












































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 8, 2023 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
RE:
  

396 King Road – Revised Plan Submission 
TMP#: 26-004-030 
New Britain Township, Bucks County, PA 
HCE Project No.:  1734 

Dear Matt: 

We are in receipt of a review letters for the above-referenced project. Enclosed are copies of the 
revised documents. Below please find responses to each of the comments contained in those 
letters.  
 
Review Letter from Gilmore & Associates, Inc. dated December 7, 2022. 
 

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

1. §27-502.b.1.(g) & (h) – The building coverage ratio and impervious surface ratio 
are required to be calculated based on the ratio base site area which excludes 
100% protected natural resources. Lot 3 includes a watercourse, riparian buffer, 
floodplain, and floodplain soils which are all 100% protected resources. Lots 1 and 
6 also contain a watercourse and riparian buffer. The ratio base site areas shall be 
calculated, and the building and impervious coverage ratios adjusted accordingly.  
Response: The building coverage ratio and impervious surface ratios have 
been revised accordingly. 
 

2. §27-502.b.3. & 505.1 – Natural resource protection land, such as watercourses, 
agricultural soils, woodlands, steep slopes, wetlands, etc., shall be protected and 
preserved on each site through a conservation easement on each lot. The 
Resource Protection Land table on Sheet 4 notes 25.12 acres of resource 
protection land provided. This is not consistent with the conservation easement 
area of 836, 122 square feet (19.19 acres) shown on the Record Site Plan, Sheet 
5. The overlapping resources shall be clarified to confirm the proposed easement 
includes the required resource protection area.  
Response: The overlapping resources have been revised and the 
conservation easement has been updated. 
 

3. §27-502.b.5. – The Stormwater Management Plan Narrative models 2.32 acres of 
impervious coverage for the entire site. 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. 
Based on the proposed lot areas, the stormwater management facilities shall be 
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designed to handle 4.11 acres of impervious coverage from the proposed lots 
(12% maximum) and the private street. 
Response: The stormwater management facilities were revised to account 
for the maximum allowable impervious coverage based on the ratio base site 
areas of each lot.  
 

4. §27-505.2. – The Resource Protection Standards table on Sheet 4 notes 32.154 
acres of agricultural soil onsite. The area of agricultural soil shall be delineated on 
the Existing Resource and Site Analysis Plan to demonstrate the 50% protection 
ratio is achieved.  
Response: The area of agricultural soils has been added to the Existing 
Resource and Site analysis Plan. 
 

5. §27-2115 – No portion of an on-lot septic system shall be located in a manner that 
would block any stormwater drainage from any lot. A note to this effect shall be 
added to the grading plan. 
Response: Note 13 has been added to the grading plan. 
 

6. §27-2400.a. & i. – We offer the following comments related to the natural 
resources:  
 

a. The extent of the existing watercourse and riparian buffer along the 
frontage shall be added to the plans and the Natural Resource Protection 
table revised accordingly.  
Response: The extents of the existing watercourse and riparian buffer 
has been added to the plans and the Natural Resources Protection 
table. 
 

b. Zones 1 and 2 of the riparian buffers shall be delineated and dimensioned 
on the plans.  
Response: Zones 1 and 2 of the Riparian Buffers have been 
delineated and dimensioned on the plans. 
 

c. Any improvements to the stream through Lots 1 and 6 may require approval 
from PADEP. 
Response: Acknowledged. 
 

d. Supplemental plantings may be required in accordance with §27-2400.i.4 
to revegetate any areas where there is little or no existing streamside 
vegetation. 
Response: Acknowledged. 

 
7. §27-2400.c – The Resource Protection Standards table on the Existing Resource 

and Site Analysis Plan notes 0.536 acres of floodplain soils. The boundary for the 
floodplain soils (Bo soils) does not appear to be consistent with the web soil survey 
map and the Bucks County Parcel and Floodplain Map which both show an area 
close to 1 acre at the northern corner of the site. The floodplain soils area shall be 
verified and revised as necessary.  
Response: The floodplain soils line has been verified and revised. 
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8. §27-2400.d – Wetlands boundaries shall be delineated through an on-site 
assessment conducted by a professional soil scientist and wetland certification 
provided on the plans.  
Response: No wetlands are located on site. A Wetlands report has been 
provided with this submission. 
 

9. §27-2401 – The Site Capacity Calculations shall be coordinated with the Resource 
Protection Standards on the Existing Resource and Site Analysis Plan. These 
areas shall be reviewed and revised for consistency and discrepancies related to 
overlapping resources clearly noted. 
Response: The Site Capacity Calculations and Resource Protection 
Standards have been revised accordingly. 
 

10. §27-2402.b.2. – The base site area shall subtract lands within existing utility rights-
of-way or easements. The plans show a utility easement crossing through the 
property. This area shall be noted in the Site Capacity Calculations on Sheet 4 or 
the Lot Area and Coverage Table on Sheet 5. A copy of the easement agreement 
shall be provided for reference.  
Response: The ratio base site area calculations have been revised to 
account for the utility easement. 

 
B. 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 September 22, 2022: 
 

1. §22-403 & 404 – From providing separate preliminary and final plan submissions. 
We recommend no action be taken on this waiver until all zoning issues are 
resolved, and once our office reviews the Water Resource Impact Study. 
Response: Acknowledged. The Water Resource Impact Study has been 
provided under a separate cover. 
 

2. §22-502.1.H – From providing a lighting plan, which we support. 
Response: Acknowledged. 
 

3. §22-705.3.E – From the requirement to design private streets to the specifications 
of a local street related to cartway width. A 20-foot private street is proposed where 
a 28-foot-cartway is required. We support a waiver conditioned on truck-turning 
templates being provided for the proposed driveways demonstrating adequate 
circulation for emergency vehicles onto each lot. 
Response: Truck turning templates have been provided and driveways have 
been revised as needed. 
 

4. §22-705.3.G – From providing a 1 ½-inch mill and overlay of King Road along the 
subdivision. The plan currently proposes 2 feet of widening along the King Road 
frontage. Based on a discussion with the Public Works Superintendent, the road 
was originally a dirt road tar and chipped over the years. Due to the anticipated 
construction vehicle traffic, we do not recommend a waiver. We do recommend, 
however, that the developer document the existing road conditions prior to 
construction. 
Response: Acknowledged. 
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5. §22-705.8.C. – From providing a left-side turnaround configuration for the cul-de-

sac with a minimum right-of-way radius of 60 feet and a minimum paving radius of 
50 feet. The plan proposes a 20-foot-wide loop road at the end of the access road, 
which we support. 
Response: Acknowledged. 
 

6. §22-705.8.F. – From providing a 15-foot by 20-foot snow storage easement along 
the right-of- way of the cul-de-sac bulb, which we support. 
Response: Acknowledged. 
 

7. §22-706 – From providing curb and sidewalk along the property frontage of King 
Road and the proposed private street, which we support. 
Response: Acknowledged. 
 

8. §22-707.A – From providing pedestrian walkways or recreational trails at locations 
deemed necessary by the Board, which we support. Due to existing utilities, 
topography, and natural resources, it appears that the opposite side of King Road 
may be the better location for any future trail. 
Response: Acknowledged. 
 

9. §22-714.3.A – From providing streetlights at the intersection and turnaround. We 
recommend this be discussed. If a waiver is approved, we recommend that as a 
condition of the waiver, the locations of any proposed lampposts be added to the 
plans. 
Response: Acknowledged. Lampposts have been added at the driveways. 
 

10. §22-500.3 – A revised waiver request letter shall be submitted to the Township 
prior to the Planning Commission meeting if additional waivers are requested 
based on comments herein. 
Response: Acknowledged. A revised waiver request letter has been provided 
with this submission. 
 

11. Resolution 2007-12 - For any public improvement waivers granted, the Applicant 
is required to contribute a fee to the Township to cover 50% of the cost of future 
improvements to bring Township rights-of-way up to current standards. Based on 
the current waivers requested, this contribution would be required for partial road 
widening, curb, sidewalk, streetlighting, etc., if granted. If waived, a cost estimate 
of the required improvements above with credit for the road improvements to be 
installed shall be submitted for review. We recommend this cost be estimated prior 
to the Board of Supervisors taking action on the plans. 
Response: Acknowledged. A cost estimate will be provided under a separate 
discussion. 

 
C. Subdivision and Land Development Ordinance  

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

1. §22-105.1.D – There were discussions with the Planning Commission and Board 
of Supervisors regarding deed-restrictions on the individual lots to prevent any 
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future subdivisions. If the lots are to be deed-restricted, a note to this effect shall 
be added to the Record Site Plan, Sheet 5 of 14, and included in a Deed of 
Restrictions. 
Response: A note has been added to the record plan. 
 

2. §22-406.1 – The Applicant is responsible for any other required reviews, 
approvals, permits, etc. (i.e., BCPC, BCCD, PADEP, Fire Marshal, Township Road 
Opening Permit, Well Construction Permits, etc.) as applicable. 
Response: Acknowledged. 
 

3. §22-502.A.(4) – The following issues related to the property line and bearings and 
distances on the Record Site Plan shall be addressed: 
 

a. The bearings and distances for the ultimate right-of-way for King Road and 
distances between the title line, legal right-of-way line and ultimate right-of-
way line shall be added to the Record Site Plan. 
Response: Bearings and distances for the Ultimate right-of-way for 
King Road and distances between the title line, legal right-of-way and 
the ultimate right-of-way have been added to the Record Site Plan. 
 

b. The ultimate right-of-way line from the southern side of Henry Court shall 
align with the ultimate right-of-way line for King Road. In addition, the road 
widening for King Road shall not extend within Lot 6. 
Response: The Ultimate Right-of-Way line for Henry Court has been 
revised accordingly and the widening of King Road does not extend 
within lot 6. 
 

c. All curves along the ultimate right-of-way lines shall be properly labeled. 
Response: All curves along the ultimate right-of-way have been 
labeled. A curve table has been provided on the Record Site Plan. 
 

d. The distance of the northeastern property line along Lot 1 appears to be 
listed to the legal right-of-way and shall be revised to list the distance to the 
ultimate right-of-way line. 
Response: The distance of the property line has been revised 
accordingly.  

 
4. §22-502.B. – The following comments related to plan notes and presentation shall 

be addressed: 
 

a. The Cover Sheet note should include the PCSM Plan to be recorded. 
Response: The cover sheet has been revised accordingly. 
 

b. Once the waivers and design are finalized, a plan view detail and cross-
section detail shall clarify the proposed King Road improvements. 
Response: Acknowledged. 
 

c. The storm sewer structures shall be identified with labels. 
Response: Storm structure labels have been added to the plans. 
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d. Profiles shall be provided for all storm sewer pipes and structures. 
Response: Profiles have been completed and added to the plan view. 
 

e. Legends shall be provided on the E&S Control Plan and PCSWM Plan. 
Response: Legends have been provided on the E&S Control Plan and 
PCSM Plan. 
 

f. A plan scale shall be provided for the Henry Court Profile. 
Response: A horizontal and vertical plan scale have been added for 
all profiles. 

