF ACCESS HAS BE ACQUIRED VIA A 30-FOOT WIDE
EASEMENT ON THE WAWA PARCEL.  THE ADDITIONAL ACCESS PROVIDES BOTH ADDITIONAL VEHICULAR AND PEDESTRIAN
CIRCULATION TO ADJACENT PARCELS AS WELL AS THE SITE OUT TO W BUTLER AVE.  SITE PLAN PROVIDES A 45 FOOT WIDE
BUFFER ALONG THE NORTHERN EXISTING RESIDENTIAL AND COMMERCIAL PROPERTIES.  EXISTING INVASIVE AND TREES IN
POOR HEALTH ARE PROPOSED TO BE REMOVED AND NEW NATIVE LANDSCAPE BUFFER PLANTINGS ARE PROPOSED.

5.)  THE PROPOSED DEVELOPMENT PROPOSES DISTURBANCE OF WETLAND MARGIN AREA FOR SITE GRADING DISTURBANCE
FOR STORMWATER MANAGEMENT FACILITIES.  NO DISTURBANCES TO WETLANDS AREA PROPOSED.

     

SITE IMPACT NOTES:

1.)  22-705.1.D
     TO PROVIDE DEAD END STREET TO ADJACENT
     PROPERTY FOR POTENTIAL FUTURE EXPANSION.

2.)  22-705.1.D 22-705.3.A
· TO PROVIDE A 30-FOOT WIDE RIGHT-OF-WAY-WIDTH, LESS THAN

    REQUIRED 50-FOOT
· TO PROVIDE A 24-FOOT CARTWAY, LESS THAN REQUIRED 28-FOOT
· TO NOT PROVIDE THE REQUIRED 3-4 FOOT GRASS STRIP BETWEEN

    SIDEWALK AND CARTWAY

3.)  22-705.13.J
      DRIVEWAYS WILL NOT PROVIDE MINIMUM 10X20 TURNAROUND.

4.)  22-722.4.C.(7)(A)
      TO PROVIDE STREET TREES 50 FEET ON CENTER. TOTAL STREET
      TREES TO BE PROVIDED AS CALCULATED AND PLACED ALONG
      STREET WHERE FEASIBLE WITHOUT DRIVEWAY AND UTILITY
      CONFLICTS.

5.)  22-722.4.C.(7)(B)
      TO PROVIDE STREET TREES OUTSIDE PLANTING  STRIP.

6. )  22-722.4.G.
       15% OF SITE TO BE DESIGNED, BUILT AND MAINTAINED AS GREEN SPACE.

4 CU 04.02 SITE PLAN & STORMWATER GRADING

CONTACT:
JEFF MADDEN, P.E.
PROJECT ENGINEER

EMILY STEWART, RLA, AICP
PLANNER & LANDSCAPE ARCHITECT
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SOIL SURVEY OF BUCKS COUNTY, PA
SOURCE: NATURAL RESOURCES CONSERVATION SERVICE MAP

UfuB

SYMBOL NAME

URBAN LAND

HYDROLOGIC SOIL GROUP

NOT RATED

SLOPES % DEPTH TO WATER TABLE DEPTH TO RESTRICTIVE FEATURE CONTAINS HYDRIC COMPONENTS SURFACE RUNOFF

0-8% NA NA NO NA

UgB URBAN LAND-
ABBOTTSTOWN
COMPLEX

D 0-8% 6"-18" 15 TO 30INCHES TO
FRAGIPAN; 40 TO 60
INCHES TO LITCHIC BEDROCK

NO VERY HIGH

NATURAL RESOURCE PROTECTION

EXISTING WOODLANDS:  2.28 AC

PERMITTED DISTURBANCE:
65% = 1.48 AC

APPROVED WAWA PLAN
PROPOSED DISTURBANCE:
38.7% = .883 AC

ADDITIONAL
PROPOSED DISTURBANCE:

+ .08 AC

TOTAL
PROPOSED DISTURBANCE:
42.2% = .96 AC

NATURAL RESOURCE PROTECTION  (TOTAL SITE)

NATURAL RESOURCES
WATERCOURSES
RIPARIAN BUFFER
FLOODPLAIN
FLOODPLAIN (ALLUVIAL SOILS)
WETLANDS
LAKES/PONDS
WETLANDS MARGINS
WOODLANDS
STEEP SLOPES 8%-15% **
STEEP SLOPES 15%-25% **
STEEP SLOPES 25% OR MORE **

