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ARTICLE I 
PURPOSE AND AUTHORITY 

 
 
Section 100 Title 

 
An ordinance establishing rules, regulations, and standards governing the 
subdivision and development of land within Pennsbury Township, setting forth 
the procedures to be followed by the Board of Supervisors and Planning 
Commission in administering these rules, regulations and standards, and setting 
forth the penalties for the violation thereof. 
 
Section 101 Short Title 

 
These regulations shall be known and may be cited as “The Pennsbury 
Township Subdivision and Land Development Ordinance of 2015.” 
 
Section 102 Purpose 

 
The regulations are adopted for the following purposes: 
 
A. To further the goals and policies of the Pennsbury Township 

Comprehensive Plan, including but not limited to, promoting the 
conservation and enhancement of the rural character of the Township. 

 
B. To promote the health, safety, and general welfare of the residents of 

Pennsbury Township. 
 
C. To ensure the development of land will be conducted with due regard to 

topography, geologic conditions, and natural and cultural resources, so 
that the highest quality environment is obtained. 

 
D. To ensure that proper provision shall be made for pedestrian and 

vehicular access and circulation, stormwater management, water supply, 
wastewater treatment and disposal, public utilities and other community 
services and facilities, and to provide for adequate coordination of existing 
and new facilities. 

 
E. To provide for adequate light, air, recreation, road trees, and landscape 

quality. 
 
F. To encourage and promote flexibility, economy and ingenuity in the layout 

and design of subdivisions and land developments to facilitate realization 
of these purposes.  
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G. To establish procedures and standards for applicants, the Planning 
Commission and the Board of Supervisors. 

 
Section 103 Authority 
 
This Ordinance has been prepared under the authority and is consistent with the 
terms and requirements of the Pennsylvania Municipalities Planning Code (53 
P.S. §10101 et seq., Act 1988-170, as amended) (MPC).  It is intended to further 
the objectives of Article I, Section 27 of the Constitution of the Commonwealth of 
Pennsylvania and of the Pennsbury Township Comprehensive Plan. 
 
Section 104 Jurisdiction 

 
A. Subdivision and Land Development Control.  It shall be unlawful for any 

person owning or controlling any land in Pennsbury Township, to sell lots 
not yet lawfully subdivided, to subdivide any lot, tract, parcel of land, or 
interior or exterior space by leasehold or other means, including but not 
limited to the creation of condominium units, to otherwise undertake any 
land development as defined herein, or to lay out, construct, open or 
dedicate for public use or travel, any road, sanitary or storm sewer 
drainage facility or other facility in connection therewith, for the use of 
occupants of buildings located within the subdivision or land development, 
unless the following conditions have been met: 

 
1. Final plans for any such subdivision or land development shall: (a) 

have been prepared and signed by and sealed by a professional 
engineer or land surveyor or landscape architect registered in the 
Commonwealth of Pennsylvania, as permitted by the applicable 
registration laws, duly and currently in force; (b) have been signed 
by the applicant(s) and record land owner(s); (c) have been 
submitted to and approved in writing thereon by the Board of 
Supervisors subsequent to meeting all applicable requirements set 
forth in this Ordinance; and (d) have been recorded in the Chester 
County Recorder of Deeds office in West Chester, Pennsylvania; 
and 

 
2. Proper completion of any improvements required by this Ordinance 

and any other Township resolution, regulation and/or policy has 
been guaranteed by deposit of funds or financial security sufficient 
to cover the cost of improvements, inspections and legal fees, as 
address in Article VI of this Ordinance. 

 
B. In order to aid the Board of Supervisors in their considerations of 

subdivision and land development applications, the Board of Supervisors 
hereby decrees that the Planning Commission of Pennsbury Township 
shall serve the following functions: 



Pennsbury Township Subdivision and Land Development Ordinance 

 

Article I – Purpose/Authority  3 

 
1. All plans, whether major or minor, upon submission to the duly-

authorized representative of the Township, shall be referred to the 
Planning Commission for review. 

 
2. The Planning Commission shall make recommendations to the 

Board of Supervisors concerning approval, disapproval, 
modification, and/or conditions for approval of such plans. 

 
3. The Planning Commission shall make recommendations to the 

Board of Supervisors concerning the interpretation and the 
modification of the provisions and standards of this Ordinance. 

C. Prior to the approval of any plan by the Board of Supervisors, a complete 
copy of the proposed submission shall have been transmitted to the 
Chester County Planning Commission, and the Commission shall have 
thirty (30) days in which to review and make recommendation(s) in the 
form of a report to the Board in regard to such submission.  Pending the 
receipt and consideration of such report, the Board of Supervisors shall 
defer action thereon, but if such report is not received by the Board within 
thirty (30) days from the submission of the plan to the Chester County 
Planning Commission, or within such further time as may be agreed upon 
by the Board of Supervisors, the Board may proceed to final action 
thereon. 

Section 105 Interpretation 

 
The provisions of this Ordinance shall be held to be minimum requirements to 
meet the above stated purposes.  Where the provisions of this Ordinance impose 
greater restrictions than those of any statute, other ordinance, or regulation, the 
provisions of this Ordinance shall prevail.  Where the provisions of any statute, 
other ordinance or regulation impose greater restrictions than those of this 
Ordinance, the provisions of such statute, ordinance, or regulation shall prevail. 
 
Section 106 Severability 

 

It is hereby declared to be the Board of Supervisors’ intent that: 
 
A. If a court of competent jurisdiction declares any provisions of this 

Ordinance to be invalid or ineffective in whole or in part, the effect of such 
decision shall be limited to those provisions which are expressly stated in 
the decision to be invalid or ineffective, and all other provisions of this 
Ordinance shall continue to be separately and fully effective. 

 
B. If a court of competent jurisdiction finds the application of any provision or 

provisions of this Ordinance to any lot, building or other structure, or tract 
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of land, to be invalid or ineffective in whole or in part, the effect of such 
decision shall be limited to the person, property, or situation immediately 
involved in the controversy, and the application of any such provision to 
other persons, property, or situations shall not be affected. 

 
Section 107 Repealer 

 
All Ordinances and parts of Ordinances inconsistent herewith are hereby 
repealed to the extent that such Ordinances or parts of Ordinances are 
inconsistent herewith.  The Pennsbury Township Subdivision and Land 
Development Regulations of 1990, and subsequent amendments thereto, are 
hereby specifically repealed. 
 
Section 108 Effective Date 

 
This Ordinance shall become effective five (5) days following the date of adoption 
by the Board of Supervisors. 
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ARTICLE II 
DEFINITIONS 

 
 

Section 200 General 
 
A. Unless otherwise expressly stated or the context clearly indicates another 

meaning, the following words and phrases shall be construed throughout 
the Ordinance to have the meanings indicated below. 

 
B. For the purpose of this Ordinance, words and terms used herein shall be 

interpreted as follows: 
 
 1. Words used in the present tense include the future. 
 

2. The singular includes the plural, and the plural includes the 
singular, except that such interchange of meaning shall not apply 
where numbers in the text refer to specific minimum and maximum 
quantities. 

 
3. The masculine gender includes the feminine and neuter. 
 
4. The word “person” includes an individual, estate, trust, firm, 

corporation, partnership, company, association, incorporated 
association or government entity and any department, board, 
bureau or agency thereof, and any other legal entity which is 
recognized by law and shall include trustees, receivers, assignees, 
and similar representatives or entities. 

 
5. The words “may” and “should” are permissive.  The words “shall”, 

“must”, and “will” are mandatory. 
 

6. The word “used” as applied to any land or building shall be 
construed to include the words “intended, arranged, or designed to 
be used.” 

 
7. The word “occupied” as applied to any land or building shall be 

construed to include the words “intended, arranged, or designed to 
be occupied.” 

 
8. The words “as amended from time to time” and the like as applied 

to any statute, ordinance, code, regulation, plan or map, includes 
replacements, supplements or restatements thereof. 
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9. References to a particular Article, Section or Subsection which 
inherently refers to other Articles, Sections or Subsections, includes 
all Articles, Sections or Subsections referred to.   

 
10. The word “Supervisors” and the words “Board of Supervisors,” 

where not otherwise specified, shall mean the Pennsbury Township 
Board of Supervisors. 

 
11. The words “Governing Body” refer to the Pennsbury Township 

Board of Supervisors. 
 

12. The word “Commission” and the words “Planning Commission” or 
“Township Planning Commission,” where not otherwise specified, 
shall mean the Pennsbury Township Planning Commission. 

 
13. The words “Zoning Ordinance” shall refer to the Pennsbury 

Township Zoning Ordinance, as amended from time to time. 
 

14. The words “comprehensive plan” refer to the then-current version of 
the Pennsbury Township Comprehensive Plan. 

 
C. The terms “such as”, “including” and the like are intended to introduce 

matters which are illustrative of the meaning of the sentence, clause or 
phrase in which such terms appear without limiting or derogating from the 
general application of the sentence, clause or phrase in which such terms 
appear.  The word "includes" or "including" shall not limit the term to the 
specified example, but is intended to extend its meaning to all other 
instances of like kind and character and is considered interchangeable 
with the phrase “including but not limited to”. 

 
D. The word “building” includes structure and shall be construed as if 

followed by the phrase “or part thereof”. 
 
E. In addition to the definitions in this article, additional definitions in this or 

other ordinances, applicable regulations, or appendices thereto may apply 
or be called into application by reference.  In case of conflict, the more 
stringent or restrictive definition shall apply.   

 
F. Any word or term not defined herein shall be used with a meaning of 

standard usage. 
 
Section 201 Definitions 

 
For the purpose of this Ordinance, the following words, terms, and phrases have 
the meaning indicated herein: 
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ABUTTING – Any parcel, feature or improvement which is contiguous at any 
point to another parcel, feature or improvement or which is on the other 
side of a section of street (public or private) on which the subject parcel, 
feature or improvement has frontage. 

 
ABUTTING OWNER – The owner of record of a parcel of land which is 

contiguous at any point to the parcel in question or which is on the other 
side of a section of street (public or private) on which the subject parcel 
has frontage i.e., a lot across from the subject parcel. 

 
ACCESS DRIVE – An ingress/egress road or way serving commercial, industrial, 

institutional and residential developments excluding driveways to 
individual residential units. 

 
ACRE – An area of land and/or water which equals forty three thousand, five 

hundred sixty (43,560) square feet, measured on horizontal plans. 
 
ACTIVE RECREATIONAL AREA – Land devoted to uses involving leisure time 

activities and/or areas, typically involving sports, requiring equipment, or 
occurring at prescribed sites or fields, (e.g., soccer, football, baseball, 
tennis, swimming, fitness trails, and the like). 

 
ADJACENT – See ABUTTING. 
 
AGENT – Any person other than the applicant or developer, including but not 

limited to a consultant, contractor, subcontractor, representative, licensee 
or invitee, who, acting for the applicant or developer, submits to the 
Township an application for development and/or subdivision or land 
development plans for the purpose of obtaining approval thereof. 

 
AGRICULTURAL USE or PURPOSE – Those land uses which are devoted to 

the growing and harvesting of agricultural, horticultural, silvicultural 
including timber production and timber harvesting, aquacultural, and 
viticulture crops and commodities and dairy products, livestock, including, 
but not limited to, raising dairy cattle, beef cattle, sheep, swine, horses, 
ponies, mules, goats, ranch raised fur bearing animals, poultry and bee 
raising, forestry, sod crops, and any and all products raised on farms 
intended for human or animal consumption or other uses.  Property used 
to commercially board the aforementioned animals shall be considered to 
be in “agricultural use.”  Agricultural Use or Purpose shall not include 
commercial slaughtering or rendering operations. 

 
AGRICULTURAL SOILS – Unless otherwise specified, soils classified in the 

current edition of the Soil Survey of Chester County as land capacity 
Classes I, II, III and IV, which may be considered prime agricultural soils 
or soils of statewide significance. 
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ALLEY – A minor right-of-way providing secondary vehicular access to the side 

or rear of two or more properties. 
 
ALLUVIAL SOILS – Areas subject to periodic flooding or defined as alluvial in the 

current edition of the Soil Survey of Chester County; soil formed from the 
deposit of sediment in flowing water. 

 
ALTERATION – 
 
A. As applied to land, any change in topography as a result of the moving of 

soil and rock from one location or position to another; also the changing of 
surface conditions by causing the surface to be more or less impervious; 
or any change which would alter the type or method of wastewater 
disposal system; any land disturbance. 

 
B. As applied to buildings or other structures, any change or rearrangement, 

other than a repair, in the supporting members of an existing building such 
as bearing walls, columns, beams, or girders, as well as any change in 
exterior doors or windows, or any enlargement to or diminution of a 
building or structure, whether horizontally or vertically, or moving of a 
building or structure from one (1) location to another. 

 
APPLICANT – A landowner, developer, contract purchaser (equitable owner), or 

his, her or its authorized agent who has filed a complete application for 
subdivision and/or land development, including his, her or its heirs, 
executors, personal representatives, successors, assigns and grantees. 

 
APPLICATION or APPLICATION FOR DEVELOPMENT – Any application, for 

subdivision or land development, whether pre-application, sketch, 
preliminary or final, either recommended (pre-application or sketch), or 
required (preliminary or final) to be filed and approved prior to the start of 
construction or development, including but not limited to an application for 
a building permit, for the approval of a subdivision plat or plan, or for 
approval of a land development plan, including the application form itself, 
all plan sheets, and all calculations, reports and studies required to be 
submitted by this Ordinance or applicable regulation. 

 
ASTM – American Society for Testing and Materials. 
 
AUTHORITY – A body, politic and corporate, created pursuant to the Municipal 

Authorities Act of 1945, as amended from time to time. 
 
AWWA – American Water Works Association. 
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BERM – A mound of earth, natural or manmade, which serves purposes such as: 
directing the flow of surface water runoff, preventing soil erosion, or 
supporting plant materials or fencing to aid in screening or buffering. 

 
BEST MANAGEMENT PRACTICES (BMPs) – Management practices, activities, 

facilities, measures, procedures or methods for controlling stormwater 
runoff which provide hydrological (i.e., reduction of runoff volumes) and 
water quality (i.e., reduction of pollutants) benefits. 

 
BICYCLE LANES – Lanes located on the paved surface or shoulder of a street 

for purposes of non-motorized bicycle travel. 
 
BLOCK – A parcel of land bounded on all sides by any combination of streets, 

public park land, railroad right-of-way, waterways, the corporate 
boundaries of Pennsbury Township, or any other barrier to the continuity 
of development. 

 
BOARD – The Board of Supervisors of Pennsbury Township, Chester County, 

PA, or the official, person, or committee designated by the Board of 
Supervisors to act with respect to a particular matter set forth herein. 

 
BUFFER or BUFFER AREA or BUFFER PLANTING STRIP – A defined portion 

of a parcel or lot proposed for development appropriate for the planting of, 
or retention of, suitable hardwood and/or evergreen trees, shrubs, bushes, 
grasses or other landscaping materials, including modifications to existing 
contours where appropriate, to create an acceptable transition between 
adjacent and potentially incompatible land uses or to screen glare and 
noise or create a visual barrier or otherwise reduce the potential for 
conflicts between them, within which no structure is permitted except a 
fence. 

 
BUILDING – Any combination of materials forming any structure which is erected 

on the ground and permanently affixed thereto, designed, intended or 
arranged for the housing or sheltering of persons, animals, or property of 
any kind. 

 
BUILDING PERMIT – An approval statement signed by the Zoning Officer and 

the Township’s Building Code Official, indicating compliance with the 
Pennsbury Township Zoning Ordinance and any other ordinances or 
regulations, authorizing the construction, alteration, reconstruction, 
restoration, demolition or razing of all or a part of any building or structure 
within the Township. 
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BUILDING SETBACK LINES – 
  
A. Building Setback Line, Front – A line parallel to the right-of-way line at the 

front of a lot at a distance equal to the depth of the minimum front yard, as 
designated for each use and each district by the Township zoning 
ordinance. 
 

B. Building Setback Line, Side – A line parallel to the side lot line at a 
distance there from equal to the depth of the minimum side yard, as 
designated for each use and each district by the Township zoning 
ordinance. 
 

C. Building Setback Line, Rear – A line parallel to the rear lot line at a 
distance from the rear lot line equal to the depth of the minimum rear yard, 
as designated for each use and each district by the Township zoning 
ordinance. 

 
CALIPER – The maximum thickness or diameter of nursery stock trees at a point 

on the trunk six (6”) inches above the natural ground line for trees up to 
four (4”) inches in diameter and at a point twelve (12”) inches above the 
natural ground for trees over four (4”) inches in diameter.  Diameter 
measurements for existing trees shall be taken as defined under “diameter 
at breast height” or “DBH” in this section. 

 
CARTWAY – The surface portion of a street which is paved, improved, 

designated, available or intended for vehicular use.    
 
CENTERLINE OF STREET – A line in the center of a street right-of-way which is 

equidistant from and parallel to the street lines.  The centerline may not 
actually be in the center of the cartway. 

 
CLEAR-SIGHT DISTANCE – The distance along a public or private road in which 

a driver of a stopped vehicle on a driveway, access drive or intersecting 
road needs to safely pull out and enter onto the main road.  See 
Pennsylvania Code, Title 67, transportation, Chapter 441,”Access to and 
Occupancy of Highways by Driveways and Local Roads”. 

 
CLEAR SIGHT TRIANGLE – An area of unobstructed vision at street intersection 

defined by lines of sight between points at a given distance from the 
intersection down the center lines of the intersecting streets. 

 
COMMON OPEN SPACE – See OPEN SPACE, COMMON. 
 
COMMON DRIVEWAY – See DRIVEWAY, SHARED OR COMMON. 
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COMMUNITY FACILITIES – The services which provide for various community 
health, education, safety, leisure, and like needs and the locations at 
which these services are provided.  Typical community facilities include: 
schools, parks and recreation areas, libraries, health care facilities, fire 
protection, police, ambulance and rescue services and postal services. 

 
COMPREHENSIVE PLAN – A long-range policy plan intended to guide the 

growth and development of Pennsbury Township and adopted as the 
Pennsbury Township Comprehensive Plan by the Board of Supervisors, 
as amended and its successor provisions, consisting of maps, charts and 
textual material. 

 
CONDOMINIUM – A form of ownership of real property including an undivided 

interest in a portion of a parcel, together with a separate interest in a 
space within a structure, subject to the provisions of the Pennsylvania 
Uniform Condominium Act of 1980 (68 Pa.C.S.  §§ 3101-3404). 

 
CONSERVATION DISTRICT – The Chester County Conservation District.   
 
CONSTRUCTION, CONSTRUCTION OPERATION OR ACTIVITY – Any activity 

which may involve construction, reconstruction, interior renovation, repair, 
extension, expansion, alteration, or relocation of a building or structure, 
including the placement of mobile homes and further including the cutting 
of trees of the excavation, cutting, filling, and grading of lots in connection 
therewith or in preparation or anticipation thereof. 

 
CONTINUOUS VISUAL BUFFER – A visually impenetrable screen when planted 

or constructed, created through the effective use of perennial plant 
materials, fencing, walls and/or earth sculpting or berms. 

 
COVERAGE, IMPERVIOUS or COVER, IMPERVIOUS– See IMPERVIOUS 

COVER. 
 
CRITICAL ENVIRONMENTAL AREAS – Areas identified and described in the 

Township Comprehensive Plan and Open Space Provisions, including: 
flood hazard and flood fringe areas; prime agricultural soils; steep and 
very steep slopes; prime woodlands; low water yield areas; visually 
sensitive areas; historic and cultural sites and structures. 

 
CROSSWALK – A marked or specially constructed crossing of a public or private 

road or other vehicular accessway designed to enhance pedestrian safety 
and facilitate pedestrian circulation. 

 
CUL-DE-SAC – A form of a single access street with access at one end and 

terminated at the other by a vehicular turnaround. 
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CULVERT – A structure, including appurtenant works, which carries water under 
or through an embankment or fill. 

 
CUT – The removal of soil or rock from its natural or predevelopment location. 
 
DAM – An artificial barrier, together with its appurtenant works, constructed for 

the purpose of impounding or storing water or another fluid or semi-fluid, 
or a refuse bank, fill or structure for highway, railroad, or other purposes 
which does or may impound water or another fluid or semi-fluid. 

 
DBH (dbh) – See DIAMETER AT BREAST HEIGHT. 
 
DATE OF FILING – Date on which a completed application together with all 

required information, fees, etc., is received by the Township Secretary. 
 
DECISION – Final adjudication of any board or other body granted jurisdiction 

under this ordinance or the Pennsylvania Municipalities Planning Code 
(Act 247, as amended) to do so, either by reason of the grant of exclusive 
jurisdiction or by reason of appeals from determinations. 

 
DEP – Pennsylvania Department of Environmental Protection, formerly 

Pennsylvania Department of Environmental Resources.  See PADEP.   
 
DENSITY – A measure of the number of dwelling units per unit of area calculated 

by dividing the number of dwelling units by the site area, whether gross 
area or net area, as defined in the Pennsbury Township Zoning Ordinance 
and usually expressed in dwelling units (DU) per acre. 

 
DESIGN STANDARDS – Regulations adopted pursuant to this ordinance 

imposing specific improvement requirements by which a subdivision or 
land development is developed. 

 
DESIGN STORM – The magnitude and temporal distribution of precipitation from 

a storm event measured in probability of occurrence (e.g., 50-year storm) 
and duration (e.g., 24-hour), and used in the design and evaluation of 
stormwater management systems. 

 
DETENTION BASIN – A structure designed to retard surface runoff for a period 

of time sufficient to cause the deposition of sediment and to reduce the 
velocity and volume of surface flows leaving a site, thus preventing further 
erosion. 

 
DETERMINATION – The final action by an officer, body or agency charged with 

the administration of any land use ordinance or application, except the 
following: (i) the Board of Supervisors; and (ii) the zoning hearing board.  
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Determinations shall be appealable only to the boards designated as 
having jurisdiction for such appeals. 

 
DEVELOPER – Any landowner, agent of such landowner, contract purchaser, or 

tenant with the permission of such landowner, or equitable owner who 
makes or causes to be made a subdivision of land or a land development, 
including his, her or its heirs, executors, personal representatives, 
successors, assigns and grantees. 

 
DEVELOPMENT – Any man-made change to improved or unimproved real 

estate, including but not limited to the construction, reconstruction, 
renovation, repair, expansion or alteration of buildings or other structures; 
the placement of manufactured homes; streets and other paving; utilities; 
filling, grading and excavation; mining; dredging; drilling operations; and 
the subdivision of land. 

 
DEVELOPMENT PLAN – A sketch, preliminary or final plan, submitted in 

compliance with the requirements of this Ordinance, showing the 
provisions for development of a tract of land and including all information 
required pursuant to this Ordinance, including all covenants relating to 
use, location of buildings and other structures, intensity of use or density 
of development, streets, and parking facilities, common open space and 
public facilities. 

 
DIAMETER AT BREAST HEIGHT (dbh – The diameter of a tree trunk, measured 

at four and one-half (4.5) feet from the ground surface at the point of the 
highest elevation in contact with the trunk of such tree. 

 
DRAINAGE – The flow of water or liquid waste and the methods of directing such 

flow, whether natural or artificial. 
 
DRAINAGE EASEMENT – A right granted by a landowner to a grantee, allowing 

the use of private land for stormwater management purposes. 
 
DRAINAGE FACILITY – Any ditch, gutter, pipe, culvert, storm sewer, retention 

basin, detention basin, or other structure designed, intended, or 
constructed for the purpose of controlling or diverting surface waters or 
carrying surface waters off streets, public rights-of-way, parks, recreational 
areas, or any part of any subdivision, land development, or contiguous 
land areas. 

 
DRIP LINE – A generally circular line, the circumference of which is determined 

by the outer reaches of a tree's widest branching points. 
 
DRBC – Delaware River Basin Commission. 
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DRIVEWAY – A private vehicular and pedestrian access between a public or 
private street and a parking area within a lot or property. A driveway may 
be shared by not more than three lots, unless permitted under the terms of 
this Ordinance. Any driveway serving more than three lots, unless 
otherwise permitted under the terms of this Ordinance shall be deemed a 
private street. 

 
DRIVEWAY, SHARED OR COMMON – A driveway which is shared by separate 

lots or ownership.    
 
DULY FILED – An application for approval by the Township which is complete in 

terms of plans, reports, studies, maps, investigations, analyses, exhibits, 
fees, and the like required by this Ordinance.  Applications for permits, 
subdivision, land development and the like shall not be considered as 
being duly filed unless all plans, accompanying information and applicable 
fees are submitted as required by the Township. 

 
DWELLING or DWELLING UNIT – as defined in the Pennsbury Township Zoning 

Ordinance 
 
EARTH DISTURBANCE ACTIVITY – Any activity which disturbs the surface of 

the land, including, but not limited to, clearing and grubbing, grading, 
mining, excavation, embankments, road maintenance, construction and 
the moving, depositing, stockpiling, or storing of soil, rock or earth 
materials, including the deposition or spreading of sludge. 

 
EASEMENT – An interest in land, including a conservation easement, owned by 

a party other than the owner of the fee interest in the land, that entitles the 
holder to a specific use, purpose, or enjoyment of the land, or to 
enforcement of restriction(s) on the use of the land or structures thereon. 

 
EDU – Equivalent Dwelling Unit as defined for purposes of sewage disposal 

pursuant to regulations of the Pennsylvania Department of Environmental 
Protection or the Chester County Health Department. 

 
ENGINEER – A person duly licensed and registered by the Commonwealth of 

Pennsylvania to practice professional engineering. 
 
ENGINEER, TOWNSHIP – A licensed Pennsylvania registered professional 

engineer, duly appointed by the Pennsbury Township Board of 
Supervisors as the engineer for the Township. 

 
EROSION – The wearing away of soil, bedrock or land surface by water, wind, 

ice, chemical, or other natural force. 
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EROSION, ACCELERATED – The removal of the surface of the land through the 
combined action of man's activity and the natural processes at a rate 
greater than would occur because of the natural process alone. 

 
EROSION, CHANNEL – The widening and deepening of waterways due to 

erosion. 
 
ERSAP – Existing Resources and Site Analysis Plan. 
 
EXCAVATION – Any act by which earth, sand, gravel, rock or any other similar 

material is dug into, cut, quarried, uncovered, removed, displaced, 
relocated or moved and shall include the conditions resulting there from. 

 
EXISTING CONDITIONS – The initial condition of a project site prior to the 

proposed construction. 
 
FENCE – An accessory wall or structure composed of wood, iron, steel, vinyl, 

brick, stone, decorative block, concrete block and/or other similar 
materials constructed, hedges (which may include shrubbery, trees 
(excluding shade trees) or other plants) or other material erected in such a 
manner and positioned as to enclose, or partially enclose, or inhibit the 
view of any premises or along any part of any premises.  Trellises or other 
structures supporting, or for the purpose of supporting, vines, flowers and 
other vegetation when erected in such position as to enclose any 
premises or any part of any premises shall be included within the definition 
of "fence".  Electronic or sound controlled invisible fences shall not be 
included within the definition of the word “fence.” 

 
FILL – Any act by which earth, sand, gravel, rock or any other material, including 

sludge, is placed, pushed, dumped, pulled, transported or moved to a new 
location above the natural surface of the ground or on top of the stripped 
surface, including all conditions resulting therefrom. 

 
FINISHED GRADE or FINISHED ELEVATION – The final vertical elevation of the 

ground surface after development. 
 
FLAG LOT – See LOT, FLAG. 
 
FLOOD, ONE HUNDRED (100) YEAR – A flood that, on the average, is likely to 

occur once every one hundred (100) years (i.e., that has a one [1] percent 
chance of occurring each year, although the flood may occur in any year). 

 
FLOODPLAIN OR FLOODPLAIN AREA – The low areas adjoining and including 

a watercourse or other body of water (such as a pond, marsh or lake) 
which are subject to inundation by a one hundred year flood or as 
otherwise prescribed in the Pennsbury Township Zoning Ordinance. 
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FLOODPLAIN MAPS – Those maps prepared by the Federal Emergency 

Management Agency (FEMA) for Pennsbury Township, delineating the 
Floodplain, as may be amended from time to time. 

 
FOREST – See WOODLANDS. 
 
FREEBOARD – A vertical distance between the elevation of the design high-

water and the top of a dam, levee, tank, basin, or diversion ridge.  The 
space is required as a safety margin in a pond or basin. 

 
GRADE –  
 
A. GRADE (noun) – A slope, usually of a road, channel or natural ground 

specified in percent and shown on plans as specified herein.  
 

B. TO GRADE (verb) – 1) To finish the surface of a roadbed, top of 
embankment or bottom of excavation; 2) To change the surface of the 
ground by excavation or fill or a combination thereof; the act of moving 
earth. 

 
GRADING – “To Grade” as defined above as a verb. 
 
GROSS FLOOR AREA – The sum of the horizontal areas of all floors of a 

building measured from the exterior face of exterior walls, or from the 
centerline of a wall separating two (2) buildings, but not including interior 
parking spaces, loading space for motor vehicles, or any space where the 
average floor-to-ceiling height is less than six (6) feet. 

 
GROUNDWATER RECHARGE – The process by which water from above the 

surface is added to the saturated zone of an aquifer. 
 
GUARANTY, MAINTENANCE – Financial security which may be required of an 

applicant/developer by the Township pursuant to this Ordinance prior to 
the Board of Supervisors accepting dedication of improvements following 
completion, or to secure structural integrity of required improvements as 
well as the functioning of improvements in accordance with the design and 
specifications as depicted on the final plan, including landscape 
improvements, for a term not to exceed 18 months from the date of 
installation or acceptance of dedication, whichever is later. Such security 
may include but is not limited to performance bonds, escrow agreements, 
surety agreements, or irrevocable letters of credit. 

 
GUARANTY, PERFORMANCE – Any security which may be required of a 

developer by the Township in lieu of the completion of any improvements 
required as a conditions for final approval of the applicant's subdivision 
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plan or land development plan. Such security may include but is not 
limited to performance bonds, escrow agreements, surety agreements, or 
irrevocable letters of credit. 

 
HAZARDOUS MATERIALS – Any hazardous or toxic substances, material or 

waste or petroleum derivative which is or becomes regulated by any 
environmental-related law.  The term “Hazardous Material” includes, 
without limitation, any material or substance which is (i) designated as a 
“hazardous substance” pursuant to Section on 1311 of the Federal Water 
Pollution Control Act (33 U.S. C. Section 1317, (ii) defined as a 
“hazardous waste” pursuant to Section 1004 of the Federal Resource 
Conservation and Recovery Act, 42 U.S.C. Section 6901 et seq. (42 U.S. 
C. Section 6903), or (iii) defined as a “hazardous substance” pursuant to 
Section 101 of the Comprehensive Environmental Response, 
Compensation and Liability Act, 42 U.S.C. Section 9601 et seq (42 U.S.C. 
Section 9601). 

 
HEDGEROW – A linear plant community dominated by trees and/or shrubs.  

Hedgerows often occur along roads, fence lines, property lines, or 
between fields, and may occur naturally or be specially planted (e.g., as a 
windbreak).  Hedgerows are considered woodlands and regulated as 
such. 
 

HISTORIC BUILDING – Any building which historically was used for human or 
animal occupancy that is representative and contributing to an 
understanding of the broad patterns of local, state or national history and 
identified as a historic resource on the Historic Resources Map adopted by 
the Board of Supervisors of Pennsbury Township. 

 
HISTORIC DISTRICT - A geographically definable area which possesses a 

significant concentration, linkage, or continuity of sites, buildings, 
structures, or objects united by past events or aesthetically by plan or 
physical development and may be National Register listed or eligible. 

 
HISTORIC RESOURCES – An historic building, historic structure, historic object, 

or a historic site and their context. 
 
HISTORIC RESOURCES INVENTORY – The Pennsbury Township Historic 

Resources Inventory, which supplements and provides supporting 
associated information for the Historic Resources Map.  

 
HISTORIC RESOURCES MAP – The map showing historic resources and their 

respective classifications more particularly described in Section 162-1703 
of the Pennsbury Township Zoning Ordinance. 
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HISTORIC SITE – A land area which is the site or location of a human event or 
activity that has made a significant contribution to the broad patterns of 
local, state, or national history (such as, by way of example, a location of a 
gun emplacement or skirmish during the Battle of Brandywine, the ruins of 
which would have been a historic structure or historic object if it had not 
been damaged or destroyed) or which serves as a monument or shrine of 
such an event or activity (such as, by way of example, a cemetery or the 
ruins of a historic building) and which is identified as a historic resource on 
the Historic Resources Map adopted by the Board of Supervisors of 
Pennsbury Township. 

 
HISTORIC STRUCTURE or OBJECT– A structure, or the ruin thereof, which 

historically was not used for human or animal occupancy, or an object 
(such as hedgerows or walls), which is representative and contributing to 
an understanding of the broad patterns of local, state, or national history 
and has been identified as a historic resource on the Historic Resources 
Map adopted by the Board of Supervisors of Pennsbury Township. 

 
HOMEOWNERS' ASSOCIATION – A non-profit organization of homeowners or 

property owners, planned and operated pursuant to the Pennsylvania 
Uniform Planned Community Act (68 Pa.C.S.  §§ 5101 et. seq.), under 
approved rules and regulations, for the purpose of administering to the 
needs of residents through the maintenance of community-owned property 
or facilities. 

 
HYDRIC SOILS and SOILS WITH HYDRIC INCLUSIONS –  
 
A. Soil that is saturated, flooded, or ponded, long enough during the growing 

season to develop anaerobic conditions that favor the growth and 
regeneration of wetlands vegetation.  Wetlands vegetation includes those 
plant species that have adapted to saturated soils and periodic 
inundations occurring in wetlands.  Hydric soils include any soil 
inventoried or described as hydric or as a soil with hydric inclusions 
according to the Soil Survey of Chester County, Pennsylvania (most 
current data available) or other information provided by the Natural 
Resource Conservation Service (NRCS).  In Pennsbury Township, hydric 
soils shall include, but are not limited to:   

 
1. Bedford Silt Loam  
2. Lawrence Silt Loam  
3. Glenville Silt Loam  
4. Guthrie Silt Loam  
5. Worsham Silt Loam  
 

B. Where site conditions indicate that the location of hydric soils or the hydric 
inclusions differ from locations indicated by the U.S. NRCS, the burden 
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shall be upon the applicant to verify such location(s) to the satisfaction of 
the Board of Supervisors, otherwise the U.S. NRCS information shall be 
presumed to be accurate.  Where the Applicant seeks reclassification of 
hydric soils and their location, such reclassification shall be undertaken by 
a Certified Soil Scientist or other similarly qualified professional. 

 
HYDROGEOLOGIST – A registered, professional person trained and having 

experience in the areas of hydrology and geology that deal with 
groundwater, its occurrence and movements, in its replenishment and 
depletion, the properties of rocks that control groundwater movement and 
storage, and the methods of investigation and utilization of groundwater. 

 
IMPERVIOUS COVER or IMPERVIOUS COVERAGE – Any surface or material 

which is impenetrable or unable to absorb water, or allow for groundwater 
recharge, including but not limited to buildings, structures, roof overhangs, 
and paved areas including parking areas, driveways, streets, sidewalks, 
and other such areas in concrete, stone, or asphalt, as determined by the 
Township Engineer to be impervious within the meaning of this definition. 

 
IMPOUNDMENT – A retention or detention basin designed to retain stormwater 

runoff and release it at a controlled rate. 
 
IMPROVEMENTS – Any and all physical improvements, additions, changes 

enhancements, augmentations, conditions, common amenities and 
facilities to the land (whether or not the same are intended to be offered 
for dedication).  Improvements shall include, but not be limited to streets 
(including but not limited to: curbing, base course, binder course, wearing 
course, sub-base, excavation to rough grade, saw cutting and milling), 
erosion and sedimentation control facilities (including but not limited to: 
any proposed temporary E&S measures, rock construction entrance(s), 
silt fences, tree protection fences, baffles, temporary seeding of 
stockpiles, matting and inlet protection), stormwater management facilities 
(including but not limited to: swales, piping, inlets, manholes, end walls, 
head walls, outlet structures, level spreaders, detention basins (including 
topsoil and seeding), catch basins, fencing around detention basins, swale 
grading, stone backfill, anti-seep collars, rip-rap and conversion from 
sedimentation basins), landscaping (including but not limited to: deciduous 
trees, evergreen trees, evergreen shrubs, perennials/grasses and buffer 
and screening plantings) street trees, street lights, recreation paths and 
sidewalks (including but not limited to: excavation to rough grade and 
materials) walking paths and gazebos, corner iron pins and concrete 
monuments, striping and signage (traffic signs, street signs, etc.), utility 
trenching/installation for phone, cable, electric, etc., including backfill 
material, open space and recreation area improvements, clearing and 
grubbing, replacement of topsoil, traffic control signage and site 
preparation. 
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INFILTRATION STRUCTURE or INFILTRATION FACILITY – A structure 

designed as a stormwater BMP to collect and discharge runoff into the 
subsurface in a manner that allows infiltration into underlying soils and 
groundwater (e.g., french drains, seepage beds, seepage trench, and 
biofiltration swale). 

 
INLET – A surface connection to a closed drain.  A structure at the diversion end 

of a conduit.  The upstream end of any structure through which water may 
flow. 

 
INTERIOR LOT – See LOT, INTERIOR. 
 
INVASIVE SPECIES – Plant species not native to local natural communities that 

grow and spread aggressively and displace native plants.  Often also 
called “exotics,” these species tend to reproduce prolifically and out-
compete other plants for light, space, and nutrients, reducing plant 
diversity and wildlife habitat.  Such species shall include those with a 
similar definition or classification assigned by the Commonwealth of 
Pennsylvania’s Department of Environmental Protection and/or 
Department of Conservation and Natural Resources, as such definition or 
classification may be amended or updated from time to time, including but 
not limited to those listed in Appendix A. 

 
LAKES AND PONDS – Natural or artificial bodies of water that retain water 

year-round.  Artificial water bodies may be created by dams, or may result 
from excavation.  The shoreline of such water bodies shall be measured 
from the spillway crest elevation. 

 
LAND DEVELOPMENT – Any of the following activities: 

 
A. The improvement of one (1) lot or two (2) or more contiguous lots, tracts, 

or parcels of land for any purpose involving: 
 

1. A group of two (2) or more residential or nonresidential buildings 
whether proposed initially or cumulatively, or a single nonresidential 
building, on a lot or lots regardless of the number of occupants or 
tenure; or 
 

2. The division or allocation of land or space, whether initially or 
cumulatively, between or among two (2) or more existing or 
prospective occupants by means of, or for the purpose of streets, 
common areas, leaseholds, condominiums, buildings, or other 
features. 

 
B. A subdivision of land.   
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C. Development in accordance with Section 503(1.1) of the Municipalities 

Planning Code, as amended, is specifically included in the definition of 
land development, except where otherwise excluded in Section 503(1.1).    