 
5. §22-502.B.(11) – Legal descriptions are required for the new lots, natural resource 

conservation easements, ultimate right-of-way easement for King Road, private 
access easement, defined stormwater easements, proposed utility easements, 
back up septic system easements and any other easements which may be 
proposed. All easements shall be labeled with metes and bounds. 
Response: Acknowledged. Legal Descriptions will be provided under a 
separate cover. 
 

6. §22-502.B.(20) – The Record Site Plan shall include notations offering the area 
between the title line and the ultimate right-of-way line of King Road to New Britain 
Township. 
Response: Note 14 on the Record Site Plan has been added. 
 

7. §22-502.D. – Existing features within the tract proposed for subdivision and/or land 
development and within 100 feet of the tract boundary shall be shown on the plans. 
Response: A waiver has been requested to utilized the provided aerial plan. 
 

8. §22-502.D.(1) – The Existing Conditions Plan show existing utility poles extending 
from King Road towards the existing dwelling. The plan shall clarify if these utility 
poles will be removed or maintained within a private easement. 
Response: The Existing Conditions Plan indicates the existing utility poles 
to be removed and the existing electric line to be relocated. 
 

9. §22-502.J. – The following New Britain Township Standard Details shall be added 
to the plans and are included for reference: 
 

a. Typical Roadway Widening Section for Arterial, Collector, and Non-
Residential Roads for the widening of King Road, a minor collector street. 
Response: The Detail has been added to the plan. 
 

b. Typical Roadway Widening Section for Residential and Local Roads for 
Henry Court. 
Response: The Detail has been added to the plan. 
 

c. Residential Driveway Paving Section Detail. 
Response: The Detail has been added to the plan. 

 
10. §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 feasible or undesirable due to existing, 
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permanent, natural or man- made features. There are several property lines shown 
with horizontal changes in boundary. 
Response: A waiver has been requested. 
 

11. §22-704.1 – Note 4 on Sheet 5 of 14 indicates that Henry Court will be privately 
owned and maintained. We recommend that the street be recorded as a Private 
Access Easement and not as an Ultimate Right-of-Way. The wording shall be 
revised accordingly, and the legal description noted as such. 
Response: Note 4 has been revised accordingly. 
 

12. §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. King Road is considered a 
minor collector road which requires a 60-foot ultimate right-of-way and 36-foot 
cartway. We recommend a waiver to allow partial widening along King Road of 2 
ft of widening (10 ft is required) with the following conditions: 
 

a. The ultimate right-of-way width shall be proposed 30 feet from the King 
Road centerline. 
Response: The Ultimate Right-of-Way has been revised accordingly. 
 

b. All dead trees, live trees and branches interfering with the existing 
overhead lines shall be removed within the proposed ultimate right-of-way. 
Response: A note has been added to the record plan. 
 

c. Relocate two or more utility poles, as needed, to accommodate the Henry 
Court entrance. 
Response: The existing features plan indicates the two utility poles 
to accommodate the proposed Henry Court entrance. 
 

d. The proposed replacement pipe at the entrance shall be increased to 15 
inch diameter in accordance with §22-712.5.E & 12.B. 
Response: The proposed replacement pipe has been revised to be a 
15” diameter pipe. 
 

e. Streambanks shall be stabilized where erosion is observed. Associated 
permits shall be obtained from PADEP. 
Response: Acknowledged. 

 
13. §22-705.4.F – The minimum right-of-way radius at an intersection shall equal the 

[pavement] radius plus 10 feet. The ultimate right-of-way radius shall be noted at 
the intersection of Henry Court with King Road. 
Response: The Ultimate Right-of-Way radii have been revised accordingly.  
 

14. §22-705.5.B & 6. – The clear sight triangle shall be revised to a 75-foot triangle 
centered on Henry Court. Minimum sight distances for stopping, passing and 
intersections per PennDOT standards shall also be shown on the plan. 
Response: The clear sight triangle has been revised to a 75-foot triangle. 
 

15. §22-705.7. – Roadway stationing and radii shall be noted on the Record Site Plan. 
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Response: Roadway stationing has been and Radii have been added to the 
Record Site Plan. 
 

16. §22-705.12. – All proposed street names shall be recommended by staff and 
reviewed by the Township Fire Marshal's office for duplication. The street name, 
Henry Court, shall be subject to approval by the Board of Supervisors. 
Response: Acknowledged. 
 

17. §22-705.12.G – We offer the following comments relative to signage: 
 

a. The location of all traffic signage shall be shown on the Record Site Plan 
and signage details provided as necessary. 
Response: The proposed signs have been added to the record plan. 
 

b. All roadway signs, regulatory (warning and street name signs) shall be of 
high intensity prismatic material meeting minimum ASTM Type III retro-
reflective standards. 
Response: Note 19 has been added to the record plan. 
 

c. “No Parking” signs shall be provided along the private street to ensure 
adequate access is provided for emergency vehicles, delivery trucks, 
busses, and trash trucks. 
Response: The proposed shared access road does not have adequate 
shoulder width to allow parking along the private street and the 
existing trees in the vicinity of the private street are to remain to deter 
cars from parking along the private street. The addition of signs 
would be duplicative. 

 
18. §22-705.13.C. – A note shall be added to the grading plan stating that “All access 

drives and driveways shall be provided with a stopping area of 20 feet, at a 
maximum grade of 3%, measured from the ultimate right-of-way”. Spot elevations 
shall be provided at each proposed driveway and the required 10-ft driveway radii 
provided. 
Response: Note 14 has been added to the grading plan. The driveways have 
been revised to show the required 10-ft driveway radii and spot elevations 
have been added to the Grading Plan. 
 

19. §22-710 – We defer to the Township Fire Marshal for review of the plans with 
respect to water supply, emergency access, etc. The plans shall comply with the 
December 6, 2022 review letter from the Fire Marshall. 
Response: Acknowledged. 
 

20. §22-711.3 – The following issues related to erosion control shall be addressed: 
 

a. The sequence of construction has the rain gardens being constructed first 
and later specifies the stormwater facilities to be converted once the 
upslope area has been stabilized. If the rain gardens are to be used as 
sediment basins during construction, it shall be clarified on the plan and the 
appropriate notes and details provided. 
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Response: The construction sequence has been revised to remove 
the verbiage for converting the stormwater facilities. 
 

b. The sequence of construction shall be revised to specify the construction 
of Henry Court and note that no occupancy permits may be issued until the 
street has binder course. 
Response: The sequence of construction has been revised to indicate 
no occupancy permits to be issued until Henry Court binder course 
has been installed. 
 

c. It shall be clarified if the intent is to provide an individual construction 
entrance at each lot once Henry Court has been installed. 
Response: Rock construction entrances have been added at all 
proposed lots. 
 

d. The size of the rock construction entrance(s) shall be enlarged to 20-foot 
minimum width. 
Response: The size of the rock construction entrances have been 
enlarged to 20-foot minimum width. 
 

e. Bypass pumping notes and details shall be provided. 
Response: Bypass pumping notes and details have been added to the 
plans. 
 

f. Erosion controls shall be provided for the following: 
1) For the replacement of the 36” RCP culvert pipe 
2) for the installation of the culvert pipe and road widening along King 

Road 
3) for the installation of the storm pipes from Henry Court to Lots 1, 5 

and 6 
4) For the Type M inlet on Lot 2 
5) Erosion control matting on the 3:1 slopes 

Response: The erosion controls have been revised accordingly. 
 

21. §22-711.3 – The following comments related to grading shall be addressed: 
 

a. Detailed grading and spot elevations for the connection between Henry 
Court and King Road shall be provided to demonstrate adequate drainage 
at the intersection. 
Response: Spot elevations have been added to the plan at the 
intersection to show proposed grading and slopes. 
 

b. The proposed contours appear to direct runoff towards the dwellings on 
Lots 1, 2 and 6. Spot elevations shall be provided at the corners of the 
dwellings and the contours revised as necessary to demonstrate drainage 
away from the dwelling. Grading around buildings constructed of wood 
shall have a minimum separation of 8 inches between the top of foundation 
wall and the outside finished grade elevation. 
Response: Spot elevations have been added to Lots 1,2 and 6. Top of 
foundation elevations are shown on the Grading plan. 
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c. The existing 440 contour is shown at the headwall for the culvert pipe along 

King Road with an invert elevation of 440. This will result in the pipe being 
exposed at this location. The grading should be revised to provide a 
minimum of 1 foot of cover over the pipe. 
Response: The invert of the pipe has been revised to be 437.75. which 
matched existing grade, to provide a minimum of 1 foot of cover. 
 

d. The proposed 450 and 452 contours on Lot 6 have a slope of 1.5:1 and 
shall be revised to a maximum slope of 3:1. 
Response: The grading on Lot 6 has been revised. 
 

e. The proposed 434 contour near the intersection of Henry Court and King 
Road shall be verified and revised to cross the road. 
Response: The proposed 434 contour has been revised accordingly. 
 

f. The proposed contour for the rain garden bottom at Lot 3 is listed at 456 
and appears that it should be 458. The rain garden elevation should be 
clarified. 
Response: The rain garden elevations have been revised. 

 
22. §22-713.2.A & B – The following comments pertain to the protection of existing 

vegetation:  
 

a. All developments shall be laid out to minimize tree removal of healthy trees 
and shrubs. Each individual tree, vegetated area and woodlands 
designated "TO REMAIN" shall be made part of the Tree Protection Zone. 
The plan shows four trees to remain in the cul-de- sac area. It shall be 
clarified if the tree row is also to remain and if the layout can be adjusted 
to save any larger, healthy trees. 
Response: The trees located in the cul-de-sac area are to remain. The 
site has been designed to limit tree disturbance to maximum extent 
possible. 
 

b. The limits of clearing and location of tree protection fence shall be shown 
on Sheet 13. 
Response: The limit of disturbance, tree protection fencing and 
proposed tree line has been added to the plan. 
 

c. The notes from sections §22-713.2.B.(4)&(5) shall be added to Sheet 13. 
Response: The notes were added to sheet 13. 

 
23. §22-713.4.A – The following comments relate to the proposed street trees: 

 
a. The proposed street length shall be clarified and revised to include both 

sides of the proposed circle. 
Response: The street tree calculations have been revised. 
 

b. §22-713.4.B – The Plan proposes using the existing vegetation along King 
Road and a portion of Henry Court to meet the street tree requirements. In 
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addition, supplemental street trees are proposed informally along Henry 
Court. A partial waiver would be required to use the existing vegetation to 
meet the street tree requirement and to allow an informal arrangement of 
supplemental street trees. 
Response: A partial waiver has been requested. 
 

c. A note shall be added to the plan specifying that the proposed street trees 
along Henry Court be staked in the field and reviewed by the Township 
Engineer prior to installation. The locations shall consider snow storage 
and utilities. 
Response: Note 3 on sheet 14 has been added to the plan. 

 
24. §22-715.2.C.(1) – Park and recreation land is required at a ratio of 2,500 square 

feet per new dwelling unit or 12,500 square feet. 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 $2,500 per dwelling unit or $12,500.00 for the 5 
new dwellings may be provided at the Board’s discretion. 
Response: Acknowledged. 
 

25. §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 King Road ultimate right-of-way, along the private access easement, 
along all existing and proposed easements including conservation easements, 
defined stormwater or storm sewer easements, etc. 
Response: Acknowledged. Proposed Concrete Monument location have 
been added to the plan. 
 