PROTECTION
 RATIO
1.00
1.00
1.00
1.00
1.00
1.00
.80
.35
.60
.70
.85

ACRES OF LAND IN
RESOURCES

0 AC
0 AC
0 AC
0 AC

.39 AC
0 AC

.97 AC
2.28  AC

0 AC
0 AC
0 AC

REQUIRED
PROTECTION

0 AC
0 AC
0 AC
0 AC

.39 AC
0 AC

.77 AC

.80 AC
0 AC
0 AC
0 AC

PROPOSED
PROTECTION

0 AC
0 AC
0 AC
0 AC

.39 AC
0 AC

.77 AC
1.32 AC

0 AC
0 AC
0 AC

LEGEND

EXISTING STRUCTURE

EXISTING TREE LINE

EXISTING CONTOURS 

EXISTING SPOT ELEVATION

EXISTING OVERHEAD WIRE

EXISTING SOIL LINE

EXISTING IRON PIN

EXISTING UTILITY POLE

EXISTING STREET LIGHT

LOD/TREE PROTECTION

EXISTING TREE

INDIVIDUAL TREES TO BE IMPACTED

T01

TREE # SIZE SPECIES NOTES

20"

T02 20"

T03 15"

T04 18"

T05 24"

T06 18"

T07 24"

T08 34"

T09 12"

T10 36"

T11 24"

T12 20"

T13 15"

T14 15"

T15 15"

T16 20"

T17 30"

T18 24"

T19 20"

T20 2" MAPLE TO BE RELOCATED

T21 2" SWEET GUM TO BE RELOCATED

EXISTING WOODED AREA &
STORMWATER POND TO REMAIN

EXISTING WOODED
AREA TO REMAIN

EXISTING EVERGREENS & VEGETATION TO REMAIN
ALONG PROPERTY LINE

PROPOSED RELOCATION OF
TREES T20 & T21

STRUCTURE AND DRIVEWAY
TO BE REMOVED

EXISTING TREE TO BE REMOVED

N
O

R
T

H 1 inch =         ft.GRAPHIC SCALE

50 0 25 50 100

50

FEET

AREA OVERRUN BY
NON-NATIVE BAMBOO

TREES OVERRUN BY VINES

OFF SITE SHADE TREES
POOR CONDITION
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ELM
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OAK

ELM
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ELM

OAK

ASH

CHESTNUT

CHERRY

CHESTNUT

OAK

N/A FALLEN DEAD

 POOR CONDITION

 POOR CONDITION

 POOR CONDITION

25' WETLANDS MARGIN

ACCESS DRIVE
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TYPICAL TOWNHOME DIMENSIONS
SCALE: 1"=40'

ZONING REQUIREMENTS:  (B5 SINGLE FAMILY ATTACHED)

MIN. LOT AREA:
MIN. LOT WIDTH: 1 CAR
MAX. IMPERVIOUS: (LOT)
MIN. FRONT YARD SETBACK:
  FROM ULT. STREET ROW:
  FROM PARKING:
MAX. UNITS ATTACHED:
MIN. BLDG. SEPARATION:
REQUIRED PARKING: (3 BDRM)
REQUIRED VISITOR PARKING:
PROPOSED GROSS DENSITY:

BULK REQUIREMENTS

FOOTPRINT+200 SF
20 FT

     35%

    30 FT
20 FT
8 DU
30 FT

2 SP/DU
.3 SP/DU (14 SP)

N/A

REQUIRED

FP+200 SF
22 FT
25%

30 FT
20 FT
6 DU
30 FT

2 SP/DU
.3 SP/DU (14 SP)

5.12 DU/AC

PROPOSED

PARKING REQUIREMENTS:

TMP #26-06-101-004
USE B5 - SINGLE FAMILY ATTACHED DWELLING

GUEST PARKING: (44 DU X .3)

TMP #26-06-101
USE  J1 - EXISTING WAWA CONVENIENCE STORE

(5,585 SF /200 SF) + 5 EMPLOYEES

USE  J19 - SERVICE STATION

(6 BAYS X 2)

TMP #26-06-101-003
EXISTING FLEX SPACE BUILDING

 REQUIREMENT:

2 SPACES PER DU
(3 BDRM)
.3 SPACES PER DU

1 SPACE PER 200 SF +
1 PER EMPLOYEE

2 SPACES PER BAY

REQ.