 
LAND DEVELOPMENT PLAN – A sketch, preliminary or final plan, submitted in 

compliance with the requirements of this Ordinance, showing the provision 
for development of a tract of land and including all information required 
pursuant to this Ordinance, including all covenants relating to use, location 
of buildings and other structures, intensity of use or density of 
development, streets, and parking facilities, common open space and 
public facilities. 

 
LAND DISTURBANCE – Any activity which exposes soils, alters topography, 

and/or alters vegetation including any activity defined as woodland 
disturbance.  The following activities shall not be regulated as land 
disturbance but shall nevertheless be undertaken in a manner such that 
disturbed areas shall be stabilized with suitable vegetation and shall not 
be left bare: 

 
A. Customary agricultural practices such as tilling, plowing, mowing, and 

harvesting; 
 
B. Customary landscaping practices such as mowing, planting, trimming; 
 
C. Removal of hazardous vegetation or invasive species; or 
 
C. Timber harvesting in accordance with the applicable provisions of the 

Pennsbury Township Zoning Ordinance. 
 
LANDOWNER – The legal or beneficial owner or owners of land, including the 

holder of an option or contract to purchase (whether or not such option or 
contract is subject to any condition), a lessee if he is authorized under the 
lease to exercise the rights of the landowner, or other person having a 
proprietary interest in land, shall be deemed to be a landowner for the 
purposes of this Ordinance. 

 
LANDSCAPE ARCHITECT – A professional landscape architect registered in the 

Commonwealth of Pennsylvania. 
 
LANDSCAPE PLAN – A plan for the installation and maintenance of landscaping, 

prepared according to the provisions of this ordinance. 
 
LANDSCAPING – The planting of turf or other appropriate groundcover or the 

planting of deciduous and evergreen trees and shrubbery, including the 
maintenance thereof, for the control of erosion, the retention of 
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precipitation, protection against the elements, and promotion of human 
comfort and welfare. 

 
LANE, ACCELERATION OR DECELERATION – A lane adjacent to the primary 

cartway and attached thereto for use only by vehicles entering, leaving or 
crossing a lane of forward travel without interrupting the flow of traffic. 

 
LOADING SPACE, OFF-STREET – A space in a building or on a lot which is 

accessible from the public street system for the temporary use of vehicles 
while loading or unloading merchandise, materials or passengers. 

 
LOOP ROAD – A road that has its origin and ending with the same intersecting 

road. 
 

LOT – A designated parcel, tract or area of land established by a plat or 
otherwise as permitted by law and to be used, developed or built upon as 
a unit.  The term “lot” typically refers to an individual pre-existing lot or a 
lot within a tract proposed for subdivision.  However, a tract proposed for 
development also is a pre-existing “lot.” 

LOT AREA or TRACT AREA, GROSS – The area of land contained within the 
limits of the legally described property lines bounding the lot or tract, as 
shown on a deed, survey, plot, subdivision or land development plan.  

LOT AREA, or TRACT AREA, NET – The gross area of land contained within the 
limits of the legally described property lines bounding a lot or tract, 
excluding the following areas where existing at the time of any applicable 
application: street or railroad rights-of-way, common open space, 
easements for the purposes of access, public or private utility, or 
stormwater management, prohibitively steep slopes (greater than twenty-
five (25) percent), those areas identified as Area of Special Food Hazard 
(Zone A) in the Flood Insurance Study (FIS), streams, an area equal to 
ninety (90) percent of any areas of alluvial soils and wetlands as defined 
by this Ordinance.  Where this definition has been applied to minimum 
tract area for purposes of determining available density under 
conventional development under Sections 162-402.A.2 and 162-403.A.4 
or the Open Space Design Option (ODSO) in accordance with Article 
XVIII, it shall not additionally be applied to minimum lot area for individual 
lots created within a conventional development or development in 
accordance with the OSDO. 

LOT OF RECORD – A lot existing on the date of enactment of this Ordinance.   

LOT, CORNER – A lot at the junction of and abutting on two (2) or more 
intersecting streets where the interior angle of intersection does not 
exceed one-hundred thirty five (135) degrees.  A lot abutting a curved 
street shall be deemed a corner lot if the tangents to the curve at the 
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points of intersection on the side lot lines within the street lines intersect at 
an interior angle of less than one-hundred thirty five (135) degrees. 

LOT COVERAGE - The percentage of the total area of all impervious surfaces to 
the total area of the lot on which they are located. 

LOT, INTERIOR or LOT, FLAG – Any lot which only has access to a street by a 
narrow strip of land held in fee ownership by the owner of the lot it serves 
and any lot without street frontage existing as of the date of enactment of 
this Ordinance that is accessed by a perpetual easement recorded in the 
chain of title for the lot. 

LOT LINE – A property boundary line of any lot, except that in the case of any lot 
abutting the street, the lot line for such portion of the lot that abuts such 
street shall be deemed to be the same as the street line, and shall not be 
the centerline of the street or any other line within the street lines even 
though such may be the property boundary line in a deed. 

LOT LINE, FRONT - The lot line abutting a street and coinciding with the street 
line, and in the case of a corner lot, both lot lines abutting the streets shall 
be front lot lines.  

LOT LINE, REAR - A lot line opposite and most distant from and generally 
parallel to the front lot line; if the rear lot line is less than ten (10) feet in 
length, or if the lot forms a point at the rear, the rear lot line shall be 
deemed to be a line ten (10) feet in length within the lot, parallel to and at 
the maximum distance from the front lot line.  

LOT LINE, SIDE - Any lot line not a front or rear lot line. 

LOT, REVERSE FRONTAGE – A lot extending between and having frontage on 
two (2) generally parallel streets with vehicular access only from the minor 
street. 

LOT WIDTH – The distance, in feet, between the two (2) opposite side lot lines at 
the building setback line, measured parallel to the street line.  Where the 
street line is curved or angled, the lot width shall be measured as a 
straight line. 

MANUFACTURED HOME – A structure, transportable in one (1) or more 
sections, which is built on a permanent chassis, and is designed or used 
with or without a permanent foundation when attached to the required 
utilities.  The term includes park trailers, travel trailers, recreational and 
other similar vehicles which are placed on a site for more than one-
hundred and eighty (180) consecutive days.    For the purpose of these 
provisions, a mobile home shall be considered a manufactured home. 

 
MARKER – A metal pipe or pin pursuant to Section 521, placed at all points 

where lot lines, including open space lots or parcels, intersect road lines or 
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other lot lines and at all angle points in lot lines, except where concrete 
monuments are required.  

 
MOBILE HOME – A manufactured home. 
 
MONUMENT – A stone or concrete monument with a flat top at least four (4) 

inches across and at least thirty-six (36) inches in length, as otherwise 
prescribed by the Township Engineer. 

 
MUNICIPALITIES PLANNING CODE (MPC) – The Pennsylvania Municipalities 

Planning Code, Act 247 of 1968, as amended, 53 P.S.  §§10101, et seq. 
 
NATIVE PLANT SPECIES – A species of plant that currently or previously 

inhabited or grew in a specified location, and which was not introduced to 
that location as a result of human activity, either intentional or accidental.  
The term "native" species generally refers to a species whose range was 
located within a large area like a continent or a nation.  The term 
"indigenous" species is typically used to refer to a species whose original 
range extended into a smaller area like a state, county, or watershed. 
Examples of preferred native species or cultivars thereof are included in 
Appendix A. 

 
NPDES – National Pollutant Discharge Elimination System, the system whereby 

the federal government issues permits in accordance with the federal 
Clean Water Act, which authority is delegated in Pennsylvania to the 
Pennsylvania Department of Environmental Protection (DEP). 

 
OBSTRUCTION, WATER – Any wall, dam, wharf, embankment, levee, dike, pile, 

abutment, projection, excavation, channel, culvert, building, fence, 
stockpile, refuse, fill, structure, or matter in, along, across, or projecting 
into any channel, watercourse, or flood-prone area, which may impede, 
retard, or change the direction of the flow of water either in itself or by 
catching or collecting debris carried by such water or is placed where the 
flow of the water might carry the same downstream. 

 
OLDFIELD – An area undergoing natural succession characterized by the 

presence of herbs, shrubs, and small trees (seedlings) whose branches 
do not form a complete or nearly complete aerial canopy. 

 
ON-LOT SEWAGE DISPOSAL SYSTEM – A system which collects, treats, and 

disposes of sewage from only one dwelling unit, principal use or lot into a 
soil absorption system, spray field or tank. 

 
OPEN SPACE, COMMON – A parcel or parcels of land or an area of water, or a 

combination of land and water, within a development designed and 
intended for the use or enjoyment of residents, which may be publicly or 



Pennsbury Township Subdivision and Land Development Ordinance 
 

Article II - Definitions   25 

privately maintained and excluding streets, off-street parking areas, areas 
set aside for public facilities and private yards.  It must be substantially 
free of structures, but may contain such improvements as are in the 
subdivision or development plan as finally approved and are appropriate 
for residents’ recreation.  

 

OUTLET CONTROL STRUCTURE – A structure designed to control the volume 
of stormwater runoff that passes through it during a specified length of 
time. 

 
OWNER – See LANDOWNER. 
 
PARCEL – See LOT. 
 
PARENT TRACT – That portion of each tract of land that is within Pennsbury 

Township, as that tract existed as of the effective date of this Ordinance. 
 
PARKING SPACE – A space, available for the parking of one (1) motor vehicle, 

exclusive of passageways, driveways or other means of circulation or 
access.  A parking space shall include either a covered garage space or 
uncovered parking lot space located outside of the road right-of-way. 

 
PARKING SPACE ACCESS – The drives or roadways and the maneuvering 

space required to service the parking space. 
 
PASSIVE RECREATIONAL USE – Any leisure time activity not considered active 

(e.g., walking, picnicking, bird watching, fishing). 
 
PASSIVE RECREATION AREA – Any area developed in such a manner as to be 

conducive of those activities that fall within the range of passive-
recreation, such as nature areas, craft areas, meeting areas, sitting areas, 
walkways, sunbathing areas, ponds and lakes, and picnicking areas. 

 
PEDESTRIAN WALKWAY – A continuous way designated for pedestrians and 

separated from the through lanes for bicycles or motor vehicles by space 
or other barrier. 

 
PERSON – Any individual, partnership, public or private association or 

corporation, firm, trust, estate, municipality, governmental unit, public 
utility or any other legal entity whatsoever which is recognized by law as 
the subject of rights and duties, including any members, directors, officers, 
trustees, employees, managers and supervisors, partners or principals 
thereof.  Whenever used in any clause prescribing and imposing a 
penalty, person specifically includes the members, directors, officers, 
trustees, employees, managers and supervisors, partners or principals, or 
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any of them, of such legal entities, all of which shall be jointly and 
severally liable to the Township. 

 
PENNDOT – Pennsylvania Department of Transportation. 
 
PIPE – A culvert, closed conduit, or similar structure (including appurtenances) 

that conveys stormwater, water or sanitary sewerage. 
 
PLAN – See definition of “plat”. 
 
PLAN, AS-BUILT – A corrected final plan, showing dimensions and locations of 

all streets and other improvements as actually constructed. 
 
PLAN, FINAL – A complete and exact subdivision and/or land development plan, 

including all required supplementary data, complete and prepared for 
official recording in accordance with the requirements of this ordinance 
and with any conditions of approval imposed by the Township, to define 
property rights,  proposed roads and other improvements.  See Article IV 
of this Ordinance for final plan content. 

 
PLAN, PRELIMINARY – A subdivision and/or land development plan presented 

to the Pennsbury Township Planning Commission and Board of 
Supervisors demonstrating compliance with existing ordinances and 
regulations and showing existing features, proposed road and lot layout, 
stormwater management facilities and engineering detail sufficient to 
ensure proper functioning of proposed improvements.  See Article IV of 
this Ordinance for preliminary plan content. 

 
PLAN, RECORD – An exact copy of the approved final plan on mylar or linen of 

standard size, prepared for necessary signatures and recording with the 
Chester County Recorder of Deeds. 

 
PLAN, SKETCH – An informal plan indicating existing features of a tract and its 

surroundings and, with respect for those features, the general layout of the 
proposed subdivision or land development submitted to the Township for 
discussion purposes only with the Planning Commission and Board of 
Supervisors.  See Article IV of this Ordinance for sketch plan content. 

 
PLANNING COMMISSION – The Planning Commission of Pennsbury Township, 

Chester County, PA. 
 
PLAT – The map or plan of a subdivision or land development, whether 

preliminary or final. 
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PLAT, RECORD – An exact copy of the approved final plan prepared for 
necessary signatures and for recording with the Office of the Chester 
County Recorder of Deeds. 

 
PONDS – See “Lakes and Ponds.” 
 
PRIVATE STREET – See STREET, PRIVATE. 
 
PUBLIC HEARING – A formal meeting held pursuant to public notice by the 

Board of Supervisors, intended to inform and obtain public comment, prior 
to action in accordance with the Municipalities Planning Code, Act 247 of 
1968, as amended. 

 
PUBLIC MEETING – A meeting advertised by public notice, or a regularly 

scheduled meeting, for the discussion of a particular matter or required 
purpose, such as the review, approval, or denial of subdivision or land 
development applications.  Such meetings may, at the discretion of the 
meeting body, inform and obtain public comment, and shall proceed 
pursuant to the applicable regulations for the matter at hand, including the 
Pennsylvania Municipalities Planning Code, Act 247 1968, as amended. 

 
PUBLIC NOTICE – Where required pursuant to the Pennsylvania Municipalities 

Planning Code, Act 247 1968, as amended, notice published once each 
week for two (2) successive weeks in a newspaper of general circulation 
in the Township.  Such notice shall state the time, place, and particular 
nature of the matter to be considered.  The first publication shall not be 
more than thirty (30) days and the second publication shall not be less 
than seven (7) days from the date of the hearing. 

 
REAL PROPERTY – All land whether publicly or privately owned, whether 

improved or not improved, with or without structures. 
 
REPORT – Any letter, review, memorandum, compilation or similar writing made 

by any applicant, developer, body, board, officer or consultant other than a 
solicitor to any (other) body, board, officer or consultant for the purpose of 
assisting the recipient of such report in the rendering of any decision or 
determination. 

 
RESERVE STRIP – A parcel of land which is in separate ownership and parallel 

to and between a road right-of-way and a tract or lot(s) of land. 
 
REVERSE FRONTAGE LOT – See LOT, REVERSE FRONTAGE. 
 
REVIEW – An examination of a plan, report, study or other material submitted by 

an applicant or developer to determine compliance with this ordinance, the 
zoning ordinance, and other pertinent requirements. 
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RIGHT-OF-WAY – Land area reserved or dedicated for a street, road, other 

means of travel or other public or private purpose, or essential services 
and utilities such as gas pipes, waterlines, or sewer lines. 

 
RIGHT-OF-WAY, EXISTING – The legal right-of-way as established by a 

governing authority and currently in existence. 
 
RIGHT-OF-WAY, FUTURE/ULTIMATE – The right-of-way deemed necessary to 

provide adequate width for future road or street improvements. 
 
RIPARIAN BUFFER – as defined in the Pennsbury Township Zoning Ordinance 
 
RISER – A vertical pipe extending from the bottom of a pond that is used to 

control the discharge rate from the pond for a specified design storm. 
 
ROAD – See STREET. 
 
SANITARY SEWAGE – The water-carried waste resulting from the discharge of 

water closets, laundry tubs, washing machines, sinks, dishwashers, or any 
other source of water-carried waste of human origin. 

 
SANITARY SEWER – A conduit that collects and transports sanitary sewage. 
 
SEDIMENTATION BASIN – A barrier, dam, or retention or detention basin 

located and designed to retain rock, sand, gravel, silt, or other material 
transported by water. 

 
SEEPAGE BEDS/SEEPAGE TRENCH – An area of excavated earth filled with 

loose stone or similar coarse material, into which surface water is directed 
for infiltration into the ground. 

 
SEWAGE – Any substance that contains any waste products or excrementatious 

matter or other discharge from the bodies of human beings and laundry, 
bathroom, and kitchen waste water. 

 
SEWAGE DISPOSAL SYSTEM –  

 
A. INDIVIDUAL (ON-LOT OR OFF-LOT) SEWAGE DISPOSAL SYSTEM – 

The disposal of sewage from one (1) lot by the use of piping, tanks and 
other facilities approved by the Chester County Health Department or the 
Department of Environment Protection.  Such system shall be totally 
within the confines of the lot on which the use is located (ON-LOT), or 
shall be located within an easement designated for such purpose on 
another lot (OFF-LOT). 
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B.   COMMUNITY COLLECTION AND TREATMENT SEWAGE DISPOSAL 
SYSTEM – A sanitary sewage system which carries sewage from more 
than one (1) individual discharger or two (2) or more EDUs by a system of 
pipes to a common treatment and disposal facility, either on-site or off-site 
approved by the Pennsylvania Department of Environmental Protection, or 
other applicable regulatory agency. 

 
C. PUBLIC SEWAGE DISPOSAL SYSTEM – An off-site system for treatment 

and disposal of sewage in which sewage is conveyed by interceptor to the 
treatment facility and disposed of through means approved by the 
Pennsylvania Department of Environmental Protection.  Such service may 
be administered by government agency, municipal authority, or public 
utility.  Such system services a municipality(s) or generally larger areas 
within a municipality(s). 

 
SEWER SERVICE AREA – That portion of the Township designated in the 

Official Sewage Facilities Plan (Act 537 Plan) in which there is, or may be, 
constructed a public sewage disposal system. 

 
SHEET FLOW – Runoff that flows over the ground surface as a thin, even layer, 

not concentrated in a channel. 
 
SIGHT DISTANCE – The required length of roadway visible to the driver of a 

passenger vehicle at any given point on the roadway when the view is 
unobstructed by traffic, as follows: 

 
A. OBJECT SIGHT DISTANCE – Shall be measured from a point 3.5 feet 

above the centerline of the road surface to a point 0.5 feet above the 
centerline of the road surface at the point of minimum required sight 
distance; 
 

B. VEHICLE SIGHT DISTANCE – Shall be measured from a point 3.5 feet 
above the centerline of the road surface to a point 3.5 feet above the 
centerline of the road surface at the point of minimum required sight 
distance. 

 
SITE – A parcel or parcels of land intended to have one or more buildings or 

intended to be subdivided into two or more lots. 
 
SITE AREA – Any land area within a site as determined by an actual site survey.  
 
SLOPE – The percentage of the change in vertical distance (rise) over the 

horizontal distance (run), as measured between consecutive contour lines 
expressed as a percentage. 

 



Pennsbury Township Subdivision and Land Development Ordinance 
 

Article II - Definitions   30 

SOIL PERCOLATION TEST – A field test conducted according to the rules and 
regulations of the Commonwealth of Pennsylvania, Title 25, Chapter 73, 
or other applicable provisions as may be amended or restated from time to 
time, to determine the suitability of the soil for sanitary sewage disposal by 
measuring the absorptive capacity of the soil at a given location and 
depth. 

 
SPECIMEN VEGETATION – Any tree or other vegetation determined to be of 
specimen quality as defined in the Pennsbury Township Zoning Ordinance.. 
 
STABILIZATION – The proper placing, grading and/or covering of soil, rock, or 

earth to insure their resistance to erosion, sliding or other movement.  
 
STEEP SLOPE –  
 
A. Those areas of land where the grade is fifteen (15) percent or greater.  

Steep slopes are divided into two categories: 
 

1. Moderately Steep Slopes are those areas of land where the grade 
is fifteen (15) percent to twenty-five (25) percent.   

 
2. Very Steep Slopes are those areas of land where the grade is 

greater than twenty-five (25) percent. 
 
B. Slopes shall be measured as the change in elevation over the horizontal 

distance between consecutive contour lines and expressed as a percent.  
For the purpose of application of these regulations, slope shall be 
measured over three (3) or more two (2) foot contour intervals (six [6] 
cumulative vertical feet of slope).  All slope measurements shall be based 
on contour intervals determined by detailed topographical survey using 
aerial photogrammetry or actual field survey and shall be signed and 
sealed by a registered surveyor or engineer licensed to practice in the 
Commonwealth of Pennsylvania. 

 
STORM SEWER – A system of pipes or other conduits which carries intercepted 

surface runoff, road water and other waters, or drainage, but excludes 
domestic sewage or wastewater and industrial wastes. 

 
STORMWATER – The precipitation reaching the ground surface. 
 
STORMWATER MANAGEMENT FACILITY – Any structure, natural or man-

made, that, due to its condition, design, or construction, conveys, stores, 
or otherwise affects stormwater runoff.  Typical stormwater management 
facilities include, but are not limited to, detention and retention basins, 
open channels, storm sewers, pipes, and infiltration structures. 
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STORMWATER MANAGEMENT PLAN – The plan prepared by the developer or 
his representative indicating how stormwater will be managed in 
accordance with the requirements of this Ordinance. 

 
STREAM – A watercourse. 
 
STREET – A pubic (dedicated) or private (undedicated) right-of-way intended for 

use as a means of vehicular and pedestrian circulation to provide access 
to more than one (1) lot, except as provided herein for shared use of 
driveways for no more than three (3) lots.  The word “street” includes road, 
roadway, thoroughfare, avenue, boulevard, court, drive, expressway, 
highway, lane, alley, service street, and similar terms. 

 
STREET, CENTERLINE OF – A line which is an equal distance from both street 

lines as originally laid out and constructed. 
 
STREET FUNCTIONAL CLASSIFICATION – A designation in the Pennsbury 

Comprehensive Plan, as amended, given a street in accordance with its 
function as a carrier of traffic and from which specific setback distances 
and other regulations in this Ordinance apply.  Classifications for new 
streets within the Township, or streets not designated in the current 
Township Comprehensive Plan, shall be determined by the Board of 
Supervisors after recommendation by the Planning Commission.  For the 
purpose of this Ordinance, the following eight (8) classifications shall apply 
based on the Pennsbury Township Comprehensive Plan: 

 
A. ARTERIAL (MAJOR) – A street serving a heavy volume of comparatively 

high-speed and long distance traffic generally ranging between 10,000 
and 60,000 trips per day, and usually consisting of more than two (2) 
lanes and linking urban centers. 

 
B. ARTERIAL (MINOR) – A street serving a heavy volume of comparatively 

high-speed traffic, but their focus is more regional than the major arterials 
and provides for traffic ranging from 8,000 to 20,000 trips per day with 
more access than major arterials. 

 
C. COLLECTOR (MAJOR) – A street, which accommodates traffic averaging 

4,000 to 10,000 trips per day, designed and located to provide means to 
collect traffic off local streets and to provide access for through traffic 
between residential neighborhoods and districts within the Township to 
arterial streets and/or a street used for access to nonresidential properties. 

 
D. COLLECTOR (MINOR) – A street, which accommodates traffic averaging 

1,000 to 5,000 trips per day, designed to connect neighborhoods and be 
primarily used for intra-municipal use. 
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E. LOCAL – A street, which accommodates less than 1,500 trips per day, 
intended to serve and provide access to the properties abutting thereon, 
intended for short distance travel and not to encourage through traffic. 

 
F. STREET, MARGINAL-ACCESS – A local street parallel and adjacent to 

an arterial street, (but separated from it by a reserve strip) which provides 
access to abutting properties. 

 
G. STREET, PRIVATE – A local street serving four (4) or more lots that is not 

offered or required to be offered for dedication. 
 
H. STREET, SINGLE-ACCESS – A local street or streets, including but not 

limited to cul-de-sac and loop designs, which has only one (1) point of 
intersection with an existing Township or state road or with a proposed 
road having more than one (1) access point.  

 
STREET LINE – The right-of-way, or the dividing line between a lot and the 

outside boundary of a public street, road or highway, legally open or 
officially plotted, or between a lot and outside the boundary of a privately 
owned street, road, or way over which the owners or tenants of two (2) or 
more lots each held in single and separate ownership have the right-of-
way. 

 
STREET, PRIVATE – A thoroughfare serving abutting lots held in single and 

separate ownership and not deeded or dedicated to the Township. 
  
STREET, PUBLIC – A public thoroughfare which has been dedicated and 

deeded to the Township and which affords the principal means of access 
to the abutting property. 

 
STREET TREE(S) – Tree(s) provided along streets pursuant to Section 522 of 

this Ordinance.  
 
STRUCTURE – Any man-made object or assembly of material having an 

ascertainable stationary location on or in land or water, whether public or 
private, including, but not limited to, buildings, sheds, mobile homes, 
signs, fences or walls, antennae, porches, decks, patios, platforms, tennis 
courts, swimming pools, tanks, and towers, and similar items. 

 
SUBDIVIDER – See DEVELOPER. 
 
SUBDIVISION – The division or redivision of a lot, tract or parcel of land by any 

means, into two (2) or more lots, tracts, parcels or other divisions of land, 
including changes in existing lot lines for the purpose, whether immediate 
or future, of lease, partition by the court for distribution to heirs or 
devisees, transfer of ownership or building or lot development: provided, 
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however, that the division by lease of land for agricultural purposes into 
parcels of more than ten (10) acres, not involving any new street, 
easement of access or any residential dwelling shall not be  considered a 
subdivision. 

 
SUBDIVISION or LAND DEVELOPMENT, MAJOR – Any subdivision not 

classified as a minor subdivision, and any land development that does not 
include subdivision. 

 
SUBDIVISION, MINOR – Any subdivision classified as a minor subdivision in 

accordance with Article III of this Ordinance. 
 
SUBDIVISION PLAN – A sketch, preliminary or final plan, submitted in 

compliance with this Ordinance, showing the provision for the subdivision 
of a tract of land. 

 
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE – The Subdivision 

and Land Development Ordinance of Pennsbury Township, Chester 
County, PA. 

 
SUPERVISORS – The Board of Township Supervisors of Pennsbury Township, 

Chester County, Pennsylvania. 
 
SURFACE RUN-OFF – Water flowing from a specific site or land area, typically 

from defined precipitation events such as a 24-hour storm, including flows 
from pervious natural surfaces in excess of soil permeability rates and 
flows from fully and partially impervious developed surfaces. 

 
SURVEYOR – A professional land surveyor registered by the Commonwealth of 

Pennsylvania. 
 
SWALE – A low-lying stretch of land which gathers or carries surface water 

runoff. 
 
TOWNSHIP – The Township of Pennsbury.  The Board of Supervisors of 

Pennsbury Township or the official, person, or committee designated by 
the Board of Supervisors to act with respect to a particular matter set forth 
herein. 

 
TRACT – One (1) or more contiguous lots within the Township, assembled for 

the purpose of unified development, including a planned residential 
development, multiple-family development, planned shopping center, 
planned office park, industrial park, cluster development or lot averaging 
development, or a mobile home park.  See “Lot.” 
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USE – An activity or the specific purpose for which land or a building is designed, 
arranged, intended, or improved on a lot or for which it is or may be 
occupied or used. 

 
WATER SUPPLY – Water Supply shall mean the following:  
 
A. INDIVIDUAL WATER SUPPLY – A safe and healthful supply of water 

consisting of a well, piping, pump and other equipment which services one 
single user. 

 
B. COMMUNITY WATER SUPPLY SYSTEM – A system for supplying water 

from a common source or sources to more than one (1) dwelling and other 
buildings within a development, or other Township service area.  The 
water supply source may be located on-site and/or off-site and may be 
publicly or privately owned. 

 
C. PUBLIC WATER SUPPLY SYSTEM – A system for supplying water in 

sufficient quantities to more than one (1) dwelling and other buildings, 
which is administered by a municipality, municipal authority, or public 
utility as defined and regulated by the Pennsylvania Public Utility 
Commission (PUC).  Such system services a municipality(s) or generally 
larger areas within a municipality(s). 

 
D. OFF-SITE WATER SUPPLY – A safe, adequate and healthful supply of 

water to more than one (1) user from a common source or common 
supplier approved by all governmental agencies having jurisdiction over 
such matters and either governmentally or privately owned or PUC 
controlled. 

 

WATER TABLE – The upper surface of a zone of saturation, except where that 
surface is formed by an impermeable body. 

 
WATERCOURSE – A watercourse is a channel or conveyance of surface water 

having defined bed and banks, with perennial or intermittent flow, 
including the course of outflow from any spring, a river, brook, creek or 
stream.  The definition of watercourse shall exclude facilities constructed 
solely for stormwater management. 

 
WATERS OF THE COMMONWEALTH – Any and all rivers, streams, creeks, 

rivulets, dammed water, ponds, springs, and all other bodies or channels 
of conveyance of surface and underground water, or parts thereof, 
whether natural or artificial within or on the boundaries of the 
Commonwealth of Pennsylvania. 

 
WETLANDS – Wetlands are those areas inundated or saturated by surface water 

or groundwater at a frequency and duration sufficient to support, and that 
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under normal circumstances do support, a prevalence of vegetation 
typically adapted for life in saturated soil conditions, including swamps, 
marshes, bogs, ponds, lakes, and similar areas.  Wetlands include all 
lands regulated as wetlands by the PADEP or the U.S. Army Corps of 
Engineers.  In the event there is a conflict between the definitions of these 
agencies, the more restrictive definition applies. 

 
WOODLANDS – A tree mass or plant community covering an area of one-

quarter (0.25) acre or more, in which tree species are dominant or co-
dominant and the branches of the trees form a complete, or nearly 
complete aerial canopy.  The extent of any woodland plant community or 
any part thereof shall be measured from the outermost drip line of all the 
trees in such plant community.  Woodland shall include any area where 
timber has been harvested within the previous three (3) years and/or 
woodland disturbance has occurred within the previous three (3) years 
which would have met the definition of woodland prior to timbering or 
disturbance, but not prior to enactment of this Section.  Woodlands do not 
include orchards or old fields or tree farms. 

 
WOODLAND DISTURBANCE – Any activity which: 
 
A. Alters the existing structure of a woodland or hedgerow.  Alterations 

include the cutting or removal of canopy trees, subcanopy trees, 
understory shrubs and vines, woody and herbaceous woodland floor 
species as well as the removal of humus or duff from the ground; or 

 
B. Constitutes a land disturbance within a woodland or hedgerow. 
 
C. Notwithstanding the foregoing, woodland disturbance does not include the 

following: 
 

1.  Removal of vegetation which constitutes hazardous condition(s); or 
 
2. Selective cutting or removal of invasive alien species, including 

trees, shrubs, vines or herbaceous species; or 
 
3. Timber harvesting which is independently governed by the 

Township’s Zoning Ordinance. 
 
D. Where woodland disturbance is regulated as a Timber Harvesting 

Operation, such operation shall not be separately regulated as woodland 
disturbance for the purposes of this Ordinance and shall not require a 
submission pursuant to this Ordinance. 

 
YARD – An open space between the principal building or group of buildings and 

the nearest lot line or road right-of-way which is unoccupied and 
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unobstructed from the ground upward except for permitted accessory 
structures or as otherwise herein permitted.  The minimum depth of each 
required yard is established by the applicable building setback line.  

 
ZONING MAP – The official Zoning Map of Pennsbury Township, Chester 

County, Pennsylvania. 
 
ZONING ORDINANCE – The Zoning Ordinance of Pennsbury Township, 

Chester County, Pennsylvania. 
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ARTICLE III 

PROCEDURES FOR SUBDIVISION AND LAND DEVELOPMENT 

 
 
Section 300 General Provisions 

 
The Township has adopted the procedures set forth herein which shall be 
observed by all applicants, developers, and their agents. 
 
A. Authority for Plan Approval.  Final authority for approval or denial of all 

subdivision and land development plans is vested in the Township Board 
of Supervisors in accordance with the procedures set forth herein.  Prior to 
action by the Board, all plans shall be referred for review and 
recommendation to the Township Planning Commission, the Township 
Engineer, the Township Solicitor, and such other agencies, bodies, 
committees, boards, commissions, consultants, etc., as deemed pertinent 
by the Board or as required by law.  However, the failure to make such 
referral and/or the failure by any reviewing party to review and/or make 
recommendation with respect to any plan shall not affect the validity of any 
action taken by the Board with respect to such plan. 

 
B. Plan Classification.  All applications filed pursuant to this Ordinance shall 

be classified as either a Major Subdivision or Land Development or Minor 
Subdivision as defined below:   

 
 1. Minor Subdivision:  any of the following: 
 
  a. Any plan providing for lot line adjustment where all of the 

criteria set forth in Subsection 300.B.1.c apply; 
 
  b. Any plan providing for a rejoining of lots where all of the 

criteria set forth in Subsection 300.B.1.c apply; 
 
  c. Any subdivision in which all of the following apply: 
 
   i. No public or private road is proposed to be 

constructed; and 
 
   ii. No public improvement is required other than as may 

relate to road widening where required by the 
Township, on-lot stormwater management systems or 
sewer or water lines serving individual lot(s); and 

 
   iii. No more than five (5) residential lots or dwelling units 

or no more than five (5) agricultural lots, including 
those with principal residential dwelling units, shall 
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result from any subdivision including any residual 
portion of the parent tract, nor from the cumulative 
result of more than one subdivision of the same 
parent tract occurring after the date of adoption of this 
section, excluding subdivision of lots or parcels 
permanently restricted to agricultural or open space 
use; or 

 
   iv. A condominium subdivision is proposed, regardless of 

number of condominium units, where all other 
stipulations of this section are met; and 

 
   iv. The potential future subdivision or land development 

of any remaining portion of the parent tract shall be 
provided for and not adversely affected by the subject 
plan. 

 
 2. Major Subdivision or Land Development: 
 
  Any (i) non-residential or non-agricultural land development 

application; or (ii) any other subdivision or land development 
application not classified as minor as provided above. 

   
C. Overview of Plan Submission and Review Process.  The following plan 

review steps are used in Pennsbury Township.  Plan contents shall be as 
set forth in Article IV and the number of plan sets to be submitted is as 
specified in the Pennsbury Subdivision and Land Development 
Submission Checklist in effect at the time of submission. 
 

 

 Minor Subdivision Major Subdivision or 

Land Development 

Pre-Application Meeting Recommended Recommended 

Initial Sketch Submission, 
intended to guide following 
steps and not invoking any 
review time limitations 

Recommended Recommended 

Existing Resources and Site 
Analysis Plan (ERSAP) 

Recommended to the 
extent applicable 

Required 

Site visit with Township Recommended Recommended 
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representatives 

Four-Step Design Process Recommended to the 
extent applicable 

Required 

Formal Sketch Plan, 
reflecting steps above 

Recommended Recommended 

Preliminary Plan Not required Required 

Final Plan Required Required 

 
D. MPC Requirements.  Preliminary and final plans shall be reviewed in 

accordance with the requirements of the MPC and as set forth herein.  
 
E. Access for Purposes of Plan Review.  The owner of the parcel of land to 

be subdivided or developed shall, as part of the initial submission, submit 
a written statement on a form provided by Pennsbury Township granting 
the Pennsbury Township Board of Supervisors, its authorized agents and 
representatives, the Planning Commission, the Township Engineer, the 
Township Solicitor, other Township agencies, bodies, committees, boards, 
commissions, consultants, etc., and the representatives of the County and 
municipal departments and agencies having responsibility for review 
and/or approval under this Ordinance, the right to enter the parcel of land 
for the purpose of inspection and enforcement of the requirements, terms, 
and conditions herein.  The written statement form provided by the 
Township shall include, among other things, that site visits shall be by 
appointment scheduled with the Applicant. 

 
F. Plan Review by Adjacent Municipalities. 
 

1. Any plan applications involving tracts of land along the Township’s 
boundary shall include one additional complete set of plans and 
documentation which shall be forwarded by the Township to the 
adjacent municipality with a request for comments, if any, within 45 
days. 

 
2. The Township may solicit comments from an adjacent municipality 

even if the plan is not on the boundary of the Township where a 
plan, in the opinion of the Township, affects the adjacent 
municipality, in which case additional plan sets may be required. 

 
3. When comments are solicited from any adjacent municipality, the 

Planning Commission and the Board of Supervisors shall review 
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the reports from the adjacent municipality as part of the plan review 
process.  

 
G. Required Notification of Surrounding Property Owners. 

 

1. All applicants for major subdivision or land development approval 
shall provide the following notification: 

 
a. Written notice, pursuant to Subsection 300.G.3 below, to all 

individuals or entities who own real estate of the pendency of 
the application, where any portion of such real estate is 
adjacent to or within five hundred (500) feet of the proposed 
major subdivision or land development; 
 

b. Posted notice in one or more prominent locations along 
public roads abutting the subject tract pursuant to 
Subsection 300.G.4 below. 

 
2. All applicants for minor subdivision approval shall notify in writing all 

individuals or entities who own adjacent real estate, including 
property all or partly within adjacent municipalities, of the pendency 
of such minor subdivision or land development proposal pursuant to 
Subsection 300G.3 below. 

 
3. Required Written Notice. 
 

a. Required written notice shall be made by Certified Mail, 
Return Receipt Requested, to the pertinent landowner’s last 
known address within fifteen (15) days of the submission of 
the preliminary plan for major subdivisions or land 
development applications or of the final plan for minor 
subdivision applications.  The address on the tax rolls shall 
be considered the last known address. 
 

b. Verification of mailing, including a copy of the names, 
addresses and tax parcel numbers of each person to whom 
the notice was mailed, including copies of the appropriate 
Return Receipts from Registered Mail, shall be delivered to 
the Township within thirty (30) days of pertinent plan 
submission. 

 
c. Until the Township receives the required verification of 

mailing, the Township shall be under no obligation to place 
the application on the agenda for any committee, 
commission or board for discussion and/or action. 
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d. If for any reason the pertinent plan application as filed is 
substantially changed so as to be considered a new filing, 
the notification requirement shall be reinitiated.  

 
e. The Township shall not be obligated to provide affected 

landowners with written notice of meetings held on the 
application except as may be required by any other legal 
authority.  The failure of any person or entity to receive 
notice given pursuant to this Section shall not constitute 
grounds for any court to invalidate any action of the 
Township for which the notice was given.  