26. §22-719.6. – The site plan shall contain a plan notation stating that any proposed 
well is subject to the provisions of the well construction standards, which includes 
requirements for well permitting, water quality testing and well production 
certification. In addition, all notes related to water mains and the North Wales 
Water Authority on the Grading, Drainage and Utility Plan shall be removed. 
Response: Utility Note 15 has been added. All references to North Wales 
Water Authority have been removed. 
 

27. §22-719.7.& 8. – For all residential subdivisions containing 3 or more lots, including 
the existing unit, the Applicant shall submit a Water Resource Impact Study to the 
Township in accordance with these sections. This study and the required 
information shall be submitted for review. 
Response: The Water Resource Impact Study has been provided to the 
township under a separate cover. 
 

28. §22-719.11. – For subdivisions and/or land developments involving water supply 
wells, the applicant shall be required to enter into a Well Depletion Agreement 
including a well monitoring program with the Township as a condition of final plan 
approval in accordance with sections §22-719.11.A-C. 
Response: Acknowledged. The Well Depletion Agreement will be provided 
under a separate cover. 
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29. §22-721. – The plan proposes on-lot septic systems for each lot. All notes related 
to sanitary sewer mains and the Chalfont New Britain Sewer Authority on the 
Grading, Drainage and Utility Plan shall be removed. 
Response: All notes referencing Chalfont New Britain Sewer Authority have 
been removed. 
 

30. §22-721.3 – Planning module approval is required to be obtained from the 
Pennsylvania Department of Environmental Protection (DEP). 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. 
Response: Acknowledged. 
 

31. §22-721.6 – If the property being subdivided contains an existing on-site sewage 
disposal system, the applicant shall submit to the Township documentation 
indicating that the existing system has been inspected and is functioning properly. 
The location of the existing septic system on Lot 4 shall be shown on the plan and 
inspection report submitted to the Township. 
Response: The location of the existing septic system has been added to the 
plan. Documentation indicating the existing system has been inspected and 
is functioning properly will be provided prior to building permit phase. 
 

32. §22-721.7 – As required, the primary and backup septic areas are depicted for the 
proposed homes. We offer the following comments related to on-lot septic 
systems: 
 

a. An easement deed-restricting each sewage backup area from being built 
upon shall be added to the site plan with metes and bounds. 
Response: Easements for the sewage backup areas have been added 
to the record site plan. 
 

b. The sewage backup areas 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. Sufficient information shall be 
provided on a plan to verify. 
Response: Dimensions for the distance from the primary to 
secondary septic systems have been added to the plan. 

 
D. Stormwater Management Ordinance Comments  

We offer the following comments related to the Township’s Stormwater Ordinance: 
 

1. §22-712.4 – The Applicant proposes a new rain garden for each of the proposed 
lots. While the rain gardens aren’t identified as detention basins, they are 
controlling the peak rates for stormwater runoff. We recommend a partial waiver 
from this section of the Ordinance related to detention basins, conditioned on the 
following: 
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a. §27-502.b.5 – Per a previous Zoning comment, each rain garden shall be 
revised to manage the maximum impervious permitted for the site in 
accordance with the Township’s Stormwater Ordinance. 
Response: The rain gardens have been revised to handle the 
maximum allowable impervious. 
 

b. §22-712.4.A – An emergency spillway shall be provided for each detention 
basin in order to convey basin inflow in excess of design flows, or in the 
event the outlet structure becomes blocked and is unable to convey the 
design flow. Several of the rain gardens are currently near capacity for the 
100-year storm and could ultimately overtop the berm. A spillway shall be 
provided for the rain gardens which are capable of conveying the flow from 
the 100-year storm without overtopping the berm in the event the outlet 
structure is not functioning. 
Response: Emergency Spillway have been provided as part of the 
PCSM Report. The Emergency Spillway grading has been added to 
the plan sheets. 
 

c. §22-712.4.J. – All portions of the detention basin bottom shall be sloped 
towards the outlet structure at a minimum slope of 2%. Though we 
understand the desire to promote infiltration, due to the infiltrative 
capabilities of soils potentially being compromised over time, we 
recommend the areas be sloped no less than 2% though underdrain is 
proposed. 
Response: The rain gardens have designed to promote the maximum 
possible area to promote infiltration and evapotranspiration. 
Underdrains have been provided to promote a managed released 
design to ensure the rain gardens will dewater in sufficient time. 
 

d. §22-713.5.B.(3) – One deciduous or evergreen tree planted every 20 feet, 
plus one deciduous or evergreen shrub every 10 feet along the basin 
perimeter, planted in an informal arrangement. The required plantings shall 
be provided around the rain gardens. 
Response: Rain Gardens plantings have been added to the 
Landscaping Plan. 
 

e. §22-712.13.A.(2) – An easement and stabilized access are required to 
each detention basin for maintenance and operation. Each facility shall be 
individually reviewed to confirm sufficient access is provided from King 
Road to each facility for maintenance, as well as a blanket or defined 
easement on each new dwelling lot. 
Response: A note has been added to the Record Site Plan. 

 
2. §22-712.5.A – All storm sewer systems shall provide the required capacity for the 

100-year design storm based on the Rational Method. Pipe capacity calculations 
shall be provided for the proposed storm sewer pipes from Henry Court to the rain 
gardens, for the 36” culvert pipe crossing Henry Court and for the culvert pipe 
along King Road. 
Response: Calculations have been provided for the storm pipes. 
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3. §22-712.6.A. – All inlets to be utilized in a storm sewer system shall conform to the 
design standards of the most current PennDOT Publications 408 and 72. The inlet 
details reference PennDOT Pub 72M, RC-34. This should be revised to specify 
RC-46M. 
Response: The inlet detail has been revised accordingly. 
 

4. §22-712.6.C. – Inlet spacing in paved areas shall be arranged so that a minimum 
of 80% of the gutter flow tributary to the inlet will be captured. Inlet capacity reports 
shall be provided for the inlets along Henry Court. Based on the proposed grades 
and grate elevations, it appears these inlets may need to be sumped. 
Response: The inlet elevations have been sumped to ensure the gutter flow 
will be captured. 
 

5. §22-712.7.A. – A manhole detail refencing PennDOT Pub 72M, RC-39M shall be 
provided. 
Response: A manhole detail has been added to the plans. 
 

6. §22-712.8.A. – The Concrete End Wall detail shall reference PennDOT Pub 72M, 
RC-31M. 
Response: The Concrete End Wall Detail has been revised. 
 

7. §22-712.8.D. – Rock apron or other approved velocity dissipation devices shall be 
placed at all headwalls and endwalls to reduce flow velocity and prevent erosion. 
Riprap aprons shall be provided at the endwall along King Road and the endwall 
for the 36” RCP crossing Henry Court. Associated sizing calculations shall be 
provided as well. 
Response: Rip-Rap Aprons have been added to the plans. 
 

8. §22-712.12.A. – All proposed driveways, where curbs and storm sewer are not 
required by the Board, shall have a culvert with flared end sections or endwalls. 
Detailed grading for the driveways shall be provided to determine if 24-ft long 15” 
RCP driveway culverts or concrete trench boxes with grates are necessary. 
Response: Detailed grading has been provided. 
 

9. §22-712.13.A & B – The following comments relate to drainage easement, 
ownership and maintenance responsibilities of stormwater facilities: 
 

a. Per the Site Plan Note 5 on Record Site Plan, Sheet 5, the stormwater 
management facilities are noted to be a perpetual part of the stormwater 
management system of the Township. This shall be revised to state “of the 
homeowners or Homeowners Association” and to include the road culverts. 
Response: Note 5 has been revised accordingly. 
 

b. Per the Site Plan Note 5 on Record Site Plan, Sheet 5, access is provided 
to the properties for stormwater inspections by the Township and its 
agents. It shall be clarified whether a blanket easement or defined 
easements are proposed. Defined easements shall be a minimum of 20 
feet in width. 
Response: Note 17 has been added to the record plan, a blanket 
easement is proposed. 
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10. §26-123 –The managed release concept developed by PADEP is proposed to 

meet the volume control and water quality requirements which is permitted for 
situations where infiltration is infeasible and is subject to PADEP approval. 
Hydrograph calculations shall be provided demonstrating that the stormwater 
release rate for the 1.2-inch/2-hour storm does not exceed 0.01 cfs from the 
equivalent impervious area. Note that a composite Curve Number is not adequate 
for the modeling of the 1.2 inch/2-hour storm due to the large error associated with 
averaging of initial abstractions for storms less than or equal to the 2-year/24-hour 
storm event. 
Response: The 1.2-inch/2-hour storm event (shown as the 3 year storm in 
the Hydraflow Routing) has been revised. 
 

11. §26-123.2.C.(5)(b) – A minimum infiltration rate of 1/4 inches/hour shall be utilized 
and a safety factor of 50% applied for design purposes. The plan proposes MRC 
rain gardens for Lots 1, 2, 3, 5 and 6, however, the Stormwater Infiltration Testing 
report by VW Consultants, LLC provided acceptable infiltration rates on Lots 1, 2, 
3 and 5. Calculations shall be provided to demonstrate the volume control 
requirement can be met through infiltration. 
Response: The stormwater NPDES worksheets shows the calculated 
infiltration volume credit. The hydraflow analysis also shows the infiltration 
rate in the calculations. 
 

12. §26-124.1.C – When calculating the allowable peak runoff rates, developers do 
not have to account for runoff draining into the subject development site from an 
off-site area. However, on-site drainage facilities shall be designed to safely 
convey off-site flows through the development site. The drainage areas to the rain 
gardens shown on the Post Development Drainage Area Map only include the 
disturbed areas of the site. The drainage areas shall be revised to include the 
undisturbed areas onsite and offsite which ultimately drain to the rain gardens to 
demonstrate they can safely handle the flows from these areas. 
Response: The stormwater calculations have been revised to accommodate 
any runoff getting to the rain gardens outside of the Limit of disturbance. 
 

13. §26-125.3 – The time of concentration flow paths shall be shown on the drainage 
area plans to verify the times used in the report. 
Response: The time of concentration flow paths have been added to the 
drainage area plans. 
 