88

14

28
  5

12

88

PROVIDED:

88

14

28
 5

12

58

UNIT

A

B

C

D

E

F

G

H

I

J

AREA / FLOOR AREA

2,500 SF / 2,500 SF

6,400 SF / 1,981 SF

3,364 SF / 3,364 SF

3,600 SF / 3,600 SF

12,500 SF / 12,500 SF

1,250 SF / 1,250 SF

2,500 SF / 2,500 SF

3,750 SF / 3,750 SF

3,750 SF / 3,750 SF

1,250 SF / 1,250 SF

TENANT

VACANT

CREAMERY TIRE

VACANT

VACANT

VACANT

LAST CHANCE AUTO

EASTERN PA FOXBODY

HELLFISH MARTIAL ARTS

VACANT

VACANT

USE

N/A

J21/J22

N/A

N/A

N/A

J17: REPAIR SHOP

I3: GENERAL OFFICE

J9: INDOOR ENTERTAINMENT

N/A

N/A

PARKING REQUIREMENT

N/A

2 SPACES/BAY+ 1/100 SF

N/A

N/A

N/A

1 SP/200 SF

1 SP/200 SF

1 SP/100 SF

N/A

N/A

SPACES REQ

N/A

14 SP + 19 SP

N/A

N/A

N/A

6 SP

12 SP

37 SP

N/A

N/A

N
O

R
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H

1 inch =         ft.GRAPHIC SCALE

50 0 25 50 100

50
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Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

April 19, 2023 
 
File No. 22-01266 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
Reference: Toll Mid-Atlantic L.P. Company, Inc. – Conditional Use Review 
 County Line Road and West Butler Avenue 
 TMP Nos. 26-006-101-004, 26-006-101, and 26-006-101-003 
 
Dear Matt: 
 
Pursuant to your request, Gilmore & Associates, Inc. has reviewed the Conditional Use Application for the 
above-referenced project which includes the following:  
 
I. Submission 

Application for Conditional Use Hearing dated March 6, 2023, Addendum thereof, and the following Exhibits: 

• Exhibit 1 – Agreement of Sale dated September 13, 2022; 

• Exhibit 2 – Site Plans for Birch Run at New Britain, by ESE Consultants, Inc. dated February 21, 2023; 

• Exhibit 3 – Architectural Rendering of proposed townhomes; 

• Exhibit 4 – Environmental Impact Statement Report; 

• Exhibit 5 – Fiscal Impact Analysis;  

• Exhibit 6 – Traffic System Inventory & Analysis; 

• Exhibit 7 – Conditional Use Stormwater Management Narrative; and 

• Exhibit 8 – Stormwater Management Plans Pre-Development 
 

II. Reference Document 

A. Conditional Use Adjudication for Provco Pineville Acquisitions, LLC Order dated August 6, 2018 
establishing the Property with a J31 Planned Community Center Mixed Use.  

III. General Information 

The J31, Planned Community Center Mixed (PCCM), tract consists of three parcels near the intersection of 
West Butler Avenue (S.R. 4202) and County Line Road (S.R. 2038) within New Britain Township’s C-1 
Commercial Zoning District. The parcels make up almost 15 acres established as a PCCM Use via a Zoning 
Hearing Board Decision dated May 17, 2018 and Conditional Use Adjudication dated August 6, 2018. The 
three parcels making up the PCCM currently contain a 2-story, non-residential building with multi-tenant 
use (Creamery Tire), an accessory storage building (CTP Mgmt), and a Wawa with fuel pumps. Woodlands 
were previously preserved by means of a recorded Conservation Easement.  

The Applicant proposes to redevelop an 8.65-acre northern parcel of the PCCM site. The property is 
proposed to contain a 44-Unit Townhome Community, Use B5, as permitted as a Conditional Use within 
the C-1 Zoning District. Two new roads are proposed to serve the townhomes. The plan proposes 1.74 
acres of Open Space in addition to the required buffer yards and stormwater management areas which will 
be maintained by an HOA. Fourteen (14) guest parking spaces are proposed along Road A. Approximately 
4,300 sf of protected woodlands are proposed to be disturbed to allow for vehicular and pedestrian access 
to Wawa via Road B.  