 
4. Required Posted Notice.  

 
a. Posted notice. The applicant shall erect posted notice sign(s) 

on all subject properties within one week of official filing of 
the proposed major subdivision or land development. 
 

b. The posted sign shall be placed in a conspicuous location 
(no greater than ten (10) feet from the right-of-way), one 
along each adjacent right-of-way, and shall be perpendicular 
to the street so as to be clearly visible to the public. The 
Township shall have the discretion to require the applicant to 
move the posted sign to a more acceptable location if it is 
determined by the Township that the location is 
inappropriate for public viewing. The Township shall also 
have the discretion to permit only one posted sign on corner 
lots. 

 
c. Each required posted sign shall be double-faced, and each 

side shall consist of a two-foot-by-three-foot laminated sign 
with a yellow background with two-inch black lettering in a 
sans serif typeface. If a posted sign already exists at the site, 
the notice may be affixed to the existing sign. 

 
d. Each required posted sign shall depict the lot configuration 

of residential applications or building footprint with square 
footage, paving and landscaping in the case of 
nonresidential applications. The applicant's name and phone 
number, the name of the plan, the application number, and 
the tax parcel number(s) shall be prominently displayed on 
the plan. In addition, the Township's phone number shall 
appear on the sign so that residents can obtain information 
on the date, time and location of the first meeting at which 
the Planning Commission will discuss the plan. The 
applicant shall be responsible to clean or replace any posted 
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sign (no more than once) which has been defaced to the 
extent that the information to be conveyed is no longer 
legible. 

 
e. Failure of any such posted notice to remain in place after the 

notice has been posted shall not be deemed a failure to 
comply with these standards or be grounds to challenge the 
validity of any decision made on the application unless the 
notice was removed by the applicant or at his or her 
direction. 

 
f. The applicant shall remove the posted sign no later than 10 

days after the final meeting at which the plan has been either 
approved or denied by the Board of Supervisors or the plan 
has been withdrawn by the applicant. 

 
g. If a plan is substantially revised to the point where it 

constitutes a new plan and requires a new submission, that 
plan shall be re-posted in accordance with the above 
procedure. 

 
H. Re-filing of Plans May be Considered New Plan Submission.  Any plan 

which meets any one of the criteria below shall be considered to be a new 
plan and shall be accompanied by an application, appropriate fees and all 
required information.   

 
1. A plan which is submitted after a previous plan for the same 

property has been withdrawn shall constitute a new plan. 
 
2. A plan which is submitted after a plan for the same property has 

been approved or rejected shall constitute a new plan. 
 
3. A plan which is re-submitted during the course of plan review by the 

Township and is deemed by the Township to contain a substantially 
altered lot layout, road configuration, building location(s) or use, for 
the same land that was involved in a prior plan submission, shall 
constitute a new plan, unless the Township, at its discretion, agrees 
that revisions to the originally submitted plan have been in full 
response to revisions requested by the Township or its consultants.  

 
I. Multiple plans for the same property may be processed simultaneously.  

However, each such plan shall be considered an independent plan in 
terms of the application process and the established time line for review, 
and each application shall be accompanied by all appropriate fees, 
application forms and documentation required by this Ordinance. 
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Section 301 Pre-Application Planning and Design Procedures 

 
It is the policy of Pennsbury Township that the following pre-application planning 
and design procedures be undertaken to promote mutual understanding among 
Township and Applicant representatives regarding resource protection and 
development objectives, to enhance the ability of the Township to review and act 
on any application in a timely fashion, and to reduce expenditure which may 
result from otherwise unnecessary repetitive submission of engineered plans.  All 
steps taken prior to Preliminary Plan submission (or Preliminary/Final Plan 
submission in the case of a minor plan), while strongly recommended, are 
formally voluntary on the part of the Applicant.  In no case shall the date of any 
submission prior to submission of a complete Preliminary or Preliminary/Final 
Plan, as applicable, constitute the date upon which any applicable legal review 
period is based, as defined in Section 303.B.4, nor shall any such submission 
impose any formal requirement for review or action on the part of the Township. 
 
A. Pre-Application Meeting.  Prior to any formal plan submission, Applicants 

for any minor subdivision or any major subdivision or land development 
are encouraged to schedule a pre-application meeting with 
representative(s) designated by the Township (e.g., Township Engineer).  
The purpose of the pre-application meeting, which shall occur at no cost to 
the Applicant, is to inform the Applicant of the pertinent Township planning 
objectives and applicable regulations and procedures, and to discuss the 
Applicant’s objectives.  

.  
B. Initial Concept Submission.  At the time of the Pre-Application Meeting, 

Applicants for any subdivision or land development are encouraged to 
submit an initial informal concept drawing of development plans, to enable 
Township representative(s) to better understand the Applicant’s intentions 
as well as enabling Township representative(s) to better inform the 
Applicant of applicable Township regulation, policy, and planning 
initiatives.  This initial concept shall not be subject to specific submission 
format requirements.  It may be hand-drawn, ideally on a scaled base plan 
or aerial photograph of sufficient size to be easily legible.   

 
C. Existing Resources and Site Analysis Plan.  At the time of the initial 

concept submission, Applicants for any subdivision or land development 
are encouraged to provide an Existing Resources and Site Analysis Plan 
(ERSAP) to the Township, as provided in Article IV.  The purpose of the 
ERSAP is to familiarize Township representatives with existing conditions 
on the Applicant’s property and within its immediate vicinity, and to provide 
a complete and factual reference for a site visit and a basis for planning 
and design that is consistent with the Township’s natural and cultural 
resource protection and design objectives.  The ERSAP is not formally 
required at the time of initial concept submission, but is very useful and 
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may make use of existing published information.  The ERSAP is required, 
at the latest, at the time of Preliminary Plan submittal. 

 
D. Site Visit.  Prior to any formal plan submission, Applicants for any 

subdivision or land development are encouraged to schedule an on-site 
visit to the subject property with representative(s) designated by the 
Township (e.g., Township Engineer, Planning Commission members).  If 
not previously completed, a site visit shall be scheduled once Preliminary 
or Preliminary/Final Plans, as applicable, are filed in accordance with 
Section 303 or Section 304, as applicable. 

 
Applicants are encouraged to accompany Township representatives on 
these site visits.  The purpose of the site visit is to familiarize Township 
representatives with the property’s existing conditions and special 
features, to identify potential site design issues and to provide an informal 
opportunity to discuss site design concepts, including the general layout of 
open space, undisturbed areas and landscaped areas, potential locations 
for proposed buildings and road alignments, stormwater management 
concepts and the protection of natural and cultural (including historical and 
archeological) resources.  Comments made by the Township or its staff 
and consultants or other representatives on site visits are only advisory 
and shall not be binding on either the Township or the Applicant. 
 

E.  Four-Step Design Process.  All applicants for major subdivision or land 
development approval shall be required to use the following four-step 
design process to assist in determining the most suitable approach to 
development of the subject site and are encouraged to do so as early in 
the planning process as possible, while not formally required at the time of 
initial concept plan submittal.  The layout of lots or development shall be 
designed so that areas or features identified as being important in the 
ERSAP or upon the site visit are preserved to the greatest extent 
practicable and the areas of secondary importance are used for 
development.  The steps in the four-step design process are as follows: 

 
1. Step 1:  Establishment of Site Context and Delineation of 

Resources to be left undisturbed, protected, or incorporated into 
development plans. 

 
a. Site resources and open areas proposed to be left 

undisturbed or incorporated into development plans shall be 
identified and described based on review and assessment of 
mapping and other information in the ERSAP, including for 
example and not limited to: open space, woodlands and 
other significant vegetation, steep slopes, wetlands, riparian 
buffers, flood zones, scenic views, historic, archeological 
and recreational resources, as relevant.  The pre-application 
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meeting and the site visit, if applicable, should be used to 
assign relative value to such areas, assess relative 
sensitivity to development impacts, and determine those 
features and areas most desirable for conservation.  

 
b. The areas that are identified at this stage of the design 

process as appropriately left open and undisturbed shall take 
into account functional considerations such as stormwater 
management considerations and suitability for groundwater 
recharge and infiltration, wherever feasible. 

 
c. Areas identified as appropriately left open and undisturbed 

need not formally be designated or set aside as open space 
unless open space designation is required in accordance 
with applicable provisions of Township ordinances, nor shall 
such areas be deducted from any permitted density 
calculation or impervious cover limitation except as may be 
provided in the Zoning Ordinance.  The primary purpose of 
designation of areas to be left open and undisturbed is to 
guide ultimate location of structural development and related 
land disturbance. 

 
d. Special design considerations relative to structural 

placement and landscape treatment shall be identified based 
on review of the Pennsbury Township Comprehensive Plan 
and Pennsbury Township Zoning Ordinance, as applicable, 
as well as an assessment of relevant relationships to 
neighboring properties. 

 
2. Step 2:  Delineation of Primary Development Areas, Location of 

Structures and Alignment of Infrastructure:  roads, trails, utilities, 
and stormwater management 

 
a. Primary development areas, including potential building 

area(s) and zones of land disturbance shall be identified 
initially on the basis of lands remaining after identification of 
areas appropriately left open and undisturbed in Step 1 
above.  While ultimate development plans shall avoid 
disturbance of areas identified as appropriately left open and 
undisturbed to the greatest degree practicable, it is 
recognized that potential development consistent with 
applicable zoning provisions and otherwise consistent with 
the provisions of this Ordinance may not practicably avoid all 
such areas.  Identification of additional development area, 
where necessary, shall be made on the basis of those areas 
assigned lower relative resource protection value or relative 
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sensitivity to development impacts in accordance with Step 
1.a, above.  The conservation of historic resources may 
include their incorporation into development plans. 

 
b. Identification of building locations and related disturbance 

areas shall conform to development areas designated per 
Step 2.a, above.  

 
c. An access and circulation plan, including provision for 

parking, shall provide pedestrian and vehicular access to the 
development having a logical relationship to topographic 
conditions and neighboring properties and which minimizes 
further land disturbance and negative impacts to resource 
protection objectives.  

 
d. Locations of and methods available for providing facilities for 

water service, wastewater disposal, stormwater 
management and other utilities, as necessary, shall be 
defined and indicated. 

 
3. Step 3:  Preparation of Schematic Design, Building and 

Conservation Plan.  
 

a. Narrative and plans shall be provided as appropriate 
indicating the ways in which the Applicant proposes to 
undertake development, as defined in Step 2, in order to 
implement identified design objectives and respect the 
significant features of the land described in the ERSAP and 
areas designated for non-disturbance in Step 1. 

 

b. Proposed limits to land disturbance on the subject site, 
including limits to grading and soil disturbance activities, 
shall be stated. 

 
c. How proposed limits to land disturbance comply with 

applicable disturbance limitations set forth in this Ordinance 
or in the Pennsbury Township Zoning Ordinance in respect 
to natural and cultural resources shall also be set forth. 

 
d. Plans as necessary to demonstrate how existing natural 

contours and vegetation will be respected shall be 
described. 

 
e. How stormwater will be captured on site for infiltration in 

accordance with DEP regulations shall be described, 
indicating that the areas best suited for stormwater infiltration 
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have been selected for that purpose, based on hydrologic 
soil groups and the stormwater management requirements 
of the Pennsbury Township Stormwater Management 
Ordinance. 

 
f. A building plan which incorporates necessary infrastructure, 

road improvements, and landscaping, as necessary, shall be 
presented.  A description of any historic resources on the 
site and proposed efforts to preserve their historical integrity 
shall also be included, including specific identification of 
instances where such resources are intended to be 
incorporated into any building program. 

 
g. Incorporation of necessary infrastructure, road 

improvements and landscaping shall be described and 
presented, as necessary. 

 
4. Step 4:  Drawing Lot Lines/Defining Ownership Responsibilities 
 

Lot lines shall be drawn as required, and consistent with the 
provisions of the Pennsbury Township Zoning Ordinance, to 
delineate the boundaries of individual lots, public and private rights-
of-way, and open space areas, as applicable.  In all cases, 
ownership responsibilities shall be defined in a manner which will 
implement the Schematic Design, Building and Conservation Plan 
defined in Step 3. 

 
5. Documentation.  Applicants proposing any subdivision or land 

development are encouraged to submit plans and narrative as 
relevant to outline the findings of each step of the design process at 
the time of Sketch Plan review.  

 
Section 302 Sketch Plans 

 
A. Purpose and Applicability.  The purpose of Sketch Plan submission and 

review is to afford the Applicant the opportunity to consult early and 
informally with the Planning Commission and the Township before 
submission of formal plans (Preliminary or Preliminary/Final, as 
applicable) for subdivision or land development approval.  Applicants 
undertaking sketch plan review shall follow the Pre-Application Planning 
and Design Procedures set forth in Section 301 if not already 
accomplished at the time of initial concept submittal.  
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B. Sketch Plan Submission and Review. 
 

1. Applicants choosing to submit a Sketch Plan application are 
encouraged to submit the minimum number of copies of the Sketch 
Plan application to the Township as specified in the Pennsbury 
Subdivision and Land Development Submission Checklist in effect 
at the time of submission.  Applicants are encouraged to prepare 
Sketch Plan applications in accordance with the requirements 
contained in Section 401 hereof.  Applicants are further encouraged 
to submit an ERSAP and documentation outlining the Four-Step 
Design Process, if applicable. 

 

2. In addition to paper copy submission, Applicants shall submit 
Sketch Plans to the Township electronically in the format specified 
by the Township Engineer. 

 

3. The Township may distribute copies of the Sketch Plan application 
to the Township Planning Commission, Township Engineer, 
Township Solicitor and such other Township agencies, bodies, 
committees, boards, commissions, and consultants as the 
Township deems appropriate. 

 
4. The Applicant is encouraged to present the Sketch Plan and 

supporting materials to the Township Planning Commission.  The 
Township Planning Commission shall review the Sketch Plan and 
shall informally advise the Applicant of the extent to which the 
proposed subdivision or land development conforms to the relevant 
Township ordinances, resolutions, regulations and policies, to 
Township planning, design and historic preservation objectives, and 
to environmentally responsible design.  To the extent that sufficient 
information has been submitted to the Planning Commission, the 
Commission shall undertake a general review which may 
encompass but shall not be limited to: 

 
a. the compatibility of the proposal with respect to the 

objectives and policy recommendations of the Pennsbury 
Township Comprehensive Plan; 

 
b. its consistency with the Pennsbury Township Zoning 

Ordinance; 
 
c. the compatibility of the plan with the input from the pre-

application meeting, site visit, ERSAP, and the Four-Step 
Design Process where applicable; 
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d. the location of all areas proposed for land disturbance 
(roads, foundations, yards, utilities and wastewater disposal 
systems, storm water management areas, etc.) with respect 
to notable features of natural or cultural significance as 
identified on the Applicant’s ERSAP; 

 
e. the proposed building density and impervious coverage; 
 
f. the potential for vehicular and pedestrian connections with 

existing roads, other proposed roads, and existing or 
potential development on neighboring properties; 

 
g. the location of proposed access points along the existing 

road network; and 
 
h. the need for any waivers or modifications from otherwise 

applicable ordinance standards, including any waivers or 
modifications which the Planning Commission would 
recommend in order to permit the proposal to better conform 
to Township planning objectives while meeting the needs of 
the Applicant. 

 
5. All comments and recommendations made by Township 

representatives in regard to Sketch Plan review are non-binding.  
No comment or recommendation, nor the failure of the Planning 
Commission or any Township representative, to proceed or act in 
accordance with this Section, shall be deemed to be a decision with 
respect to any subdivision or land development plan or to vest any 
rights in the Applicant. 

 
Section 303 Preliminary Plans 

 
A. Purpose and Applicability. 
 

1. All applicants for major subdivision or land development approval 
shall submit a Preliminary Plan application which is a set of 
documents demonstrating compliance with zoning provisions, 
showing existing features, proposed road and lot layout, storm 
water management facilities and engineering detail sufficient to 
ensure proper functioning of proposed improvements and sufficient 
to meet the plan requirements of this Ordinance.  Applicants for 
minor subdivision approval are not required to submit a Preliminary 
Plan application but may proceed with a combined 
Preliminary/Final Plan application. 
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2. Preliminary Plan applications shall conform with all information, 
requirements, and procedures set forth herein. 

 
B. At the time of Preliminary Plan Submission, the Applicant shall establish 

with the Township an escrow account to cover reasonable costs incurred 
by the Township in the course of plan review.  Any funds not ultimately 
utilized shall be refunded after final approval has been granted and any 
conditions thereof met or otherwise funded. 

 
C. Preliminary Plan Submission and Acceptance for Review. 
 

1. The Preliminary Plan application shall include all information as set 
forth in Section 402, including the ERSAP and documentation of 
fulfillment of the Four-Step Design Process.  Submitted plans and 
accompanying documentation shall be dated and clearly marked 
“Preliminary Plans.” 

 
2. Applicants shall submit the minimum number of copies of the 

Preliminary Plan application, including all required supporting 
information and materials, to the Township as specified in the 
Pennsbury Subdivision and Land Development Submission 
Checklist in effect at the time of submission.  The Preliminary Plan 
application shall be submitted to the Township at least thirty (30) 
calendar days prior to the Planning Commission meeting at which 
the Applicant requests that time be reserved on the agenda to 
discuss the Preliminary Plan although submission by the Applicant 
within that time period does not guarantee that the Applicant will be 
on the requested Planning Commission agenda. 

 
3. Plans and all supporting information as required herein, included in 

the Preliminary Plan application, also shall be submitted to the 
Township electronically in the format specified by the Township 
Engineer. 

 
4. Within ten (10) business days from the date the Preliminary Plan 

application is submitted to the Township, the Township shall 
determine whether the submission is administratively complete.   

 
a. To be considered administratively complete, all of the 

documentation required by this Ordinance shall be included 
with the application and all required application, escrow and 
review fees shall be paid to the Township in accordance with 
the municipal fee schedule and all required fees shall be 
paid to the Chester County Planning Commission in 
accordance with the Chester County Planning Commission’s 
fee schedule.  
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b. Where a Preliminary Plan application is found to be 

administratively complete, the applicable legal review period 
shall begin on the date of the next scheduled meeting of the 
Planning Commission at which the application may be 
considered, or thirty (30) days from the date upon which the 
complete application was submitted to the Township, 
whichever is earlier.  

 
c. If a Preliminary Plan application is determined not to be 

administratively complete, it shall be returned to the 
Applicant with a specific indication of the missing materials 
or fees which rendered it incomplete.  Any professional 
consultant fees, including engineering fees and legal fees, 
incurred by the Township in the review of the Preliminary 
Plan for completeness prior to formal acceptance shall be 
billed to the Applicant.  An incomplete Plan that is returned 
shall not be considered as having been submitted for 
purposes of establishing the applicable legal review period.  

 
D. Distribution of Preliminary Plans.  The Applicant shall submit the 

Preliminary Plan and accompanying documentation, as appropriate, to the 
Chester County Planning Commission, appropriate emergency services 
representatives, the Chester County Health Department, and other 
agencies as deemed appropriate by the Township.  Time stamped 
verification of such submissions shall be provided to the Township. 

 
E. Review of the Preliminary Plan and Rendering of Decision. 
 
 1. Official Review Period. 
 
 The Board of Supervisors shall render its decision that the 

submitted plan be approved, approved with conditions, or 
disapproved within the time period set by applicable law for 
decision making.  The Board of Supervisors, at its discretion, may 
extend this time if the Applicant grants an extension of time to the 
Township in writing, on a form provided by the Township.  Any 
extension of time requested by an Applicant shall be for a minimum 
of ninety (90) days. 

 
2. Review by Township Engineer, Zoning Officer, and other Township 

Staff and Consultants.  
 

 a. The review shall assure the following: 
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i. that all information required by this Ordinance is 
presented in the plans submitted and that the 
submission complies with all requirements of this 
Ordinance; 
 

ii. that the Preliminary Plan complies with all applicable 
laws, ordinances, resolutions, regulations, and/or 
policies; 
 

iii. that the Preliminary Plan complies with the Four-Step 
Design Process, where applicable; 
 

iv. that the Preliminary Plan complies with any conditions 
set forth in any previous Order of Approval for any 
applicable conditional use, special exception, or 
zoning variance; 
 

v. that, in the opinion of the Township Engineer, the 
various schemes presented for the location, alignment 
and grade of roads, stormwater management/Best 
Management Practices, erosion and sedimentation 
control, physical site constraints, site grading, sanitary 
sewers, water supply, and any other proposed 
improvements appear to be feasible from an 
engineering perspective. 

 
b. The Township Engineer and other staff and consultants, as 

applicable, shall submit their written comments to the 
Township.  The cost of the Township’s professional reviews 
shall be the responsibility of the Applicant. Preliminary plan 
comments issued by the Zoning Officer shall be deemed to 
be determinations, as that term is defined by the MPC, as to 
the issues upon which the Zoning Officer provides written 
comments.  

 
c. The Township may request additional review by the 

Township Engineer, local fire companies and other 
emergency services providers, Township staff, Township 
agencies, bodies, commissions, boards, committees, 
Township land planning consultant, or other professional 
consultants to ascertain the accuracy of the Preliminary Plan 
and submitted supplementary data, materials, or 
documentation, as it may deem necessary based on the 
specific circumstances.  The cost of any additional review 
shall be the responsibility of the Applicant.  
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 3. Review by Other Agencies. 
 

a. Chester County Planning Commission.  As the designated 
County planning agency, the Chester County Planning 
Commission shall be provided with the opportunity to review 
and comment on the Preliminary Plan submission as 
required by the MPC. 
 

b. Chester County Health Department.  The Chester County 
Health Department shall be provided with the opportunity to 
review and comment on the Preliminary Plan submission. 

 
c. Chester County Conservation District.  The Chester County 

Conservation District shall be provided with the opportunity 
to review and comment on the Preliminary Plan submission. 
 

d. Other Agencies.  County, state, federal, or other reviewing or 
regulatory agencies having jurisdiction over all or a portion of 
the property subject to the application shall be provided with 
the opportunity to review and comment on permit or other 
agency-specific matters, as applicable. 

 
 4. Review by the Township Planning Commission. 
 

a. The Township Planning Commission shall, at its duly 
advertised public meetings, review the Preliminary Plan 
application for consistency with this Ordinance and any other 
applicable ordinances, resolutions, regulations, and policies, 
with any conditions of approval contained in any applicable 
Order of Approval for any conditional use, special exception 
or zoning variance, with the Four-Step Design Process, 
where applicable, and in consideration of the comments 
submitted by the Township Engineer and any other 
Township, County, state or federal consultants, agencies, 
bodies, commissions, boards, committees, etc., where 
applicable.  The Planning Commission review shall further 
include, but is not limited to, those items set forth in 
Subsections 302.B.4.a through h. 

 
b. Where not previously accomplished, upon acceptance of a 

submission for review or at the first scheduled meeting of the 
Planning Commission at which the application shall be 
considered, the Applicant shall arrange for a site visit of the 
subject property as set forth in Subsection 301.D. 
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c. It is recommended that the Applicant or designated 
representative be present at those meetings where the 
application will be considered.  If the Applicant is present, 
the Planning Commission may advise the Applicant of the 
extent to which the proposed subdivision or land 
development conforms to the relevant standards of this 
Ordinance and the need for or acceptability of any waivers or 
modifications of design standards contained herein, and any 
suggested plan modifications that would increase the 
subdivision’s or land development’s degree of conformance 
in order to obtain a Planning Commission recommendation 
of approval.  

 
d. Prior to communicating its recommendations to the Board of 

Supervisors regarding any Preliminary Plan application, the 
Planning Commission may request the input and/or may 
review the written or verbal comments of any of the 
Township’s planning, legal and engineering consultants, the 
Township’s other agencies, bodies, commissions, boards, 
committees,  other professional consultants, and other 
agencies involved in the review of the subject plan as 
provided in Sections 303.D.2 and 3 above.  The Planning 
Commission may also receive comments from surrounding 
or affected landowners. 

 
e. Except where an extension of time is granted to the 

Township in writing by the Applicant, on a form provided by 
the Township, and such extension is accepted by the Board 
of Supervisors, the Planning Commission shall communicate 
its comments and recommendations to the Township Board 
of Supervisors in advance of the last scheduled meeting of 
the Board prior to the expiration of the review period set by 
applicable law for decision making.  The communication 
from the Planning Commission to the Board of Supervisors 
may include any recommended conditions of approval and 
may cite specific sections of the Ordinance, other 
ordinances, resolutions, regulations and/or policies, or other 
reasons relied upon for the Commission’s recommendations.  
Failure of the Planning Commission to communicate its 
recommendations to the Board of Supervisors within the 
prescribed time frame shall not affect the status of the 
Preliminary Plan application nor cause any extension of the 
applicable review period. 

 
 5. Review and Decision by the Board of Supervisors. 
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a. The Board of Supervisors shall render its decision that the 
submitted plan be approved, approved with conditions, or 
disapproved within the time period set by applicable law for 
decision-making.  This time may be extended if the Applicant 
grants an extension of time to the Township in accordance 
with Section 303.D.1 hereof.   

 
b. The decision of the Board of Supervisors shall be in writing 

and shall be mailed to the Applicant at his last known 
address not later than fifteen (15) days following the date of 
the decision. 

 
i. When the application is not approved as filed, the 

decision shall specify the defects in the application, 
shall describe requirements that have not been met, 
and shall cite the provisions of the statute, ordinance, 
resolution, regulation and/or policy relied upon. 

 
ii. When the application is approved with conditions, the 

Board of Supervisors shall set forth the applicable 
conditions and the Applicant shall execute the 
Acceptance of Conditions form as presented.  Where 
the Applicant refuses to accept the applicable 
conditions, the application shall be deemed denied. 

 
iii. Prior to the meeting at which the Board of Supervisors 

will take action on the Preliminary Plan application, 
the Township may advise the Applicant of the 
proposed conditions to such approval.  Before the 
Board of Supervisors takes action on the Preliminary 
Plan application, where the Applicant has been so 
advised, he/she shall inform the Township in writing 
whether the condition(s) proposed to be imposed by 
the Board of Supervisors are acceptable or not to the 
Applicant.  

 
c. Upon approval of the Preliminary Plan application, the Board 

of Supervisors shall designate one copy of the Preliminary 
Plan as the official copy.  This copy shall include all 
necessary corrections as required by the Board of 
Supervisors.  It shall be retained in the Township files. 

 
d. Approval of the preliminary plan shall not constitute approval 

of the Final Plan or authorize the sale of lots or construction 
of buildings. 
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Section 304 Final Plans 
 
A. Purpose and Applicability. 
 

1. The purpose of the Final Plan application for subdivision or land 
development is to assure full compliance with this Ordinance, with 
applicable zoning provisions and with all other applicable laws, 
statutes, ordinances, resolutions, policies and/or regulations prior to 
formal recording of all relevant planning documents and land 
records, and to ensure long-term proper functioning, maintenance, 
and funding for all proposed improvements. 
 

2. Final Plan applications shall conform with all information, 
requirements, and procedures set forth herein. 

 
3. The Final Plan application shall be submitted within twelve (12) 

months of the date of Preliminary Plan approval for the subject 
property.  The Applicant may request an extension beyond the 
twelve (12) months subject to approval by the Board of 
Supervisors.  

 
B. At the time of Final Plan Submission, the Applicant shall establish with the 

Township an escrow account to cover reasonable costs incurred by the 
Township in the course of plan review, to any extent not previously 
established.  Any funds not ultimately utilized shall be refunded after final 
approval has been granted and any conditions thereof met or otherwise 
funded. 

 
C. Final Plan Submission and Acceptance for Review. 
 

1. The Final Plan application shall include all information as set forth 
in Section 403, including the ERSAP and documentation of 
fulfillment of the Four-Step Design Process.  Submitted plans and 
accompanying documentation shall be dated and clearly marked 
“Final Plans.” 

 
2. Applicants shall submit the minimum number of copies of the Final 

Plan application, including all required supporting information and 
materials, to the Township as specified in the Pennsbury 
Subdivision and Land Development Submission Checklist in effect 
at the time of submission.  The Final Plan application shall be 
submitted to the Township at least thirty (30) calendar days prior to 
the Planning Commission meeting at which the Applicant requests 
that time be reserved on the agenda to discuss the Final Plan 
although submission by the Applicant within that time period does 
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not guarantee that the Applicant will be on the requested Planning 
Commission agenda. 

 
3. Plans and all supporting information as required herein, included in 

the Final Plan application, also shall be submitted to the Township 
electronically in the format specified by the Township Engineer. 
 

4. Within ten (10) business days from the date the Final Plan 
application is received, the Township shall determine whether the 
submission is a Major Plan submission or a Minor Plan submission, 
as defined in Section 300.B. 

 
a. If the application is a Major Plan submission, but no 

Preliminary Plan application has previously been submitted 
and approved, the application shall be returned to the 
Applicant or, upon the request of the Applicant in writing, 
considered to be a Preliminary Plan submission made in 
accordance with Section 303 hereof. 

 
b. If the application is a Major Plan submission following a 

Preliminary Plan application previously submitted and 
approved, or if the application is a Minor Plan submission, 
the application shall be retained by the Township for review 
in accordance with this Section. 

 
c. For a Major Plan submission, the Final Plan shall conform to 

the approved Preliminary Plan. 
 
d. For a Major Plan submission, the Board of Supervisors may 

permit submission of the Final Plan in sections or phases. 
 

e. Final Plan applications shall conform to any conditions in any 
applicable Order of Approval for a conditional use, special 
exception, or zoning variance, and any conditions set forth in 
the Preliminary Plan approval as applicable. 

 
5. Also within ten (10) business days from the date the Final Plan 

application has been received, the Township shall determine 
whether the submission is administratively complete, if found to be 
an appropriate Final Plan submission pursuant to subsection 
304.B.4 above.   

 
a. To be considered administratively complete, all of the 

documentation required by this Ordinance shall be included, 
including compliance with prior conditions of approval as 
stated in Subsection 304.B.4 above, with the application.  
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Required application, escrow and review fees also shall 
have been paid to the Township in accordance with the 
municipal fee schedule and all required fees shall be paid to 
the Chester County Planning Commission in accordance 
with the Chester County Planning Commission’s fee 
schedule.  
 

b. Where a Final Plan application is found to be 
administratively complete, the applicable legal review period 
shall begin on the date of the next scheduled meeting of the 
Planning Commission at which the application may be 
considered, or thirty (30) days from the date upon which the 
complete application was submitted to the Township, 
whichever is earlier.  

 
c. If a Final Plan application is determined not to be 

administratively complete, it shall be returned to the 
Applicant with a specific indication of the missing materials 
or fees that rendered it incomplete.  Any professional 
consultant fees, including engineering fees and legal fees, 
incurred by the Township in the review of the Final Plan for 
completeness prior to formal acceptance shall be billed to 
the Applicant.  An incomplete Plan that is returned shall not 
be considered as having been submitted for purposes of 
establishing the applicable legal review period. 

 
D. Distribution of Final Plans.  The Applicant shall submit the Final Plan and 

accompanying documentation, as appropriate, to the Chester County 
Planning Commission, appropriate emergency services representatives, 
Chester County Health Department, and other agencies as deemed 
appropriate by the Township.  Time stamped verification of such 
submissions shall be provided to the Township.   
 

E. Review of the Final Plan and Rendering of Decision. 
 
1. Official Review Period. 
 
 The Board of Supervisors shall render its decision that the 

submitted plan be approved, approved with conditions, or 
disapproved within the time period set by applicable law for 
decision making.  The Board of Supervisors, at its discretion, may 
extend this time if the Applicant grants an extension of time to the 
Township in writing, on a form provided by the Township.  Any 
extension of time requested by an Applicant shall be for a minimum 
of ninety (90) days. 
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 2. Review by Township Engineer, Zoning Officer, and other Township 
Staff and Consultants. 

 
a. The review shall assure the following: 

 
i. that all information required by this Ordinance is 

presented in the plans submitted and that the 
submission complies with all requirements of this 
Ordinance; 

 
ii. that the Final Plan complies with all applicable laws, 

ordinances, resolutions, regulations, and/or policies; 
 

iii. that the Final Plan complies with the Four-Step 
Design Process, where applicable; 

 
iv. that the Final Plan conforms with the approved 

Preliminary Plan, as applicable; 
 

v. that the Final Plan complies with any conditions set 
forth in any previous Order of Approval for any 
applicable conditional use, special exception, or 
zoning variance; 

 
vi. that, in the opinion of the Township Engineer, the 

various schemes presented for the location, alignment 
and grade of roads, stormwater management/Best 
Management Practices, erosion and sedimentation 
control, physical site constraints, site grading, sanitary 
sewers, water supply, and any other proposed 
improvements are feasible from an engineering 
perspective.  Such opinion of feasibility shall not 
constitute any guarantee of the ultimate performance 
of the submitted design. 

 
 b. The Township Engineer and other staff and consultants, as 

applicable, shall submit their written comments to the 
Township.  The cost of the Township’s professional reviews 
shall be the responsibility of the Applicant.  Final plan 
comments issued by the Zoning Officer shall be deemed to 
be determinations, as that term is defined by the MPC, as to 
the issues upon which the Zoning Officer provides written 
comments. 

 
 c. The Township may request additional review by the 

Township Engineer, local fire companies and other 
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emergency services providers, Township staff, Township 
agencies, bodies, commissions, boards, Township land 
planning consultant, or other professional consultants to 
ascertain the accuracy of the Final Plan and submitted 
supplementary data, materials, or documentation, as it may 
deem necessary based on the specific circumstances.  The 
cost of any additional review shall be the responsibility of the 
Applicant. 

 
3. Review by Other Agencies. 

 
a. Chester County Planning Commission.  As the designated 

County planning agency, the Chester County Planning 
Commission shall be provided with the opportunity to review 
and comment on the Final Plan submission as required by 
the MPC. 
 

b. Chester County Health Department.  The Chester County 
Health Department shall be provided with the opportunity to 
review and comment on the Final Plan submission. 

 
 c. Chester County Conservation District.  The Chester County 

Conservation District shall be provided with the opportunity 
to review and comment on the Final Plan submission. 

 
 d. Other Agencies.  County, state, federal, or other reviewing or 

regulatory agencies having jurisdiction over all or a portion of 
the property subject to the application shall be provided with 
the opportunity to review and comment on permit or other 
agency-specific matters, as applicable.  

 
 4. Review by the Township Planning Commission. 
 

a. The Township Planning Commission shall, at its duly 
advertised public meetings, review the Final Plan application 
for consistency with any applicable Preliminary Plan 
approval and consistency with this Ordinance and any other 
applicable ordinances, resolutions, regulations, and policies, 
with any conditions of approval contained in any applicable 
Order of Approval for any conditional use, special exception, 
or zoning variance, with the Four-Step Design Process, 
where applicable, and in consideration of the comments 
submitted by the Township Engineer and any other 
Township consultants, agencies, bodies, commissions, 
boards, committees, etc., where applicable.  The Planning 
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Commission review shall further include, but is not limited to, 
those items set forth in Section 302.B.4.a through h.  

 
b. Where not previously accomplished, upon acceptance of a 

submission for review or at the first scheduled meeting of the 
Planning Commission at which the application shall be 
considered, the Applicant shall arrange for a site visit of the 
subject property as set forth in Subsection 301.D. 

 
c. It is recommended that the Applicant or designated 

representative be present at those meetings where the 
application will be considered.  If the Applicant is present, 
the Planning Commission may advise the Applicant of the 
extent to which the proposed subdivision or land 
development conforms to the relevant standards of this 
Ordinance and the need for or acceptability of any waivers or 
modifications of design standards contained herein, and any 
suggested plan modifications that would increase the 
subdivision’s or land development’s degree of conformance 
in order to obtain a Planning Commission recommendation 
of approval. 

 
d. Prior to communicating its recommendations to the Board of 

Supervisors regarding any Final Plan application, the 
Planning Commission may request the input and/or may 
review the written comments or testimony of any of the 
Township’s planning, legal and engineering consultants, the 
Township’s other agencies, bodies, commissions, boards, 
committees (e.g., EAC, Recreation Board), other 
professional consultants, and other agencies involved in the 
review of the subject plan as provided in Sections 304.D.2 
and 3 above.  The Planning Commission may also receive 
comments from surrounding or affected landowners. 

 
e. Except where an extension of time is granted to the 

Township in writing by the Applicant, on a form provided by 
the Township and such extension is accepted by the Board 
of Supervisors, the Planning Commission shall communicate 
its comments and recommendations to the Township Board 
of Supervisors in advance of the last scheduled meeting of 
the Board prior to the expiration of the review period set by 
applicable law for decision making.  The communication 
from the Planning Commission to the Board of Supervisors 
may include any recommended conditions of approval, and 
may cite specific sections of the Ordinance, other 
ordinances, resolutions, regulations and/or policies, or other 
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reasons relied upon for the Commission’s recommendations.  
Failure of the Planning Commission to communicate its 
recommendations to the Board of Supervisors within the 
prescribed time frame shall not affect the status of the Final 
Plan application nor cause any extension of the applicable 
review period. 

 
 5. Review and Decision by the Board of Supervisors. 
 

a. The Board of Supervisors shall render its decision that the 
submitted plan be approved, approved with conditions, or 
disapproved within the time period set by applicable law for 
decision-making.  This time may be extended if the Applicant 
grants an extension of time to the Township in accordance 
with Section 304.D.1 hereof. 

 
b. The Board of Supervisors may specify conditions, changes, 

modifications, or additions to the application that the Board 
deems necessary. 

 
  c. All Final Plan approval shall be subject to the following 

conditions, as applicable, and others which may be imposed 
by the Township and agreed upon by the Applicant, all as 
demonstrated in the resolution of approval for the 
application: 

 
  i. The Applicant shall execute a written agreement, in 

accordance with Section 601 herein, agreeing to 
install all the improvements as required by this 
Ordinance and all regulations adopted pursuant 
hereto, and agreeing to provide evidence of the 
necessary insurance coverage for the benefit of the 
Township, unless all required improvements shall be 
installed prior to recording of the Final Plan. 

 
   ii. The Applicant shall provide a performance guarantee 

in accordance with Section 601 herein. 
  

iii. The Applicant shall agree to offer deed(s) of 
dedication as required by the Township for such 
roads, easements for sanitary sewers, water lines, or 
storm sewers, public open space(s) and public 
improvements, including but not limited to stormwater 
basins, road paving, sidewalks, trails, shade trees, 
roadscape amenities, water mains, sanitary and storm 
sewers, as may be required for the promotion of the 
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public welfare.  The Township shall not be obligated 
to accept any particular such deed of dedication, and 
shall not accept any such deed(s) until after all said 
improvements are completed and such completion is 
certified as satisfactory by the Township Engineer.  All 
Deed(s) of Dedication shall be provided in a form 
prepared by the Township Solicitor, and shall be 
submitted to the Township accompanied by (i) an 
opinion of record title, in form acceptable to the 
Township Solicitor, indicating that the rights-of-way 
are free and clear of all liens and of all encumbrances 
that could adversely affect the Township’s ownership 
or use of such rights-of-way. 

 
   iv. The Applicant shall agree to copy the Township upon 

receipt of all required permits from agencies having 
jurisdiction over the proposed development, including 
but not limited to the Pennsylvania Department of 
Transportation (PennDOT), the PADEP, and the 
Pennsylvania Public Utility Commission. 

 
v. No plan which proposes access onto a road under the 

jurisdiction of PennDOT shall be finally approved 
unless the plan contains a notice that a Highway 
Occupancy Permit is required therefore pursuant to 
Section 420 of Act 428, known as the “State Highway 
Law,” before access to a State road is permitted. 

 
d. The decision of the Board of Supervisors shall be in writing 

and shall be mailed to the Applicant at his last known 
address not later than fifteen (15) days following the date of 
the decision. 

 
   i. When the application is not approved as filed, the 

decision shall specify the defects in the application, 
shall describe requirements that have not been met, 
and shall cite the provisions of the statute, ordinance, 
resolution, regulation and/or policy relied upon. 

 
ii. When the application is approved with conditions, the 

Board of Supervisors shall set forth the applicable 
conditions and the Applicant shall execute the 
Acceptance of Conditions form as presented.  Where 
the Applicant refuses to accept the applicable 
conditions, the application shall be deemed denied. 
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iii. Prior to the meeting at which the Board of Supervisors 
will take action on the Final Plan application, the 
Township may advise the Applicant of the proposed 
conditions to such approval.  Before the Board of 
Supervisors takes action on the Final Plan 
application, where the Applicant has been so advised, 
he/she shall inform the Township in writing whether 
the condition(s) proposed to be imposed by the Board 
of Supervisors are acceptable or not to the Applicant.  