14. §26-132 – The following discrepancies with the stormwater management design 
and plans shall be addressed: 
 

a. The MRC Stormwater Facility Underdrain Detail appears to indicate that 
the underdrain invert should be 36 inches below the bottom of the rain 
garden. This is not consistent with the rain garden contours which appear 
to indicate the invert is 2 feet below the surface. The detail and grading 
should be revised as necessary to clarify the underdrain elevation. 
Response: The MRC Stormwater Facility Underdrain Detail has been 
revised. 
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b. The MRC Stormwater Facility Underdrain Detail appears to indicate 6 
inches of topsoil beneath the 24” BMP soil mix. The Rain Garden MRC 
BMP Soil Detail shows 6 inches of topsoil over the soil mix and is included 
in the 24-inch depth. The depth of soil mix and layering should be clarified. 
Response: The details have been revised to be consistent. 
 

c. The elevation table on the Rain Garden Outlet Structure Detail lists the 
outlet pipe invert at the same elevation as the underdrain pipe invert. This 
is not consistent with the plans and stormwater report which list the outlet 
structure discharge pipe invert one foot lower than the underdrain pipe 
discharge. The invert elevations should be clarified. 
Response: The Rain Garden Outlet Structure Detail has been revised. 
 

d. The level spreader on Lot 6 has a grate elevation of 443.00 which is 3 feet 
higher than the invert from the outlet structure and will result in a tailwater 
effect for this rain garden. The elevations and report shall be clarified. 
Response: The Lot 6 Rain Garden has been revised since the 
previous submission. 
 

e. It appears that an existing 18” RCP crossing King Road will connect to the 
proposed manhole along the eastern side of Lot 1. This pipe has an existing 
invert of 425.83, which is lower than the manhole invert out of 428.51. The 
design of this storm pipe connection shall be revised. 
Response: The storm pipe inverts have been revised accordingly. 
 

f. A more defined swale shall be provided around the southern side of the 
dwelling on Lot 1 to direct runoff towards the rain garden in accordance 
with the drainage area shown on the post Development Drainage Area 
Map. 
Response: The grading has been revised to create a more defined 
swale. 
 

g. Based on the inverts and pipe length for the culvert pipe along King Road, 
the pipe slope shall be clarified. 
Response: The pipe slopes have been revised accordingly. 
 

h. The pipe slope of 1.74% listed for the Type M Inlet from Henry Court to Lot 
2 is not consistent with the structure inverts and should be revised. 
Response: The pipe slopes have been revised accordingly. 

 
15. §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. 
Response: Acknowledged. The stormwater Operation and Maintenance 
(O&M) agreement will be provided under a separate cover. 
 

16. The Stormwater BMP Maintenance Fee applies to all proposed stormwater BMPs 
installed in the Township to provide a financial guarantee for the timely installation, 
proper construction and continued maintenance by the owner. The fee will be 
calculated once the engineer’s estimate of probable cost is submitted and is based 
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on 5% of the construction cost not to exceed $10,000.00. (Township Resolution 
2019-03) 
Response: Acknowledged. 
 

17. §22-712.13.D & 2022 Fee Resolution – The storm sewer fee for the development 
will be $2.50 per linear foot of existing and proposed roads. Based on 948 feet of 
frontage on King Road and 743 feet along Henry Court, a fee of $4,227.50 would 
be required. 
Response: Acknowledged. 

 
E. General Comments  

 
1. The bridges in the area may not support anticipated construction vehicle traffic on 

King Road near Swamp Road or on Keller Road. Chapman Road should not be 
accessed by heavy trucks due to the existing road width and condition. As a side 
note there have also been discussions regarding construction at the County bridge 
on King Road near Swamp Road. 
Response: Acknowledged. This will be discussed and resolved prior to 
construction. 
 

2. It shall be clarified if the agricultural fields are proposed to be stabilized with lawn 
or other vegetative cover. 
Response: Note 18 has been added to the record plan. 

 
Review Letter from New Britain Township Fire Marshal dated December 6, 2022. 
 

1. Show that fire trucks can turn into the driveways from both the lane and cul-de-
sac. Needs a turning radius of 10-foot radius on driveways. 
Response: Truck turning templates have been provided and driveways have 
been revised as needed. 

 
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:   
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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 

 
September 22, 2022 

Revised February 8, 2023 
 

 
 

Via Email   
 
Matthew West, Township Manager 
New Britain Township  
207 Park Avenue 
Chalfont, PA 18914 
 
RE:
  

The Estates at Hill Top Waiver Request Letter 
TMP#: 26-004-030 
New Britain Township, Bucks County, PA 
HCE Project No.:  1734 
 

Dear Matt: 

In regard to the above referenced land development project, the applicant requests the following 
waivers from the Subdivision and Land Development Ordinance.   
 

1. SALDO Section 22-403 & 404 – The Applicant is requesting a waiver to allow a 
combined preliminary and final subdivision and land development submission for this 
project.  All information required for final plans is included on the land development plan 
set. 
 

2. SALDO Section 22-502.D. – The Applicant is requesting a waiver to utilize the Aerial 
Plan in lieu of providing detailed survey information within 100 feet of the property line. 
The existing information immediately adjacent to the tract and within the adjacent 
roadways have been provided.  An aerial photograph has been provided and the 
applicant agrees to provide additional information as requested to the satisfaction of the 
township engineer. 

 
3. SALDO Section 22-502.1.H – The applicant is requesting a waiver from providing a 

lighting plan, as no new lighting is proposed as part of this project.  No pole lighting is 
proposed for this small-scale residential project with 5 new building lots. 

 
4. SALDO Section 22-703.4.C – The applicant is requesting a waiver from requiring lot 

lines to be drawn parallel, concentric, at right angles or radial to the street right-of-way. 
The proposed lot lines have been design to meet these requirements to the best of our 
ability due to the site constraints. 

 
5. SALDO Section 22-705.3.E – The applicant is requesting a waiver from providing a 

proposed private street that meets design specifications of a local street.  The intent of 
this development is to provide the aesthetic of a rural neighborhood, which only contains 
5 new building lots.  The proposed road will be private and maintain by the homeowner’s 
association.  The proposed cartway width provides adequate access to the homes and 
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for emergency vehicles.  The required right-of-way width is proposed for the ability to 
widen the road in the future. 
 

6. SALDO Section 22-705.3.G – The applicant is requesting a waiver from providing mill 
and overlay of the entire width of the roadway a depth of 1 ½ inches. There are minimal 
improvements within the existing cartway, which include water and sewer connections 
on the western side of the Schoolhouse cartway.  Additionally, no widening is proposed 
as part of this project and the existing cartway appears to be in good condition. 

 
7. SALDO Section 22-705.8.C – The applicant is requesting a waiver from providing cul-

de-sac streets with a left-side turnaround configuration at the closed end and minimum 
paving radius of 50 feet.  The intent of this development is to provide the aesthetic of a 
rural neighborhood, which only contains 5 new building lots.  A loop road has been 
provided to the ability for the residents to turn around. The loop road also provide 
adequate circulation for emergency vehicles. 

 
8. SALDO Section 22-705.8.F – The applicant is requesting a waiver from providing a 

fifteen-foot by twenty-foot snow storage easement along the right-of-way of the cul-de-
sac bulb.  The current loop road design provides sufficient room for snow storage.  
Additionally, the roadway will be privately owned and maintained. 
 

9. SALDO Section 22-706 – The Applicant is requesting a waiver from providing curb and 
sidewalk along King Road and the proposed private road. There is no existing curb or 
sidewalk on any surrounding properties, therefore, the applicant proposes to keep the 
site consistent with the surrounding neighborhood. 

 
10. SALDO Section 22-707.A.– The applicant is requesting a waiver from providing 

pedestrian walkways or recreational trails on site. The intent of this development is to 
provide the aesthetic of a rural neighborhood and to match the surrounding 
neighborhood. 

 
11. SALDO Section 22-713.4.B – The applicant is requesting a partial waiver to use the 

existing vegetation to meet the street tree requirement and to allow an informal 
arrangement of supplemental street trees. 

 
12. SALDO Section 22-714.3.A – The Applicant is requesting a waiver from providing 

streetlights at any location where improvements are shown.  The intent of this 
development is to provide the aesthetic of a rural neighborhood, which only contains 5 
new building lots. No internal pedestrian walkways are proposed that require 
illumination. 

 Very truly yours, 
 Holmes Cunningham Engineering 
 
 
 

 
 Robert Cunningham, P.E.  
 Partner 
 
ECC: Joe Casadonti, Casadonti Custom Homes 
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Soils Legend
Type Name Depth to

Bedrock
Depth to Seasonal
High Water Table

HSG Hydric Soil

AbB Abbotstown silt loam, 3 to 8 percent slopes 40"-60" 6"-18" D No
Bo Bowmansville-Knauers silt loams, 0 to 3 percent slopes 72"-99" 0"-18" C/D No

CyB Culleoka-Weikert channery silt loams, 3 to 8 percent slopes 20"-40" >80" B No
CyC Culleoka-Weikert channery silt loams, 8 to 15 percent slopes 20"-40" >80" B No
LhD Lansdale loam, 8 to 25 percent slopes, extremely stony 42"-72" >80" B No
ReB Readington silt loam, 3 to 8 percent slopes 40"-60" 18"-36" C No
RlC Realville channery silt loam, 8 to 15 percent slopes 20"-40" 6"-36" D No

Limitations and Resolutions: The soils found within the project limits have varying limitations including possible shallow depth to groundwater and possible shallow depth to bedrock. In
order to resolve the groundwater limitation, any standing water should be pumped through a sediment filter bag. To resolve the bedrock limitation, the contractor shall determine

whether rock is rippable.  If rock is not rippable, blasting will be required.  All blasting shall meet all local, county, state and federal regulations.

Feet

160800

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% 3.154 3.154 3.154 100%

Lakes and Ponds 100% 0.000 0.000 0.000 N/A

Woodlands (CR, WS, SR-1, SR-2, and RR Zoning Districts) 80% 11.729 9.383 11.099 95%

Agricultral Soils 50% 31.614 15.807 20.794 66%

Steep Slopes 8%-15% 60% 18.272 10.963 13.419 73%

Steep Slopes 15%-25% 70% 2.132 1.492 1.996 94%

Steep Slopes 25%+ 85% 0.460 0.391 0.443 96%

Site Capacity Calculations

 Area (SF) Area (AC)

Gross Site Area Determined by Actual On-site Survey 1,495,537 34.333

Existing Streets Ultimate Rights-of-Way 22,837 0.524

Existing Utility Rights-of-Way or Easements 17,721 0.407

Existing Preservation Easements 0 0.000

Land Not Contiguous 0 0.000

Land Shown on Previous Subdivision Reserved for Open Space, Protection, etc. 0 0.000

Land in a Different Zoning District from Primary Use 0 0.000

Base Site Area 1,454,979 33.402

Resource Protection Land

Natural Resource  Protection
Ratio

Acres of Land
in Resources

Resource
Protection Land

(AC)

Proposed
Resource
Protection
Land (AC)

Watercourses 1.00 1.05 1.05 1.05

Riparian Buffer 1.00 1.53 1.53 1.53

Floodplain 1.00 0.57 0.57 0.57

Floodplain (Alluvial) Soils 1.00 0.03 0.03 0.03

Wetlands 1.00 0.00 0.00 0.00

Lakes and Ponds 1.00 0.00 0.00 0.00

Steep Slopes 25%+ 0.85 0.42 0.36 0.44

Woodlands 0.80 8.15 6.52 6.52

Steep Slopes 15-25% 0.70 0.30 0.21 2.00

Steep Slopes 8-15% 0.60 12.18 7.31 13.42

Total Land with Resource Restrictions 24.24

Total Land with 1.00 Protection Ratio Restrictions 3.18

Total Resource Protection Land Required 17.58

Total Resource Protection Land Provided 19.54

Total Disturbed Resources 4.70

 Open Space Calculations

Base Site Area 33.40 Ac.

Multiply by Minimum Open Space Ratio 0.00

Standard Minimum Open Space 0.00 Ac.

Required Open Space (Greater of 100% Protection Land or Min Open Space) 3.18 Ac.

 Net Buildable Site Area Calculations

Base Site Area 33.40 Ac.