Matt West, Township Manager Page 2 
Toll Mid-Atlantic L.P. Company, Inc. – Conditional Use Review  April 19, 2023 

 
 

IV. Review Comments  

A. Conditional Use Amendments Requested 

The Applicant has submitted a Conditional Use application to establish a new use, Use B5, within the 
PCCM located within the C-1 District. As a condition of the August 6, 2018 Adjudication, all future 
associated uses within the PCCM are required to be approved as a conditional use. Per the Addendum 
to Conditional Use Application of Toll Mid Atlantic L.P. Company, Inc., the Applicant is requesting to 
amend the 2018 conditional use or, in the alternative, to grant a new conditional use approval to permit 
the proposed B5 Single-Family Attached use with the following specific requests for consideration by 
the Board of Supervisors: 

1. §27-305.J31.e.11.(e)1) – To permit two (2) community identification signs on the development 
parcel at the intersection of the Access Road and Road A and along Road B where a maximum of 
one ground sign is permitted based on a rate of one sign per 500 feet of street frontage. The Board 
of Supervisors, at its sole discretion, may waive, increase, decrease, or otherwise modify any 
particular aspect of the sign regulations as part of the conditional use process up to a maximum of 
50% dimensionally in accordance with §27-305.J31.e.13.(d). We defer to the Zoning Officer 
regarding the applicability of the sign regulations and relief being sought. 

2. §27-305.J31.h.3 – At its sole discretion, the Board of Supervisors may increase building heights 
upon submission by the applicant of increased green and/or buffer areas on site, and provided that 
any proposed building heights can be safely serviced by local fire service providers. The Applicant 
is requesting a maximum building height of 37 feet where a maximum height of 35 feet is permitted 
by ordinance. We recommend the Fire Marshal determine if the requested building height is 
acceptable prior to approval. We note that the Applicant is providing 1.74 acres of open space where 
0.69 acres are required. A landscape buffer is proposed along the along the residential neighbors 
and Extra Space Storage including canopy, ornamental, evergreen trees and shrubs. We 
recommend the Board of Supervisors consider the property line buffer be planted with more 
evergreen trees than deciduous trees.  

3. Based on feedback from the Township to provide a second access into the site, the Applicant 
requests permission to disturb 4,300 sf within an existing conservation easement for the 
construction of Road B and sidewalk between the proposed development and the existing Wawa. 
We recommend any trees removed be replaced at a rate of 200 trees per acre for a total of 20 trees 
in accordance with the woodlands replacement requirement listed in §27-2400.f.2.(a). In addition, 
as noted in the Environmental Impact Statement, we recommend any diseased or dying trees found 
at the time of construction within the woodlands to remain, that could potentially be hazardous, be 
removed. If this condition is approved, the requirement shall be documented on the Record Plan. 

  
B. Conditional Use Comments 

The Board of Supervisors shall grant a conditional use only if it finds adequate evidence that any 
proposed development submitted will meet all of the following general requirements as well as any 
specific requirements and standards listed [in this section] for the proposed use. We offer the following 
comments with respect to the current New Britain Township Conditional Use general conditions: 

1. §27-3008.b.1. – We find the proposal to be consistent with the Comprehensive Plan for the 
Township’s Planning Area 2, which is characterized by commercial, office uses and comparatively 
dense residential development. This proposal touches on several goals and objectives of the 
Township’s Comprehensive Plan by providing open space. 

2. §27-3008.b.4. – The Board of Supervisors shall, among other things, require that any proposed use 
and location be in conformance with all applicable requirements of this chapter and all Township 
ordinances. Upon submission of the preliminary plan, the stormwater design will be required to 
manage the runoff from the total proposed increase in impervious in accordance with the Township’s 
requirements including times of concentration, curve number calculations, basin modeling, etc. 
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3. §27-3008.b.5. & -2500 – The proposed use shall be suitable in terms of effect on highway traffic 

and safety with adequate access arrangements to protect streets from undue congestion and 
hazard. A Transportation System Inventory & Analysis was prepared by Traffic Planning and 
Design, Inc., in support of this condition. The report indicated that the project would generate 21 
new weekday peak A.M. trips, 25 new weekday P.M. trips. Upon review, we offer the following: 

a. Existing traffic conditions shall be documented for all major roadways and intersections in the 
study area and any other intersections the Township deems will be affected by the proposed 
development. Roadways and/or intersections experiencing levels of service D, E or F shall be 
noted as congested locations. All roadways and intersections showing a level of service below 
C shall be considered deficient, and specific recommendations for the elimination of these 
problems shall be listed.  We recommend the narrative be updated. 