 
6. Approved Final Plan. 

 
  a. Upon approval of the Final Plan application, the Board of 

Supervisors shall designate one copy of the Final Plan as 
the official copy.  This copy shall include all necessary 
corrections as finally approved by the Board, shall be 
certified by the Applicant’s appropriate professional and shall 
be endorsed by signature of the Applicant, the record 
landowner of the property (if different than the Applicant), the 
Chairperson of the Board of Supervisors, the Township 
Secretary and the Township Engineer.  It shall be retained in 
the Township files. 

 
 b. A minimum of seven (7) copies of the Final Plan as finally 

approved, certified and endorsed, as provided above, shall 
be distributed by the Applicant as follows: 

 
i. The Applicant shall provide at least seven (7) copies 

to the Chester County Planning Commission for 
signing.  The Chester County Planning Commission 
shall keep one (1) copy and return the remaining 
copies to the Applicant. 

 
ii. The Applicant shall provide two (2) signed copies of 

the Final Plan to the Office of the Chester County 
Recorder of Deeds.  One (1) copy shall be recorded 
within ninety (90) days at the Office of the Chester 
County Recorder of Deeds, consistent with the 
provisions of Section 513(a) of the MPC.  That copy 
will be retained by the Office of the Recorder of 
Deeds, and the second copy shall be stamped 
“recording copy” and returned to the Township. 

 
iii. The Applicant shall forward one (1) signed copy to the 

Chester County Health Department. 
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iv. The Applicant shall retain at least one (1) signed copy 
of the Final Plan and all supporting material. 

 
v. Two (2) additional signed copies of the Final Plan, 

shall be provided to the Township, together with one 
(1) copy of all supporting materials.   

 
  c. The Final Plan as finally approved, certified, endorsed, and 

fully signed shall also be submitted to the Township 
electronically in the format specified by the Township 
Engineer.   

 
  d. Where conditional final approval has been granted, the 

conditions must be satisfied within one (1) year of the date of 
the resolution of approval.  If the conditions are not satisfied 
within one (1) year, the conditional approval shall lapse and 
the plan shall be deemed denied, unless the one year 
limitation has been extended at the discretion of the 
Township. 
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ARTICLE IV 

PLAN CONTENT REQUIREMENTS 

 

 

Section 400 Required Contents of Existing Resources and Site Analysis 

Plan 
 
The following information shall be included in any ERSAP filed in support of an 
application for major subdivision or land development approval.  Applicants for 
minor subdivision or land development approval shall submit the following 
information to the extent available from existing published information.  Much of 
the required information is available from data collected for the Pennsbury 
Township Comprehensive Plan, or as may be acceptable to the Township, from 
available sources such as Google Maps.  The drafting standards set forth in 
Section 402.A for Preliminary Plan submission shall be employed in drafting of 
the ERSAP. 
  
A. Site Boundaries. 

 
B. Existing Resources Inventory.  A comprehensive analysis of existing 

conditions on the proposed development site and areas within 200 feet of 
the site boundaries, showing: 
 
1. Soils - Soils types, based on maps contained in the Natural 

Resource and Conservation Services Soil Survey of Chester 
County, Pennsylvania, U.S. Department of Agriculture, as last 
revised at the date of the application.  The soil classifications and 
boundary lines of all soils shall be shown.  In addition, any alluvial 
soils, hydric soils, or soils with hydric inclusions shall be graphically 
indicated.  Soil descriptions for all soil types shall be provided and 
may be in the form of plan notes. 

 

2. Topography - Contour lines measured at vertical intervals of two (2) 
feet, determined by aerial photogrametry or on-site survey. 

 
3. Slope areas - Areas to be shown graphically.  The amount of area, 

in acres, in each slope category shall be indicated. 
 

a. Moderately steep slopes - 15 percent to 25 percent grade 
 
b. Very steep slopes - greater than 25 percent grade 

 
4. Ridge lines and watershed boundaries. 
 
5. Floodplain areas, using the most recently available FEMA maps.  

When no FEMA mapping has been prepared, a determination of 
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the floodplain for any stream with a drainage area of one hundred 
(100) acres or more shall be made by the applicant. 

 
6. Areas comprising Zone One – Inner Riparian Buffer and Zone Two 

– Outer Riparian Buffer, as defined by the Pennsbury Township 
Zoning Ordinance, shall be indicated.  

 
7. Geologic formations on the property, including rock outcroppings 

covering 25 square feet or more, based on available published 
information or more detailed site data obtained by the applicant. 

 
8. Woodlands and tree masses shall be indicated.  Free-standing 

trees over eight (8) inches in diameter at breast height, located 
outside identified tree masses, shall be indicated.  Specimen 
vegetation as defined in the Pennsbury Township Zoning 
Ordinance shall be indicated regardless of location. 

 
9. Streams, watercourses, Waters of the Commonwealth, Waters of 

the United States, lakes, ponds, and all natural drainage areas with 
an explanation of how site drainage works.  Boundaries between 
drainage areas shall be indicated along with the names of any 
named stream, watercourse, lake, pond, etc., to which drainage 
flows.   

 
10. Applicable stream classifications made by PADEP or PA Fish and 

Boat Commission shall be indicated. 
 

11. Wetlands - All wetland boundaries shall be indicated at the time of 
submission of the ERSAP where accompanying Preliminary or 
Final Plan submission.  Wetland boundaries within the tract shall be 
determined from on-site delineation in accordance with the 1987 
US Army Corps of Engineers Wetlands Delineation Manual.  
Wetlands delineation and classification shall be conducted by 
licensed professional(s) acceptable to the Township, and shall be 
plotted from actual field survey.  Where the ERSAP is submitted at 
any voluntary plan submission stage, including Sketch Plan 
submission, formal wetland(s) delineation(s) shall not be required 
but wetlands identified in the National Wetlands Survey shall be 
delineated, as shall hydric soils and soils with hydric inclusions, 
based on the Soil Survey of Chester County. 

 
a. If any wetland disturbance is proposed, a detailed Wetland 

Delineation Report shall be provided. 
 
b. The wetland delineation must have been completed within 

two (2) year of the submission of the preliminary plan and 
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shall be deemed valid for five (5) years from the date of the 
initial submission. 

 
c. The Township may undertake its own wetland delineation at 

the applicant’s expense if any of the following site-specific 
criteria are applicable: 

 
i. It is recommended by the Township Engineer due to 

uncertainties raised by the applicant’s delineation. 
 
ii. Conflicts exist between the applicant’s delineation and 

wetlands information obtained from other sources 
including surrounding subdivisions. 

 
iii. Greater than one acre of wetlands exists on-site. 
 
iv. Wetlands on-site are associated with a wetland 

system of ten or more contiguous acres. 
 

d. In the event the applicant’s and the Township’s delineations 
are conflicting, the delineation which will result in the 
preservation of the larger area of wetlands shall govern. 

 
12. Groundwater. 
 

a. Individual groundwater withdrawals greater than 10,000 
gallons per day; 

 
b. Existing residential wells. 

 
13. Areas of known existing or potential environmental impact (e.g., 

failed septic systems, leaking underground storage tanks and 
locations of former underground storage tanks, polluted stream flow 
and/or stormwater runoff, eroded stream embankments, dumps, 
existing or former locations of intensive agricultural operations, etc.) 
shall be indicated. 

 
14. Existing land uses shall be indicated, including any areas where 

sludge (biosolids) has been applied. 
 

15. A description of the types and diversity of biological resources 
present on the property shall be included: 

 
a. Any Pennsylvania Natural Diversity Inventory Sites shall be 

indicated; 
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b. Any other known rare, threatened, and/or endangered 
species, including both plants and animals, shall be 
indicated; 

   
c. Habitats, including habitats that are, or may be, identified as 

unique to the Township or in need of special protection or 
consideration. 

 
16. Historic resources, including but not limited to those included in the 

Chester County Historic Resources Survey, or indicated as historic 
by the Pennsylvania Historical and Museum Commission, 
Pennsbury Township or other local information sources. 

 
17. All recorded easements and deed restrictions.  

 
18. Existing buildings, structures, roads, and landscape features 

including stone walls, ruins and road traces. 
 

19. Photographs of the site including views from all abutting public 
roads and a plan demonstrating the location at which the 
photographs were taken and the direction the photographer was 
facing for each photograph.  The dates of the photographs shall 
also be indicated. 

 
20. Any pedestrian or equestrian trails commonly used on the property. 

 
21. A viewshed analysis which shall indicate via mapping and narrative 

as appropriate, the geographical extent and character of views as 
follows: 

 
a. Views into the tract from public roads; 

 
b. Views within the tract; 

 
c. External views from within the tract; and 

 
d. Identification of any scenic roads. 
 

22. Aerial photograph of the site – most recent available. 
 
Section 401 Required Content of Sketch Plans 

 
A sketch plan shall consist of and be prepared in accordance with the following 
standards:  
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A. Drafting Standards.  Except where otherwise provided herein, to the 
extent practicable at the time of Sketch Plan submission, the drafting 
standards set forth in Section 402.A for Preliminary Plan submission 
should be employed.  

 
B. Required Contents of Sketch Plan.  
 

1. Name and address of the legal, record owner, the equitable owner, 
and/or the Applicant. 

 
2. Tax Parcel Number(s) from current Chester County Tax Assessors 

records. 
 

3. Name and address of the professional engineer, surveyor, planner, 
architect, landscape architect, or site designer responsible for 
preparing the plan. 

 
4. Graphic scale (not greater than 1 inch = 100 feet) and true north 

arrow.  Precise scale and dimensions are not required at the time of 
Sketch Plan submission; however, the subject plan shall clearly be 
titled “Sketch Plan.” 

 
5. Approximate tract boundaries and tract size. 
 
6. A location map and north arrow for the purpose of locating the site 

to be subdivided or developed, at a scale of not less than eight 
hundred (800) feet to the inch, showing the relation of the tract to 
adjoining property and to all roads and municipal boundaries 
existing within one thousand (1,000) feet of any part of the property 
proposed to be subdivided or developed. 

 
7. Applicable zoning district(s), including any overlays. 

 
8. Locations and names of existing and proposed roads on, adjacent 

to, or within 100 feet of the subject tract. 
 

9. Topographic, physical, and cultural features included in the ERSAP 
as provided in Section 400.  Where aerial photogrametry or on-site 
topographic survey has not been completed at the time of Sketch 
Plan submission, USGS topographic information may be utilized.  
Minor subdivision or land development applications not required to 
submit an ERSAP may use generalized information to identify 
relevant site features consistent with those required in the ERSAP. 
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10. A aerial photograph of the tract proposed for development and all 
lands within five hundred (500) feet, produced from available 
sources. 

 
11. A brief narrative description of the subdivision or land development 

proposal. 
 
12. Schematic layout indicating a general concept for land conservation 

and development including lot lines, if any, proposed locations of 
buildings and other major structures, parking areas, roads and other 
vehicular and pedestrian access ways, necessary utilities and 
proposed stormwater management locations, including Best 
Management Practices, roadscape, landscape, and recreational 
improvements, and any other improvements. 

 
Section 402 Required Content of Preliminary Plans  
 
A preliminary plan shall consist of and be prepared in accordance with the 
following minimum standards: 
 
A. Drafting Standards. 
 
 1. The plan shall be drawn on a scale equal to or larger than 1" = 50'. 
 

2. Dimensions shall be set in feet, bearing in degrees, minutes, and 
seconds, with errors of closure not to exceed one part per 10,000. 

 
 3. Each sheet shall be numbered and shall show its relationship to the 

total number of sheets. 
 
 4. The plan shall bear an adequate legend to indicate clearly which 

features are existing and which are proposed. 
 

5. The original drawing, and all submitted prints thereof, shall be 
made on sheets no larger than thirty (30) inches by forty-two (42) 
inches and no smaller than twenty-four (24) inches by thirty-six (36) 
inches. 

 
 6. If the preliminary plan requires more than one sheet, a master 

sheet at a scale not smaller than 1"= 200' showing the location of 
each section shall accompany the plan. 

 
7. If more than one scale is used in the plan, a key must be provided 

that indicates the difference in scale. 
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8. Each sheet shall include the title of the sheet, such as record plan 
or detail plan. 

 
B. Required Contents of Preliminary Plan and Supplementary 

Documentation. 
 

1. A location map and north arrow for the purpose of locating the site 
to be subdivided or developed, at a scale of not less than eight 
hundred (800) feet to the inch, showing the relation of the tract to 
adjoining property and to all roads and municipal boundaries 
existing within one thousand (1,000) feet of any part of the property 
proposed to be subdivided or developed. 

 
 2. A sheet or series of plan sheets prepared in accordance with the 

drafting standards set forth above, with accompanying narrative as 
needed, showing the following: 

 
a. Proposed subdivision or land development name or other 

identifying title. 
 
b. Name, address and telephone number of the applicant and 

the owner(s) of record and of his authorized agent, if any. 
 

c. Name, address and telephone number of the registered 
engineer or surveyor responsible for the plan.  If a registered 
engineer, architect or landscape architect collaborated in the 
preparation of the plan, his name, address, and seal also 
shall appear. 

 
d. Zoning information, including applicable district, lot size and 

yard requirements, documentation of any variance, special 
exception or conditional use approval which may have been 
granted, including any conditions of approval, and any 
zoning boundaries that traverse or are within one hundred 
(100) feet of the tract. 

 
e. All waivers or modifications being requested by the Applicant 

shall be clearly stated on the first sheet of the preliminary 
plan submission, and also be filed simultaneously in letter 
form to the Township with a narrative justification of the 
waiver or modification sought by the Applicant. 

 
f. Original date of preparation, revision dates with concise 

descriptions of significant revisions, north point, and scale, 
both written and graphic. 
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g. Total lot or tract boundaries and all existing rights of way 
within and adjacent to the tract, showing bearings and 
distances prepared by a registered professional land 
surveyor. 

 
h. Total area of the subject lot or tract to the nearest square 

foot. 
 

i. The applicable front, side, and rear setbacks shall be shown 
on each lot, including any applicable required setbacks from 
pipeline rights-of-way or other utilities. 

 
j. The names of all current owners of all adjacent lands, the 

names of all proposed and existing adjacent subdivisions, 
and the locations and dimensions of any roads or right-of-
way easements. 

 
k. The locations and dimensions of all existing roads, railroads, 

sewers and sewage systems, water mains and feeder lines, 
fire hydrants, gas, electric, and oil transmission lines, water 
courses, sources of water supply, easements, and other 
significant features within the property, and all driveways, 
intersections and utilities within one hundred (100) feet of 
any part of the subject lot or tract. 

 
l. A Horizontal Plan showing layout of proposed 

improvements, including stations corresponding to those 
shown on the profiles, horizontal curves, location and size of 
inlets and manholes, horizontal location of proposed utilities, 
and existing contours. 

 
m. A Profile Plan indicating the final grades of roads, water 

lines, sanitary sewers and storm sewers, as applicable, and 
the extent of cut and fill operations. 

 
i. The Profile Plan shall show the vertical section of the 

existing grade and proposed grade along the 
centerline of the proposed road.  Where storm 
drainage and/or sanitary sewer lines are to be 
installed, they shall also be indicated on the Profile 
Plan. 

 
ii. The horizontal scale of the Profile Plan shall be not 

less than 1"=50' and the vertical scale shall be not 
less than 1"=5'. 
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iii. The locations of all traverse storm sewer, sanitary 
sewer, public water, gas line, and other proposed or 
existing utilities crossing the area of the subject 
Profile Plan shall be indicated in profile. 
 

 n. Typical cross-section(s) of proposed road construction 
indicating the following: 

 
i. Right of way width and the location and width of 

paving within the right of way; 
 
ii. Type, thickness and crown of paving, including 

material specifications; 
 
iii. The location, width, type, thickness and material 

specifications of curbs and sidewalks to be installed, if 
any; 
 

iv. Shoulders, roadside swales, pedestrian walkways and 
trails, and bike lanes where applicable; 
 

v. Typical location, size and depth of any underground 
utilities that are to be installed in the right of way 
where such information is available. 

 
  o. Topographic, physical, and cultural features as required in 

the ERSAP, prepared in accordance with Section 400 
hereof, incluing the identification of all trees greater than 
eight (8) inches in diameter at breast height not previously 
identified within proposed disturbance areas. 

 
  p. Location and elevation of the datum to which contour 

elevations refer; datum used shall be the North American 
Vertical Datum of 1988 as amended. 

 
  q. Any proposed improvements or land disturbances requiring 

a permit from the U.S. Army Corps of Engineers, the 
PADEP, the Chester County Conservation District, the 
Delaware River Basin Commission, the Pennsylvania Fish 
and Boat Commission, or any other governmental agency 
having jurisdiction shall be so indicated and a copy of all 
relevant applications, submissions, re-submissions, review 
letters, responses, correspondences, etc., between the 
Applicant and the governmental agency shall be submitted 
to the Township either concurrently with the submission 
thereof to a governmental agency or copies thereof sent to 
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the Township within five (5) business days of receipt from a 
governmental agency. 

 
r. In any case where individual on-lot sewage disposal systems 

are proposed, percolation test holes and deep probe test pits 
shall be excavated and tested pursuant to the procedures 
established by the PADEP, conducted or observed by a 
registered professional engineer or authorized sewage 
enforcement officer.  The exact locations of the successful 
and failed percolation and deep holes for both primary and 
replacement disposal areas shall be shown and shall be 
located within ten (10) feet of ultimately proposed locations 
for primary and secondary absorbtion beds.  Minimum 
horizontal isolation distances shall be maintained for the 
sewage disposal system as required by Pennsylvania Code, 
Title 25 Environmental Resources, Chapter 73, Standards 
for Sewage Disposal Facilities (or any successor provision 
enacted in the future), and shall be indicated on the plan. 

 
s. In any case where community or central sewage disposal 

systems are proposed, the locations of and specifications for 
all sewage collection and disposal facilities shall be indicated 
and copies of any application for approval, and any approval, 
from PADEP shall be submitted to the Township.  In 
addition, a business plan shall be submitted to the Township 
detailing the long-term operation of any such system, 
pursuant to the requirements set forth in Article V. 

 
t. Where public water supply cannot be made available and a 

community well is proposed, the proposed location of the 
well shall be indicated on the plan.  In addition, a business 
plan shall be submitted to the Township detailing the long-
term operation of any community well, pursuant to the 
requirements set forth in Article V. 

 
u. The locations and widths of any roads or other public ways 

or places as shown upon an adopted local or county plan for 
the area to be subdivided or developed. 

 
v. Locations of all existing structures on the tract and within 

one hundred (100) feet of the tract, with notation of the 
distance from each structure to the nearest other structure 
and to all adjacent existing or proposed lot lines of the lot on 
which each structure is to be located. 
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w. A boundary survey and certification as to the accuracy of the 
survey shall be provided for all subdivisions and/or 
developments except those which divide farms into two or 
more parcels for continued agricultural use. 

 
x. All notations on the plan must be readable.  Illegible 

notations will be considered incomplete data on the plan. 
 

3. All Preliminary Plan applications shall show compliance with the 
Four-Step Design Process in accordance with Section 301.E of this 
Ordinance. 

 
4. An overall general plan of the proposed subdivision or land 

development with a scale not smaller than 1"= 200', ideally on a 
single plan sheet, and otherwise prepared in accordance with the 
drafting standards set forth above, including at a minimum the 
following: 

 
a. Location of all roads and rights-of-way with a statement of 

any conditions governing their use, including;  proposed 
dedicated rights-of-way and reserved ultimate rights-of-way; 
road names and state or municipal road numbers. 

 
b. Existing and proposed road and utility easement locations 

with dimensions. 
 

c. All proposed lot lines with dimensions and lot areas, both 
gross and net, indicating those limitations excluded in any lot 
area definition where applicable; impervious coverage 
calculations. 

 
d. Building setback lines along each road, minimum side and 

rear yard limits. 
 

e. A statement of the intended use of all nonresidential lots and 
parcels. 

 
f. Lot numbers, and a statement of the total number of lots and 

parcels; addresses of each lot as assigned by the Township. 
 

g. Locations of all stormwater management facilities including 
but not limited to storm sewers, groundwater recharge areas, 
bioretention areas, and other drainage improvement 
measures.  Specific design of such facilities shall be 
demonstrated in the required Stormwater Management Plan. 
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h. Locations of all existing and proposed sanitary sewers and 
any other sewage conveyance, treatment or disposal 
facilities. 

 
i. Locations of all water supply facilities. 

 
j. Location of existing and/or proposed sidewalks, paths and 

trails throughout the property and on neighboring property 
within two hundred (200) feet. 

 
k. Proposed parks, playgrounds, and other open space areas 

to be dedicated or reserved for public use with any 
conditions governing such use, ownership or maintenance. 

 
l. Any other required improvements. 

 
m. The Pennsylvania One-Call Number and a Table showing all 

affected utilities. 
 

5. The preliminary plan shall be accompanied by the following 
supplementary documentation, as applicable: 

 
a. An Erosion and Sedimentation Control Plan pursuant to 

Section 529 herein. 
 

b. A Stormwater Management Plan pursuant to the Pennsbury 
Township Stormwater Management Ordinance. 

 
c. A Landscape Plan demonstrating compliance with Section 

522 herein. 
 
d. A Lighting Plan demonstrating compliance with Section 524 

herein. 
 

e. If the preliminary plan or land development application 
includes any feature subject to conditional use, special 
exception, or variance approval, then the applicant’s 
supplementary documentation shall contain copy(ies) of any 
applicable order of approval for such conditional use, special 
exception, or variance and all plans approved as part of the 
order. 

 
f. A Green Design Assessment prepared pursuant to Section 

410 herein. 
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g. An Historic Resource Impact Statement prepared pursuant 
to Section 407 herein, if required by Section 407. 

 
h. An Environmental Impact Assessment prepared pursuant to 

Section 406 herein, if required by Section 406. 
 

i. A Community Impact Assessment prepared pursuant to 
Section 405 herein, if required by Section 405. 

 
j. A Traffic Impact Study prepared pursuant to Section 409 

herein, if required by Section 409. 
 
k. A Hydrogeology Study prepared pursuant to Section 408 

herein, if required by Section 408.  
 
l. A Carbonate Study prepared pursuant to Section 404 herein, 

if required by Section 404.  
 

m. If the preliminary plan or land development involves land that 
is subject to a prior subdivision and/or land development, the 
applicant shall submit copies of all prior permits and 
approvals relating to the prior subdivision and/or land 
development, including but not limited to waivers granted, 
conditions imposed on the prior approval, PennDOT 
Highway Occupancy Permits, etc. 

 
n. If a homeowners’ association or similar entity is to be 

established to maintain any improvements depicted on the 
subdivision or land development plan, the association 
documents (the declaration, public offering statement, etc.) 
shall be provided to the Township solicitor for review prior to 
preliminary plan approval.  The formation documents must 
clearly describe the maintenance, operation and funding 
mechanism relative to the perpetual operation and 
maintenance of improvements. 

 
o. A full title search for all parcels which are part of the 

subdivision and/or land development, including copies of all 
excepted documents for each parcel. 

 
p. Any other documents or information which the Township 

may require in order to clarify the submittal and carry out the 
intention of this ordinance. 
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Section 403 Required Content of Final Plans  
 
Final plans shall conform with approved preliminary plans, where applicable, 
including any conditions of approval specified by the Board of Supervisors.  A 
final plan shall consist of and be prepared in accordance with the following: 
 
A. Drafting Standards.  Final Plans shall conform to the drafting standards 

set forth in Section 402.A. hereof. 
 

B. Required Contents of Final Plan and Supplementary Documentation.  
Final Plan submissions shall include all information and data set forth 
below.  Information and data already supplied at the time of Preliminary 
Plan submission and satisfactorily meeting all requirements for Final Plan 
submission need not be resubmitted except to the extent that additional 
copies may be needed by the Township to facilitate review, the 
information and data has changed following Preliminary Plan submission 
or additional, supplementary information is available. 

 
 1. Final Plan submissions shall include all information and data 

required under Section 402.B. hereof, except that preliminary 
supplementary documentation required under Section 402.B.5.a-d 
hereof need not be resubmitted and instead shall be supplanted by 
the required supplementary plans set forth in Section 403.B.16 
below. 

 
 2. All final lot area calculations and lot line dimensions, including 

straight lot lines and chords and radii of curved lot lines, defined in 
feet and hundredths of a foot by distances, and in degrees, minutes 
and seconds either by magnetic bearings or by angles of deflection 
from other lot and road lines. 

 
3. A statement of restrictions of any type which exist or will exist as 

covenants in the deed(s) for all lots wholly or partly in the 
subdivision and, if covenants are recorded, the deed book and 
page number. 

 
4. The specific proposed placement of each building and all water and 

sewer facilities; for single-family detached dwelling(s), in lieu of 
specific building footprint(s), generalized building footprint(s) of a 
size commensurate with current or anticipated market conditions 
may be identified. 

 
5. The location of all existing and proposed monuments.  Perimeter 

monuments shall be set prior to final plan approval. 
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6. All easements or rights-of-way for any purpose, including written 
legal descriptions and plot plans, and any limitations on such 
easements or rights-of-way.  Easements or rights-of-way shall be 
specifically described on the plans.  Easements should be located 
in cooperation with the appropriate public utilities where applicable. 

 
7. If the subdivision proposes a new road intersection with a state 

legislative route, the intersection permit number(s) shall be 
indicated for all such intersections and the PennDOT permit shall 
be submitted to the Township. 

 
8. A certification of ownership, an acknowledgement of the plan and 

an offer of dedication shall be affixed to the plan and shall be 
acknowledged and signed by the applicant(s) and owner(s) of the 
property and duly notarized. 

 
9. All waivers being requested by the applicant, as well as all waivers 

previously granted to the applicant by the Board of Supervisors, 
shall be clearly stated on the first sheet of the Final Plan 
submission. 

 
10. Certificate for approval of the Final Plan by the Board of 

Supervisors shall be included as well as any other certificates 
required by the Township.  

 
11. The name (or number) and cartway width and lines of all existing 

public roads and the name and location of all other roads within the 
property, as applicable. 

 
12. Reference(s) to any fee(s), whether required or as agreed to by the 

applicant, shall be clearly noted on the plan. 
 

13. The following data for the centerline of the cartway and both right-
of-way lines of all recorded or proposed roads, within and adjacent 
to the property: 

 
a. Courses and distances with length in feet and hundredths of 

a foot of all straight lines and of the radius and the arc (or 
chord) of all curved lines with delta angles including curved 
lot lines, and bearings in degrees, minutes and seconds for 
all straight lines; and 

 
b. The width in feet of the cartway, right-of-way and of the 

ultimate right-of-way, and (in degrees, minutes and seconds) 
of the delta angle of all curved lines, including curved lot 
lines. 
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 14. A boundary survey and certification as to the accuracy of the 

survey shall be provided for all subdivisions and/or land 
developments except those which divide farms into two or more 
parcels for continued agricultural use. 

 
 15. A grading plan indicating all changes in grade necessitated by any 

improvements and including indication of the locations of such 
improvements; for single-family detached dwellings the grading 
plan may be based on identification of a generalized building 
footprint as provided above. 

 
 16. The Final Plan shall be accompanied by the following 

supplementary documentation, as applicable: 
 
  a. An Erosion and Sedimentation Control Plan pursuant to 

Section 529 herein. 
 
  b. A Stormwater Management Plan pursuant to the Pennsbury 

Township Stormwater Management Ordinance. 
  
  c. A Landscape Plan demonstrating compliance with Section 

522 herein. 
 
  d. A Lighting Plan demonstrating compliance with Section 524 

herein. 
 

e. If the proposed subdivision or land development will utilize 
groundwater as the source of potable water, a Hydrologic 
Study prepared pursuant to Section 408. 

 
f. A Green Design Assessment prepared pursuant to Section 

410 herein. 
 
g. An Historic Resource Impact Statement prepared pursuant 

to Section 407 herein, if required by Section 407. 
 
h. An Environmental Impact Assessment prepared pursuant to 

Section 406, if required by Section 406. 
 
i. A Community Impact Assessment prepared pursuant to 

Section 405 herein, if required by Section 405. 
 
j. A Traffic Impact Study prepared pursuant to Section 409 

herein, if required by Section 409.  
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k. A Hydrogeology Study prepared pursuant to Section 408 
herein, if required by Section 408.  

 
l. A Carbonate Study prepared pursuant to Section 404 herein, 

if required by Section 404.  
 
m. If the final plan or land development application involves land 

that is subject to a prior subdivision and/or land 
development, the applicant shall submit copies of all prior 
permits and approvals relating to the prior subdivision and/or 
land development, including but not limited to waivers 
granted, conditions imposed on the prior approval, PennDOT 
Highway Occupancy Permits, etc. 

 
n. If a homeowners’ association or similar entity is to be 

established to maintain any improvements depicted on the 
subdivision or land development plan, the association 
documents (the declaration, public offering statement, etc.) 
shall be provided to the Township solicitor for review prior to 
final plan approval.  The formation documents must clearly 
describe the maintenance, operation and funding 
mechanism relative to the perpetual operation and 
maintenance of improvements. 

 
o. A full title search for all parcels which are part of the 

subdivision and/or land development, including copies of all 
excepted documents for each parcel. 

 
p. Any other documents or information which the Township 

may require in order to clarify the submittal and carry out the 
intention of this ordinance. 

 
q. If the final plan or land development application includes any 

feature subject to conditional use, special exception, or 
variance approval, then the applicant’s supplementary 
documentation shall contain copy(ies) of any applicable 
order of approval for such conditional use, special exception, 
or variance and all plans approved as part of the order. 

 
Section 404  Carbonate (Karst Geology) Study  

 
A. Applicability.  A Carbonate Study shall be submitted to the Township as 

part of a Preliminary Plan and Final Plan for any subdivision or land 
development application involving lands where any Karst geologic 
features are present within two hundred (200’) feet of any proposed 
development activity or land disturbance, based initially on generalized 
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geologic mapping provided pursuant to the ERSAP and as further refined 
pursuant to testing as provided below. 

 
B. Purpose.  To ensure that new subdivisions or land developments 

constructed within the Township do not result in sinkholes, ground 
subsidence, and other hazards due to the presence of Carbonate or Karst 
geologic features. 
 

C. Carbonate Study Contents. 
 
1. Identification of Carbonate Features.  The presence of any of the 

following soil or geologic features or characteristics on the property 
subject to application shall be documented in map and narrative 
form: 

 
 a. sinkholes 
 
 b. closed depressions 
 
 c. lineaments 
 
 d. fracture traces 
 
 e. caverns 
 
 f. ghost lakes 
 
 g. disappearing streams 
 
 h. surface or subsurface pinnacles 
 
 i. fissures 
 
 j. faults 

 
2. The preliminary and final plans, as applicable, shall indicate the 

locations of any of the following existing or proposed components 
of development plans relative to identified carbonate geology 
features: 

 
a. existing and proposed grading and drainage conditions 

 
b. all structures exceeding 3,500 square feet in ground area 

footprint 
 

c. all roads, driveways and parking areas 
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d. all stormwater management facilities 

 
e. any primary and secondary private and public sewage 

disposal systems 
 

f. any private and public water supplies 
 

g. any other pipelines or underground transmission lines. 
 

 3. Any applicant proposing any of the development components listed 
under subsection 2 above within any area identified as having 
carbonate geologic features shall perform test borings (or an 
alternate testing procedure, such as resistivity testing or ground 
penetrating radar, which shall be approved by the Township) of the 
site in areas where such components are proposed.  The test 
borings shall be laid out in a grid on 50 foot centers under the 
locations of any proposed development components.  All boring 
holes shall be closed with concrete at the conclusion of the test 
procedures. 

 
 4. In the event that the preliminary plan does not indicate specific 

locations of structures, a minimum of two borings shall be provided 
within the buildable area of each proposed lot.  In the event that 
any structure is not built in the location in which the test borings 
were taken, new test borings must be performed in the same grid 
fashion in the location in which the structure is to be located before 
the issuance of a building permit.  The test borings or approved 
alternate procedures shall be made to determine the depth to 
bedrock and suitability of bedrock to supports structures.  
Noninvasive testing methods are preferred. 

 
 5. Test borings shall be conducted in accordance with American 

Society for Testing Materials D 1586, standard method for 
“penetration test and split barrel sampling of soils.” Where intact 
rock and consolidated material is encountered, samples shall be 
secured in accordance with ASTM D 2113 for “diamond core drilling 
for site investigation.” The location and depth of each test boring 
shall be satisfactory to the engineer providing the report required 
below.  Boring samples shall be obtained and bottled in accordance 
with ASTM D 1586.  Samples shall be delivered to the Township 
Municipal Building.  

 
 6. An interpretation of test borings shall be provided by a licensed 

professional geologist or licensed professional civil engineer with 
expertise in geotechnical engineering and shall include a report of 
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findings and recommendations with regard to building and site 
development construction requirements.  The professional shall 
also conduct a site inspection of the property. 

 

Section 405 Community Impact Assessment 

 

A. Applicability.  A Community Impact Assessment shall be submitted to the 
Township as part of a Preliminary Plan and Final Plan for any major 
subdivision or land development application, except for agricultural 
subdivisions and residential subdivisions involving less than twenty five 
(25) dwelling units. 

 

B. The Community Impact Assessment shall assess potential physical and 
fiscal impacts, service demands and capital improvement needs 
associated with the proposed subdivision or land development in relation 
to roads, water supply systems, sewage treatment and collection systems, 
the School Districts, Township finances, and community services, 
including libraries and park and recreation facilities, utilities, fire and 
emergency medical services. 

  
C. The Community Impact Assessment shall identify any necessary 

improvements to all such systems and services needed to accommodate 
or mitigate the impacts from the proposed subdivision or land 
development. 

 
D. The Community Impact Assessment shall identify and estimate the 

financial and fiscal impacts of the needed improvements to all community 
systems and services identified per Section 405.C. above. 

 
E. The Community Impact Assessment shall assess potential impact(s), both 

positive and negative, that the proposed development may have in relation 
to social, cultural and economic activity and opportunities in Pennsbury 
Township and its environs. 

 
F. Qualifications of Preparer.  The Community Impact Assessment must be 

prepared by a certified planner(s) and/or professional(s) with appropriate 
education, training and experience to perform such an analysis.  A report 
presenting the results of the Community Impact Assessment and the 
qualifications of the preparer of the Community Impact Assessment must 
be submitted with the development plan. 

 

Section 406 Environmental Impact Assessment 
 

A. Applicability.  An Environmental Impact Assessment (EIA) shall be 
submitted to the Township as part of a Preliminary Plan and Final Plan for 
any major subdivision or land development application, except for 
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agricultural subdivisions and residential subdivisions involving less than 
ten (10) dwelling units. 

 
B. Purpose.  To ensure that adequate analysis of site features result in 

designs that preserve and incorporate open space, historic, visual, 
environmental, biological and natural and other community resources in 
development plans. 

 
C. Identification of Site Features.  The applicant shall identify, inventory and 

map the site features of the tract proposed for development, including 
those required in an ERSAP, prepared in accordance with Section 400 
hereof.  These plan(s) shall be provided at the same scale as 
development plans submitted for Preliminary and Final Plan applications, 
as applicable. 

 
D. Narrative.  In addition to the plan and resource inventory, the applicant 

shall submit a narrative description of the following: 
 

1. The general character of the site features identified in accordance 
with this Ordinance, including environmental quality, conservation 
value and scenic significance, as applicable.  Relevant information 
provided in any submitted Historic Resource Impact Statement or 
Community Impact Assessment may be cited by reference. 

 
2. An analysis of all impacts, both positive and negative, to 

environmental, natural, and scenic resources caused by or directly 
related to the development/improvement projects submitted to the 
Township for review and approval, including impacts to the property 
and any impacts to surrounding properties. 

 
3. A description, and identification on plan map(s), as applicable, of 

proposed means and/or rationale demonstrating how development 
as proposed will minimize or mitigate the identified negative 
impacts, including a detailed description of the proposed measures 
that will be taken to mitigate any impacts to the identified resources 
on the property and any other affected property as a result of the 
planned development. 

 
E. Qualifications of Preparer. 
 

1. The EIA must be prepared by planner(s), engineer(s) and/or 
environmental professional(s) with appropriate education, training 
and experience to perform such an analysis, acceptable to the 
Township.  A report presenting the results of the EIA and the 
qualifications of the EIA preparer must be submitted with the 
development plan. 
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2. Each EIA report must include a certification statement from the 

individual or company that prepared the report as follows: 
 

“I certify that this document and all attachments were prepared 
under my direction or supervision in accordance with a system 
designed to assure that qualified personnel properly gather and 
evaluate the information submitted.  Based on my inquiry of the 
person or persons who manage the system, or those persons 
directly responsible for gathering the information, the information 
submitted is, to the best of my knowledge and belief, true, accurate, 
and complete.” 

 

Section 407 Historic Resource Impact Statement 

 

A. Applicability. 
 
An Historic Resource Impact Statement (HRIS) shall be submitted to the 
Township as part of a Preliminary Plan and Final pursuant to Section 162-
1708 of the Pennsbury Township Zoning Ordinance. 

 
B. Renovation, Restoration or Rehabilitation of Historic Resources. 
 

In addition to the requirements of Section 162-1708 of the Pennsbury 
Township Zoning Ordinance, the HRIS prepared for subdivision or land 
development applications, where applicable, shall include a narrative 
indicating intended compliance with Section 162-1709 of the Zoning 
Ordinance. 

 
C. Qualifications of Preparer.  The Historic Resource Impact Statement shall 

be prepared by individuals whose qualifications are acceptable to the 
Township. 

 
Section 408 Hydrogeology Study 

 
A. Applicability. 
 

Submission of a Hydrogeology Study is required for any subdivision or 
land development proposing to use groundwater as the source of potable 
water or discharge to groundwater other than by approved septic systems, 
and where any of the following is proposed: 

 
1. Five (5) or more residential lots or dwelling units, except where the 

average lot, size based on the gross tract area divided by the 
number of lots, is greater than three (3) acres; or 

 



Pennsbury Township Subdivision and Land Development Ordinance 

 

Article IV – Plan Content Requirements  89 

2. Any nonresidential use of 4,000 gallons per day or greater. 
 
B. Purpose 

 
1. To enable the Township to assess the likely impact of a proposed 

development on the surface and groundwater resources in the 
Township. 