Subtract Required Open Space 3.18 Ac.

Net Buildable Site Area 30.22 Ac.

Density Calculations

Net Buildable Site Area 30.22 Ac.

Multiply by Maximum Density N/A

Number of Dwelling Units Permitted N/A

Impervious Surface Calculations

Base Site Area 33.40 Ac.

Multiply by Maximum Impervious Surface Ratio 0.20

Maximum Permited Site Impervious Surface 6.68 Ac.



LOT 4
6.727 AC.

LOT 3
7.988 AC.

LOT 1
5.884 AC.

LOT 6
3.758 AC.

LOT 5
5.407 AC.

LOT 2
4.496 AC.
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Feet
0 60 120

LOT WIDTH/DEPTH TABLE
LOT LOT WIDTH LOT DEPTH

# (FEET) (FEET)

1 441 566
2 198 599
3 216 564
4 207 605
5 287 346
6 535 346

NEW BRITAIN TOWNSHIP ZONING DATA TABLE
ZONING DISTRICT: WS - WATERSHED DISTRICT

ITEM REQUIRED/  PERMITTED PROPOSED LOT 1 PROPOSED LOT 2 PROPOSED LOT 3 PROPOSED LOT 4 PROPOSED LOT 5 PROPOSED LOT 6
Ordinance
Section

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

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

Min. Lot Size 80,000 SF 5.884 AC 4.496 AC 7.988 AC 6.727 AC 5.407 AC 3.758 AC 27-502.b.1.(a)

Min. Lot Width 175 FT 458.8 FT 233.1 FT 232.1 FT 270.3 FT 287.1 FT 504.1 FT 27-502.b.1.(b)

Min. Front Yard Setback 100 FT 135.2 FT 131.4 FT 224.2 FT 104.4 FT 102.4 FT 118.3 FT 27-502.b.1.(c)

Min. Side Yard Setback 30 FT 118.5 FT 50.3 FT 87.2 FT 75.1 FT 94.3 FT 177.5 FT 27-502.b.1.(d)

Min. Rear Yard Setback 60 FT 335.2 FT 390.5 FT 316.0 FT 320.6 FT 101.4 FT 147.7 FT 27-502.b.1.(e)
Min. Building Envelope 10,000 SF 132,934 SF 118,273 SF 226,413 SF 201,839 SF 118,187 SF 61,394 SF 27-502.b.1.(f)
Max. Building Coverage (Developer)* 6% 2.13% 2.17% 1.33% 2.27% 1.76% 3.86% 27-502.b.1.(g)
Max. Impervious Surface Coverage (Developer)** 10% 4.34% 4.08% 2.74% 5.98% 3.13% 5.52% 27-502.b.1.(h)
Max. Porch Pojection into Yard Areas 4 FT 0 FT 0 FT 0 FT 0 FT 0 FT 0 FT 27-2107
Min. Off-Street Parking Spaces 3 spaces / DU (4+  bedrooms) 3 spaces 3 spaces 3 spaces 3 spaces 3 spaces 3 spaces 27-2901.B
* Max. Building Coverage for the future resident shall not exceed 8% per Section 27-502.b.1.(g)

* Max. Impervious Coverage for the future resident shall not exceed 12% of the ratio base site area per Section 27-502.b.1.(h). Stormwater facilities have been designed to accommodate 12% on all lots

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

Future
Impervious

# (SF) (SF) (SF0 (SF) (SF) (SF) % % (SF)

1 256,311 0 0 66,557 189,754 4,046 2.1% 4,196 4.3% 14,528

2 195,852 0 9,749 0 186,103 4,046 2.2% 3,542 4.1% 14,744

3 347,960 0 140 43,548 304,272 4,046 1.3% 4,278 2.7% 28,189

4 293,036 0 0 0 293,036 6,654 2.3% 10,857 6.0% 17,654

5 235,543 0 5,034 0 230,509 4,046 1.8% 3,159 3.1% 20,456

6 166,835 0 0 61,934 104,901 4,046 3.9% 1,748 5.5% 6,794



W

1"
=6

0'

C2.0

1734_C2.0 GRADING.DWG

6
G

R
AD

IN
G

, D
R

AI
N

AG
E 

AN
D

 U
TI

LI
TY

 P
LA

N

Feet
0 60 120

R
C

Drawing No.

File No.

D
es

ig
ne

d

H
CE

 Jo
b

Sc
al

e

D
at

e

Sh
ee

t  
   

   
   

   
of17

34

09
/1

4/
20

22

PA
 P

E0
76

42
4

R
O

BE
R

T 
T.

 C
UN

N
IN

G
H

AM
, P

.E
.

D
es

cr
ip

tio
n

D
at

e

R
EV

IS
IO

N
S

H
ol

m
es

 C
un

ni
ng

ha
m

 L
LC

40
9 

E.
 B

ut
le

r A
ve

., 
Un

it 
5

D
oy

le
st

ow
n,

 P
A 

18
90

1
(2

15
) 5

86
-3

33
0

w
w

w
.h

ce
ng

in
ee

rin
g.

ne
t

1-
80

0-
24

2-
17

76

CA
LL

 B
EF

OR
E 

YO
U 

DI
G 

!!

UT
IL

IT
Y 

LO
CA

TI
ON

S 
AS

 
SH

OW
N 

ON
TH

IS
 P

LA
N 

AR
E 

AP
PR

OX
IM

AT
E 

AN
D 

IT
IS

 
TH

E 
RE

SP
ON

SI
BI

LI
TY

 
OF

 
TH

E
CO

NT
RA

CT
OR

, 
PE

R 
PA

. 
AC

T 
18

7 
TO

CO
NT

AC
T 

UT
IL

IT
Y 

CO
M

PA
NI

ES
 P

RI
OR

TO
 A

NY
 E

XC
AV

AT
IO

N.

PE
NN

SY
LV

AN
IA

 L
AW

 R
EQ

UI
RE

S
3 

W
OR

KI
NG

 D
AY

S 
NO

TI
CE

 F
OR

CO
NS

TR
UC

TI
ON

 P
HA

SE
 A

ND
10

 W
OR

KI
NG

 D
AY

S 
IN

 D
ES

IG
N 

ST
AG

E
-- 

ST
OP

 &
 C

AL
L 

--

Pe
nn

sy
lv

an
ia

 O
ne

Ca
ll 

Sy
st

em
, I

nc
.

39
6 

KI
N

G
 R

O
AD

N
EW

 B
R

IT
AI

N
 T

O
W

N
SH

IP
, B

UC
KS

 C
O

UN
TY

, P
A

TM
P 

# 
26

-0
04

-0
30

15

TH
E 

ES
TA

TE
S 

AT
 H

IL
L 

TO
P

R
ev

is
ed

 P
er

 T
ow

ns
hi

p 
En

gi
ne

er
 R

ev
ie

w
02

/0
8/

20
23

GRADING LEGEND

DRAINAGE LEGEND

UTILITY LEGEND
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TYPE M INLET DETAIL

TYPE C INLET DETAIL

STRUCTURAL STEEL BICYCLE SAFE INLET GRATE DETAIL

REFER TO DRAWING C5.1 FOR OUTLET
STRUCTURE DETAILS AND
INFORMATION

HDPE PIPE DETAIL
STOP SIGN

PAVEMENT TIE-IN

PRECAST CONCRETE STORM MANHOLE
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PROJECT SITE BOUNDARY = 36.17 ACRES

LIMIT OF DISTURBANCE = 11.01 ACRES

·

·

LOCATION MAP
REFERENCE: DOYLESTOWN U.S.G.S. QUADRANGLE MAP

Soils Legend

Type Name Depth to
Bedrock

Depth to Seasonal
High Water Table HSG Hydric Soil Agricultural  Soil

AbB Abbotstown silt loam, 3 to 8 percent slopes 40"-60" 6"-18" D No
Farmland of
Statewide

Importance

Bo Bowmansville-Knauers silt loams, 0 to 3 percent slopes 72"-99" 0"-18" C/D No Not Prime Farmland

CyB Culleoka-Weikert channery silt loams, 3 to 8 percent slopes 20"-40" >80" B No
Farmland of
Statewide

Importance

CyC Culleoka-Weikert channery silt loams, 8 to 15 percent slopes 20"-40" >80" B No
Farmland of
Statewide

Importance

LhD Lansdale loam, 8 to 25 percent slopes, extremely stony 42"-72" >80" B No Not Prime Farmland

ReB Readington silt loam, 3 to 8 percent slopes 40"-60" 18"-36" C No
Farmland of
Statewide

Importance

RlC Realville channery silt loam, 8 to 15 percent slopes 20"-40" 6"-36" D No
Farmland of
Statewide

Importance

Limitations and Resolutions: The soils found within the project limits have varying limitations including possible shallow depth to groundwater and possible shallow depth to bedrock. In order to
resolve the groundwater limitation, any standing water should be pumped through a sediment filter bag. To resolve the bedrock limitation, the contractor shall determine whether rock is rippable.

If rock is not rippable, blasting will be required.  All blasting shall meet all local, county, state and federal regulations.
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REFERENCE: DOYLESTOWN U.S.G.S. QUADRANGLE MAP
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LIMIT OF DISTURBANCE = 11.01 ACRES

Soils Legend

Type Name Depth to
Bedrock

Depth to Seasonal
High Water Table HSG Hydric Soil Agricultural  Soil

AbB Abbotstown silt loam, 3 to 8 percent slopes 40"-60" 6"-18" D No
Farmland of
Statewide

Importance

Bo Bowmansville-Knauers silt loams, 0 to 3 percent slopes 72"-99" 0"-18" C/D No Not Prime Farmland

CyB Culleoka-Weikert channery silt loams, 3 to 8 percent slopes 20"-40" >80" B No
Farmland of
Statewide

Importance

CyC Culleoka-Weikert channery silt loams, 8 to 15 percent slopes 20"-40" >80" B No
Farmland of
Statewide

Importance

LhD Lansdale loam, 8 to 25 percent slopes, extremely stony 42"-72" >80" B No Not Prime Farmland

ReB Readington silt loam, 3 to 8 percent slopes 40"-60" 18"-36" C No
Farmland of
Statewide

Importance

RlC Realville channery silt loam, 8 to 15 percent slopes 20"-40" 6"-36" D No
Farmland of
Statewide

Importance

Limitations and Resolutions: The soils found within the project limits have varying limitations including possible shallow depth to groundwater and possible shallow depth to bedrock. In order to
resolve the groundwater limitation, any standing water should be pumped through a sediment filter bag. To resolve the bedrock limitation, the contractor shall determine whether rock is rippable.

If rock is not rippable, blasting will be required.  All blasting shall meet all local, county, state and federal regulations.
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65 E. Butler Avenue | Suite 100 | New Britain, PA 18901 Phone: 215-345-4330 | Fax: 215-345-8606 

www.gilmore-assoc.com 

March 14, 2023 
 
File No. 22-05077 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
Reference:  396 King Road, “The Estates at Hill Top” Preliminary Plan Review 2 
  Joe Casadonti, T.M.P. #26-004-030 
   

Dear Matt: 
 
Pursuant to your request, Gilmore & Associates, Inc. has reviewed the revised Preliminary Plan submission 
for the above-referenced project and offers the following comments for consideration: 

I. Submission 

A. Preliminary and Final Land Development and Major Subdivision Plans for The Estates at Hill Top, 
as prepared by Holmes Cunningham, LLC, consisting of fifteen (15) sheets, dated September 14, 
2022, last revised February 8, 2023. 