b. Regarding the above required existing traffic conditions and recommendations, the study is 
required to include the intersection of County Line Road and Richardson Road and a potential 
future traffic signal. However, we note that as discussed during the Sketch Plan review, the 
Applicant indicated they would offer a contribution towards traffic improvements in the area in 
lieu of analyzing this intersection.  We have no objection to this request. 

c. Emergency access locations for developments shall be recommended by the Township Fire 
Marshal's office and approved by the Board. We recommend the Fire Marshal’s Office review 
the plans relative to the proposed emergency access, street design, building height, water 
system, fire hydrant locations, etc. and truck turning templates be provided with the preliminary 
plans to confirm that the proposed design provides adequate maneuvering space for the largest 
anticipated vehicles accessing the site, school buses, and emergency vehicles.  

d. The study included analyses from both Synchro 10 and Synchro 11. We recommend the report 
be revised to be consistent in which version is used and the Synchro files provided for review. 

e. Condition 26 of the Conditional Use Adjudication for the PCCM Use required all proposed 
sidewalks along the frontage of the property be interconnected to any existing sidewalks. In 
addition, the PCCM shall have internal walkways to provide pedestrian access from adjacent 
residential developments and to connect to adjacent commercial, office, and institutional uses. 
While a sidewalk is proposed to County Line Road and to West Butler Avenue, additional 
connections shall be discussed. Since the trail previously shown within the open space has been 
removed, the feasibility of this connection, as well as a sidewalk to Extra Space Storage shall 
be discussed.  

f. Crosswalks shall be required at intersections and at other locations where necessary to facilitate 
pedestrian circulation and to provide access to community facilities. We recommend the plan 
be revised to relocate the midblock crossing on Road B to the Road A intersection and ADA-
compliant curb ramps provided at each crossing. 

g. The parking requirement for a B5 use is based on the number of bedrooms per dwelling unit. 
The plan notes 3 bedrooms and 2 parking spaces for each unit. The Record Plan shall have a 
note restricting the number of bedrooms to 3 due to limited parking. We recommend the Record 
Plans and deeds for the dwellings include language requiring each unit to always maintain a 
minimum of 2 parking spaces.  

h. Sheet 4 indicates the Existing Flex Building is deficient by 30 parking spaces. We defer to the 
Zoning Officer with regard to the current Uses and parking requirements. We also note that 
there appears to be a discrepancy between an aerial image of the parking area versus the 
Existing Features Plan. 

i. Due to Road B being proposed at a 24-foot cartway where 28 feet is required, we recommend 
“No Parking” signs be installed along the entire length of the road. 

j. Belgian block curb is required to be used for proposed residential streets. We recommend the 
plans shall clearly depict the curb and identify the type of curb.  

k. We note that guest parking is provided along Road A directly in front of the cluster mailbox.  We 
recommend no parking be permitted in front of the mailbox and the parking space relocated.  
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4. §27-3008.b.6. – The Board of Supervisors shall, among other things, require that any proposed use 

and location be in accordance with sound standards of subdivision and land development practice 
where applicable. The purpose of the Butler Avenue Corridor Overlay District is to enhance the 
Corridor which serves as a gateway to the Township. We note that the proposed patios for several 
townhome units extend into the 75-foot buffer along the Airy Avenue properties. In addition, 
streetlights, public benches, trash receptacles crosswalks, etc. are required in accordance with the 
Butler Corridor Overlay District. Two benches are shown at the Community Mail area and the 
Environmental Impact Analysis indicates a trash receptacle will also be provided. 

 
The Applicant will be responsible for any other variances and waivers required from the Township’s Zoning and 
Subdivision and Land Development Ordinances for any other deficiencies that may arise during a formal Land 
Development Review of the Preliminary Plans and revised Traffic Impact Study.  
 
If you have any questions regarding the above, please contact this office. 
 
Sincerely, 
 
 
 
Craig D. Kennard, P.E. 
Executive Vice President 
Gilmore & Associates, Inc. 
Township Engineers 
 
CDK/jm/tw 
 
cc: Michael Walsh, Assistant Township Manager 

Dave Conroy, Director of Planning and Zoning 
Ryan Gehman, Assistant Planning and Zoning Officer 
Randy Teschner, Code Enforcement Officer/Fire Marshall 
Sean Gresh/Jeffrey P. Garton, Esq., Township Solicitors 

 Nate D. Fox/Stephen Zaffuto, Obermayer, Rebmann, Maxwell & Hippel LLP 
 Brian Thiernin, Toll Brothers, Inc. 
 Jeff Madden, P.E., ESE Consultants 

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