 
2. To ensure that new wells constructed within the Township are able 

to provide a reliable, safe, and adequate water supply to support 
the intended use. 

 
3. To assess the potential for new development to adversely impact 

adjacent property owners. 
 

C. Professional Input.  
 
 The applicant shall retain a certified soil scientist, registered professional 

hydrogeologist or geologist, or a licensed professional engineer qualified 
in geology, to prepare the study.  The qualifications and experience of the 
applicant’s consultant shall be included as part of any study.  The 
Township Engineer or other consultant hired by the Township as an expert 
may reject any study due to lack of suitable experience by the preparer. 

 
D. Area(s) of Study.  

 
Area(s) of study shall be defined by the applicant’s qualified consultant 
who represents the areas that are likely to be affected by the 
development.  Prior to identifying these areas, the applicant’s consultant 
shall discuss possible study area boundaries with the Township Engineer. 
 

E. Pumping Test.  In order to determine if suitable water capacity exists for 
the proposed development, including fire protection, as well as to assess 
potential impacts on adjacent groundwater users, appropriate aquifer 
testing is required. 

 
1. Testing will comply with the requirements of the DEP Public Water 

Supply Manual, as may be amended from time to time, and the 
Delaware River Basin Commission (DRBC) requirements, as may 
be amended from time to time.  

 
2. A minimum of one test (1) well will be tested for every ten (10) 

proposed residential dwelling units which are proposed to use on 
lot wells as the means for water supply.  One test well shall be 
drilled for every proposed non-residential use. 
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3. A well log shall be provided to the Township showing pumping well 
depth, diameter, casing length, static and pumping water levels, 
pumping rate, geologic formations, depth at which groundwater was 
encountered, draw down test plot of pumping well, etc. 

 
4. In order to determine its capacity, the well shall be tested for yield, 

drawdown, and specific capacity.  The well shall be evaluated 
through a two-part pump test, comprised of "peak demand" and 
"constant head", or approved equal, at flow rates calculated on the 
basis of the projected household population, assuming a water use 
of seventy five (75) gallons per capita per day and a peak use of 
one and one half (1.5) times the average.  Non-residential flow 
rates shall be based upon data from similar type uses. 

 
5. Description, location, and any results of the pump testing performed 

shall be included in the Hydrogeology Study. 
 

F. Permeability Testing. In order to assess potential impacts on adjacent 
groundwater users, appropriate infiltration testing is required. 

 
1. Testing will be in accordance with the requirements outlined in the 

ASTM Standard D2434-68, as may be amended from time to time, 
and PADEP recommended practices. 

 
2. The following data and information is to be submitted: 

 
a. Description of soils and geology at the site and the 

characteristics of these which may limit the horizontal and/ or 
vertical movement of sewage water. 

 
b. Description, location and results of permeability testing 

performed, including: 
 

i. Identification and description of restrictive layers of 
soil, weathered bedrock (saprolite), and bedrock 
lithology. 

 
ii. Rate of flow through and laterally over those 

restrictive layers in inches per hour. 
 
iii. Calculations of potential groundwater mounding 

expected from the additional flows to the groundwater 
system. 

 
c. Recommendations on system design modifications needed 

because of poor permeability, including: 
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i. Absorption area sizing or placement and dosing rates 

for on-lot disposal. 
 

ii. Spray rates and pretreatment for spray irrigation 
and/or overland flow. 

 
d. The Township may require more detailed infiltration 

information based on the information submitted in this 
section. 

 
G. Hydrogeology Study Documentation. 
 

1. General Site Description.  The site description shall include the 
size, location, proposed land uses, construction staging and 
completion date of the proposed development.  A brief description 
of other existing uses and approved recorded development plans 
that could have potential on the proposed development shall also 
be included.  Development proposals not yet approved and 
recorded, but with sufficient status and probable impact to the 
proposed development shall be included.  Reference shall be made 
to applicable content found within the Township’s Act 537 Plan, as 
amended.  Hydrogeological data contained in this study shall be 
included in the site description. 

 
2. Preliminary Hydrogeology.  The following information is to be 

submitted in map and narrative form: 
 

a. Rainfall and recharge characteristics of the groundwater 
area in which the proposal is located. 

 
b. Intended quantity and quality of withdrawal of groundwater to 

support the project. 
 
c. Impact of any proposed sewage and/or water disposal 

system upon groundwater recharge.  Description of 
proposed water import and export quantities. 

 
d. Impact of the proposed stormwater management plan 

measures upon groundwater recharge.  Description of the 
extent to which infiltration/BMPs will be utilized on-site. 

 
e. A survey of existing wells utilizing groundwater resources. 
 
f. Maps showing well locations, both existing and proposed 

within the area designated by the Township and Township 
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Engineer and/or other consultant hired by the Township as 
an expert, but no less than 2,500 feet from the boundary of 
the tract. 

 
g. Projection of estimated effects of new withdrawals on 

existing water supplies and streamflow. 
 
3. For subdivisions and land developments proposing a stream or 

surface discharge of wastewater, subsurface disposal or discharge 
via spray or drip irrigation, the following additional information shall 
be included. 

 
a. Type of discharge to groundwater: 

 
i. Dry stream channel 

 
(a) Intermittent stream (dry in dry season only). 

 
(b) Stormwater drainage ditch (flow in wet season or 

during and immediately after storms.) 
 

ii. On-lot subsurface disposal 
 

(a) Individual on-lot systems. 
 
(b) Community on-lot systems. 

 
iii. Spray or drip irrigation 
 
iv. Overland flow 

 
b. Topographic location of the discharge. 
 
c. Relationship of topography to groundwater flow. 
 
d. Geologic characteristics which influence groundwater flow: 
 

i. Faults and lineaments. 
 
ii. Bedding features. 
 
iii. Sinkholes, solution channels, pinnacles or other 

specific features. 
 
iv. Range of depth of bedrock. 
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v. Nature of unconsolidated material. 
 
vi. Confining formations (fragipans, impermeable rock 

formations). 
 
vii. Bedrock formation and litho logic relationships. 
 
viii. Description of glacial material. 
 
ix. Thickness and texture of unconsolidated bedrock. 
 
x. Nature and degree of bedrock fracturing. 
 

e. Groundwater/surface water characteristics: 
 

i. Depths of water table, including seasonal variations. 
 
ii. Existing groundwater quality and quantity, including 

but not limited to the following analysis: 
 

-  Total coliform (e. coli and fecal coliform) 
-  pH 
-  Total iron 
-  Turbidity 
-  Alkalinity 
-  Arsenic 
-  Cadmium 
-  Copper 
-  Lead 
-  Mercury 
-  Molybdenum 
-  Nickel 
-  Selenium 
-  Nitrogen-Nitrate 
-  Chloride 
-  Ammonia-Nitrogen 
-  Total Manganese 
-  Sodium 
-  Magnesium 
-  Calcium 
-  Potassium 
-  Sulfate 
-  Zinc 
-  Poly-chlorinated bi-phenols (PCBs) 
-  Total Dissolved Solids 
-  Hardness 
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-  Volatile Organic Compounds 
 
iii. Identification, location, flow characteristics, and 

volume of any receiving streams or watercourses 
from the point of discharge to the receiving perennial 
stream.  

 
iv. Existing surface water quality and designated use of 

any receiving streams. 
 
v. Down gradient groundwater uses, including: 
 

-  Water supply locations. 
-  Volume of water used. 
-  Estimated cones of depressions. 
-  Influence of pumping on direction of flow (existing 

and potential water supplies). 
 
vi. Influence of surface water runoff and groundwater 

recharge on groundwater characteristics. 
 
vii. Estimated area of impacted groundwater (dispersion 

plume and mixing zone within the dispersion plume) 
calculated from the surface topography and known 
geologic conditions. 

 
viii. Identification of existing and potential groundwater 

uses within the dispersion plume. 
 
ix. If a wastewater discharge to a dry stream is 

proposed, estimated infiltration rate to groundwater 
during dry stream conditions and the degree of 
renovation expected during infiltration. 

 
x. Calculation of groundwater mounding under the 

disposal site. 
 
xi. Designation of any watershed area that is utilized for 

a water supply, recreation, or agricultural irrigation. 
 

4. The Hydrogeologic Study shall establish: 
 

a. The projected impacts of the proposed development, based 
upon but not limited to the aforementioned background 
information, proposed development, and pump and 
permeability tests. 
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b. A delineation of a dispersion plume within the groundwater 

system in which the existing water quality will be degraded. 
 
c. A delineation of a mixing zone within the dispersion plume in 

which chemical or biological concentrations will exceed the 
Federal Drinking Water Quality Standards.  This must 
include mass balance calculations to define expected 
dilution of the concentrations of contaminants within the 
mixing zone. 

 
d. A delineation of a buffer zone that shows the anticipated 

encroachment of the mixing zone into the plume of 
dispersion as the result of seasonal flow characteristics of 
the groundwater system.  Identification of existing and 
potential groundwater uses in the delineated mixing zone 
and in the buffer zone. 

 
e. That the mixing zone will not adversely affect existing or 

potential future groundwater uses. 
 
f. That the dispersion plume discharge will meet surface water 

quality standards after complete mixing if groundwater 
mixing zones extend to surface water. 

 
g. That suitable natural and artificial control exists to confine 

dispersion plume flow. 
 
h. A delineation and calculation of mounding characteristics in 

the soil, parent material and underlying bedrock and a 
determination of the impact of this mounding on system 
function. 

 
i. Determination of the monitoring locations and method of 

monitoring on the perimeter of the mixing zone to test 
groundwater which may be affected by a non-residential 
facility’s operation. 

 
5. Where the study concludes that the proposed development has the 

potential to cause adverse affects to the groundwater resources or 
existing groundwater users, specific recommendations for the 
mitigation or elimination of adverse impacts shall be included.  In 
addition, the study shall include: 
 
a. A monitoring program for both groundwater and surface 

water, including responsibility for the costs of monitoring. 
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b. Authority for control of groundwater use in the mixing and 

buffer zones and access rights for abatement purposes 
should the contaminant leave control of the mixing zone. 

 
c. Contingencies available to abate pollution should the 

contaminant leave control of the mixing zone. 
 
d. Treatment capabilities of any pretreatment system 

components proposed to decrease contaminant levels prior 
to discharge to groundwater.  This must include design and 
testing data which support claims of consistent, reliable and 
measurable improvements in treatment. 
 

e. System design, placement and sizing recommendations 
based on the hydrogeologic study. 

 
f. Evaluation and establishment of measures to control both 

present and future water usage within the mixing and buffer 
zones. 

 
Section 409 Traffic Impact Study  

 
A. Applicability.  A Traffic Impact Study shall be submitted to the Township as 

part of a Preliminary Plan and Final Plan for any subdivision or land 
development application expected to generate more than 250 new trips 
per day. 

 
B. Purpose.  To identify any traffic problems likely to result from the proposed 

development in relation to ingress/egress, road capacities, off-site traffic 
flow, public transportation, and pedestrian and other non-vehicular 
circulation. 

 
C. Contents. 

 
1. A study area for the Traffic Impact Study shall be defined as 

mutually agreed upon by the Applicant and the Township Engineer. 
 
2. The Traffic Impact Study shall enable the Township to assess the 

likely impacts of the proposed development on the existing 
transportation network of the Township and surrounding areas. 
 

3. The Traffic Impact Study shall be prepared by a civil engineer 
licensed to practice in Pennsylvania with experience preparing such 
studies in accordance with the Institute of Transportation Engineer's 
(ITE) Recommended Practice Traffic Access and Impact Studies 
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for Site Development, current edition, and PennDOT Publications 
201 and 282, current editions. 
 

4. The Traffic Impact Study shall include, but not necessarily be 
limited to, an analysis of expected traffic generation to, from, and 
upon surrounding roads within a radius of 2-miles from the 
proposed development site, particularly showing AM and PM peak 
hours of existing traffic flow during a normal business day, in 
comparison with what is anticipated after the proposed 
development is fully completed and, if applicable, upon the 
completion of each stage.  Estimated peak hour trip generation 
shall be based on procedures set forth in the most recent edition of 
the ITE Trip Generation Manual.  Existing traffic flows shall be 
based on actual counts; if these cannot be obtained, an alternative 
source, subject to approval by the Township, may be used.  
 

5. The Township shall review the methodology, assumptions, findings, 
and recommendations of the Traffic Impact Study and may require 
specific improvements necessary to accommodate the impacts of 
the proposed development. 

 
Section 410. Green Design Assessment. 
 
A. Purpose.  It is the purpose of the Green Design Assessment to promote 

the siting, design, construction and maintenance of buildings and 
landscapes so as to promote the conservation of energy and the effective 
utilization of renewable energy sources and to improve the efficiency and 
longevity of building systems.   

 
B. Applicability.  The Green Design Assessment shall be submitted to the 

Township as part of a Preliminary Plan and Final Plan for any major 
subdivision or land development application, except for residential 
subdivisions involving less than twenty (20) proposed lots or dwelling 
units. 

 
C. Assessment.  The Green Design Assessment shall analyze the 

applicability and practicality of each of the standards set forth below and 
indicate how those applicable to the proposed development will be 
incorporated into the design.  Where a specific design standard is 
inapplicable or impractical, Applicants shall provide written substantiation 
of its inapplicability or impracticality.  Additional LEED standards, Energy 
Star and other federal or state standards adopted after the enactment of 
this Ordinance shall also be addressed. 
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1. Orientation, massing, and siting of building envelopes to maximize 
solar responsive daylighting, natural cooling design, and the 
potential for renewable energy use. 

 
2. Building with integrated photovoltaic (BIPV) systems taking 

advantage of available solar resources. 
 
3. Landscaping, including retention of existing vegetation, to enhance 

natural ventilation and provide winter wind breaks while not 
interfering with access solar energy. 

 
4. Use of geothermal heating and cooling. 
 
5. Achievement of the LEED (Leadership in Energy and 

Environmental Design) Silver standards (or higher) through building 
placement, style, dimensions, construction materials and overall 
site design. 

 
6. Meeting or exceeding the Environmental Protection Agency Energy 

Star rating of 85.   
 
7. Incorporating the redevelopment and reuse of previously developed 

sites and structures. 
 
8. Developing stormwater and wastewater treatment facilities with 

efficient and innovative on-lot approaches to treatment and reuse, 
which support water conservation and maintain local watershed 
balance, such as green roofs and rainwater harvesting systems, 
and including the utilization of land application and beneficial reuse 
of wastewater and/or stormwater. 
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ARTICLE V 

DESIGN STANDARDS 

 

Section 500 Applications 
 

A. The following subdivision and land development principles, standards and 
requirements will be applied by the Township in evaluating plans for 
proposed subdivisions and land developments. 

 
B. The standards and requirements outlined herein are minimum standards 

and requirements for the promotion of the public health, safety, and 
general welfare.  

 
C. Whenever municipal or other applicable regulations contain more 

restrictive standards and requirements than those outlined herein, such 
other regulations shall control. 

 
D. The Township reserves the right to waive or modify any of the minimum 

standards set forth herein if conditions so warrant, as may be necessary in 
the public interest or where requested by an applicant as set forth in 
Section 702 hereof. 

 
Section 501 General Standards 

 
A. Land shall be developed in conformance with this Ordinance, the 

Pennsbury Township Zoning Ordinance, Pennsbury Township 
Comprehensive Plan, and other ordinances, codes, and regulations in 
effect in Pennsbury Township. 

 
B. All portions of a tract being subdivided or developed shall be taken up in 

lots, roads, open spaces, or other proposed uses so that remnants and 
landlocked areas shall not be created.  Reserve strips controlling access 
to lots, public rights-of-way, public lands or adjacent private lands are not 
permitted, unless specifically approved by the Township Supervisors. 

 
C. Land shall be developed in conformance with all pertinent statutes, 

regulations, rules and codes of Federal, State and County agencies 
concerned with subdivision, land development, construction and 
improvements or any activity arising out of or related thereto in any way 
whatsoever.   

 
D. Applicants shall make every effort to protect natural and cultural resources 

as provided in the Four Step Design Process, if applicable.    
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E. Proposed subdivision and land developments shall be coordinated with 
existing nearby neighborhoods so that the community as a whole may 
develop harmoniously. 

 
F. The standards of design in this Article shall be used to judge the adequacy 

of subdivision proposals.  Wherever, in the opinion of the Planning 
Commission, the literal applications of these standards in certain cases 
would serve to create an undue hardship, the Planning Commission may 
recommend to the Board of Supervisors such modifications that will not be 
contrary to the public interest.  The Supervisors may, at their discretion, 
modify or adjust the standards to permit utilization of property while 
securing substantial conformance with the objectives of these regulations, 
as provided for in Article VII of this Ordinance.  

Section 502 Blocks 
 

A. The length, width, and shape of blocks shall be determined with due 
regard to: 

 
1. The provision of adequate sites for buildings of the type proposed; 

 
2. The least adverse impact to topography and natural features; 

 
3. The need for safe and convenient vehicular and pedestrian 

circulation; and 
 

4. Thoughtful and innovative design to create an attractive community. 
 

B. Residential blocks shall be of sufficient depth to accommodate two tiers of 
lots, except where reverse frontage lots are permitted. 
 

Section 503 Lots and Lot Standards 

 

A. General Lot Design Standards. 
 

1. Lot areas, lot widths, setbacks, dimensions and yard requirements 
shall not be less than specified by applicable provisions of the 
Pennsbury Township Zoning Ordinance. 

 
2. The lot design and interior space allotted shall be appropriate for 

the type of development and use contemplated, be sufficient to 
provide satisfactory space for required on-site parking, accessory 
uses, and comply with other applicable standards of Township 
resolutions, regulations, codes, policies, and ordinances.  For lots 
intended for single-family residential use, an area of at least five 
thousand (5,000) square feet outside of the required setbacks shall 
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be indicated on such lots that is capable of residential development 
and exclusive of any area intended for the siting of on site sewage 
disposal, water supply well(s) or stormwater management facilities 

 
3. Side lot lines shall be substantially at right angles or radial to road 

lines.  The Township may accommodate flexibility in lot layout so 
that the siting of buildings takes maximum advantage of solar 
energy; e.g., the orientation of buildings with their long axis 
generally in an east-west direction. 

 
4. Side lot lines shall follow along existing streams or existing or 

proposed stormwater management swales. 
 

5. Lot lines shall follow municipal boundaries rather than cross them. 
 

6. Subdivisions shall not result in remnants of land that do not meet 
minimum frontage, area and bulk requirements for the applicable 
zoning district.  All portions of a plan shall be incorporated into 
existing or proposed lots unless special usage for a specific piece 
of land is applied for, and approved by the Board of Supervisors, as 
part of a subdivision or land development proposal. 

  
7. The depth of lots shall not exceed the width by more than two and 

one-half (2 ½) times.   
 

8. Lot addresses and road names shall be assigned to each lot and 
shall be approved by the Township and forwarded to the Postal 
Authority for approval.  Approved lot addresses and road names 
shall be included on the Final Plan. 

 
B. Lot Frontage Standards. 
 
 1. All lots shall have direct access to a public or private road, 

satisfactory to the Township.  Each lot shall have, in addition to the 
minimum width at the required front yard line as specified by the 
zoning district, sufficient free and complete access to an existing or 
proposed road cartway to avoid the need to cross any portion of 
another lot to reach such road. 

 
2. Lots which abut two (2) or more public roads shall have direct 

access only to the road of lesser functional classification.   
 
 3. Where lots are created having frontage on an arterial or major or 

minor collector road, as designated by the Township, any proposed 
residential development road pattern shall provide frontage to local 
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roads within the subdivision (providing for so-called reverse 
frontage lots). 

 
a. All residential reverse frontage lots (and all corner lots with a 

lot line along a street where reverse frontage is required) 
shall, in addition to the rear yard required by the Township 
Zoning Ordinance and immediately adjacent to the right-of-
way of the arterial, major collector road or minor collector 
road, have a buffer area of at least twenty-five (25) feet in 
width, with a buffer planting screen at least fifteen (15) feet in 
width, across which there shall be no right of access to the 
lot.  The plantings within the buffer planting screen area 
(buffer planting strip) shall provide a visual screen of 
sufficient height (but at least six (6’) feet upon planting) to 
visually obscure the balance of the lot from the adjacent 
right-of-way of the arterial, major collector road or minor 
collector road within three (3) years of planting. 

 
b. The buffer planting strip shall be consistent with the 

provisions of Section 522 and Section 162-1908 of the 
Pennsbury Township Zoning Ordinance and may be a 
planting mixture of deciduous and conifer shrubs and trees 
and shall serve as a barrier to visibility, airborne particles, 
glare and noise.  The screen shall run for the entire length of 
the lot.   

 
c. The screen plantings shall be so placed that at maturity, they 

will not be closer than three (3’) feet from any right-of-way or 
property line.  Evergreen trees likely to grow substantially in 
diameter shall be planted in two or more rows or off-sets if 
needed to allow space for future growth. 

 
d. The plantings shall be maintained permanently and plant 

material which does dies shall be replaced within six (6) 
months. 

 
e. A built-up earthen berm may be incorporated in the 

landscaping of the reverse frontage screening as long as the 
following conditions are met: 

 
i. It may not be located in the future street right-of-way. 
 
ii. The maximum allowable slope shall be 3 to 1 

(horizontal to vertical). 
 
iii. The surface of the berm shall be stabilized with grass. 
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iv. Berms shall be designed and constructed so as not to 

interfere with drainage from the public roadway. 
 
C. Flag (Interior) Lots. 
 

Lots for which the only road frontage is via an access easement across 
another lot, or via a “flag pole” narrow portion of the lot, the sole purpose 
of which is to provide access from the road to the principal part of the lot, 
shall be permitted only if all of the following requirements are satisfied: 

 
1. The Board of Supervisors grants permission based on 

topographical or other conditions unique to the site. 
 

2. An access easement acceptable to the Township (or “flag pole” 
portion of the subject lot owned in fee) linking the interior lot to the 
public or private road shall have a minimum width of fifty (50) feet.  
Two adjacent interior lots may share the same fifty (50) foot access 
easement or one may be provided an easement over the other lot’s 
“flag pole.” 
 

3. The minimum lot area, lot width, lot depth, and setbacks of the 
applicable zoning district shall apply to that portion of the lot 
exclusive of the area of the access easement or “flag pole.” 

 
4. All structures shall be located on the main body of a flag lot (outside 

of the access area) so as to provide required setbacks pursuant to 
applicable zoning regulation should the access area portion later 
become a public or private road. 
 

5. No more than two (2) flag or interior lots shall be permitted in a 
subdivision which incorporates public or private streets.   

 
6. Flag or interior lots may share a common driveway access with an 

adjacent lot. 
 
7. The access area or common access drive, as applicable, for any 

flag lot shall be located so as to demonstrate ability to comply with 
all applicable driveway, sight distance, and any other applicable 
roadway access standards. 

 
8. Any approved subdivision including flag lots shall be approved on 

the condition that any future subdivision of any lot shall not create 
additional flag lots. 

 
Section 504 Roads – General 
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A. Proposed roads shall be properly related to such road plans or parts 

thereof as have been officially adopted by the Township, including 
recorded subdivision plans and shall be classified according to their 
function. 

 
B. Proposed roads shall further conform to such Township, County and State 

road and highway plans as have been prepared, adopted, and filed as 
prescribed by law. 

 
C. Thoughtful and imaginative design of roads and their relationship to the 

arrangement and shape of lots is required.  Proposed road patterns shall 
relate to existing roads, topography and existing and planned settlement 
patterns in order to accomplish a smooth flow of traffic, to avoid poor sight 
distance, to avoid traffic congestion and to promote public safety.   

 
D. Local roads shall be designed to discourage excessive traffic speeds and 

provide for the continuation of existing or platted roads and for proper 
access to adjoining undeveloped tracts suitable for future subdivision or 
development.  Further, adequate provisions for emergency vehicle access 
shall be made.   

 
E. If lots resulting from a subdivision are large enough for further subdivision 

or if a portion of the tract is not subdivided, adequate road rights-of-way to 
permit further subdivision shall be provided, as necessary, unless the 
remaining property is restricted from further subdivision in a manner 
acceptable to the Township.  Remnants, reserve strips and landlocked 
areas shall not be created. 

 
F. Along the existing road on which a subdivision or land development abuts, 

additional right-of-way, paving or other improvements, including traffic 
calming measures shall be made and built to the specifications 
established by the Township’s ordinances, resolutions, regulations, codes 
and policies.  
 

G. Where a proposed subdivision or land development will generate such 
additional traffic on abutting and nearby State or Township roads of 
substandard specifications as to pose a hazard to public safety and the 
roads are located within one thousand (1,000) feet of such subdivision or 
land development, the Applicant shall provide improvements (including 
widening and improvement to horizontal or vertical alignment), including 
off-site improvements within existing public rights-of-way, such as will 
alleviate such hazards to public safety.  To the extent such impacts extend 
further than one thousand (1,000) feet from such subdivision or land 
development, the Applicant shall offer means to mitigate the traffic 
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generated and suggest a means to finance improvements necessary to 
mitigate the traffic impact. 
 

H. Dead-end roads shall be prohibited, except as stubs to permit future road 
extension into adjoining tracts, or when designed as cul-de-sacs.  Where a 
stub road is not designed as a cul-de-sac, temporary paved turnarounds 
or “hammerheads” shall be provided to the satisfaction of the Township.  
 

I. Emergency access routes shall be required.  The maintenance 
responsibilities of the emergency access route shall be clearly defined on 
the plans.  An easement for the route shall be provided at a sufficient 
width to accommodate traffic and maintenance.   

 
J. New half or partial roads shall not be permitted.  Only new roads meeting 

the requirements of this Ordinance shall be permitted.  Wherever a tract to 
be subdivided borders an existing half or partial road, the other part of 
such road shall be plotted within such tract.   

 
K. Roads that are extensions of or in alignment with existing roads shall bear 

the names of the existing roads.  Road names shall not duplicate or 
closely resemble names of any existing road or areas.  All houses shall 
receive address numbers.  All road names and address numbers shall be 
subject to the approval of the Township, the applicable Postmaster and 
the applicable Emergency Services personnel.  Development names shall 
also be subject to approval of the Township.   
 

L. Where roads continue into adjoining municipalities, evidence of 
compatibility of design, particularly with regard to road widths, shall be 
submitted.  The applicant shall coordinate such design with both 
municipalities to avoid abrupt changes in cartway width or in 
improvements provided.     

 
M. Private roads shall be designed and constructed to meet all requirements 

of public road standards; the recorded plan and other recorded 
documents, such as the deeds of conveyance of lots shown on a plan 
and/or independent easement and maintenance agreements, shall clearly 
state the parties responsible for the cleaning, maintaining, improving and 
repairing of private roads, and financial guarantee or security shall be 
provided as required for public roads to ensure construction and 
maintenance of the private roads as required by this Ordinance. 

 
N. Where required by the Township, traffic calming measures shall be 

implemented on all roads, access drives, parking and loading areas.  
Traffic calming measures shall be selected in consultation with the 
Township and shall be chosen with consideration of PennDOT’s 
“Publication 383 - Traffic Calming Handbook,” as last revised.   
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O. When the results of the Traffic Impact Study required by Section 409 of 

this Ordinance conclude that acceleration, deceleration or turning lanes 
are required along any existing or proposed road, the Applicant shall 
install such lanes along existing and proposed roads consistent with the 
recommendations of the approved Traffic Impact Study.   

 
P. Specifications - The minimum requirements for road improvements shall 

be those in the PennDOT's Specifications (Form 408) as last revised, or 
those of Pennsbury Township, as the Township may specify. 

 
Section 505 Road Standards 

 
A. The minimum right-of-way and cartway widths for all new roads or 

improved existing roads in the Township shall be as follows: 
 

ROAD 

CLASSIFICATION 

Right-of-Way Width 

(feet) 

Cartway Width 

(feet) 

Arterial 80 32 

Major collector 60 30 

Minor collector 60 24 

Local, incl. culs-de-sac 50 20 

 
B. Additional and/or reductions in right-of-way and cartway widths may be 

required for the following purposes: 
 

1. To promote public safety and convenience. 
 
2. To provide or prohibit sufficient area for on-road parking.    

 
3. To accommodate topographic circumstances which may result in 

cut/fill slopes extending beyond the standard right-of-way and in all 
circumstances to assure accessibility for maintenance operations. 

 
4. To promote Township circulation and mobility plans for vehicular, 

bicycle and/or pedestrian access.  
 
5. To minimize impervious coverage and minimize stormwater runoff.  
 
6. To promote traffic calming.   
 

C. Where a subdivision or land development abuts or contains an existing 
road of non-compliant right-of-way width, additional right-of-way width 
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shall be dedicated to conform to Township standards.  Where a 
subdivision or land development abuts or contains an existing road of non-
compliant cartway width, the applicant shall be required to widen and/or 
reconstruct the roadway to meet Township standards as set forth in this 
Ordinance. 
 

D. Where a subdivision or land development abuts or contains an existing 
road, the physical condition of which is non-compliant with the 
specifications of this Ordinance due to deterioration, wear or otherwise, 
the applicant shall be required to reconstruct the roadway to meet 
Township standards as set forth in this Ordinance. 

 
Section 506 Road Alignment 

 
A. Whenever road lines are deflected in excess of five (5) degrees, 

connection shall be made by horizontal curves.  
 
B. Proper sight distances, as defined in this Ordinance, shall be provided 

with respect to both horizontal and vertical alignments.  Measured along 
the centerline at a height of three and one-half (3-1/2) feet, and viewing an 
object two (2) feet or greater in height, the minimum sight distance shall 
be two hundred fifty (250) feet for local roads and five hundred (500) feet 
for all other roads within which no obstruction may be located or exist. 

 
C. To ensure adequate sight distance, minimum centerline radii for horizontal 

curves shall be as follows: 
 

1. Arterial or Major Collector Road – 500 feet.   
 
2. Minor Collector Road – 275 feet. 
 
3. Local Roads – 150 feet. 

 
D. For all road classifications, a minimum tangent of at least one hundred 

(100) feet measured at the centerline radii shall be required between 
reverse curves.   

 
E. Super elevation shall be provided for Major Collector and Arterial Roads 

having a horizontal curve radius of less than five hundred (500) feet.   
 
F. The approaches to an intersection shall follow a straight course for at least 

fifty (50) feet as measured from the intersection of the right-of-way lines. 
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Section 507 Road Grades 

 
A. Center line grades shall not be less than one (1) percent where curbs are 

provided nor less than 1.5 percent where roadside swales are provided.  
Center line grades shall not be greater than ten (10) percent on local 
roads nor greater than eight (8) percent on any other road.  

 
B. The slope of the crown on proposed roads shall be a minimum of 3% 

cross-slope.  
 
C. Vertical curves shall be used at changes of grade exceeding one (1) 

percent.  The minimum length of vertical curves for local roads shall be 
twenty-five (25) times the algebraic difference in grade for crests and sage 
curves.  Any road classification higher than a local road shall be designed 
to PennDOT standards relative to vertical curves.   

 
D. Where the grade of any road at the approach to an intersection exceeds 

four (4) percent, a leveling area shall be provided having a grade of no 
more than four (4) percent over a distance of at least seventy-five (75) feet 
measured from the intersecting right-of-way line. 
 

E. Grades within proposed intersections shall not exceed three (3) percent 
measured between respective right-of-way lines.  

 
Section 508 Road Intersections 

 
A. Roads shall be laid out to intersect at right angles whenever possible and 

intersections of less than seventy-five (75) degrees (measured at the 
centerline) shall not be permitted.   

 
B. Intersections involving the junction of more than two (2) roads shall be 

prohibited.  Roundabouts for multiple road intersections may be permitted 
after consultation with the Township.  Roundabouts shall follow the 
standards of the Pennsylvania Department of Transportation Guide to 
Roundabouts (Pub. 414), as amended.   

 
C. Roads shall not intersect on either the same or opposite side of another 

road at an interval between their centerlines of less than the following: 
 

1. one hundred fifty (150) feet where all intersecting roads are local 
roads; 
 

2. four hundred (400) feet where any intersecting road is a minor 
collector; and 
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3. eight hundred (800) feet where any intersecting road is a major 
collector or arterial road. 

 
D. Curb and edge of pavement radii at intersections shall be no less than the 

following: 
 
1. Thirty-five (35) feet on local roads; 
 
2. Thirty-five (35) feet on minor collectors; 
 
3. Thirty-five (35) feet on major collectors; 
 
4. Fifty (50) feet on arterials; 
 
5. Fifty-five (55) feet, where the intersecting road is providing access 

to an industrial district or industrial use. 
 
6. A minimum of 10 feet shall be provided between the edge of 

pavement and the right-of-way line. 
 
E. Intersections shall be designed to allow for pedestrian crossings in 

compliance with applicable ADA standards and otherwise in a safe 
manner by keeping crossing distance to a minimum and by providing 
crosswalks which are painted or constructed with contrasting paving 
materials to clearly identify crosswalk areas. 

 
F. Clear sight triangles shall be provided at all road intersections and shall be 

shown on the final subdivision plan to be recorded. 
 
1. Within such triangles, no vision obstructing object shall be 

permitted above the height of thirty (30) inches and below ten (10) 
feet measured from the centerline grade of intersecting public 
roads.  Appropriate deed restrictions shall be recorded to enforce 
this provision.  
 

2. Clear sight triangles shall be measured along the centerlines of the 
intersecting roads to a point seventy-five (75) feet from the center 
of intersection where all legs of the intersection are controlled by 
stop signs, and to a point two hundred (200) feet from the center of 
intersection where any intersection permits through traffic on any 
intersecting road(s) without stop signs.  An additional fifty-five (55) 
feet shall be added to this requirement where an intersection is 
providing access to an industrial district or any industrial use. 

 
3. A clear sight triangle of seventy-five (75) feet shall also be required 

at the intersection of potentially dangerous or hazardous 



Pennsbury Township Subdivision and Land Development Ordinance 

 

Article V – Design Standards  110 

intersections of private driveways with any public road or private 
road. 

 
4. Sight distance requirements for all intersections shall be in 

accordance with the Pennsylvania Code, Title 67, Transportation, 
Chapter 441 “Access To and Occupancy of Highways by Driveways 
and Local Roads,” latest revision.  Plans shall indicate the clear 
sight distances.  Clear sight distances and clear site triangles shall 
be verified in the field and be found acceptable by the Township 
prior to preliminary plan or preliminary/final plan approval. 

 

5. PennDOT Highway Occupancy Permits. 
 
6. In the event that a road, street, driveway or access drive intersects 

with a PennDOT right-of-way or any stormwater improvement or 
other utility will cross a PennDOT right-of-way, the developer shall 
obtain the necessary Highway Occupancy Permit. 

 
7. In the event that PennDOT requires the Township to sign a 

Highway Occupancy Permit application or other documents relative 
to the required Highway Occupancy Permit, the Township shall 
retain sole discretion whether to sign the application or other 
documents. 

 
8. Should the Township elect to sign a Highway Occupancy Permit 

application and/or other documents required by PennDOT, unless 
the road is accepted by the Township for public dedication, the 
developer shall enter into an indemnification agreement in a form 
acceptable to the Township solicitor which, among other things, will 
require that the developer, its successors and assigns, indemnify, 
defend, exonerate and hold the Township and its and its boards, 
committees and commissions (including the individual members 
thereof), their elected and appointed officers and officials and their 
employees, contractors, other professional consultants, engineers, 
solicitors, managers, representatives, advisors, predecessors, 
successors, agents, independent contractors, insurers and assigns 
harmless from any liability pertaining to, relating to, resulting from, 
caused by, arising out of or sustained in connection with the 
Township’s signing the application and/or other documents required 
by PennDOT and any obligation assumed by the Township by 
virtue of signing the application and/or documents. 

 
9. The Township shall also retain sole discretion concerning 

acceptance of any road right-of-way, improvements, maintenance 
responsibilities, etc., which may be imposed by PennDOT relative 
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to improvements contemplated with a PennDOT right-of-way and/or 
easement. 

 

Section 509 Cul-de-sac and Loop Roads 

 
A. Dead-end or single access roads are prohibited unless designed as 

permanent cul-de-sac roads, or when designed as a temporary cul-de-sac 
for future access to adjoining properties.  
 

B. Cul-de-sac or single access roads permanently designed as such shall be 
limited to one such road per subdivision and shall provide access to not 
more than twenty (20) dwelling units or twenty (20) lots, whichever is less, 
unless additional emergency access acceptable to the Township is 
provided. 

 
C. Cul-de-sac roads shall be provided at the closed end with a circular 

turnaround with a minimum right-of-way radius of fifty (50) feet and a 
minimum outer paving radius of forty (40) feet.  

 
D. No cul-de-sac turnaround shall have a grade which exceeds five percent 

(5%) in any direction. 
 
E. All cul-de-sacs, whether permanently or temporarily designed as such, 

shall not be less than two hundred-fifty (250) feet nor shall exceed one 
thousand two hundred (1,200) feet in length unless additional emergency 
access acceptable to the Township is provided.  The length of the cul-de-
sac shall be measured from the edge of paving of the nearest through 
road to which the cul-de-sac road is connected, and to the center point of 
the cul-de-sac turnaround. 

 
F. When required for future extension, the turnaround right-of-way shall be 

placed adjacent to the tract boundary with sufficient width along the 
boundary line to permit extension of the road at full width.  

 
G. Except when designed pursuant to the alternative standards of 

Subsection 509.I below, when a new cul-de-sac road is proposed on a 
subdivision or land development plan, not more than four (4) driveways 
serving residential lots shall be permitted within the cul-de-sac bulb or 
turnaround area.  Each lot which has road frontage on the cul-de-sac bulb 
right-of-way shall have a minimum lot width at the road line of at least fifty 
(50) feet.  

 
H. No parking shall be permitted in the turnaround.  
 
I. Alternate cul-de-sac design standards:  The Applicant may propose, and 

the Township may it is sole discretion approve, an alternate design for 
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cul-de-sac turn around area(s) on any given project in accordance with 
this Subsection.  If the Applicant desires to propose an alternate cul-de-
sac design, the Applicant is encouraged to discuss this design standard 
with the Township during the sketch plan process.  For those alternative 
designs which may include a landscaped center island, the following 
standards shall apply: 

 
1. Permanent cul-de-sac roads must be provided with a paved 

turnaround having a minimum outside diameter of one hundred-
sixty-six (166) feet and a minimum inside diameter of one hundred 
thirty-four (134) feet to each curb line and a minimum interior 
circular right-of-way diameter of one hundred ten (110) feet and 
having an outside minimum right-of-way diameter of one hundred 
ninety (190) feet.  The inside radius of the paved turn-around shall 
be provided with a mountable cul-de-sac island curb. 