B. Post Construction Stormwater Management Plan Narrative for The Estates at Hill Top, as prepared 
by Holmes Cunningham, LLC, dated September 14, 2022, last revised February 9, 2023. 

C. The Estates at Hill Top Waiver Request Letter, as prepared by Holmes Cunningham, LLC, dated 
September 22, 2022, last revised February 8, 2023. 

D. Wetland Investigation Report by VW Consultants, LLC, dated February 10, 2023 

II. General Information 
 

The 36.1-acre subject tract is located at 396 King Road (T-407) within the Watershed Zoning District. 
The site currently consists of a single-family dwelling amidst various natural resources and agricultural 
land. The Applicant proposes to subdivide the property into six (6) single-family dwelling lots (Use B1) 
which is permitted by right with a +/-740’-long private street, Henry Court. The existing single-family 
dwelling is proposed to remain on Lot 4. The lots are proposed to have on-lot well and septic systems, 
with individual rain gardens for each new dwelling lot. Widening and storm sewer improvements are 
proposed along King Road. 

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. §27-502.b.3. & 505.1 – Natural resource protection land, such as watercourses, agricultural soils, 
woodlands, and steep slopes are proposed to be protected and preserved on each site through 
a conservation easement on each lot. We offer the following comments related to the proposed 
conservation easements.  

a. The area of each conservation easement on each lot shall be noted on the Record Site Plan 
and metes and bounds provided.  
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b. The plan notes that all areas located outside of the limits of disturbance are to remain as 
existing cover. These areas include agricultural soils which are required to be protected and 
not permitted to be disturbed. The applicant shall discuss if the farming use is proposed to 
be continued and if the Easement Agreement allows for change in ground cover. 

c. We recommend the Easement Agreement indicate that the purpose of the conservation 
easements is for the protection and maintenance of the natural resources and allows New 
Britain Township to access the easements for inspection and emergency repair/maintenance 
should the property owner fail to honor their maintenance responsibility. (§22-712.A.(3)&(4)). 

2. §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. The Runoff Coefficient calculations for PR-1 through 6 appear to account for 
3.84 acres of impervious. Based on a Ratio Base Site Area of 30.04 acres for the 6 lots and 
approximately 0.62 acres of impervious for the Henry Court and the widening along King Road, 
the stormwater management systems shall be designed to manage a total of 4.22 acres of 
impervious. The total impervious considered in the stormwater design shall be tabulated on the 
plans and the stormwater report revised to manage the maximum impervious.  

3. §27-2400.4.i. – For major subdivisions, replanting of the riparian corridor is required where there 
is little or no existing streamside vegetation and in accordance with this section. An evaluation 
of the existing vegetation along the stream shall be provided to determine if any revegetation is 
required or else a site meeting scheduled with our office to review the vegetation. Based on 
Sheet 4 of 15, there is an area of riparian corridor on Lot 6 that does not have existing vegetation. 
Ground cover is required along with trees at a rate of one overstory tree and three shrubs for 
every 20 feet of waterway. 

B. 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 September 22, 2022, last revised February 8, 2023: 

1. §22-403 & 404 – From providing separate preliminary and final plan submissions.  

2. §22-502.D – From the requirement to show existing features within 100 feet of the tract 
boundary conditioned on providing an aerial map and any additional information requested by 
the Township Engineer, which we support. 

3. §22-502.1.H – From providing a lighting plan, which we support. 

4. §22-703.4.C – From the requirement that lot lines shall be drawn parallel, concentric, at right 
angles or radial to the street right-of-way line.  Several lot lines are not perpendicular or radial 
to the Henry Court right-of-way line. 

5. §22-705.3.C – From constructing full width road improvements along King Road, a minor 
collector road which requires a 60-foot ultimate right-of-way and 36-foot cartway. The waiver 
request letter shall be revised to include this waiver. We recommend a waiver to allow partial 
widening along King Road of 2 ft of widening where 10 ft is required, with the following 
conditions: 

a. A 30-foot ultimate right-of-way along King Road offered as an easement to the Township. 

b. As noted on the Record Plan, Site Plan Note 16, all dead trees, live trees and branches 
interfering with the existing overhead lines removed within the proposed King Road U.R.O.W.  

c. As noted on the Existing Features plan, 2 utility poles relocated near the proposed entrance. 

d. As shown, the entrance culvert replaced with a minimum 15” diameter pipe. 

e. Based on a site visit, there are areas of erosion along the watercourse on both Lots 1 and 6.  
We recommend any areas of erosion be stabilized, down trees removed from the 
watercourse, and any associated permits obtained from PADEP, as required. 
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6. §22-705.3.E – From the requirement to design private streets to the specifications of a local 
street related to cartway width. A 20-foot private street is proposed where a 28-foot-cartway is 
required. We support a waiver conditioned on approval of the truck-turning templates by the 
Fire Marshal.   

7. §22-705.3.G – From providing a 1 ½-inch mill and overlay of King Road along the subdivision. 
The plan currently proposes 2 feet of widening along the King Road frontage. Based on a 
discussion with the Public Works Superintendent, the road was originally a dirt road tar and 
chipped over the years and, therefore, we do not recommend a waiver. We would support a 
partial waiver from milling King Road, with the condition that a leveling course be installed along 
with 1 ½ of wearing course. We recommend that the developer document the existing road 
conditions prior to construction.  

8. §22-705.8.C. – From providing a left-side turnaround configuration for the cul-de-sac with a 
minimum right-of-way radius of 60 feet and a minimum paving radius of 50 feet. The plan 
proposes a 20-foot-wide loop road at the end of the access road, which we support. 

9. §22-705.8.F. – From providing a 15-foot by 20-foot snow storage easement along the right-of-
way of the cul-de-sac bulb, which we support. 

10. §22-706 – From providing curb and sidewalk along the property frontage of King Road and the 
proposed private street, which we support.    

11. §22-707.A – From providing pedestrian walkways or recreational trails at locations deemed 
necessary by the Board, which we support. Due to existing utilities, topography, and natural 
resources, it appears that the opposite side of King Road may be the better location for any 
future trail. 

12. §22-713.4.B – From the requirement that street trees be planted between three and five feet 
outside the ultimate right-of-way line and in an informal arrangement when approved by the 
Board. In addition, the waiver request should be revised to include a partial waiver from §22-
713.4.A. to allow existing trees to partially satisfy the street tree requirement. The Applicant 
proposes to supplement the existing vegetation with an additional 50 trees. We support this 
waiver.  

13. §22-714.3.A – From providing streetlights at the intersection and turnaround. We support this 
waiver conditioned on the lamp posts being installed as shown on the plan.  

14. Resolution 2007-12 - For any public improvement waivers granted, the Applicant is required to 
contribute a fee to the Township to cover 50% of the cost of future improvements to bring 
Township rights-of-way up to current standards. Based on the current waivers requested, this 
contribution would be required for partial road widening, curb, sidewalk, streetlighting, etc., if 
granted. If waived, a cost estimate of the required improvements above with credit for the road 
improvements to be installed shall be submitted for review. We recommend this cost be 
estimated by the Applicant’s Design Professional and submitted to our office for review 
prior to the Board of Supervisors taking action on the plans.  

C. Subdivision and Land Development Ordinance 

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

1. §22-406.1 – The Applicant is responsible for any other required reviews, approvals, permits, etc. 
(i.e., BCPC, BCCD, PADEP, Fire Marshal, Township Road Opening Permit, Well Construction 
Permits, etc.) as applicable.   

2. §22-502.A.(4) – The following issues related to the property line and bearings and distances on 
the Record Site Plan shall be addressed:  

a. The bearings and distances for the line at the southern end of the King Road Ultimate Right-
of-way is cut off from the plan and shall be revised.  
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b. The distance between the roadway centerline and the ultimate right-of-way of King Road 
shall be dimensioned on the plan. 

3. §22-502.B. – The following comments regarding plan notes/ presentation shall be addressed: 

a. A wetland report has been provided indicating that no wetlands are present on the site.  A 
signed wetlands certification shall be added to the Record Site Plan indicating the absence 
of wetlands on the site.   

b. At several locations along the road, the ultimate right-of-way appears to be slightly less than 
the required 30 feet. The distance between the centerline of King Road and the ultimate right-
of-way shall be dimensioned on the plan on either side of the proposed intersection with 
Henry Court. 

c. Once the waivers and design are finalized, a plan view detail and cross-section detail shall 
clarify the proposed King Road improvements. 

d. Several unidentified dashed and solid lines are shown on the Record Site Plan at the 
intersection of Henry Court and King Road.  The existing storm sewer and notes related to 
the removal of the existing wall are shown on this plan as well. All unnecessary lines and 
notes should be removed from the Record Site Plan.   

e. The erosion control matting shall be included in the legend on the E&S Plan. 

f. The legend on the PCSWM Plan shall be revised to match the information on the plan. 

4. §22-502.B.(11) – Legal descriptions are required for the new lots, natural resource conservation 
easements, ultimate right-of-way easement for King Road, private access easement, defined 
stormwater easements, proposed utility easements, back up septic system easements and any 
other easements which may be proposed. All easements shall be labeled with metes and 
bounds. 

5. §22-502.E(5), (8), & (9) – The location, size and material of the sanitary sewer pipe, water supply 
lines and well locations shall be shown on the Grading, Drainage and Utility Plan to verify they 
do not conflict with any other proposed improvements. 

6. §22-705.12. – All proposed street names shall be reviewed by the Township Fire Marshal's office 
for duplication then approved by the Board of Supervisors. The Applicant shall formally request 
approval of the proposed street name from the Board of Supervisors. 

7. §22-705.12.G – We offer the following comments relative to signage: 

a. The location of all traffic signage shall be shown on the Record Plan and signage details 
provided.   

b. “No Parking” signs shall be provided along the private street to ensure adequate access is 
provided for emergency vehicles, delivery trucks, buses, and trash trucks. 

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

9. §22-711.3 – Erosion controls shall be provided for the following: 

a. The plan notes that the existing driveway is to be used as a construction entrance. A note 
should be added, stating that if any mud or stone is tracked onto King Road, a full 
construction entrance shall be required. It appears that a construction entrance is required 
at the existing driveway to provide egress from Lots 3 and 5, unless the road is constructed 
first, in which case a construction entrance shall be provided for the roadwork. 

b. for the replacement of the 36” RCP culvert pipe   

c. for the installation of the culvert pipe and road widening along King Road 

d. for the installation of the storm pipes from Henry Court to Lots 1 and 5 
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e. along the northeastern side of Henry Court between Lot 1 and King Road to capture any 
sediment that bypasses the inlet during construction. 