 
2. The shape of the cul-de-sac turn-around may be oval or irregular in 

shape instead of circular with the following conditions:   
 

a. The minimum cul-de-sac island area within the road right-of-
way center island is equal to that of a cul-de-sac turn-around 
having the minimum required diameter specified above. 

 
b. The minimum centerline radius of the cul-de-sac is not less 

than seventy-five (75) feet. 
 

3. The maximum number of lots permitted to have frontage on a cul-
de-sac turn-around that contains the minimum dimensions specified 
in Subsection L.1. above is six (6).  The number of lots permitted on 
a cul-de-sac turn-around can be increased by one lot for every 
additional ninety-two (92) feet of property road line circumference 
that is in addition to the circumference resulting from a two hundred 
(200) foot diameter right-of-way.  Each lot referred to above shall 
have the required minimum lot width at the required minimum front 
yard setback line.   

 
4. A center open space area shall be provided that is concentric with 

the cul-de-sac turnaround and shall have a minimum fifty-five (55) 
foot radius and may be modified as indicated in Subsection L 
above. 

 
5. PennDOT “One Way” directional signs shall be placed at the 

entrance of the cul-de-sac circle located eighteen inches (18”) 
behind the interior cul-de-sac circle curb.   
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6. The cul-de-sac turn-around center island shall be owned and 
maintained by a Homeowner’s Association.  In the absence of a 
Homeowner’s Association based upon a waiver granted by the 
Township, the cul-de-sac turn-around center island shall be owned 
and maintained by the individual lot owners located on the cul-de-
sac turn-around.   

 
7. Cul-de-sac turn-around islands shall be graded to have a mound or 

a depression with appropriate drainage.  The island area may be 
used for stormwater management and installation of “Best 
Management Practice” facilities.  The mound shall be graded such 
that its highest elevation will be a maximum of three (3) feet above 
the average elevation of the cul-de-sac turn-around cartway 
elevation. 

 
8. Turn-around islands shall be graded and/or designed to minimize 

snow melt from stored snow piles on the island collecting and 
freezing on the paved portion of the cul-de-sac circle, creating 
hazardous driving conditions. 

Section 510 Road Construction Standards  
 

All materials for the construction of roads and the methods of construction and 
drainage shall be in accordance with the applicable requirements of 
Pennsylvania Department of Transportation Publication #408, “Highway 
Specifications” (PennDOT # 408), latest revision thereof, and shall be supplied 
by vendors approved by the Pennsylvania Department of Transportation for the 
supply of such materials.  Cross-sections shall be as described in Section 
510.A.1 below.  Inspection of materials and construction methods shall be as 
approved in Section 602 of this Ordinance. 
 
A. Road Design. 
 

1. Thickness of base and paving for new local Township roads shall 
meet the following minimum requirements: 

 
a. 1.5 inches Superpave Asphalt Mixture Design, hot mix 

asphalt (HMA) Wearing Course; PG 64-22, 0.3 to 3 Million 
Equivalent Single Axle Loads (ESALS), 9.5 mm Mix, SRL-H, 
PG 64-22. 
 

b. 3 inches superpave Asphalt Mixture Design, HMA Base 
Course. 

 
c. 10 inch 2A stone sub-base course; slag stone is not 

permitted. 
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d. A tack coat per PennDOT form 408, as amended shall be 

applied between the wearing and base courses. 
 

e. A prime coat per PennDOT form 408, as amended shall be 
applied between the sub-base and base courses. 

 
f. Where required plain concrete curb 18” in height shall be 

installed.  See section 513. 
 

g. Where shoulders are required, use type 3 per PennDOT 408 
as amended. 

 
h. All materials and installation shall be in accordance with 

Pennsylvania Department of Transportation Publication 70 
and Publication 408, both as amended. 

 
2. The Applicant shall provide additional paving, base or sub-base 

materials, or geotextiles, including but not limited to geogrid 
material, where soil types are inferior, wet or otherwise unsuitable. 
 

3. Road designs for Township collector and arterial roads shall be 
coordinated with the Township Engineer and shall be in 
conformance with PennDOT design and construction standards. 

 
B. Subgrade. 
 

1. The area within the limits of the proposed road surface shall be 
shaped to conform to the line, grade and cross-section of the 
proposed road. 

 
2. All unsuitable subgrade material shall be removed. 

 
3. All wet or swampy areas shall be permanently drained and 

stabilized, subject to the approval of the Township Engineer.   
 

4. Fills, within the roadway, shall be made with suitable materials as 
approved by the Township Engineer; they shall be thoroughly 
compacted for the full width of the cartway in uniform layers of not 
more than eight (8) inches thick.  No more than two (2) eight-inch 
layers of fill shall be laid or placed between inspections by the 
Township Engineer. 

 
5. The subgrade shall be thoroughly compacted by rolling with a 

minimum ten-ton three-wheel roller.  Equivalent vibratory, sheep’s 
foot or rubber tired rollers may be used with the approval of the 
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Township Engineer.  Subgrade shall be compacted tight and dry, to 
ninety-five (95) percent compaction at optimum moisture, and shall 
not be soft and spongy under the roller.  Compaction of the 
subgrade shall extend the full width of the cartway, including the 
width to be occupied by shoulders. 

 
6. In fill areas over three (3) feet thick, compaction tests are required 

in each eight (8) inch layer at one hundred fifty (150) foot intervals.  
A qualified geotechnical engineer licensed to practice in 
Pennsylvania shall test compaction of soils in place according to 
ASTM D 1556, ASTM D 2167, ASTM D 2922, and ASTM D 2937, 
as applicable.  The tests must be performed by a certified testing 
laboratory and the results submitted to the Township Engineer for 
approval.  All compaction must be ninety-five (95) percent 
compaction at optimum moisture.  Any layer not coming up to 
standard will be removed or re-rolled until suitable compaction is 
obtained.  

 
C. Paving. 
 

1. Paving and base thickness and materials shall be as specified in 
Section 510.A.1 above.  

 
2. The sub-base course where required shall be installed and 

compacted in accordance with Pennsylvania Department of 
Transportation specifications and shall extend a distance of seven 
(7) inches for base course and twelve (12) inches for stone sub-
base course beyond the paving line when curbs have been waived 
by the Township.  The area above the base course and sub-base 
outside the paving line (wearing course) shall be permanently 
stabilized with topsoil and grass.   

 
3. Bituminous base, binder and surface courses shall be laid to the 

specified thickness after compaction.  All bituminous courses shall 
be laid with a mechanical bituminous paver in accordance with 
specifications of the Pennsylvania Department of Transportation 
Specifications, Publication 408, and latest edition thereof. 

 
4. Duplicate delivery slips for all material deliveries shall be furnished 

to the Township Engineer and shall become the property of the 
Township.   

 
5. Failure to adhere to the above specifications shall give the 

Township cause to refuse, among other things, to accept roads for 
dedication. 
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6. All wearing courses shall be sealed to the concrete curb with a solid 
one-foot wide Class BM-1 bituminous gutter seal. 

 
D. Grading and Shoulders. 
 

1. Roadways shall be graded for the full width of the right of way on 
each side, unless modified by the Township to avoid disturbance of 
significant trees, historic structures, or other significant natural or 
cultural resources.  Shoulders or berm areas, including planting 
strips behind curbs, shall be graded with a minimum slope of 
one-half (1/2) inch per foot and a maximum slope of one (1) inch 
per foot.  Beyond the limits of this grading, banks shall be sloped to 
prevent erosion but this slope shall not be greater than 3:1. 

 
2. Where concrete curbing has been waived or deferred by the Board 

of Supervisors and is not to be constructed, shoulders are to be 
constructed adjacent to the paving of the proposed road.  The width 
of shoulders shall be four (4) feet along local roads, six (6) feet 
along major or minor collector roads and eight (8) feet along arterial 
roads.  

 
3. Seeding.  All unpaved areas between the road line and the curb or 

shoulders (as the case may be) shall be covered with not less than 
six (6) inches of topsoil, fertilized, seeded, and mulched in a 
manner and with materials approved by the Township. 

 
E. Underdrains shall be required to mitigate wet road conditions.   
 
F. Utility trench construction (storm sewer, wastewater lines, water main, gas 

main etc.) within existing local roads shall be backfilled with 2A stone 
placed and compacted in eight (8) inch lifts.  The trench shall be paved 
with Superpave Asphalt Mixture Design, HMA Base Course, PG 64-22, 
0.3 to 3 M ESALS, 25 mm mix (3” compacted depth), and the entire 
roadway shall be paved with a full width overlayment (edge of road to 
edge of road) of Superpave Asphalt Mixture Design, HMA Wearing 
Course, PG 64-22, 0.3 to 3 M ESALS, 9.5 mm mix, SRL-L (1.5” 
compacted depth).  Utility trenches within proposed roads shall be 
backfilled with clean, dry, select material and compacted in eight (8) inch 
lifts to not less than one hundred (100%) percent of the dry weight density 
of the backfill material.  Trenches within easements shall be backfilled with 
clean, dry, select material and compacted in twelve (12) inch lifts to not 
less than one hundred (100%) percent of the dry weight density of the 
backfill material as set forth in ASTM D 698 and  Pennsylvania 
Department of Transportation Specifications, Publication 408, and latest 
edition thereof. 
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G. During construction of roads, the contractor shall provide maintenance 
and protection of traffic meeting Pennsylvania Department of 
Transportation standards. 

 
H. Street construction inspection.  

 
Testing and inspection of new streets shall be consistent with the 
procedures of the Pennsylvania Department of Transportation’s 
Specifications, Publication 408. The following requirements shall apply to 
road construction inspections and testing: 
 
1. Construction and inspections shall proceed in accordance with the 

inspection schedule and all other applicable requirements of this 
Ordinance.  
 

2. If the supplier of the bituminous concrete is PennDOT approved, 
the supplier shall provide a copy of that certification and the 
theoretical density of the mix being supplied to the Township 
Engineer. In lieu of this procedure, the paving contractor shall 
provide the design criterion and the actual mix criterion to the 
Township Engineer for approval. All testing shall be based on this 
criterion. 
  

3. In place density testing shall be conducted by the contractor with 
the direction and approval of the Township Engineer.  
 

4. The field test data shall be obtained through the use of a properly 
calibrated nuclear gauge as described in PennDOT Publication 
408.  
 

5. The test results shall indicate that the pavement construction meets 
at least 93% of the theoretical density for wearing courses and 
binder courses. 

 

Section 511 Private Roads  

 

A. As a condition of subdivision approval involving private roads, any private 
road shall be privately owned by a single responsible party, and the 
Township shall have no present or future maintenance obligation with 
respect thereto.  Maintenance of any approved private road shall be the 
responsibility of a single person or entity such as the owner or landlord, or 
a homeowner's association or a similar approved association.  If an 
association is proposed to maintain private road(s), the formation 
documentation shall be submitted to the solicitor for review prior to the 
grant of preliminary plan approval as required by Section 402.B.5.o of this 
Ordinance.  Among other things, the association documents shall provide 
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that the association shall not dissolve without the prior written approval of 
the Township.  The responsibility for maintenance and ownership of a 
private road shall not be fragmented among co-owners or easement right 
owners.  A private road may be a part of a single lot with easements 
granted to individual lot owners.  However, the area of the private road 
right-of-way shall not be counted as a part of the lot to which it is attached.  
Said lot shall otherwise meet the minimum lot area requirements for the 
district in which it is located.  
 

B. A valid and acceptable maintenance agreement for any approved private 
road shall be submitted in writing for review and approval by the Township 
Solicitor.  Such approval by the Township Solicitor shall occur prior to final 
plan approval.  A private road shall be built to the same right-of-way 
widths with the same pavement widths and pavement thicknesses or 
cross sections as required for public roads.  
 

C. All private roads shall meet all specifications for local public roads, 
including but not limited to sight distance standards.  The pavement width 
and construction specifications for private residential roads may be 
reduced by waiver approved by the Board of Supervisors.  However, in no 
case shall a private residential road be paved to a cartway width of less 
than eighteen (18) feet with a sub-base and base course of twenty-two 
(22) feet and nineteen (19) feet, respectively.  Further, the Board of 
Supervisors may modify the required construction thickness for a private 
road so that the following minimum specifications are met:  
 
1. a minimum subgrade as required in Section 510.B, herein; and a 

minimum of ten (10) inches of compacted 2A stone sub-base 
constructed in two six (6) inch lifts; and  

 
2. a minimum three and one-half (3-1/2) inches of bituminous paving 

coarse comprised of two (2) inches of base coarse and a one and a 
half (1-1/2) inches of wearing coarse as per Section 510.A.  

 
D. Lots fronting on private roads shall meet the requirements of the Township 

Zoning Ordinance with regard to lot width and setbacks. 
 

E. All private roads shall have a minimum right-of-way of fifty (50) feet.   
 
Section 512  Driveways and Access Drives 

 
A. All driveways and access drives related improvements shall be located 

and constructed in such manner as to provide safe access to Township 
and State roads and not to impair the drainage or normal maintenance 
within road rights-of-way, to alter the stability of any roadway, subgrade, or 
roadway embankment, to change the drainage of adjacent areas, nor to 
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interfere with the traveling public.  Sufficient area for and access to 
off-road parking shall be provided for. 

 
B. Sight distance requirements for all driveways and access drives 

intersecting a state, Township or private road shall be in accordance with 
the Pennsylvania Code, Title 57, Transportation, Chapter 441 “Access To 
and Occupancy of Highways by Driveways and Local Roads”, latest 
edition.  All sight distance obstructions, including, but not limited to, 
embankments and vegetation, shall be removed by the applicant to 
provide the required sight distance. 

 
C. Clear sight distances shall be verified in the field and be found acceptable 

by the Township prior to preliminary plan or preliminary/final plan 
approval. 

 
D. No more than three (3) interior lots shall be served by a private residential 

driveway in cases of common ownership or shared use of a private 
residential driveway.  An access drive serving more than three (3) interior 
lots shall be regulated as a private road.  As a condition to final plan 
approval, an agreement providing for the maintenance, repair, 
construction and reconstruction, including drainage facility maintenance 
and snowplowing of the shared driveway, shall be submitted for review by 
the Township and, following approval, shall be recorded against the lots in 
question. 
 

E. Private residential driveways, whether individual or shared, on corner lots 
shall be located at least fifty (50) feet for local roads and seventy five (75) 
feet for collector and one hundred (100) feet for arterial roads from the 
centerline of driveway to the point of intersection of the nearest road right 
of way line.  Access drives shall be located at least 125, 150, and 250 feet 
respectively for local, collector and arterial roads from the centerline of the 
access drive to the point of intersection of the nearest road right-of-way. 

 
F. Except for the return radius at the intersection with the road, no driveway 

shall be situated within five (5) feet of a side or rear property line, except 
where shared driveways are utilized.   

 
G. Where on-road parking is permitted, the layout of the curb cuts of the 

driveways shall be designed to maximize the number of on-road parking 
spaces.  

 
H. Adequate provisions shall be made to maintain uninterrupted parallel 

drainage along a public street at the point of driveway or access drive 
entry. 
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I. Driveways and access drives shall intersect roads as nearly as possible at 
ninety (90) degrees, but in no case less than seventy-five (75) degrees or 
greater than one hundred-five (105) degrees.  
 

J. Where access is to a State road, a valid State Highway Occupancy Permit 
shall be obtained prior to plan recording.  Where PennDOT standards 
differ from those of the Township, PennDOT regulations shall apply. 
 

K. Residential Driveways: 
 

1. Driveways to corner lots or lots having access to more than one 
road shall gain access from the road of lower classification when a 
corner lot is bounded by roads of two different classifications. 

 
2. Except for connections to local or private roads, driveways 

accesses from any given lot shall be limited to no more than one 
access point to a public road. 
 

3. The driveway within the legal right-of-way of the public road, or for 
a distance of at least twenty (20) feet from the edge of the cartway, 
whichever is greater, shall not have a grade in excess of four (4) 
percent.  At no point shall the maximum grade of any driveway 
exceed twelve (12) percent.  

 
4. For driveways exceeding 250 feet in length and where the grade of 

a driveway, at any point, exceeds eight (8) percent, the Township 
may require a minimum of one (1) off-road parking space.  

 
5. For driveways serving single residential units, the minimum width 

shall be ten (10) feet except shall be a minimum of twelve (12) feet 
at locations crossing a bridge or culvert.   

 
6. A driveway shared by two lots at or near a common side property 

line shall be a minimum width of sixteen (16) feet for a distance of 
75 feet measured from the edge of pavement of the intersecting 
public street.  The remainder of the shared driveway shall be a 
minimum of 12 feet wide.  Pullover areas shall be required where 
necessary at the discretion of the Township to provide safe 
passage of two (2) vehicles.  An adequate turnaround area shall be 
provided at the terminus of the shared portion of the driveway for 
emergency vehicle use, the configuration of which shall be subject 
to the approval of the Township. 

 
7. New driveways shall provide for a safe turnaround area outside of 

the road right-of-way so that vehicles will not be required to back 
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into the adjoining road.  Safe turnaround areas shall in all cases be 
required where driveways access arterial or major collector roads. 

 
8. The driveway shall be constructed with a base of stone compacted 

to six (6) inches and a surface of a minimum of one and one-half 
(1½) inch superpave bituminous wearing course or approved equal 
for a minimum of twenty-five (25) feet from the edge of the cartway 
or curb for individual driveways and fifty (50) feet  from the edge of 
the cartway or curb for shared driveways.  The remainder of the 
driveway, if not paved, shall be surfaced with an erosion resistant 
material.  The use of pervious pavement is encouraged to minimize 
stormwater runoff.  
 

9. A driveway providing public street access to two or three interior 
lots shall have a cartway width of 16 feet and be constructed with a 
base of stone compacted to six (6) inches and a surface of a 
minimum of one and one-half (1½) inch superpave bituminous 
wearing course or approved equal. An adequate turnaround  area 
must be provided near the terminus of the private driveway for 
emergency vehicle use. The turnaround area configuration shall be 
approved by the Board of Supervisors. 

 
L. Access Drives:   

 
1. The access drive within the legal right-of-way of the public road, or 

for a distance of at least fifty (50) feet from the edge of the cartway, 
whichever is greater, shall not have a grade in excess of four (4) 
percent.  The grade of any access drive shall not exceed ten (10) 
percent. 

 
2. Access drive entrances into all non-residential and non-agricultural 

use properties shall be no less than twenty-four (24) feet in width, 
shall not exceed thirty-six (36) feet in width at the road line, unless 
provided with a median divider, and shall be clearly defined by 
curbing.  The curbs of these driveway entrances shall be rounded 
with a minimum radius of thirty-five (35) feet from where they 
intersect a road. 

 
3. Access drives shall be paved in their entirety.  The specifications 

for such paving shall be approved by the Township as applicable 
for the specific use proposed in accordance with Section 523.E.  
Alternate dust-free, all weather surfaces for access may be 
permitted by the Township where appropriate. 

 
4. To the greatest extent practicable, access to new individual uses 

shall be by way of internal access drives.  Where two access drives 
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are permitted, their centerlines shall be spaced a minimum of two 
hundred fifty (250) feet apart.  Where only a single access drive is 
provided, the Township may require provision for additional 
emergency access. 

 
M. Concrete aprons shall be provided for all access drives with concrete 

sidewalks.  Concrete aprons shall be a minimum of six (6) inches of Class 
AA concrete (a twenty-eight (28) day minimum compressive strength of 
3,500 psi and six (6) percent air entrainment by volume) and shall be 
structurally reinforced with 6” x 6’9 gauge welded wire fabric on 4” 2A 
aggregate.   

 
Section 513 Curbs  

 
A. The Township may require provision of concrete curbs on private and 

public roads, notably where heavily traveled or at intersections or where 
road grades require them for proper drainage.  Where required, curbs 
shall be Plain Concrete Curb (18” height) in accordance with 
“Pennsylvania Department of Transportation Publication 72 – Standards 
for Roadway Construction”, as last revised. 

 
B. Curbs shall be provided on all parking areas within a land development.   
 
C. All curbs shall conform to the specifications for Class A concrete, as 

specified by the  Pennsylvania Department of Transportation Publication 
408, last revised, with a minimum compressive strength of three thousand 
five hundred (3,500) psi after twenty-eight (28) days. 

 
D. Final curb height, above the wearing course, shall be eight (8) inches.   
 
E. Curb constructing methods shall be in accordance with Pennsylvania 

Department of Transportation Publication 408, last revised.  
 
F. Depressed curbs at driveways shall be no higher than one and one-half 

(1-½) inches above the finished road surface.  The length of this 
depressed curb shall not exceed sixteen (16) feet.  Pipes, grates or other 
constructions shall not be placed in the gutter to form a driveway ramp.  
The depressed curb at handicapped ramps shall be flush with the paving 
surface. 

 
G. New curb cuts for driveways and parking areas shall be limited along 

collector and arterial roads. 
 
H. Excavations shall be made to the required depth and the material upon 

which the curb is to be constructed shall be compacted to a firm even 
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surface to ninety-five (95) percent of the maximum dry weight density of 
the soil. 

 
I. Where it is necessary to replace existing vertical curbs with depressed 

curbing, two (2) ten (10) foot long sections of existing curb shall be 
removed down to the subgrade without disturbing the adjacent cartway 
paving.  Any portions of the cartway disturbed during curbing removal or 
installation will be repaired to new condition. 

 
J. Curbing shall be constructed in ten (10) feet lengths.  A pre-molded 

bituminous impregnated expansion joint having a minimum thickness of 
one-fourth (1/4) inch shall be placed between sections of curved curb and 
at intervals of not more than fifty (50) feet.  Intermediate joints between ten 
(10) foot sections shall be saw cut.  However, wherever a driveway enters 
a road, the driveway shall not have a curb joint nor be constructed in 
lengths longer than ten (10) feet. 

 
K. All curb depressions for purposes of handicapped access must comply 

with the requirements of the Americans with Disabilities Act and the 
Pennsylvania Universal Accessibility Act, as applicable. 

 
Section 514 Guide Rails 

 
A. The applicability and use of guide rails shall be determined in consultation 

with the Township Engineer and in reference to PennDOT’s Design 
Manual, Part 2, Publication 13 M, as amended. 

 
B. Construction standards for guide rails shall be pursuant to PennDOT’s 

Publications 72 M - RC standards, and 408 – Specifications, as amended. 
 

Section 515 Road Signs 

 

A. Road nameplates shall be put at all intersections, naming all roads at each 
intersection, and shall be visible from both directions when approaching 
an intersection.  The sign shall be parallel to the road that it is identifying.  
 

B. Road nameplates shall match existing road nameplates as currently used 
by the Township. 

 
1. Road nameplates shall be mounted on a heavy gage, steel post 

painted green of sufficient length to allow the bottom of the sign to 
be eight (8) feet from the curb or ground final grade and long 
enough to allow at least three (3) feet being embedded in a hole at 
least twelve (12) inches in diameter, three (3) feet deep, and shall 
rest on a steel plate or flat stone at the bottom of the taking care 
that the post is plumb. 
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2. The post shall be equipped with such standard rust proofed 

hardware as to hold the nameplates rigidly in a proper and 
permanent position and to prevent their swaying in the wind.   

 
3. The signs shall be of rustproof materials, such as aluminum, and 

the proper thickness and properly reinforced at the edge to have 
rigidity and stiffness.  If they are of a material other than aluminum, 
such as steel or cast iron, they shall be adequately rust proofed by 
bonderizing or other acceptable methods, prior to final painting.  
The backgrounds shall be white and the letters green or other 
acceptable contrasting colors.  The finish shall be equivalent to a 
baked enamel and the letters shall be of the spacing and 
proportions as recommended in one of the alphabets used by the 
Federal Highway Administration (FHWA) Manual on Uniform Traffic 
Control Devices (MUTCD) U.S. Bureau of Public Roads.  Lettering 
on ground-mounted Road Name signs should be at least six (6) 
inch high in capital letters, or six (6) inch upper-case letters with 
four and one-half (4.5) inch lower-case letters.  For local roads with 
speed limits of 25 mph or less, the lettering height may be a 
minimum of four (4) inches.  The letters shall have a minimum 
height of three and one-half (3-1/2) inches.  All signs shall be of a 
reflecting type per the standards of the FHWA.   

 
4. The signs shall be located with a view to making them seen at all 

times with a minimum of effort by both pedestrian and vehicular 
traffic, and as close to the side of the cartway or curb as practical, 
but no part of the name plate shall be permitted to overhang any 
part of the cartway or curb. 

 
5. Types and samples of road name plates, standards and installation 

and location shall be submitted for the inspection and approval of 
the Township prior to installation. 

 
C. Road signs, including stop and speed limit signs, shall be erected prior to 

occupancy of the first dwelling on the road. 
 
D. Road signs shall be consistent in design and construction standards with 

those in general use by Pennsbury Township.  
 
E. All signs shall be high-grade reflectivity signage in accordance with current 

PennDOT and FHWA standards. 
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Section 516 Sidewalks and Trails 

 

A. Sidewalks.  
 

The Township may require at its discretion sidewalks on one or both sides 
of any existing or proposed roads, within parking areas, and to establish 
pedestrian connections to parking areas and green spaces or through 
blocks.  

 
B. Trails.   

 
The Township may require at its discretion that in any subdivision or land 
development, a system of bicycle, equestrian, and/or pedestrian trails or 
other access for public use be established and secured by dedication or 
easement in accordance with the standards set forth in Appendix E. 

 
1. Provisions for the continued use, and any necessary improvement, 

of existing trail(s) may be required. 
 
2. Existing trails may be relocated where the points at which such 

trails enter and exit the subject tract remain largely unchanged 
and/or where a connection with a trail on an adjoining property is 
thereby established. 

 
3. New Trail(s) may be required to provide for internal circulation 

within the subject tract or to facilitate provision of an interconnected 
trail network within and beyond the Township.   

 
C. Maintenance of Sidewalks and Trails. 
 

1. All sidewalks and trails shall be maintained so as to preserve the 
applicable design parameters set forth herein. 

 
2. Maintenance of sidewalks and trails, whether located within a public 

right-of-way or not, shall be the responsibility of the owner of the 
property encompassing or directly adjacent to the sidewalk or trail 
or by homeowners association if applicable.  Note(s) shall be added 
to the record plan indicating the maintenance responsibilities for all 
sidewalks and trails.  If a homeowners’ association is responsible 
for trail maintenance, such obligation shall be included in the 
formation documents. 

 
3. Sidewalks or trails which are damaged or deteriorating and present 

a hazard to public safety shall be repaired at the expense of the 
party responsible for maintenance. 
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4. The maintenance obligation for sidewalks and trails shall include an 
obligation to regularly clean up and collect and trash, rubbish and 
refuse which accumulates along the sidewalk and/or trail. 

 
D. Design Standards for Sidewalks. 
 

1. The minimum width of all sidewalks shall be four (4) feet and a 
minimum three (3) foot wide planting strip between the curb and 
sidewalk shall be provided.  If no curb is present or required, a 
minimum five (5’) foot wide planting strip between the edge of 
shoulder and sidewalk shall be provided.  Where a sidewalk exists 
on an adjoining property, the dimensions may be modified to 
transition to the existing conditions provided the sidewalk is located 
within the road right-of-way.   

 
2. Where required, the grades and paving of sidewalks shall be 

continuous across driveways, such that the pedestrian access is 
clear and continuous. 

 
3. Sidewalks shall be laterally pitched at a slope of not less than 

three-eighths (3/8) inch per foot to provide for adequate surface 
drainage. 

 
4. Handicap ramps shall be provided at all intersections.  All sidewalks 

and sidewalk ramps must meet the requirements of the Americans 
with Disabilities Act and the Pennsylvania Universal Accessibility 
Act.  Where the grade of any handicap ramp exceeds five (5) 
percent, a non-slip surface texture shall be used.   

 
5. All sidewalks shall conform to the specifications for Class AA 

concrete, as specified by Pennsylvania Department of 
Transportation, with a minimum compression strength of 3,500 psi 
after twenty-eight (28) days. 

 
6. Where sidewalks abut the curb and a building, wall or other 

permanent structure, a pre-molded expansion joint one-fourth (1/4) 
inch in thickness shall be placed between curb and the sidewalk for 
the full length of such structure.  Sidewalks shall be constructed in 
separate slabs thirty (30) feet in length except for closures.  The 
slabs between expansion joints shall be divided into blocks five (5) 
feet in length by scoring transversely. 

 
7. Sidewalks shall have a minimum thickness of four (4) inches when 

used solely for pedestrian traffic; a minimum thickness of six (6) 
inches at all residential driveways; and eight (8) inches for all non-
residential driveways.  Welded wire fabric (6/6-10/10) shall be 
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provided in all sidewalks constructed at driveways.  Upon approval 
of the Township Engineer, fiber reinforced concrete may be used 
as an alternative.   

 
8. Excavation shall be made to the required depth whereupon a layer 

of four (4) inch base of clean crushed stone shall be placed and 
thoroughly compacted prior to laying the sidewalks when used 
solely for pedestrian traffic with a minimum thickness of a six (6) 
inch base of 2A aggregate at all driveways. 

 

Section 517 Easements  
 

A. Easements with a minimum width of twenty (20’) feet shall be provided for 
all utilities.  Additional width may be required for access and maintenance 
to ensure that at least ten (10’) feet of easement area is provided on either 
side of the utility facility, line, etc.  Where necessary for construction, 
permanent or temporary construction easements shall be required.   

 
B. Easements shall be centered on or adjacent to rear or side lot lines. 
 
C. Nothing shall be permitted to be placed, planted, set or put within the area 

of an easement unless necessary for the purpose(s) of the easement and 
expressly provided for in the easement documentation.  By way of 
example but not limitation, fences, trees, decorative landscaping beds, 
sheds and other structures are not permitted within easements. 

 
D. Easements shall be required along existing trails which are to remain in 

the width required by Section 516.G.  Such easements may be offered for 
dedicated to the Township for public use.  The Township may accept the 
offer of dedication in its sole and absolute discretion, with no obligation to 
do so. 
 

E. The Township may accept dedication of easements prior to the final 
dedication of improvements to enforce such easements during 
construction or prior to the completion of all improvements, all at the sole 
and absolute discretion of the Township.  Offering easements by deeds of 
dedication to the Township shall in no way affect the Applicant’s 
obligations under this Ordinance. 
 

F. Metes and bounds legal descriptions and plot plans shall be provided for 
all easements intended for dedication to the Township or other 
governmental entity.  

 
G. The applicant shall provide a method of physically delineating easements 

for emergency access, pedestrian access or other utilization across 
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private lots.  Such method may include shrubbery, trees, fence, markers, 
or other method acceptable to the Township. 

 
H. Any easement or right-of-way required herein shall be made part of the 

deeds to all affected properties.  Any error found in a deed shall be 
immediately corrected and re-recorded in the Chester County Recorder of 
Deeds office at the sole expense of the applicant.  The applicant shall be 
solely responsible to the buyer and the Township for any failure to record 
an easement or right-of-way shown on the approved plan.  Failure to 
record an easement or right-of-way shown on the approved plan shall not 
prevent its intended use from being utilized nor shall such failure affect the 
validity of the easement shown on a recorded plan.  All easements and 
rights-of-way shown on the final plan of record shall be deemed to be 
incorporated in the appropriate deed. 

 
Section 518 Water Supply & Fire Protection 

 
A. Each dwelling unit, commercial or industrial building in all subdivisions and 

land developments hereafter granted approval shall have an adequate 
supply of potable water for domestic use and, if required by applicable 
building code to be equipped with sprinklers, shall be supplied with 
adequate supply of water for such fire protection. 

 
B. Where the Applicant proposes that individual on-site water supply systems 

shall be utilized, the Applicant shall be responsible either to install such 
facilities or to guarantee (by deed restriction or otherwise), as a condition 
of the sale of each lot or parcel within the subdivision, that all necessary 
facilities shall be installed by the purchaser of such lot or parcel.  The 
proposed locations of wells shall be shown on the preliminary plan for 
each lot; existing wells on the property or on adjoining properties must 
also be shown.  Isolation distances (a circular area whose radius conforms 
to PADEP regulations) from on-site sewage systems, where proposed, 
must also be indicated on the plan.  Individual water supply systems shall 
be designed and installed in accordance with all applicable standards of 
the PADEP and the Township’s regulations concerning installation of such 
systems, including but not limited to the Township’s Well Construction 
Standards Ordinance.  

 
C. Where water is to be provided by means other than by private wells 

owned and maintained by the individual owners of lots within the 
subdivision or land development, the applicant shall present evidence to 
the Township that the subdivision or land development is to be supplied by 
a certificated public utility, a bona fide cooperative association of lot 
owners, or by a municipal corporation, authority, or utility.  A copy of a 
Certificate of Public Convenience from the Pennsylvania Public Utility 
Commission or an application for such certificate, a cooperative 
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agreement or a commitment or agreement to serve the area in question, 
whichever is appropriate, shall be acceptable evidence.  Such evidence 
shall be provided prior to recording of the final plan. 

 
D. The design and installation of any central (public or community) water 

supply system shall be in accordance with the standards provided by the 
supplying entity (e.g. CWA or Aqua PA) and subject to the approval of the 
Township, the PADEP and other regulatory bodies having jurisdiction.  
Any such system shall be further subject to satisfactory provisions for the 
maintenance thereof.  Standards and materials for the construction of any 
central water supply system shall meet or exceed those requirements 
described in the “Public Water Supply Manual of the Pennsylvania 
Department of Environmental Protection” and shall be subject to the 
approval of the Township. 

 
E. In all subdivisions and land developments served by a central water 

system, the following water pressure and gallonage requirements shall 
apply: 

 
1. Residential use – minimum working pressure of 30 pounds 

per/square inch shall be provided at each house to be connected to 
the water supply main with sufficient capacity to supply a minimum 
of 300 gallons of water per residential unit per day. 

 
2. Commercial or industrial use – a minimum working pressure of 30 

pounds per square inch shall be provided at each commercial or 
industrial building connected to the water supply main.  When a 
building wishes to connect to a central water system, a study shall 
be made to determine if there is adequate water supply in the 
system to supply the building and use. 

 
F. In all subdivisions and land developments served by a central water 

system, the following fire protection standards shall apply to the design 
and construction of the water system: 

 
1. Fire hydrants suitable for the coupling of equipment serving the 

Township shall be installed as specified by the Insurance Services 
Office of Pennsylvania and shall comply with applicable fire 
company standards.  Location of hydrants shall be approved by the 
Township. 

 
2. All fire hydrants will be located on an eight (8) inch line or a looped 

six (6) inch line.  Where a dead-end line contains a fire hydrant, the 
portion of the line between the main loop and the hydrant shall be an 
8 inch minimum diameter. 
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3. Fire hydrants shall be spaced so that all proposed building(s) will be 
no more than six hundred (600) feet from a hydrant measured along 
travel ways (driveways, roads, etc.). 

 
4. Residential Use.   

 
a. For purposes of fire protection of residential uses, the 

system shall be capable of providing fire flow water for a 
minimum of two (2) hours of not less than one thousand 
(1,000) gallons per minute for one (1)- and two (2)-family 
dwellings having a fire-flow calculation area not in excess of 
three thousand six hundred (3,600) sq. ft.  Fire flow and flow 
duration for dwellings having a fire-flow calculation area in 
excess of three thousand six hundred (3,600) sq. ft. shall not 
be less than that specified in the then-current edition of the 
Pennsylvania Uniform Construction Code. 

 
b. A reduction in the required fire flow of fifty (50) percent may 

be permitted when all buildings within a development are 
required to be provided with approved automatic sprinkler 
systems in accordance with the International Fire Code as 
adopted by the Pennsylvania Uniform Construction Code, as 
amended from time to time. 

 
5. Commercial or Industrial Use. 
 

a. For purposes of fire protection in commercial and industrial 
uses, the system shall be capable of providing fire flow and 
flow duration based on the type of use, hazard, and 
construction as specified in the Pennsylvania Uniform 
Construction Code as amended from time to time; however, 
the fire flow shall not be less than one thousand five hundred 
(1,500) gallons per minute. 

 
b. A reduction in the required fire flow by fifty (50) percent may 

be permitted when all buildings within a development are 
provided with an approved automatic sprinkler system in 
accordance with the International Fire Code as adopted by 
the Pennsylvania Uniform Construction Code as amended.   

 
G. Any applicant proposing a central water supply system shall submit a 

“Proposed Water Supply Study” evidencing sufficient water supply quality 
and quantity.  This study shall include those specific items described in the 
Public Water Supply Manual of the Pennsylvania Department of 
Environmental Protection.  Where the water supply system occurs under 
the jurisdiction of the Pennsylvania Public Utility Commission, the water 
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supply study also shall include those items of information required by the 
PUC.  Where a water supply system occurs within the jurisdiction of the 
Delaware River Basin Commission the design and permitting of the 
system shall comply with the rules and regulations of DRBC. 

 
1. The applicant, landowner, or developer shall submit with the 

Preliminary Subdivision Plan, five (5) copies of documentation, 
which shall be designated as “proposed water supply study.” 

 
2. The water supply study shall contain the name, address and 

telephone number of the proposed water supplier (the company, 
water company, public utility or association) proposed by the 
applicant to supply water to the subdivision or land development.  
In addition there shall be provided a complete description of the 
source of the water supply, the quantity of water available from the 
source or sources, the capacity of existing or proposed reservoirs 
and their locations, and other pertinent data. 

 
3. If wells are to be utilized as a part of the proposed water supply 

system, the number of wells, the pumping capacity of each well, the 
number of hours per day that each well pump operates, the depth 
of each well, depth of water table in each well, diameter of well 
casing, draw down rated capacity of each well, the maximum 
sustained yield from the well test together with a copy of the well 
test data all shall be supplied with the proposed study. 

 
4. The study shall outline the size of proposed water mains to be 

utilized for the subdivision or land development, and the number 
and location of proposed fire hydrants within or near the 
development.  Further, the study shall contain the number of 
residential customers on the existing system (if any), the number of 
proposed new residential, commercial or industrial customers, and 
the estimated number of gallons required to service both and 
existing (if any) and proposed system when the subdivision or land 
development plan is completed. 

 
5. Within the study a description shall be provided outlining the 

service area of customers to be provided and if the utility is 
regulated by the Public Utilities Commission of the Commonwealth 
of Pennsylvania, notations shall be made as to whether the 
proposed subdivision or land development falls within the supplier’s 
approved franchised area.  If it is necessary to obtain PUC approval 
to extend a franchise area to the site to be covered, such approval 
shall become a condition precedent to the recording of a final 
subdivision or land development plan. 
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6. The proposed public water supply study submitted by the applicant 
shall be reviewed by the Township Engineer in conjunction with the 
subdivision or land development plan.  The Township Engineer 
shall provide commentary to the Township with respect to the 
Applicant’s compliance with this section of this Ordinance.  The 
Township reserves the right in its sole discretion to require a further 
independent engineering study as to the adequacy of the proposed 
water supply system in the event the Township Engineer does not 
approve the study submitted.  The applicant, landowner, or 
developer must bear the cost of such confirming independent 
engineering study.  A Final Plan will not be approved unless all of 
the above requirements and the following requirements listed below 
are fully met. 

 
7. With regard to minimum water supply requirements, each new 

residential dwelling shall be provided with a minimum domestic 
pressure of thirty (30) pounds per square inch at the house 
connection and each such dwelling shall be provided with a 
minimum of three hundred (300) gallons of water per residential 
unit per day.  For any new commercial or industrial use, a minimum 
pressure of thirty (30) pounds per square inch shall be provided 
which shall meet all potable water supply requirements for the 
intended use in addition to providing fire flow water requirements 
for a minimum duration of two (2) hours of not less than five-
hundred (500) gallons per minute at residual pressures of thirty (30) 
pounds per square inch.  Fire hydrants for either residential, 
commercial, or industrial development shall be spaced every six 
hundred (600) feet within the proposed development.  
 

8. The water supply study shall demonstrate that all potable water 
required for the subject subdivisions and/or land developments 
shall meet the water quality standards as established by the U.S. 
Environmental Protection Agency, originally listed as the National 
Interim Primary Drinking Water Regulations, EPA Document No. 
570/9-76-003, and as further amended in the Federal Register, 
Wednesday, December 24, 1975 through Wednesday, August 27, 
1980 and including the National Secondary Drinking Water 
Regulations as listed in the Federal Register, Thursday, July 19, 
1979.  In addition, any known carcinogens which have been 
identified as of the date of this Ordinance and which might be 
identified after the date of this Ordinance, shall be identified in any 
and all testing procedures of the proposed public water supply and 
water supplies exceeding the established carcinogenic levels shall 
not be utilized for domestic purposes. 
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H. Any applicant proposing a central water supply system shall further submit 
a “Business Plan” pursuant to applicable regulations or guidelines of the 
Pennsylvania Department of Environmental Protection.  The business plan 
shall demonstrate that the fees assessed to the end users shall cover the 
operational, maintenance and capital replacement costs affiliated with the 
operation of the entire system.  Further, the fees assessed shall be 
reasonable compared to other central water supply systems.  Further the 
estimated monthly or quarterly fees shall be disclosed to all potential 
buyers within the area served by the central water supply system. 
 
In addition, the applicant shall, prior to recording of a Final Plan for 
subdivision or land development, post security in a form acceptable to the 
Township, in an amount sufficient to pay for a period of five (5) years the 
cost of operation, maintenance, repair and personnel necessary to 
operate the system in the event that the system owner fails to properly 
staff, maintain and operate the system within permit standards.  The 
security shall be renewed and remain in effect for the length of time the 
system remains in operation. 

 
I. Construction Standards. 
 

1. The construction standards shall comply with the public utility or 
public water supplier that has water supply jurisdiction for the given 
area. 
 

2. To avoid settlement under paved roadways, PennDOT 2A stone 
shall be used to backfill waterline trenches when they pass under 
paved roadways. 

 
J. Approvals/reviews.  No construction of any water distribution system shall 

commence prior to written approvals and/or comments from the 
Department of Environmental Protection, the fire marshal, DRBC, and the 
Township. 

 
K. If the proposed subdivision or land development will utilize groundwater as 

the source of potable water, a Hydrogeology Study prepared pursuant to 
Section 408 of this Ordinance shall accompany the Preliminary Plan. 
 

L. Testing and Inspections   
 

1. All newly installed water mains shall be inspected by Township 
personnel and be pressure tested and disinfected in accordance 
with AWWA Standards AWWA C600 and AWWA C651 
respectively.  Testing shall include programs for adequate flushing, 
disinfection and microbiological testing of all water mains.  At least 
one satisfactory bacteriological sample must be obtained from the 
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water main and analyzed by a certified laboratory, with acceptable 
test results, before the main is placed into service.   

 
2. All testing, disinfection, and laboratory analysis required shall be 

arranged for and paid by the Applicant/Developer.  
 
3. Any deficiencies encountered shall be corrected by the 

Applicant/Developer and any required follow up testing shall be 
conducted and found acceptable before the system is placed into 
service.   

 
M. As-built drawings prior to acceptance of the completed work.  As-built 

drawings shall be submitted by the contractor.  The plans shall be 
prepared by a licensed surveyor.  The as-built plan shall reflect the install 
location, sizes and depths, as applicable, of the waterline, laterals, valves, 
blowoffs, and fire hydrants.  All easements shall be shown and shall be 
fully described by metes and bounds and accompanied with plot plan(s). 

 
Section 519 Sewage Disposal 

 

Each lot in a subdivision or land development shall have a permitted sewage 
disposal facility in accordance with the rules and regulations of the PADEP and 
the Township’s Act 537 Sewage Facilities Plan. 
 
A. Documented approval of the Sewage Facilities Planning Module for Land 

Development by the PADEP shall be required prior to recording of the final 
plan. 

 
B. Sewage facilities shall be designed and constructed in strict accordance 

with the applicable requirements and specifications of the Township, the 
Chester County Health Department, and the PADEP, as applicable.    

 
C. A copy of the approval from all applicable agencies and all required 

permits shall be submitted prior to recording of the Final Plan. 
 
D. Sanitary sewers shall not be used to convey stormwater nor shall floor 

drains or sump pumps be connected to the sanitary sewer. 
 
E. Prior to the issuance of any permit for construction in any subdivision or 

land development, temporary toilet facilities shall be installed for the 
builders, contractors and subcontractors, unless the applicant or 
applicant’s agent shows, to the satisfaction of the Township, that other 
suitable toilet facilities will be available during construction.  The cost of 
the temporary facilitates shall be the responsibility of the applicant. 
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F. Wherever a public sewer system is available and when consistent with the 
Township’s Act 537 Sewage Facilities Plan, sanitary sewers and lateral 
connections to each building in a subdivision or land development shall be 
installed at the expense of the applicant.  If public sewer service is not 
available but is planned for the area in question, a system of sewers, 
together with all necessary laterals extending from the sewer to the road 
right-of-way line, shall be installed and capped.  

 

G. Individual On-site Sewage Systems. 
 

1. All lots shall be provided with a tested primary and secondary on-
site sanitary sewage disposal system compliant with the standards 
of Title 25, Chapter 73, Rules and Regulations of the PADEP, or 
such successor provisions as may be adopted from time to time, 
and Township standards. 

 
2. Prior to any action on the Preliminary Plan by the Planning 

Commission, the Applicant shall document that all lots in 
subdivisions proposing on-site sewage disposal contain a suitable 
area as tested by the Township SEO in accord with PADEP 
requirements and this Ordinance; or, that all lots are already served 
by an adequate existing sewage disposal system. 

 
3. Should the Applicant propose the use of individual systems which 

do not require soil testing, documentation shall be provided that the 
affected lots or uses are suitable for the proposed system.  Cisterns 
or sesspools shall not be utilized for sewage disposal.  In addition, 
a note shall be placed on the Preliminary Plan and Final Plan 
detailing the type of system(s) proposed and stating that the 
affected lots have not been tested for a soil-based system. 

 

H. Community Sanitary Sewage Disposal Systems. 
 

1. The design, installation, and operation of any Community Sanitary 
Sewage Disposal Systems shall be subject to the approval of the 
Township Engineer, the Chester County Health Department, and 
PADEP, as applicable, and may be subject to review and approval 
by the Delaware River Basin Commission if required by applicable 
law.  All planning modules, agreements, construction permits, and 
security must be approved and/or in place prior to the construction 
of the system. 

 
2. Any applicant proposing a community sanitary sewage disposal 

system shall submit a “Business Plan” pursuant to applicable 
regulations or guidelines of the Pennsylvania Department of 
Environmental Protection.  The business plan shall demonstrate 
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that the fees assessed to the end users shall fully cover the 
operational, maintenance, and capital replacement costs affiliated 
with the entire system.  Further the estimated monthly or quarterly 
fees shall be disclosed to all potential buyers within the area served 
by the community sanitary sewage disposal system. 

 
3. Approval of a community sanitary sewage disposal system shall 

require satisfactory provisions for the maintenance thereof and for 
inspection by the Township at any time.  In addition, the applicant 
shall, prior to recording of a Final Plan for subdivision or land 
development, post security in a form acceptable to the Township, in 
an amount sufficient to pay for a period of three (3) years of the 
cost of operation, maintenance, repair and personnel necessary to 
operate the system in the event that the system owner fails to 
properly staff, maintain and operate the system within permit 
standards.  The security shall be renewed as necessary and remain 
in effect for the length of time the system remains in operation. 

 
4. Operation of the system shall at all times be under the supervision 

of an operator duly licensed by the Commonwealth of 
Pennsylvania.  

 
5. Copies of all annual reports required by the permitting agencies 

shall be submitted to the Township at the same time as they are 
submitted to the regulating agencies.  Any correspondence from 
the regulating agencies indicating a deficiency or violation shall be 
immediately forwarded to the Township.  Responses by the 
managing entity to the violation or deficiency notice(s) shall be 
forwarded to the Township in a timely fashion. 

 
I. Sanitary Sewerage System Design Standards. 
 

1. Plans and Specifications - Construction drawings, prepared by a 
licensed professional engineer, must be prepared for all facilities 
and shall include:   

 
a. An overall plan view of the collection and conveyance 

system showing the location of all sewers and manholes 
together with manhole numbers, the identification of all 
pumping stations and related appurtances, all existing and 
proposed buildings with elevations of finished floor and 
basement floor (if applicable) and all existing and proposed 
sewer laterals.  All other utilities that may pose a potential 
conflict shall also be delineated on the overall plan. 
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b. Profile view of all existing and proposed sewer mains, 
including ground, rim and invert elevations, grade of all 
existing and proposed sewer mains and force mains, 
complete with pipe lengths, size, and type of material.  All 
other utilities that may pose a potential conflict shall also be 
delineated on the profile plan(s). 

 
c. All lots without basement service shall be clearly noted on 

the plan(s).  
 

d. Drawings shall contain notes indicating that all construction 
of sanitary sewers shall be in accordance with the standards 
and specifications as amended and adopted by the 
Township. 

 
e. All elevations shall be based on USGS datum with bench 

marks noted and described and shall be tied into any bench 
marks established by the Township.  

 
f. Shop drawings of all material shall be submitted to the 

Township for review and approval prior to the start of 
construction. 

 
g. Erosion and sedimentation control plans shall be submitted 

wherever sewers are being constructed through land not 
covered by the overall erosion and sedimentation plan. 

 
2. Sewer Main Design Criteria 

 
a. Minimum sewer diameter shall be eight (8) inches and the 

minimum slope shall be one-half (½) percent. 
 

b. Minimum cover over the top of the sewer shall be four and 
one-half (4½) feet unless special construction precautions 
such as cast-iron pipe or concrete encasement are specified 
and approved. 

 
c. Maximum depth of sewer shall be: 

14 feet for SDR-35 
18 feet for SDR-26 
20 feet for SDR-21 

 
d. Sewer mains shall be placed on six (6) inches of AASHTO 

#8 stone bedding and where located within all existing roads, 
and backfilled completely with AASHTO #8 stone.  Where 
located within new roads or lawn areas, sewer mains shall 
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be backfilled with a minimum of twelve (12) inches of 
AASHTO #8 stone with the remaining fill material made up of 
clean fill with stones no greater than 4 inches in diameter. 

 
e. When sewers are designed with a grade in excess of twenty 

(20) percent, steep slope anchors shall be installed. 
 

f. Sewer easements outside of public rights-of-way shall be a 
minimum of twenty (20) feet with an additional temporary 
construction easement of ten (10) feet. 

 
g. When a sewer crosses a stream or ditch, the design shall be 

in accordance with PADEP rules and regulations. 
 

h. Sewers shall be located a minimum of ten (10) feet 
horizontally from any obstruction such as a building.  Sewers 
must be a minimum of ten (10) feet from a water main or 
eighteen (18) inches (measured from top of sewer to bottom 
of water main) under the same.  When a sanitary sewer line 
crosses above or under any other pipeline with separation of 
less than eighteen (18) inches, the sanitary line will be 
provided with concrete encasement that extends ten (10) 
feet on either side of the pipe being crossed. 

 
i. Material:  All gravity sewer mains shall be:  

 
i. Ductile iron pipe and shall conform to ASTM A764.   

 
ii. Polyvinyl chloride (PVC) SDR 35 pipe for up to 14 feet 

depth; SDR 26 for up to 18 feet depth; SDR 21 for up 
to 20 feet depth, and shall conform to ASTM D3034.   

 
J. Sewer Manhole Design Criteria. 
 

1. Manholes between gravity sewers shall be placed at all changes in 
grade, pipe size or alignment, and at intervals of not greater than 
three hundred fifty (350) feet. 

 
2. Manholes shall not be located in or near the gutter line of the road 

where they will be exposed to surface flooding.  
 

3. Manholes shall have a drop of two-tenths (0.2) feet between the 
inlet and outlet.  

 
4. Manhole cones shall be a minimum of three (3) feet in height. 
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5. Watertight lids shall be used and noted on the plans when the 
manhole is within a one-hundred-year floodplain or has the 
potential to become submerged.  Top of manholes shall be set 1-
1/2 feet above the base flood elevation where identified. 

 
6. In all manholes, the pipes entering and leaving the structure shall 

be oriented so that the flow angle is no more than 90 degrees. 
 

7. When connecting to an existing manhole which contains an existing 
pipe of larger diameter, the contractor shall match elevations of the 
tops of both pipes. 

 
8. Material:   
 

a. Manholes shall consist of precast sections conforming to 
ASTM C-478, latest edition, and shall be of watertight 
construction.  All internal and external surfaces shall be 
coated or lined.   

 
b. Precast base and barrel sections shall have tongue and 

groove joints with round rubber gaskets set in specially 
provided indentations conforming to ASTM C-443 or butyl 
base joint sealant that permits installation in temperatures 
from -20oF to 120oF, and complies with Federal Specification 
SS-S-00210. 

 
c. Pipe to manhole joints shall be Lock-Joint flexible manhole 

sleeve, Kor-N-Seal joint sleeve, or equivalent. 
 
d. Damp proofing for concrete shall be semi-mastic type Horn 

“Dehydratine #4,” “RIW Marine Emulsified Liquid" by Toch 
Bros., Inc.,” “Hydrocide 600” by Sonneborn, or equivalent. 

 
e. Manhole rungs, when required, shall be of five-eighths (5/8)-

inch diameter, aluminum safety type steps.  Rungs shall be 
placed twelve (12) inches on center in concrete and shall not 
be subjected to any loads for a minimum of seven (7) days.  
Copolymer polypropylene steps reinforced with three-eighths 
(3/8)-inch Grade 60 steel rebar throughout may be used in 
place of aluminum. 

 
f. Concrete manholes shall have a channel passing through 

the bottom which corresponds in shape with the lower two-
thirds of the pipe.  Side inverts shall be curved and main 
inverts (where direction changes) shall be laid out in smooth 
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curves of the longest possible radius.  The top of the shelf 
shall slope to drain towards the main channel. 

 
g. All manhole surfaces shall be damp-proofed and shall be 

clean, smooth, dry, and free from loose material.  Damp-
proofing shall be brushed onto the outside concrete surface 
and shall fill all voids.  Damp-proofing shall be applied by the 
manufacturer in two (2) coats and conform to the covering 
capacity of the material used in strict accordance with the 
manufacturer's recommendations and directions.  Where 
necessary to repair any damaged surfaces, an additional 
coat shall be applied by the Contractor in the field.  Damp-
proofing shall not be applied in freezing or wet weather. 

 
h. Iron castings for manhole frames and covers shall conform 

to ASTM A 48 and shall be Class 30.  The quality shall be 
such that a blow from a hammer will produce an indentation 
on an edge of the casting without flaking the metal.  Frames 
and covers shall be machine seated so as to provide a tight, 
even fit. 

 
i. Manhole frames shall be six (6) inches to eight (8) inches 

high and shall be approximately thirty-five (35) inches in 
diameter with a minimum opening of twenty-two (22) inches 
and a maximum opening of forty-four (44) inches.  Manhole 
covers shall be solid and shall have the words "SANITARY 
SEWER" (three (3) inches high) cast on the top.  Covers 
shall have two (2) concealed pickholes. 

 
j. Casting shall be given one (1) coat of cold-tar pitch varnish 

at the factory before shipment and said coating shall be 
smooth and tough and not brittle. 

 
k. Frames shall be set concentric with the top of the masonry 

and in a full bed of mortar so that the space between the top 
of the manhole masonry and the bottom flange of the frame 
shall be completely filled and made watertight.  A thick ring 
of mortar extending to the outer edge of the masonry shall 
be placed all around and on top of the bottom flange.  Mortar 
shall be smoothly finished and have a slight slope to shed 
water away from the frame. 

 
K. Sewer Lateral Design Criteria. 
 

1. Lateral connections to each lot shown on the approved final plan 
shall be installed to the right-of-way line of the road prior to road 
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paving.  All laterals and cleanouts shall be capped and sealed to 
prevent the infiltration of any liquid.  No underground water from 
springs or basements shall be permitted to enter any sanitary 
sewer line.  Capped sewers shall be so installed as to avoid placing 
connections under any paved areas or driveways.  

 
2. Each building shall have a separate connection (lateral) to the 

sewer main.   
 
3. Existing lateral lines may be utilized for new connections provided 

that they pass necessary tests, as required by the Township.   
 
4. Minimum lateral diameter shall be four (4) inches and minimum 

slope shall be two (2) percent.  
 

5. The minimum cover shall be four (4) feet to prevent crushing and 
freezing. 

 
6. A straight horizontal alignment shall be maintained where feasible.   
 
7. Clean-outs shall be provided at:  
 

a. Intervals of not greater than fifty (50) feet for 4” diameter 
laterals and 100’ for 6” diameter laterals. 

 
b. All horizontal bends of 22.5 degrees or greater. 
 
c. Within ten (10) feet of building foundations.   
 

8. Material - All laterals shall be cast iron, ductile iron or SDR 35 (ASTM 
D3034) PVC pipe.  Under driveways, parking lots or where otherwise 
directed by the Township, cast iron or ductile iron pipe may be 
required.  

 
L. Testing and Inspections.   
 

1. All sewers, including mains, laterals and manholes, shall be 
subjected to inspections by the Township and tested for leakage in 
accordance with the requirements of the Township.  The applicant 
shall be responsible for furnishing all necessary material and 
equipment for testing as well as permanent access for inspection 
by the Township.   

 
2. Air Testing of all sewers shall be in accordance with ASTM C828. 
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3. If determined necessary by the Township, a closed circuit television 
(CCTV) inspection shall be performed on the sections or portions of 
the sewer, as directed.  Video tapes in DVD format and a written 
report of all television inspections shall be provided to the 
Township.  The form of the report and type and format of the video 
tape shall be approved by the Township.  Fees and costs 
connected with television inspections shall be paid for by the 
developer or owner. 

 
a. All dips, cracks, leaks, improperly sealed joints, and 

departures from approved grades and alignment shall be 
repaired by removing and replacing the involved sections of 
pipe. 

 
b. All defects and corrective work required as the result of 

CCTV inspections shall be performed by the developer 
without delay.  Upon completion thereof, the sewer shall be 
retested and such further inspection made as warranted. 
 

M. Pump Station Design Criteria. 
 

1. Pump Station designs shall follow the “Ten State Standards,” 
 published by Health Research, Inc., Health Education Services 
 Division (Most Current Edition) or as recommended by Domestic 
 Wastewater Facilities Manual, published by PA-DEP. 
 
2. All public pump stations (to be dedicated to the Township) shall be 
 reviewed and permitted by the Department of Environmental 
 Protection. 
 
3. Private pump stations shall be reviewed and approved by the 
 Township using the references cited in M 1 above. 
 
4. Force main pipe criteria shall meet the standards established in 

section M 1 above. 
 

N. Low Pressure Sewer System Design Criteria. 
 

1. Low pressure sewer systems shall be designed in accordance with 
“Environmental One Low Pressure Sewer System’s Design 
Manual”. 

 
2. All low pressure sewer systems shall incorporate a prevention 

preparedness and contingency plan, PPC. 
 



Pennsbury Township Subdivision and Land Development Ordinance 

 

Article V – Design Standards  143 

O. As-Built Drawings 
 

Prior to acceptance of the completed work, copies of as-built drawings 
shall be submitted by the developer (contractor). The plans shall be 
prepared by a licensed surveyor or engineer and show as-built locations of 
all lateral stubs.  

 
Section 520 Other Utilities 

 

A. All other utility lines, including but not limited to electric, gas and 
telephone, shall be placed underground.  Installation of all utilities shall be 
in strict accordance with the engineering standards and specifications of 
the Township and of the public utility concerned. 

 
B. Crossings for underground utilities shall be installed before the roads are 

constructed where any crossings are planned or anticipated.  
 
C. Easements shall be required pursuant to Section 517 to facilitate the 

maintenance and repair of utility lines.  Facilities shall be located within a 
right-of-way or in the center of an easement not less than twenty (20) feet 
wide.  

 
D. All proposed utility locations shall be coordinated so as not to conflict with 

landscaping requirements.   
 
E. In accordance with the provisions of the Pennsylvania Utility Line 

Protection Act, Act 287 of 1974, as amended (Act 199 of 2004), an 
applicant shall contact all applicable utilities and accurately determine the 
locations and depths of all underground utilities within the boundaries of 
the tract proposed for development prior to excavation.  A list of the 
applicant’s utilities and each utility’s phone numbers shall appear on the 
plans submitted for review, and proof of contact shall be presented in the 
form of the Pennsylvania One Call System serial number. 

 
F. All private utility line locations requiring an easement shall be made by 

deed of dedication and shall include a metes and bounds description and 
plot plan(s).  All instruments describing the utility, its location and 
maintenance obligation shall be recorded.   

 

Section 521 Monuments and Markers 

 
A. Monuments shall be placed at sufficient locations to define the exact 

location of all roads and to enable the re-establishment of all road lines.  
Monuments shall be set on the road line on one side of the road at the 
beginning and ending of all curves and at those points on the curve at 
road intersections necessary to establish the actual intersection.  
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Monuments shall be placed at the tract perimeter where no monuments 
already exist.   
 

B. Markers shall be placed at all points where lot lines, including open space 
lots or parcels, intersect road lines or other lot lines and at all angle points 
in lot lines, except where concrete monuments are required.  
 

C. Monuments shall be concrete with a minimum top width of four (4) inches 
by four (4) inches and a bottom width of six (6) inches by six (6) inches.  
The minimum height shall be twenty-four (24) inches.  The concrete 
monument shall be composed of ferrous or other material detectable by 
an electromagnetic locator.    

 
D. Markers shall be steel bars at least twenty-four (24) inches long and not 

less than five-eight (5/8) inches in diameter.   
 
E. All monuments and markers shall be certified for accuracy by the 

developer’s surveyor or engineer.  Accuracy of monuments and markers 
shall be within three-hundredths (3/100) of a foot. 

 
F. In cases where it is impossible to set a monument or where the 

permanency of a monument may be better ensured by off-setting the 
monument with a reference monument(s), the Township may authorize 
such procedure, provided that proper instrument sights may be obtained 
and complete offset data is designated on the record plan.  In such 
instances, two reference monuments shall be set on the boundary line(s) 
that intersect the corner. 

 

Section 522 Landscaping, Screening, and Street Trees 

 
A. General Landscaping Requirement.  Any part or portion of any lot or tract 

which is not occupied by buildings or structures or used for loading, 
parking spaces and aisles, pedestrian circulation, designated storage 
areas, or other permitted impervious or semi-pervious surfaces, including 
all soils disturbed in the course of land development, shall be landscaped 
and continuously maintained according to a Landscape Plan approved by 
the Township or shall be left in its pre-existing condition or natural state 
(e.g., forest, meadow or hedgerow).  Existing native vegetation, natural 
features and historic resources shall be preserved wherever practicable 
and incorporated into the Landscape Plan.  The Landscape Plan shall be 
submitted as part of both Preliminary and Final Plan submissions and 
shall clearly identify all landscaped areas, all areas subject to vegetation 
disturbance and replacement pursuant to Section 530, Natural Resource 
Conservation, and any areas to be left in a natural state.  The Landscape 
Plan shall comply with this Ordinance, the applicable section(s) of the 



Pennsbury Township Subdivision and Land Development Ordinance 

 

Article V – Design Standards  145 

Pennsbury Township Zoning Ordinance relative to landscaping, and as set 
forth below. 
 

B. Buffering and Screening.  Wherever applicable, landscape screening or 
buffering shall be included within the Landscape Plan consistent with the 
applicable section(s) of this Ordinance and Section 162-1908 of the 
Pennsbury Township Zoning Ordinance. 

 
C. Parking Lot Landscaping.  Parking Lot landscaping and screening shall, at 

a minimum, conform to the provisions of Sections 162-1903 and 162-1908 
of the Pennsbury Township Zoning Ordinance and with the following: 
 

 1. Except where entrance and exit drives cross street lines, all parking 
areas for any purpose other than single family detached and single 
family semi-detached residences shall be physically separated from 
any public or private street or any building by a raised curb or 
landscaped berm.  This buffer area shall not be less than ten (10) 
feet in width, measured from the future right-of-way lines or any 
buildings, as applicable.  This buffer shall be permanently 
landscaped as shown on the approved plan and maintained by the 
property owner. 

 
 2. Unless there is an internal road system delineated from the parking 

area by a planting strip, any lot that contains more than thirty (30) 
parking spaces shall provide landscaped areas within the paved 
parking area.  No more than twenty (20) parking spaces shall be 
permitted in a continuous row without being interrupted by a 
landscaped island with a width equal to one parking space. 

 
 3. No more than two parking bays, each served by a separate aisle, 

shall adjoin each other without  a landscaped island between bays 
with a width of ten (10) feet. 

 
 4. One (1) deciduous tree shall be required for every ten (10) required 

off-street spaces and shall be planted in the internal and peripheral 
landscaped islands required by this Ordinance.  Such tree plantings 
shall meet the requirements for street trees set forth in Section 
522.D.3 and all parking lot landscaping shall conform to the plant 
material standards set forth in Section 522.E. 

 
D. Street Trees. 
 

1. All subdivisions or land developments shall provide street trees of 
varying species along the entire length of any existing or proposed 
public or private road that forms a property boundary and on both 
sides of any newly proposed road within the subdivision or land 
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development, except where the frontage abuts an agricultural use 
that is intended to remain or land which is permanent dedicated to 
open space whether by preservation easement, declaration of 
covenant or other means. 

 
2. One of the following road tree planting concepts shall be used:  
 

a. Formal Allee of Street trees 
 

i. Use uniform road tree variety. 
 

ii. Coordinate new plantings with existing road tree 
plantings, where applicable, to obtain a uniform 
canopy from both sides of the road. 
 

iii. Street trees may be located within the right-of-way not 
less than ten (10) feet from the curb line or cartway 
edge. 
 

iv. Street trees shall be planted at regular forty-five (45) 
foot intervals on each side of the road along road 
frontage.  

 
b. Naturalized Street Tree Planting 
 

i. Varying tree varieties. 
 

ii. An average of one road tree shall be planted on each 
side of the road for every forty-five (45) feet of road 
frontage. 
 

iii. Planting design shall accentuate views and integrate 
important landscape elements. 

 
3. Street trees shall meet the following standards: 

 
a. Minimum Size – two (2) to two and one-half (2½) inches 

caliper. 
 

b. Branching Height - The height of branching shall depend 
upon the size and species of tree; those trees selected for 
street tree usage shall have a minimum clearance height of 
seven (7) feet above grade before branching begins.  

 
c. All trees shall be balled and burlapped in accordance with 

the standards of the following publications: "American or 
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U.S.A. Standard for Nursery Stock," ANSI or U.S.A.S. Z60.1 
of the American Association of Nurserymen, as amended.  
The ball depth shall be not less than sixty (60) percent of the 
ball diameter and in all cases contain the maximum of the 
fibrous roots of the tree.  Bare root material is not 
acceptable.  The following standards shall apply: 

 

Caliper Minimum Ball Diameter 

2 to 2½ inches 26 inches 
2½ to 3½ inches 34 inches 
3½ to 5 inches 44 inches 
5 to 6 inches 54 inches 

 
d. Excavated plant pits shall be two (2) feet wider than the ball 

size. 
 

e. Backfill mix for the excavated plant pit shall be composed of 
top soil, compost, or other Township approved material. 

 
f. Tree Guying 
 

i. Three (3) No. 12 galvanized steel wires shall be 
spaced equally around the tree and be so connected 
to the tree with rubber hoses that the wire does not 
come in contact with the tree.   
 

ii. For trees up to and including three and one-half (3½) 
inch caliper, three (3) oak rough-sawed stakes, two 
(2) inches x two (2) inches x eight (8) feet, shall be 
used. 
 

iii. For trees over three and one-half inches (3½)inch 
caliper, three (3) ground anchor stakes, two (2) 
inches x two (2) inches x two and one-half (2½) feet 
driven flush with grade shall be used.  

 
g. Tree wrapping paper the entire length of the tree trunk from 

the top of ball to the start of lateral branching shall be 
provided tied on with natural twine.   

 
h. All tree guying material shall be removed one (1) year after 

planting. 
 

i. All plantings shall be mulched to a depth of three (3) inches 
in a six (6) foot diameter ring around the base of each tree 
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or continuous beds, if trees or shrubs are less than six (6) 
feet apart. 

 
j. Pruning - Each plant shall be pruned to preserve the natural 

character of the plant in a manner appropriate to the 
particular plant.  Branches shall be thinned by 
approximately twenty-five (25) percent by the removal of 
crossing, damaged or competing limbs back to the major 
crotch.  The leader shall be left intact. 

 
E. Plant Material. 
 

1. Existing native vegetation shall be preserved wherever practicable 
and incorporated into the Landscape Plan. 

 
2. Landscape plantings shall use native plants selected to minimize 

maintenance requirements.  Recommended plantings appear in 
“Landscaping with Native Plants” as published by PA Department 
of Conservation and Natural Resources.  If a planting is not listed 
within this publication, it is not permitted by this Ordinance. 
 

3. Selected street trees, at maturity, shall provide adequate summer 
shade.  Selected street tree species shall be of the non-grafted 
type.  Tap-rooted species shall be required in locations proximate 
to roads or sidewalks. 
 

4. Plantings and their measurement shall conform to the standards of 
the following publications: "American or U.S.A. Standard for 
Nursery Stock", ANSI or U.S.A.S. Z60.1 of the American 
Association of Nurserymen, as amended.  All plant material shall 
have been grown within the same USDA hardiness zone as the 
site, shall be free of disease, and shall be nursery grown, unless 
the Township approves of transplanting of trees to partially fulfill the 
requirements of this Section. 

 
F. Maintenance and inspection. 
 

1. All proposed landscaping shall be part of any subdivision or land 
development agreement(s) required in accordance with Section 
601 of this Ordinance.  The performance guaranty required by 
Section 601shall include funds escrowed for the proposed 
landscaping. 

 
2. All landscaping work shall be performed in accordance with an 

inspection schedule approved by  the Township Engineer or his 
designee as stipulated in Section 602.  No work shall proceed to a 
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subsequent phase until inspected and approved by the Township 
Engineer or his designee. 

 
3. When the developer has completed all or any approved phase of 

the landscape improvements, the developer shall notify the Board 
of Supervisors in writing in accordance with Section 604. To 
authorize the release of funds escrowed for landscape 
improvements, the Township Engineer or his designee must 
inspect and approve the improvements in accordance with the 
procedure set forth in Section 602. 

 
4. A maintenance guaranty in accordance with Section 601 is required 

for all landscape improvements.  In addition, the following 
maintenance schedule shall apply: 

 
a. The owner or, at his option, a landscape contractor shall 

provide all maintenance work throughout the period of the 
landscape guaranty. 

 
b. The site shall be visited once every two weeks throughout 

the designated period with a maintenance crew and trained 
foreman.  Reports to the owner shall be made at each visit.  
A quarterly work sheet shall be submitted to the owner and 
professional landscaper stating the date and the work 
performed during each visit, or if none has been required, a 
notation to that effect. Such reports shall be furnished to the 
Township upon request. 

 
c. Maintenance of planting beds shall include such items as: 

watering, cultivating, edging, trimming, diseases, pruning, 
and other horticultural operations for proper growth and 
appearance of plant materials and beds, including fertilizing 
as required. Maintenance also includes tightening of guy 
wires, maintaining mulch areas level and even, weeding, and 
general cleanup within all ground cover, shrub and tree 
planting areas. It also includes the resetting of trees and 
shrubs as required should settlement occur. 

 
d. Maintenance incudes the removal of any and all trash that 

may accumulate in the planting beds from time to time 
during the maintenance period. 

 
e. Upon completion of the designated maintenance period, the 

owner will assume all maintenance responsibilities, or at his 
option renew the maintenance agreement with the 
contractor. 
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5. Any tree or shrub which dies within the term of a maintenance 

agreement or otherwise in less than 24 months from the date of 
installation shall be replaced by the landowner or developer.  Any 
tree or shrub which is deemed, in the opinion of the Township, not 
to have survived or grown in a manner characteristic of its type, 
shall be replaced.  Substitutions for certain species of plants may 
be made only when recommended by the Planning Commission 
and approved by the Board of Supervisors, by means of the 
approval of a revision to the approved landscape plan. 

 
6. Following the period designated in subparagraph 5 above, it shall 

be the responsibility of the landowners, tenants and/or other 
occupants of the premises to adequately and properly maintain the 
landscaped areas, whose responsibility shall include watering, 
cleaning of weeds and debris, pruning and trimming, replacement 
of dead, diseased, stolen or otherwise removed plantings, and 
fertilizing to maintain healthy growth. 

 
7. All trees above the right-of-way of any property shall be kept 

trimmed at least nine feet above any sidewalk and at least 11 feet 
above all streets. 

 
8. All shrubs abutting any sidewalks shall be maintained at least six 

inches from the edge of the sidewalks. 
 
9. To prevent the obstruction of vision at the comer of an intersection 

of streets and/or driveways, existing and proposed trees and 
shrubs or other landscape treatment shall be maintained at a height 
of no more than 30 inches and trimmed below 10 feet within the 
required clear sight triangle in accordance with Section 508.F of 
this Ordinance.  To facilitate this standard, shrubs or groundcovers 
to be planted shall be of the dwarf variety and shall not exceed 30 
inches in height at maturity. 

 
Section 523 Off-Street Parking & Loading 

 
A. General Requirements.  The standards herein shall apply to any parking 

or loading or unloading area and associated access drives except where 
otherwise specifically provided. 

 
1. The number, location and design of required parking spaces, aisles 

and lots shall be as set forth in Section 162-1903 of the Pennsbury 
Township Zoning Ordinance. 
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2. The location and design of required loading and unloading areas 
shall be as set forth in Section 162-1904 of the Pennsbury 
Township Zoning Ordinance. 

 
3. In no case shall parking areas for four (4) or more vehicles or any 

loading area be designed to require or encourage cars to back into 
a public or private street in order to leave a lot. 

 
4. Every parking area shall be designed so that each motor vehicle 

may proceed to and from the parking space provided for it without 
requiring the moving of any other motor vehicle, except on-site 
parking associated with a single family dwelling. 

 
5. Common parking lots serving multifamily dwellings, commercial and 

business uses, and other recreational uses shall provide parking for 
the physically disabled in accordance with the requirements of the 
Americans with Disabilities Act (Public Law 101-336), and local, 
State, and Federal codes which implement the Act. 

 
B. Access Drives. 
 

Access drives shall comply with the provisions of Section 512 of this 
Ordinance. 

 
C. Grading, Surface Drainage. 
 
 1. Except for areas that are landscaped and so maintained, all 

portions of required parking and loading or unloading facilities shall 
be graded, paved, and drained to the extent necessary to prevent 
dust, erosion, or excessive water flow across streets or adjoining 
properties to the satisfaction of the Township. 

 
 2. Where the Township engineer agrees appropriate, and where 

appropriate maintenance is guaranteed to the satisfaction of the 
Township, use of pervious paving or alternative paving materials, 
including grass paver blocks, may be permitted. 

 
D. Parking and Loading Area Paving Standards. 
 

Off-street parking areas, loading and unloading areas, and interior and 
perimeter travel lanes shall be designed with pavement sections as 
specified below, as a function of anticipated traffic loads defined as 
follows. 

1. Light Load Lots: Parking lots subject to 500 or less ESAL’s 
(equivalent 18-kip single axle loads) during a 25-year design 
period.  Small step delivery vehicles having 2 axles with single-axle 
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loads up to 6,000 lbs. may have regular access to these lots.  
However, these lots are not approved for access by tri-axle delivery 
or other large service vehicles, including moving vans.  
Construction vehicles shall not access finished surfaces on lots 
intended for light loads. 

 
2. Moderate Load Lots: Parking lots subject to 1500 or less ESAL’s 

during a 25-year design period.  Step delivery vehicles and service 
vehicles having 2 axles with single-axle loads up to 8,000 lbs. may 
have regular access to these lots.  However, these lots are not 
approved for larger single-unit service vehicles and semi-tractor 
trailer trucks, including moving vans.  Construction vehicles may be 
permitted to access the base course pavement on these lots, where 
permitted upon the recommendation of the Township Engineer. 
 

3. Moderately Heavy Load Lots: Parking lots subject to 6,000 or less 
ESALs during a 25-year design period.  Step delivery vehicles and 
service vehicles having single-axle loads up to 16,000 lbs. may 
have regular access to these lots.  However, these lots are not 
approved for regular access by semi-tractor trailer trucks, including 
moving vans.  Construction vehicles may be permitted to access 
the base course pavement on these lots, where permitted upon the 
recommendation of the Township Engineer. 
 

4. Heavy Load Lots and Access Drives: Parking lots subject to more 
than 6,000 ESAL’s during a 25-year design period and access 
drives expected to handle regular access by semi-tractor trailer 
trucks.  Construction vehicles may access the base course 
pavement on these lots. 
 

5. The applicant shall provide computations documenting expected 
axle loads for parking areas to support the pavement section 
selected. 

 
6. Wearing course, base course, and structural base shall be of the 

following depth , in inches: 
 

 

Layer 

Designation 

 

Layer 

Description 

Anticipated Load 

Light Moderate Moderately 

Heavy 

Heavy 

A - Wearing 
Course 

Bituminous 1.5 1.5 1.5 1.5 

B - Base Course Bituminous or 
Concrete  

2.5 2.5 3.0 4.5 

C - Structural 
Base  

Granular (stone) 6.0 6.0 8.0 8.0 
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E. Parking and Loading Setbacks. 
 