10. §22-711.3 – The following comments related to grading shall be addressed: 

a. Existing and proposed spot elevations should be provided for the connection between Henry 
Court and King Road to demonstrate adequate drainage at the intersection. 

b. The proposed contours appear to direct runoff towards the dwellings on Lots 1 and 2.  Spot 
elevations shall be provided at the corners of the dwellings and the contours revised as 
necessary to demonstrate drainage away from the dwelling. 

c. The existing 438 contour is shown at the headwall for the culvert pipe along King Road with 
an invert elevation of 437.75. This will result in the pipe being exposed at this location. The 
grading should be revised to provide a minimum of 1 foot of cover over the pipe. 

d. The proposed contour for the rain garden bottom at Lot 3 is listed at 456 and appears that it 
should be 458.  The rain garden elevation should be clarified. 

11. §22-713.2.A & B –The plan shows four existing trees and canopy to remain in the cul-de-sac 
area, however, grading is proposed which may impact the trees. If these trees die as a result of 
construction, they will be required to be replaced prior to the end of the maintenance period. 

12. §22-713.5.B.(3) – Multiple trees and shrubs are proposed on the downward slope of the rain 
garden embankment berms. The plant material shall be relocated to toe of slope. 

13. §22-713.6.A – The proposed trees for the rain gardens on Lots 1, 2, 5 and 6 shall be relocated 
to a minimum distance of 10 feet to all underground utilities, including storm sewer. In addition, 
plantings shall be relocated outside the existing cable easement.  

14. §22-715.2.C.(1) – Park and recreation land is required at a ratio of 2,500 square feet per new 
dwelling unit or 12,500 square feet. 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 $2,500 per 
dwelling unit or $12,500.00 for the 5 new dwellings may be provided at the Board’s discretion. 

15. §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 King Road ultimate 
right-of-way, along the private access easement, along all existing and proposed easements 
including conservation easements, defined stormwater or storm sewer easements, etc. 
Monumentation shall be provided in lieu of pins along the property lines, changes in horizontal 
direction, conservation easements, backup septic easements, existing easement, and along the 
King Road ultimate right-of-way.  

16. §22-719.7.& 8. –The Applicant has submitted a Water Resource Impact Study to the Township. 
The Applicant shall comply with our Review Memo 1 dated March 1, 2023. We note that it shall 
be demonstrated that the proposed Lot 2 well will be able to meet the long-term yield. 

17. §22-719.11. – For subdivisions and/or land developments involving water supply wells, the 
applicant shall be required to enter into a Well Depletion Agreement as a condition of final plan 
approval and in accordance with sections §22-719.11.A-C. The approved Well Monitoring 
Program shall be attached to the Well Depletion Agreement. 

18. §22-721 – Planning module approval is required to be obtained from the Pennsylvania 
Department of Environmental Protection (DEP). We recommend the Planning Commission and 
Board of Supervisors review the Planning Module submission and approve it at an upcoming 
meeting. 

19. §22-721.7 – The location of the well isolation area for Lot 4 shall be shown on the plans. 

20. §22-721.8 – The applicant shall provide to each lot owner a plan and specifications of the on-lot 
sewage disposal systems and all operational manuals required for the use and proper 
maintenance of the systems. 
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D. Stormwater Management Ordinance Comments 

We offer the following comments related to the Township’s Stormwater Ordinance 

1. §22-712.4 – The Applicant proposes a new rain garden for each of the proposed lots. While the 
rain gardens aren’t identified as detention basins, they are controlling the peak rates for 
stormwater runoff. We recommend a partial waiver from this section of the Ordinance related to 
detention basins, conditioned on the following: 

a. §27-502.b.5 – Per the above-noted Zoning comment, the rain gardens shall manage the 
maximum impervious permitted for the site in accordance with the Township’s Stormwater 
Ordinance. 

b. §22-712.4.A – Though the plans identify the proposed stormwater facilities as rain gardens 
and not detention basins, the facilities are still detaining stormwater runoff. The emergency 
spillways are designed to the exact elevation of the 100 year storm. If the basins are not 
constructed to the design volume, this will result in discharge from the spillway and possibly 
an increase in the peak flows from the site. We recommend the spillway elevations be raised 
to provide freeboard. 

2. §22-712.5.A – All storm sewer systems shall provide the required capacity for the 100-year 
design storm based on the Rational Method. The following issues related to the pipe capacity 
calculations should be addressed: 

a. The Culvert Report for the 36-inch pipe crossing under Henry Court notes a high-water 
elevation of 436.36. This is higher than embankment and will result in overflow across Henry 
Court which could damage the road. The pipe size should be increased or the grading around 
the pipe revised to prevent the flows to this culvert from overtopping the roadway.  

b. The Storm Sewer Tabulation shall label the storm sewer structures to verify the data. 

c. The Storm Sewer Tabulation models the 15” RCP along King Road with a drainage area of 
0.20 acres. An offsite drainage area map shall be provided to verify the drainage area to this 
headwall. 

d. The report models the pipe between Manhole Structure STR 13 and the endwall along King 
Road as a 15-inch pipe which shall be revised to an 18-inch pipe. 

3. §22-712.6.A. – All inlets to be utilized in a storm sewer system shall conform to the design 
standards of the most current PennDOT Publications 408 and 72. The inlet details reference 
PennDOT Pub 72M, RC-34.  This should be revised to specify RC-46M. 

4. §22-712.6.C. – Inlet spacing in paved areas shall be arranged so a minimum of 80% of the gutter 
flow tributary to the inlet will be captured. Inlet capacity reports shall be provided for the inlets 
along Henry Court. Inlets STRU 07 and 15 along Henry Court shall be noted to be sumped to 
ensure they capture the design subdrainage area. 

5. §22-712.8.D. – Rock apron shall be placed at all headwalls and endwalls. The rip rap apron 
details on Sheet 10 only reference PRA-1 and PRA-2 for Lots 1 and 2. The 24-inch pipe size 
listed in the detail for PRA-1 is not consistent with the proposed pipe. Rip Rap apron details shall 
be provided for the discharge pipes on Lots 1 and 5, for the 36” RCP culvert crossing Henry 
Court, and the 18” RCP along King Road. 

6. §22-712.12.A. – All proposed driveways, where curbs and storm sewer are not required by the 
Board, shall have a culvert with flared end sections or endwalls. Runoff is proposed to be directed 
over the proposed driveways. Twenty-four (24) foot long 15” RCP culverts or concrete trench 
boxes with grates shall be provided. 

7. §26-125.3 – The time of concentration flow paths shall be shown on the drainage area plans and 
calculations provided in the report to verify the times used for the hydrographs. 

8. §26-132 – The following discrepancies with the stormwater management design and plans shall 
be addressed: 
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a. The BMP Invert elevations listed in the Rain Garden MRC BMP Elevations table on Sheet 
12 are inconsistent with the proposed contours shown on the Grading, Drainage and Utility 
Plan. The detail and proposed contours shall be revised to clarify this discrepancy. 

b. The level spreader on Lot 6 has a grate elevation of 446.00 which is 1 foot higher than the 
invert from the outlet structure and will result in a tailwater effect for this rain garden. The 
elevations and report shall be clarified. 

c. The Hydrograph for the proposed total undetained flows includes offsite flows (POS-5).  
Based on the drainage area map, a separate hydrograph shall be provided combining offsite 
flows with the flows from PR-5 Detained for the Lot 6 MRC Routing. The hydrographs shall 
be revised. 

9. §26-164.1 – The Applicant shall sign an Operation and Maintenance (O&M) agreement with the 
municipality covering all stormwater facilities and BMPs that are to be privately owned.  

10. The Stormwater BMP Maintenance Fee applies to all proposed stormwater BMPs installed in the 
Township to provide a financial guarantee for the timely installation, proper construction and 
continued maintenance by the owner. The fee will be calculated once the engineer’s estimate of 
probable cost is submitted and is based on 5% of the construction cost not to exceed $10,000.00. 
(Township Resolution 2019-03) 

11. §22-712.13.D & 2023 Fee Resolution – The storm sewer fee for the development will be $2.50 
per linear foot of existing and proposed roads.  Based on 948 feet of frontage on King Road and 
743 feet along Henry Court, a fee of $4,227.50 would be required. 

E. General Comments 

1. The bridges in the area may not support anticipated construction vehicle traffic on King Road 
near Swamp Road or on Keller Road. Chapman Road should not be accessed by heavy trucks 
due to the existing road width and condition. As a side note there have also been discussions 
regarding construction at the County bridge on King Road near Swamp Road. 

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 
 Dave Conroy, Director of Planning & Zoning Officer 

Ryan Gehman, Assistant Planning and Zoning Officer 
 Randy Teschner, Code Enforcement/Fire Marshal 
 Ryan Cressman, Public Works Superintendent 
 Sean Gresh/Jeffrey P. Garton, Esq., Township Solicitors 
 Joe Casadonti, Applicant 
 Robert T. Cunningham, P.E., Holmes Cunningham, LLC 
 Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc. 
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MEMORANDUM 
 

 
Date: March 1, 2023  

To: Matt West, New Britain Township Manager  

From:  Toby Kessler, P.G. 

cc: Michael Walsh, Randy Teschner, Dave Conroy, Ryan Gehman, Sean Gresh, 
Jeffrey Garton, Jeffrey Clark, Joe Casadonti, Craig Kennard, Janene 
Marchand, David Gerstenfeld 
 

Reference: File 22-05077 
396 King Road (Casadonti), Water Resource Impact Study Review 1 
TMP 26-004-030 
 

 
Please note the following review prepared by Gilmore & Associates, Inc. (G&A) on behalf of New 
Britain Township of the “Water Resources Impact Study Report”, prepared by Valley Environmental 
Services, Inc. (VES), dated January 22, 2023.  
  
Summary: A six-lot single family housing development is proposed with on-lot wells and on-lot 
septic systems. The 36.1-acre parcel currently consists of an existing house, pole barn, trees, and 
open fields. VES submitted a Water Resources Impact Study (WRIS) report as required for a 
preliminary land development application.   
 
Existing wells on the property include the existing residential well on proposed Lot #4 and an existing 
test well on Lot #1. The WRIS report provides details on drilling of three new wells for proposed Lot 
#2, Lot #3, and Lot #5 and a 72-hour aquifer pumping test completed by pumping the proposed Lot 
#2 and Lot #4 wells.  The combined pumping rate for the 72-hour test was approximately 6 gpm, 
which was based on the calculated peak water demand in the subdivision.  Water level monitoring 
during the 72-hour aquifer pumping test included the pumping wells, the proposed Lot #3 and Lot #5 
wells, the existing test well in Lot #1, and three offsite existing residential wells. Water quality 
sampling was performed from the two pumping wells at the completion of the 72-hour aquifer test. 
 
The following summarizes the results of the WRIS: 
 

• The underlying bedrock at the property is the Lockatong Formation. This is typically a low-
yielding, tight bedrock formation.  Depths of the test wells ranged from 500 to 800 feet, which 
is typically the deepest depth that water supply wells are installed to obtain water in the 
Lockatong Formation.   

• Yields of the test wells as observed during drilling ranged from 1 to 5.5 gallons per minute 
(gpm).  This is a typical range for wells drilled in the Lockatong Formation.   



Matt West, New Britain Township Manager               Page -2- 
396 King Road (Casadonti), Water Resource Impact Study Review 1     March 1, 2023   

• Aquifer properties (transmissivity, storage coefficient, specific capacity) indicate poor 
transmission capability of water within the aquifer, even lower than commonly found in the 
Lockatong Formation.   

• The WRIS provides a projection of pumping for up to one year with no groundwater 
recharge. The water level projection for Lot #2 indicates that this well would be dewatered 
after 90 days if pumped continuously at a rate of approximately 3 gpm. 

• The WRIS report provides a water budget as required by New Britain Township.  The water 
budget provides an assessment that overall, there will be more groundwater recharge in the 
proposed subdivision than groundwater withdrawal. 

• The WRIS report indicated a change in water level (drawdown) of 25.26 feet in the Lot #3 
well and 9.64 feet in the Lot #5 well.  No drawdown was observed in Lot #1 Well or the 3 off-
site monitoring wells during the 72-hour pumping test.   

• Arsenic, Total Coliform and E. coli were found to exceed their respective drinking water limits 
on Lot #2. The source of arsenic may be naturally occurring in the Lockatong bedrock. The 
WRIS report recommends a standard in-home treatment system for the arsenic and 
chlorination of the well prior to being re-tested for occupancy.  

Total coliform was found to be present in the existing Lot #4 well. The WRIS report 
recommends that the Lot #4 well be chlorinated and re-tested for coliform. If coliform is 
detected, the water will be treated with an ultra-violet filter.  

• The WRIS provides an evaluation of the effect of proposed septic systems on groundwater 
quality, specifically nitrates in the groundwater. The final, calculated nitrate-nitrogen 
concentration was reported as 5.59 milligrams per liter (mg/L), which is less than the drinking 
water maximum contaminant level (MCL) of 10 mg/L.   

G&A Comments: 
 
In order for the WRIS to be in compliance with New Britain Township Wells Ordinance and Water 
Supply Ordinance, Valley Environmental Services, Inc. shall address the following comments: 
 

1. The purpose of the WRIS regulations is to ensure that new wells constructed in the 
Township are able to provide a reliable, safe, and adequate supply of water (§719.8.A).  
None of the test wells reported in the study have been identified as having an adequate 
supply of water even after hydrofracturing. The WRIS report shall be revised to evaluate the 
likelihood of obtaining sufficient water on each lot per the Township’s testing requirements.  

2. The location of all existing wells and septic systems within ¼-mile of the proposed wells shall 
be provided in the WRIS report. (§719.8.D.3).  

3. Conclusions regarding the impacts of long-term pumping to surrounding wells shall be drawn 
from the analysis. (§719.8.E.7). The WRIS report states, “Based on the Lot #2 well long-term 
pumping test, no adverse impacts to the local groundwater system are anticipated as a result 
of the 6 proposed domestic water supply wells for the Casadonti-King Road subdivision.” 
This conclusion is inconsistent with the results of that pumping test.  Although the proposed 
water supply wells in Lots #1 and #6 have not been installed, based on the data presented in 
the report, it is likely that the pumping in the proposed wells in lots #1 and 6 will impact the 
water levels in nearby existing residential wells. The report shall be revised to adequately 
predict the change in water level outside the proposed subdivision due to pumping of the 
proposed wells. 

4. The report shall include a contour map of water levels in the test well and monitoring wells 
after one year of pumping under drought conditions (no recharge), based upon the pump test 
data (§719.8.E.7).  The contours in Figure 7 of the report do not reflect the water levels from 
the pump test data.   
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5. The water quality testing did not include a library search for Tentatively Identified 
Compounds in both the Lot #2 and Lot #4 water laboratory reports.  The laboratory report for 
the Lot #2 well shall be revised to include the Pesticides Group 3 parameters, aldrin and 
dieldrin. (§719.9.C.2.d) 

6. If the existing well on Lot #1 Well is not intended for use, it shall be noted to be properly 
sealed in accordance with the PADEP Groundwater Monitoring Guidance Manual, February 
1996. (§719.9.D.9) 

7. The adequacy of each residential water supply shall be determined based upon 200 gallons 
of water per bedroom per dwelling unit per day. The WRIS report shall be revised to evaluate 
the potential for the proposed water supply wells to meet the NBT ordinance requirements. 
(§719.9.E.2). 

8. In order to be certified for use for a single-family dwelling, a well shall have a production of 
not less than 6 gallons per minute as certified by a licensed well driller. If less than 6 gallons 
per minute yield is established, such a well may still be certified for use if sufficient storage is 
provided to meet the calculated peak demand. In no case shall a well yielding less than 2 
gallons per minute be certified for use by the Township. Well #2 was observed to pump 2.69 
gpm over the 72-hr pump test. It does not appear that the Lot 2 well will be able to meet the 
required long-term yield. The WRIS shall be revised to provide a long-term yield of the Lot #2 
well and any recommendations and/or limitations provided accordingly. (§719.9.E.3) 

9. The Well depletion agreement required by New Britain Township will need to include at a 
minimum, monthly monitoring of water levels in all monitoring and pumping wells, and the 
monitoring of precipitation, from the start of construction through from the date that the 
Township either accepts dedication of any public improvements or approves completion of 
improvements not to be publicly dedicated, whichever last occurs. The Applicant shall 
provide a proposed water level monitoring network in the WRIS to be used in the Well 
Depletion Agreement.  (§719.11).   
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March 7, 2023 
 
File No. 22-05077 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
Reference:  396 King Road, “The Estates at Hill Top” Planning Module Review 1 
  Joe Casadonti, T.M.P. #26-004-030 
   

Dear Matt: 
 
Pursuant to your request, Gilmore & Associates, Inc. has reviewed the PADEP Planning Module 
Component 1 submission including a Site Investigation and Percolation Test Report for On-Lot Disposal of 
Sewage and Act 537 Plan Sheet 1 of 1 for the above-referenced project. Component 1 Planning Modules 
are for Exceptions to the Requirement to Revise the Official Plan for smaller scale land development 
projects, i.e. 10 or less lots. The Applicant proposes 5 new dwelling lots each with both primary and 
backup sewage disposal systems to be conventional elevated sand mounds. A backup system is also 
provided for the existing lot, proposed Lot 4. Upon review, we offer the following comments for 
consideration: 

1. We recommend that the Completeness Checklist be completed, and the Zoning Officer and 
Township Manager (as authorized official of the Planning Agency or New Britain Township) sign 
Section J. Planning Agency Review. 

2. The municipality must review and act upon a complete Component 1 within 60 days of receipt unless 
the Applicant agrees to another date in writing. While the Township does not officially adopt the 
component as a revision to their Official Act 537 Plan by resolution, the Board of Supervisors must 
still formally approve the component. We recommend the Planning Module be added to the Board of 
Supervisors Agenda when preliminary and/or final approval is being considered for the land 
development assuming it’s within the 60 days of receipt of the module. Once approved, we 
recommend the Chairman of the Board of Supervisors print his name, sign and date Section K 
regarding Municipal Action denoting the Township finds the Planning Module to be acceptable. 

Once the above comments are addressed to the Township’s satisfaction, we recommend the completed 
Component 1 including the Soil Investigation Reports and Plot Plan be submitted to DEP for review. If you 
have any questions regarding the above, please contact this office. 
 
Sincerely, 

 
Janene Marchand, P.E. 
Gilmore & Associates, Inc. 
Township Engineers 
 
JM 
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Attachments: Component 1, Site Investigation Report, PNDI, Act 537 Plan (Site Plan) 
 
cc:  Michael Walsh, Assistant Manager 
 Dave Conroy, Director of Planning and Zoning 

Ryan Gehman, Assistant Planning and Zoning Officer 
 Randy Teschner, Code Enforcement/Fire Marshal 
 Sean Gresh/Jeffrey P. Garton, Township Solicitors 
 Joe Casadonti, Applicant 
 Amanda Daniels, SEO, County of Bucks Department of Health 
 Tara Bernard, VW Consultants, LLC 
 Robert T. Cunningham, P.E., Holmes Cunningham, LLC 
 Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc. 
 



















COMPONENT 1 SEWAGE FACILITIES PLANNING MODULE 
 

PROJECT NARRATIVE – REVISED 3/7/23 
 

396 King Road 
Doylestown, PA 18901 

New Britain Township, Bucks County 
TM# 26-004-030 

 
1. Casadonti Homes is proposing to subdivide the 396 King Road property into 6 residential lots 

which is located in New Britain Township, Bucks County, PA.  There is an existing home 
with a permitted septic system that will remain, and a lot will be created for this home 
(proposed Lot No. 4).  The remaining five lots are proposed to be new residential homes.  
 
In support of the proposed 6-lot subdivision, VW performed deep-hole test pits and 
percolation testing with the Bucks County Health Department (BCHD) on each of the 
proposed lot to delineate a primary and replacement on-lot sewage disposal.  A replacement 
area has been delineated for the existing home and a copy of the permit for the existing 
septic system is enclose in the module. The soils observed on the property had seasonal high 
water table limiting zones (mottling/redox features) generally greater than 20 inches below 
the existing ground surface. Therefore, the proposed primary and reserve on-lot systems will 
be conventional elevated sand mounds systems.  

Runoff from the site and adjacent areas flow to an unnamed tributary that flows to the North 
Branch Neshaminy Creek which is classified as WWF in Chapter 93. 

 
2. Per Title 25 of the PA Code, Chapter 73, the projected daily sewage flow for this 6-lot 

subdivision is 2,900 gallons per day. The existing dwelling is three-bedrooms at 400 gallons 
per day, and the proposed dwelling will be four-bedrooms at 500 gallons per day.  Therefore, 
the calculated EDUs for the project is 7.25. 
 

3. Total gross site acreage is 36.099 acres.  
 

4. There is no acreage adjacent to this site under the same ownership. Residential properties 
border the project site and all utilize on-lot sewage disposal and individual wells. The 
surrounding properties do not have a high rate of on-lot system malfunctions. 
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Soils Legend

Type Name Depth to
Bedrock

Depth to Seasonal
High Water Table HSG Hydric Soil Agricultural  Soil

AbB Abbotstown silt loam, 3 to 8 percent slopes 40"-60" 6"-18" D No
Farmland of
Statewide

Importance

Bo Bowmansville-Knauers silt loams, 0 to 3 percent slopes 72"-99" 0"-18" C/D No Not Prime Farmland

CyB Culleoka-Weikert channery silt loams, 3 to 8 percent slopes 20"-40" >80" B No
Farmland of
Statewide

Importance

CyC Culleoka-Weikert channery silt loams, 8 to 15 percent slopes 20"-40" >80" B No
Farmland of
Statewide

Importance

LhD Lansdale loam, 8 to 25 percent slopes, extremely stony 42"-72" >80" B No Not Prime Farmland

ReB Readington silt loam, 3 to 8 percent slopes 40"-60" 18"-36" C No
Farmland of
Statewide

Importance

RlC Realville channery silt loam, 8 to 15 percent slopes 20"-40" 6"-36" D No
Farmland of
Statewide

Importance

Limitations and Resolutions: The soils found within the project limits have varying limitations including possible shallow depth to groundwater and possible shallow depth to bedrock. In order to
resolve the groundwater limitation, any standing water should be pumped through a sediment filter bag. To resolve the bedrock limitation, the contractor shall determine whether rock is rippable.

If rock is not rippable, blasting will be required.  All blasting shall meet all local, county, state and federal regulations.
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