 All parking spaces, loading and unloading areas, and public or private 

drives shall comply with the setback requirements of the Pennsbury 
Township Zoning Ordinance. 

 
F. Parking and Loading Landscaping. 
 

 Parking lot and loading area landscaping shall conform to the provisions of 
Section 522 and applicable provisions of the Pennsbury Township Zoning 
Ordinance.  

 
G. Lighting of Parking and Loading Areas. 
 
 Parking and loading areas shall conform to the outdoor lighting provisions 

of Section 162-1910 of the Pennsbury Township Zoning Ordinance. 
 

Section 524 Outdoor Lighting   

 

All subdivisions and land developments shall provide for outdoor lighting 
consistent with the provisions of Section 162-1910 of the Pennsbury Township 
Zoning Ordinance.  A plan demonstrating compliance with the requirements of 
the Zoning Ordinance shall be submitted to the Township for review. 
 
Section 525 Dedication of Land, or Payment in Lieu of Fees Thereof, for 

Parks, Recreation, or Open Space Uses  

 
A. Purpose.  The purpose of this Section is to facilitate provision for a variety 

of active and passive open space lands and facilities to serve the varied 
recreational needs of the Township’s residents, businesses and industry, 
consistent with the Township’s applicable open space or recreation plan 
as may be amended from time to time. 

 
B. General Requirement. 
 

All subdivisions or land developments shall make provision for reservation, 
dedication, and/or development of suitable areas and facilities for parks, 
playgrounds, trails or other active and passive recreation areas or uses, or 
dedication of a fee-in-lieu-of pursuant to this section.   

 
C. Amount of recreational land and facilities required.  The minimum set-

aside of land and the provision of recreation facilities within the tract 
proposed for subdivision or land development shall be as follows: 
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1. For residential subdivisions, 2,200 square feet of land for each 
residential dwelling unit in the proposed development, pursuant to 
Section 525.E below. 

2. For all non-residential developments, five (5) percent of the gross 
area of the lot or tract subject to development, pursuant to Section 
525.E below. 

3. The type and extent of recreation facilities required shall be as 
determined consistent with the Township’s then-current open 
space, parks, or recreation plan as may be amended. 

4. If public dedication of the land is rejected by the Township, the 
lands to be dedicated may alternatively be conveyed to a legally 
constituted homeowners' association or retained by and managed 
by such private ownership as the Board of Supervisors may 
approve, so long as its use remains open to residents of the 
proposed development and the Township.  In the event that the 
recreational land is to be privately owned, adequate provision shall 
be made for its maintenance and the posting of adequate financial 
security in accordance with Section 601. 

5. Land to be publicly dedicated to the Township shall be by fee-
simple deed, free and clear of all encumbrances. The executed 
deed shall be delivered to the Township for recording at the time of 
final plan approval and prior to signing of the approved plan by the 
Township Supervisors. 

6. The requirements of this Section shall be in addition to any 
requirements for designation of public, common or private open 
space pursuant to use of the Open Space Design Option as set 
forth in the Pennsbury Township Zoning Ordinance. 

D. Fee-in-lieu of recreational land or facilities. 

1. If the Board of Supervisors determines in its discretion that any of 
the following situations is relevant, the Board may agree to accept a 
fee-in-lieu of recreational lands or facilities, pursuant to this section: 

  
a. No or insufficient land within the subject subdivision or land 

development proposal is suitable for active and passive 
recreational use by reason of size, shape, and/or location, or 
otherwise in conformance with Section 525.E below, or  
 

b. Park or recreational lands are already available and 
accessible to the proposed development, or  
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c. The applicant demonstrates to the satisfaction of the Board 

of Supervisors that the reservation of recreational lands or 
development of recreational facilities is not practical or not in 
the best interest of the proposed land development or of the 
Township in general, or 

 
d. The applicant fails to provide a Recreational Study that 

satisfactorily conforms to the requirements of Section 525.F 
below. 

 
2. The amount of any fee-in-lieu of recreational land and facilities shall 

be as determined by Resolution of the Board of Supervisors. 
 

3. Payment of any fee-in-lieu of recreational land and facilities shall be 
due and payable at the time of final plan approval of the application 
for subdivision and or land development or, if as a condition of final 
plan approval, shall be included in the required development 
agreement, together with posting of financial security in accordance 
with Section 601.  However, all such payments shall be made by 
the time of application for the first building permit. 

 
4. The Board of Supervisors, at its sole discretion, may accept a 

combination of land, facilities, and fee where that arrangement best 
meets the purposes of this section and the needs of the residents 
of the Township. 

 
5. All moneys paid to the Township pursuant to the provisions of this 

section shall be placed in a neighborhood park, recreation and 
open space fund established by the Board of Supervisors.  Said 
fund, including interest earned, shall be used at the sole discretion 
of the Township for the acquisition, maintenance and improvement 
of park or recreational sites and land in accordance with the then 
current Pennsbury Township Open Space and Recreational Plan or 
as further amended or adopted. 
 

E. Land Characteristics and Design Standards. 
 

The recreational land and/or development of recreational facilities shall 
comply with the following standards. 

 
1. The recreational land and facilities shall be generally consistent 

with the Township’s then-current Recreation, Park or Open Space 
Plan and Comprehensive Plan or any other open space, park or 
recreational facilities plan existing or subsequently adopted by the 
Township, or by Chester County; 
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2. The intended recreational land shall be contiguous, shall be at least 

one acre in size and not less than 50 feet in width, and shall be 
located so that it equally serves all residents or expected users of 
the subdivision and/or land development, as follows: 
 
a. The land must be readily accessible to all residents or 

expected users of the development by virtue of at least one 
side of each site abutting a public street for a minimum 
distance of 50 feet. 
 

b. The shape of the land shall be suitable to accommodate 
those park or recreational activities appropriate to the 
location and needs of the residents or expected users of the 
development, without interfering with adjacent dwelling units, 
parking, driveways, and roads. 

 
3. The recreational land shall be interconnected with recreational 

lands or common open space areas on adjoining parcels where 
ever possible, including provision for trails for general public use 
where required by the Township; 
 

4. The recreational land and facilities shall be provided with sufficient 
perimeter parking when necessary, and with safe and convenient 
access by adjoining public street frontage or other right-of-way 
easements capable of accommodating pedestrian, bicycle, 
maintenance and vehicle traffic and providing for appropriate 
access movements; 

 
5. The recreational land shall comprise soil and drainage conditions 

suitable for the intended recreational uses.  Such lands shall have 
an average slope of less than 7% and not more than 30% of the 
land shall be contained within the boundaries of a floodplain, or 
steep slope area greater than 15%, or a combination of floodplain 
and steep slope. 

 
6. The linkage of erosion and sediment control or stormwater control 

facilities with recreation facilities may be permitted if the presence 
of such facilities does not conflict with proposed activities or detract 
from the aesthetic values associated with the recreational facility. 
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E. Recreational Study. 
 
In the event that the applicant or developer of land proposes to dedicate 
land and/or construct recreational facilities, the applicant or developer 
shall submit a recreational study prepared by a recreational planner or a 
certified planner to verify that: 

 
1. All criteria set forth in this Section 525 shall be met. 

 
2. The proposed recreational land and facilities will be properly 

owned, managed and maintained by a responsible entity such as a 
homeowners association, the governing documents for which shall 
be approved by the Township. 

 
3. The proposed recreational land and facilities shall be subjected to a 

declaration of covenants, easements and restrictions which shall be 
approved by the Township. 

 
4. The proposed recreational land shall be suitably landscaped as 

depicted on a landscape plan in accordance with the provisions of 
Section 522 and which is approved by the Township. 

Section 526 Green Design 
 
Applicants are encouraged to incorporate “Green” design standards, LEED 
standards, Energy Star and other energy efficiency standards into proposed 
development, pursuant to the Green Design Assessment required by Section 
410. 
 

Section 527 Carbonate Geology 

 

All subdivision or land developments, or portions thereof, located within, or within 
two hundred (200) feet of areas identified as having carbonate geologic features 
shall be subject to the following requirements in addition to all other requirements 
set forth in this Ordinance and in Section 1505 of the Pennsbury Township 
Zoning Ordinance.   
 
A. Stormwater Management.  In addition to other applicable requirements, 

the following requirements shall apply: 
 
 1. No stormwater management facility other than piping shall be 

located closer than one hundred (100) feet from any feature 
identified pursuant to Section 409.C.1 of this Ordinance. 
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 2. For the location of any stormwater management basins, the 
applicant shall determine the strike of the rock and undertake the 
following: 

 
  a. The applicant shall establish two trenches perpendicular to 

the strike of the bedrock.  The trenches shall be ten (10) feet 
from the top of the berm elevation of the facing sides of the 
proposed basin, and both ends of each trench shall extend 
five (5) feet beyond the top of berm elevation of the 
proposed detention basin.  The dimension of the proposed 
basin between the parallel trenches shall not exceed one 
hundred (100) feet measured from the top of berm elevation 
of one side to the top of berm elevation of the other side.  
Trenching shall be dug to a depth of two (2) feet below the 
intended floor of the basin. 

 
  b. The applicant shall notify the Township engineer at least 

forty-eight hours before the trenching activity and the 
applicant shall not begin trenching until the Township 
engineer is present to observe the trenching. 

 
 3. Stormwater management basins shall not be located in an area 

where subsurface pinnacles are encountered during trenching 
tests. 

 
 4. Outflow from a stormwater management basin shall not empty into 

or be directed to any of the carbonate features identified pursuant 
to Section 409.C.1 of this Ordinance and shall be directed away 
from such features. 

 
 5. Stormwater management basins shall be designed consistent with 

the Township’s applicable stormwater management ordinance. 
 
B. Grading.  Grading on a site underlain by carbonate geology must be kept 

to a minimum.  
 
 1. Existing drainage patterns shall be maintained to the greatest 

extent practicable. 
 
 2. French drains shall be prohibited near existing surface drainage 

channels. 
 
 3. Surface drainage channels shall not be materially affected by 

grading for and construction of roadways, driveways, structures, 
stormwater management basins or other development 
improvements. 
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C. Location of Structures, Roads, Driveways and Parking Areas. 
 
 1. No structures of any kind shall be constructed within one hundred 

(100) feet of any feature identified pursuant to Section 409.C.1 of 
this Ordinance.   

 
 2. Roads, driveways and parking areas shall be located so as to 

minimize the extent to which they are within one hundred (100) feet 
of any feature identified pursuant to Section 409.C.1 of this 
Ordinance and, where so located, shall be subject to the approval 
of the Township engineer. 

 
D. Location of Underground Transmission Lines and Pipelines. 
 
 1. Auger borings (four (4) inch minimum) must be made along 

proposed underground conduit utility lines, wastewater lines, 
pipelines and stormwater and sanitary sewer lines at an interval of 
50 feet.  These borings must be drilled to a minimum of 2 feet 
below the proposed pipe or conduit invert.  Pipelines and conduit 
shall be laid out so that they do not intersect rock surface 
pinnacles, sinkholes, fissures, lineaments, faults, facture traces or 
caverns. 

 
 2. A dike of clay or other suitable material shall be constructed across 

the width of the trench at intervals of twenty (20) feet or less along 
all underground conduits, utility lines, wastewater lines, pipelines 
and stormwater and sanitary sewer lines. 

 
F. Ghost Lakes (Closed Depressions).  Ghost lakes (closed depressions) 

shall not be disturbed.  They shall not be regraded, nor shall new 
construction or excavation be permitted within one hundred (100) feet of 
them. 
 

G. Disclaimer.  The following disclaimer shall be added to the plan.  
“Whereas the exact occurrence of sinkholes is not predictable, the 
administration of these regulations shall create no liability on behalf of the 
Township, the Township engineer, Township employees or consultants, or 
Township agencies as to damages which may be associated with sinkhole 
formation.  That is, compliance with these regulations represents no 
warranty, finding, guarantee, or assurance that a sinkhole will not occur on 
an approved property.  The Township, its agencies, consultants and 
employees assume no liability for any financial or other damages which 
may result from sinkhole activity.” 
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H. Qualifications.  A licensed professional geologist or licensed professional 
civil engineer with expertise in geotechnical engineering shall review aerial 
photographs, soils, geologic and other related data available to him or her, 
as the data relates to the subject property in preparation of the Carbonate 
(Karst Geology) Study required by Section 404 of this Ordinance.  The 
professional shall also conduct a site inspection of the property. 
 

Section 528 Stormwater Management 

 

All subdivisions and land developments shall provide for stormwater 
management consistent with the provisions of the Pennsbury Township 
Stormwater Management Ordinance as the same may be amended and/or re-
adopted from time to time. 
 
Section 529 Grading and Erosion & Sedimentation Control 

 

A. Earth Disturbance Activities shall conform to all applicable requirements 
set forth in the Pennsbury Township Stormwater Management Ordinance 
and the Pennsbury Township Zoning Ordinance, as may be amended 
from time to time. 

 
B. All Best Management Practices (BMPs) shall conform to the State Water 

Quality Requirements or any more stringent requirements which are 
applicable. 

 
C. Post-construction water quality protection and the operation and 

maintenance of permanent stormwater BMPs shall be addressed as 
required by Article VI hereof.   

 
D. Erosion and Sediment Control During Earth Disturbance Activities. 
 

1. No Earth Disturbance Activity shall commence until approval by the 
Township of an Erosion and Sediment Control Plan and Final 
Subdivision or Land Development Plan with security provided as 
required by Article VI of this Ordinance.  The Erosion and Sediment 
Control Plan shall comply with the following reference publications, 
as amended.   

 
a. 25 PA Code, Chapter 102, Erosion and Sediment Control, 

Section 102.4(b)(5). 
 
b. PADEP Erosion and Sediment Pollution Control Program 

Manual, March 2000, as amended from time to time.   
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2. The Erosion and Sediment Control Plan shall be prepared by a 
qualified professional, trained and experienced in erosion and 
sediment control methods and techniques. 

 
3. A copy of the Erosion and Sediment Control Plan and any required 

permit shall be available at the project site at all times. 
 

4. Evidence of any necessary permit(s) for Regulated Earth 
Disturbance Activity from the regional PADEP office or Chester 
County Conservation District must be provided to the Township 
prior to the commencement of any Earth Disturbance Activity for 
which any such permit may be required, where not provided prior to 
or at the time of final plan approval.  

 
5. All graded or earth disturbance shall be stabilized, whether 

temporary or permanent, within ten (10) days of the initial ground 
breaking and, weather permitting, shall be watered, tended and 
maintained until growth is well established.  

 
6. Erosion and Sediment Controls must be constructed, stabilized, 

and functional before site disturbance begins within the affected 
tributary. 

 
E. Until the site is 70% stabilized, all erosion and sediment BMPs must 

remain in place and be maintained properly as determined by the 
Township.  Maintenance must include inspections of all erosion and 
sediment BMPs after each runoff event and otherwise on a weekly basis.  
All preventive and remedial work, including cleanout, repair, replacement, 
regrading, reseeding, remulching, and renetting must be performed 
immediately.  If erosion and sediment control BMPs fail to perform as 
expected, then immediate replacement BMPs or modifications of those 
controls previously installed is required. 

 
F. All proposed earth disturbances shall comply with the following standards 

related to grading and earthwork: 
 

1. Natural and/or existing slopes exceeding one (1) vertical unit to four 
(4) horizontal units shall be benched or continuously stepped into 
competent materials prior to placing all classes of fill.  Cut slopes 
shall not exceed one (1) vertical unit to three (3) horizontal units. 

 
2. Fills toeing out on natural slopes steeper than one (1) vertical unit 

to three (3) horizontal units shall not be made unless approved by 
the Township after receipt of a report by a soils engineer certifying 
that he/she has investigated the property and made soil tests and 
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that in his/her opinion such steeper slopes will safely support the 
proposed fill.  

 
3. Fill areas shall be properly prepared prior to the placement of any 

new material.  If excessive wetness, springs, or other seepage of 
water can be observed, drainage must be provided before 
placement of fill is undertaken.  Under no circumstances shall fill be 
placed upon frozen ground or ground underlain by tree stumps, 
branches, or other vegetative material subject to rot or 
decomposition.  

 
4. Fill shall begin at the lowest section of the area and spread in six-

inch layers prior to compaction.  
 
5. Each layer of fill shall be inspected prior to compaction.  All roots, 

vegetation or debris must be removed and stones larger than six 
(6) inches in diameter must be removed or broken.  

 
6. Where required by the Township upon the recommendation of the 

Township Engineer, each layer of compacted fill shall be tested to 
determine its dry density as per ASTM D1556, including its latest 
revisions.  The density of each layer shall be not less than ninety-
two (92) percent of maximum dry density for non-load bearing fill 
and ninety-five (95) percent of maximum dry density for load 
bearing fill, as determined by ASTM D1557.  The moisture content 
of the compacted layer shall be not more than four (4) percent less 
or two (2) percent greater than the optimum moisture content as 
determined by ASTM D1557. 

 
7. Where required by the Township, a qualified geotechnical engineer, 

or certified testing agency shall be required to inspect and certify all 
fill operations.  A written report, by the geotechnical engineer or 
certified agency, shall be prepared and submitted to the Township 
detailing his, her or its findings respecting the fill operations and 
compliance with the terms of this Ordinance. 

 
8. The top or bottom edge of filled or cut slopes shall be at least five 

(5) feet from property or right-of-way lines of roads in order to 
permit the normal rounding of the edge without encroaching on the 
abutting property or right-of-way line. 

 
9. Adequate provisions shall be made for dust control. 

 
10. All graded surfaces shall be seeded, sodded and/or planted or 

otherwise protected from erosion as soon as practicable and shall 
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be watered, tended and maintained until growth is well-established 
at the time of completion and final inspection. 

 
11. Fills shall not encroach onto drainage and utility easements unless 

approval is obtained from all impacted parties, including but not 
limited to the Township and utilities which occupy the easement.  

 

Section 530 Natural Resources Conservation  
 
A. The requirements of Article XV, Natural Resource Protection Standards, of 

the Pennsbury Township Zoning Ordinance, Sections 162-1501 through 
162-1505 shall apply to all subdivisions or land developments. 
 

B. Conservation of woodlands and other vegetation. 
 
1.  Except in conjunction with routine property maintenance, the 

following regulation shall apply: 
  

a. No wooded lot shall be disturbed except as follows: 
 

i. For the purpose of logging or timber harvesting, in 
accordance with Section 162-1503 of the Pennsbury 
Township Zoning Ordinance and all other regulations 
applicable to land disturbance. 
 

ii. For the purpose of subdivision and land development 
in accordance with this subsection, prior to 
construction of each dwelling unit or other building, 
the developer will stake in the field the location of the 
building foundation, driveway, and any utility 
easements to be constructed and cleared in the 
course of the said construction (the "prescribed 
area").  Following the placement of stakes, the 
developer will notify the Township and the Township 
will, following notification to the developer of the time 
for the same, conduct an inventory of trees greater 
than or equal to eight (8) inches in caliper at breast 
height located on the lot and no less than 10 feet from 
the staked construction. In order to facilitate this 
procedure, developer shall apply for building permits 
in groups of 10 neighboring dwelling units or 
buildings.  Following construction, an inventory will 
again be conducted and, for each such tree materially 
damaged or removed or to be removed beyond the 
area prescribed as above (within ten (10) feet of area 
staked for construction), one or more trees of the 
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caliper size prescribed in the following table shall be 
planted in the place(s) designated by the Township 
and coordinate with landscape plans. 

 
Minimum Number and   Minimum Caliper of 

Caliper of Tree to Be  Tree To Be Planted as a   

Removed      Replacement 

            

One, 8" to 12"     One, 4" to 4 1/2"   or two, 3 1/2" 
One, 12" to 18"     One, 5" to 5 1/2"   or three, 3 1/2" 
One, 18" to 24"     One, 6" to 6 1/2"   or four, 3 1/2" 

One, greater than 24"    Two, 6" to 6 1/2"   or five, 3 1/2" 
 
Refer to Appendix A for information on approved tree species and 
prohibited invasive species. 
 

b. Evidence of tree replacement shall be provided in the form of 
a reforestation plan, prepared by a professional landscaper, 
which is part of the required landscape plan. 
 

c. A professional landscaper selected by the Township shall 
have discretion to: 

 
i. Require replacement of trees having a diameter at 

breadth height (dbh) of six inches or greater which are 
unhealthy or pose a safety hazard; 

 
ii. Substitute vegetation other than trees for required 

tree planting; 
 

iii. Substitute a larger caliper tree than indicated in 
Subsection 530.B.1.a.ii above, in accordance with 
Subsection 530.B.1.e below; and 

 
iv. Substitute a greater number of smaller caliper trees in 

accordance with Subsection 530.B.1.a.ii above. 
 

d. Design maintenance, and guaranty of such plantings shall 
be in conformance with Section 522 and Article VI of this 
Ordinance.  Every effort shall be made to retain as much 
woodland as possible of a size and configuration which will 
promote its growth and natural regeneration. 

 
e. In the event the required trees cannot be situated upon the 

property due to existing vegetation or some other 
circumstance, a larger size tree shall be planted as per 
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Subsection 530.B.1.c.iii above.  However, if larger trees 
cannot be planted due to some site condition, then those 
required trees not located on the lot shall be planted at a site 
as directed by the Township. 

 
f. Disturbance to vegetation other than woodlands which 

provides wildlife food and cover or visual amenity shall be 
minimized. This may include, but not necessarily be limited 
to, single or groups of specimen trees, hedgerows, formal 
gardens, and other vegetation not considered as woodland. 

 

g. In the event grading will be performed on a site which shall 
result in the removal of the vegetation, as set forth in 
Subsection 530.B.1.f above, on the site at any time, a permit 
shall be required in accordance with the provisions of the 
Pennsbury Township Stormwater Management Ordinance, 
regardless of whether such a permit is otherwise required. 

 
7. Disturbance or removal of vegetation occupying environmentally 

sensitive areas shall be undertaken only as permitted in an 
approved reforestation plan to minimize the adverse impacts of 
such actions. This shall include but not necessarily be limited to 
vegetation performing important soil stabilizing functions on 
floodplains, stream and pond banks, and areas of steep slope. 

 

C. Protection of vegetation from mechanical injury and grading change. 
 
1. All woody vegetation to be retained within 25 feet of a building site, 

parking area, or other proposed improvement shall be protected 
from equipment damage by snow fencing or other effective barriers 
approved by the Township; fencing or barriers around trees shall be 
placed at the dripline, unless determined to be appropriate at 
another location by the Township landscape architect. 

 
2. Heavy equipment operators shall not damage existing tree trunks 

and root systems by driving heavy equipment within or otherwise 
disturbing the areas circumscribed by the dripline of any tree. In 
addition, roots shall not be cut or disturbed within the area 
circumscribed by the dripline of any tree. If there is no alternative to 
locating a utility line within the tree dripline, it is strongly 
encouraged that tunneling, rather than trenching, be used to 
minimize potential damage to tree root systems. In such cases, the 
professional landscaper selected by the Township shall determine 
the most desirable location for the survival of the tree(s). Where 
trenching is unavoidable, trenched holes shall be filled as soon as 
possible and tamped lightly to avoid the creation of air spaces. 
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8. Tree trunks or exposed roots damaged during construction shall be 

protected from further damage by fencing or other structural barrier. 
Treatment of damaged areas shall be dictated by the nature  of the 
injury, e.g., damaged bark shall be cut back to a point where the 
bark is intact and tight to the tree; exposed roots shall be pruned 
back and covered with topsoil; tree limbs shall be cut back in 
proportion to root areas loss. Damage shall be pruned with a sharp 
instrument. All pruning implements shall be cleaned with isopropyl 
alcohol between work on each individual tree to eliminate the 
spread of pathogens. In such cases, the professional landscaper 
selected by the Township shall have the authority to determine the 
treatment technique(s) most suitable to the damaged area. In 
addition, where stipulated by the Township landscape architect, 
liquid or dry fertilizer shall be applied to trees with disturbed root 
zones to compensate for loss of roots. 

 
4. Trees shall not be used for roping, cables, signs, fencing, or 

lighting. Nails and spikes shall not be driven into trees. 
 
5. The area around the base of existing woody vegetation shall be left 

open. No impervious cover, storage of equipment, materials, 
debris, or fill shall be allowed within the dripline of any existing tree. 

 

6. Grade changes to occur at any location on the property shall not 
result in an alteration to soil or drainage conditions which would 
adversely affect existing vegetation to be retained following site 
disturbance, unless adequate provisions are made to protect such 
vegetation and its root systems. 

 

7. The professional landscaper selected by the Township may, at his 
discretion, required that specimen vegetation with significant 
historic, visual, or environmental qualities which would otherwise be 
removed during site preparation under the provisions of Subsection 
530.B.1.a.ii above be transplanted elsewhere on the site. 
 

8. Should any existing vegetation on the site not scheduled or 
permitted to be removed be irreparably damaged during site 
preparation and die within 24 months of the conclusion of site 
disturbance activities, such vegetation shall be removed and 
replaced with similar vegetation in accordance with the 
requirements of Section 522.E of this Ordinance. 
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ARTICLE VI 

IMPROVEMENT GUARANTEES AND ACCEPTANCE 

 
 

Section 600 Construction of Improvements 

 
A. The Applicant shall construct and be responsible for (at no cost to the 

Township) all roads, streets, lanes or alleys, together with all other 
improvements, including grading, paving, curbs, gutters, sidewalks, trails, 
street lights, fire hydrants, water mains, street signs, shade trees, 
stormwater management facilities, sanitary sewers, landscaping, traffic 
control devices, open space and recreation areas, and erosion and 
sediment control measures in conformance with the final plan as 
approved, the applicable specifications and regulations of the Township, 
PennDOT and PADEP, and any other applicable regulations. 

 
B. No occupancy permits for any building or buildings included in a 

subdivision or land development plan shall be issued by the Township 
Building Code Official until the Township Engineer provides written 
documentation that: 

 
1. The roads, streets, or lanes providing access to and from existing 

public  roads to such building or buildings have been improved to a 
mud-free, permanently passable condition by application of at least 
a base course thereon; and 

 
2. That all other improvements depicted on the approved final plan, 

either  upon the lot or lots or beyond the lot or lots in question and 
necessary for the reasonable use of or occupancy of any such 
building or buildings have been completed. 

 
Section 601 Improvement Guarantee Requirements and Agreements 

 
A. Before the Board of Supervisors shall approve final plans of any 

subdivision or land development and, as a requirement for approval 
thereof, the Applicant and developer shall either complete the 
improvements as required by Section 509(a) of the MPC or enter into a 
written agreement or agreements in the manner and form set forth by the 
Township, to guarantee the construction, installation and maintenance of 
all improvements required by this Ordinance at the Applicant’s expense.  
The agreement(s) shall specify the following where applicable: 

 
1. That the Applicant agrees that it will lay out, construct and maintain, 

at its expense, all roads, streets, lanes or alleys, together with all 
other improvements, including grading, paving, curbs, gutters, 
sidewalks, trails, street lights, fire hydrants, water mains, street 
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signs, shade trees, stormwater management facilities, sanitary 
sewers, landscaping, traffic control devices, open space and 
recreation areas, and erosion and sediment control measures in 
conformance with the final plan as approved, the applicable 
specifications and regulations of the Township, PennDOT and 
PADEP, and any other applicable regulations, and that it shall 
complete these improvements within the time or times specified by 
the Board of Supervisors; 

 
2. That the Applicant guarantees completion of all public 

improvements by posting security in the form permitted by the MPC 
and in an amount established pursuant to Section 601.C herein; 

 
3. That the Applicant agrees to tender a deed or deeds of dedication 

to the Township for such easements or improvements intended for 
public dedication pursuant to the approved subdivision or land 
development plan, provided that the Township shall not accept 
dedication of such improvements until the Township Engineer 
provides written documentation that such improvements have been 
satisfactorily completed and satisfactorily maintained by the 
Applicant for the duration of the maintenance period required by the 
MPC.  All streets, easements and other public improvements 
offered for dedication shall be accompanied by a metes and 
bounds description and plot plan prepared by the Applicant.  The 
Applicant shall also offer a deed or deeds of dedication to the 
Township of easements as necessary to permit access to privately 
owned and maintained improvements to permit the Township to 
undertake maintenance of such improvements (without any 
obligation on behalf of the Township to do so) should the Applicant 
or responsible party fail to adequately maintain such improvements.  
The Board of Supervisors shall not accept any deed of dedication 
until the opinion of record title or title insurance policy required by 
Section 304.D(5)(c)(iii) is provided and accepted by the Township. 

 
4. That the Applicant agrees to establish a covenant that runs with the 

land addressing the perpetual maintenance responsibilities of 
stormwater management BMPs per PA DEP Title 25 Chapter 102 
Section 102.8(m), as amended from time to time, and pursuant to 
the Pennsbury Township Stormwater Management Ordinance. 

 
5. That the Applicant agrees to correct, remedy, repair, refurbish, 

reconstruct, reinstall, maintain, replace and perform such 
maintenance to the improvements as may be necessary, in the sole 
and absolute discretion of the Township based on the condition of 
the improvements which may arise or exist during the maintenance 
period described in Section 601.G.  The Applicant shall post with 
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the Township security in the amount described in Section 601.G for 
the entire maintenance period prior to the release of any remaining 
balance of the security posted to guarantee the installation/ 
completion of the improvements. 

 
6. That the Applicant  shall exonerate, indemnify, defend (through 

legal counsel of the Township’s choice) and hold harmless the 
Township and the Township representatives of and from each and 
every claim arising out of, resulting from, caused by or relating to: 

 
a. Any failure of the Applicant to perform or observe any term, 

provision, covenant or condition of the agreements, the plan 
and/or the resolution of approval for the project; 

 
b. Any material inaccuracy and/or any misrepresentation or 

breach of warranty (express or implied) made by the 
Applicant or its agents;  

 
c. Any injury (including but not limited to death) or damage to 

any person, entity or property from any cause whatsoever 
arising out of, resulting from, caused by or related to the 
design, installation,  construction, maintenance, quality of or 
failure of the  improvements and/or any work performed at 
the property or land  of others and any conditions created by 
the aforesaid design, installation, construction, etc., of the 
improvements; or 

 
d. Any discharge of surface water on to land of others from or 

through the property and other areas encompassed by the 
plan, the resolution approving the project and/or the 
agreements. 

 
7. That the Applicant, before any permit is issued to the Applicant and 

before the Applicant or any of its agents enter upon the property to 
conduct any earth moving activities, construction activities or 
perform any other site improvement activities, the Applicant shall 
carry insurance coverage in amounts and with companies 
acceptable to the Township.  Such insurance shall include, at a 
minimum, commercial general liability insurance, workers’ 
compensation and employers’ liability insurance and commercial 
motor vehicle insurance coverage. 

 
B. The form and type of financial security shall be approved by the Township, 

and may be either a Federal or Commonwealth chartered lending 
institution irrevocable letter of credit, a restrictive or cash escrow account 
in such lending institution or a performance bond.  Such financial security 
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shall be posted with a bonding company or Federal or Commonwealth 
chartered lending institution chosen by the Applicant posting the financial 
security, provided that the bonding company or lending institution is 
authorized to conduct business within the Commonwealth of 
Pennsylvania. 

  
C. The amount of financial security to be posted for completion of the 

required improvements shall be equal to one hundred-ten (110) percent of 
the cost of completion of the required improvements based upon the 
Township’s cost to construct and install the improvements (including 
prevailing wage rates), estimated as of ninety (90) days following the date 
scheduled for completion by the Applicant, plus any fees which are to be 
paid to the Township following recording of the plan, such as recreation 
fees, capital improvements fees, highway capital improvements fees, etc, 
which are not paid prior to recording of the plan.  The cost estimate also 
shall include a separate line item for the estimated inspection fees of the 
Township Engineer inspecting the improvements.  The estimated cost of 
completion of the required improvements shall be submitted by the 
Applicant for review and approval by the Township Engineer and prepared 
by a professional engineer licensed as such in the Commonwealth of 
Pennsylvania and documented to the satisfaction of the Township 
Engineer by such engineer to be a fair and reasonable estimate of such 
cost.  Upon the recommendation of the Township Engineer based on 
his/her review, the Township may refuse to accept such estimate.  If the 
Applicant and the Township are unable to agree upon an estimate, the 
procedures set forth in the Section 509(g) of the MPC shall be followed. 

 
D. If the Applicant requires more than one year from the date of posting of 

the financial security to complete the required improvements, the 
Township may require that the amount of financial security be increased 
by an additional ten (10) percent for each one year period beyond the first 
anniversary date from posting of financial security or to an amount not 
exceeding one hundred-ten (110) percent of the cost of completing the 
required improvements, based upon the Township’s cost to construct and 
install the improvements (including prevailing wage rates), as re-
established on or about the expiration of the preceding one year period by 
using the above procedure for estimating the cost of completion of the 
required improvements. 

 
E. Where development is projected over a period of years, the Board of 

Supervisors may authorize submission of final plans by section or stages 
of development subject to such requirements or guarantees as to 
improvements in future stages of development as it finds essential for the 
protection of any finally approved section of the development.   
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F. As the work of installing the required improvements proceeds, the 
Applicant may request that the Township release, from time to time, such 
portions of the financial security necessary for payment to the contractor 
performing the work.  Any such request shall be in writing, addressed to 
Pennsbury Township, and the Board of Supervisors shall have forty-five 
(45) days from receipt of such request within which to allow the Township 
Engineer to provide written documentation to the Board of Supervisors 
that the improvements have been completed in accordance with the 
approved plan.  This request by the applicant shall include a list of 
quantities of improvements installed as part of this specific request.  If the 
Township fails to act within the forty-five (45) day period, the Township 
shall be deemed to have approved the release of funds as requested.  
The Township may, prior to final release at the time of receipt of written 
documentation from the Township Engineer that the improvements have 
been completed satisfactorily, require retention of ten (10) percent of the 
estimated cost of the aforesaid improvements.  This 10% retainer shall not 
be released until the financial security for the maintenance period 
referenced in subsection G below has been posted. 

 
G. Following satisfactory completion of improvements on the basis of review 

and recommendation by the Township Engineer, the Township may 
require the posting of additional financial security to secure the 
maintenance or replacement, as necessary, of landscaping and the 
structural integrity of all improvements as well as the functioning of said 
improvements, in accordance with the design and specifications in the 
final plan for a term not to exceed eighteen (18) months from the date of 
acceptance of dedication.  The amount of this additional financial security 
shall be equal to fifteen (15) percent of the actual cost of installation of the 
improvements.   

 
H. Following satisfactory installation of landscaping on the basis of review 

and recommendation by the Township Engineer, the Township also may 
require the posting of additional financial security to secure the 
maintenance or replacement, as necessary, of landscaping in accordance 
with the design and specifications in the final plan for a term not to exceed 
twenty-four (24) months from the date of installation approved by the 
Township.  The amount of this additional financial security shall be equal 
to fifteen (15) percent of the actual cost of installation of the landscaping.   

 
I. Where adequate financial security has been provided as set forth above 

and in Section 705.D regarding cost of inspections, testing and 
maintenance, where applicable, the Township shall not unreasonably 
withhold the issuance of building, grading or other permits relating to the 
construction of the improvements, including buildings, upon the lots or 
land as depicted on the final plan.  Moreover, where adequate financial 
security has been provided and the Applicant complies with Section 
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600.B, occupancy permits for any building or buildings to be erected shall 
not be withheld following the Township Engineer’s certification provided in 
accordance with Section 604 herein. 

 
Section 602 Inspections 

 

A. The construction or installation of all improvements shall at all times be 
subject to inspections by the Township Engineer and/or representatives of 
the Township.  If such inspection reveals that work is not in accordance 
with approved plans, specifications and/or this Ordinance, that 
construction is not being done in a good, workman-like manner, or that 
erosion and sediment controls are failing to prevent acceleration erosion 
or water borne sediment from leaving the site of construction, the 
Township Engineer or Township representative shall immediately notify 
the Township Codes Enforcement Officer of the violations or infractions.  
The Township Codes Enforcement Officer or other duly authorized 
representative of the Township is empowered to require corrections to be 
made and/or order the suspension of subdivision approval and to issue a 
cease and desist order which may include any or all of the following 
sanctions: 

 
1. That no lot in the subdivision shall be conveyed; 
  
2. That all construction on any lots for which a building permit has 

been issued shall cease; 
 
3. That no further building permits or certificates of occupancy for any 

lot shall be issued. 
 
B. The Township Codes Enforcement Officer Official or other duly authorized 

representative of the Township shall promptly inform the Township Board 
of Supervisors of any ordered suspension of subdivision approval or 
cease and desist order issued.  

 
C. Any cease and desist order may be terminated upon the determination of 

the Township Engineer that the said defects or deviations from plan 
requirements have been corrected. 

  
D. It shall be the responsibility of the Applicant, subdivider, developer, 

builder, or contractor to notify the Township Secretary, who in turn will 
notify the Township Engineer or other duly authorized person, a minimum 
of two working days in advance of the commencement of any construction 
or installation of any improvement, facility or utility required by this 
Ordinance or by the approved subdivision or land development plan in 
order that provisions may be made for inspection by the Township. 
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E. In addition to the advance notice required in subsection C, above, it shall 
be the responsibility of the Applicant, subdivider, developer, builder, or 
contractor to call, at a minimum, for the following specific inspections, by 
notifying the Township Engineer or other duly authorized person, a 
minimum of two working days in advance of the time anticipated for the 
required inspection of the installation of all improvements pursuant to 
submitted final plans, including but not limited to the following: 

 
1. Key trench for stormwater management basins following excavation 

but prior to the placement of any backfill. 
 
2. Underground stormwater management facility prior to excavation.  
 
3. All pipe work, including outlet pipe and anti-seep collars in 

stormwater management basins, storm drains, and utilities, before 
backfill begins.  

 
4. All stormwater management BMP’s 
 
5. All sanitary treatment facilities 
 
6. All sanitary sewer lines  
 
7. All sanitary sewer pumping station and related facilities 
 
8. Utility work within existing roadways prior to road opening or saw-

cutting of roadway.   
 
9. Landscaping 
 
10. Lighting 
 
11. Traffic signals 
 
12. Trails 
 
13. Public water systems 
 
14. Culvert and/or bridge structures 
 
15. Footings for structures following excavation but prior to the 

commencement of any further construction work on the structure. 
 
16. Fill placement in existing or future Township right-of-ways prior to 

placement.  
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17. Road subgrade when completed, but before the start of installation 
of curbs or stone base course. 

 
18. Curbs and/or sidewalks, when stone base is in place, and during 

the subsequent concrete pours. 
 
19. Crushed aggregate base course during its installation. 
 
20. Bituminous surface binder course during its installation. 
 
21. Bituminous surface wearing course during its installation. 
 
22. Erosion and sedimentation control facilities removal, including 

conversion of sediment basins / traps to permanent, prior to 
conversion.  

 
23. Final inspection. 
 

F. The Township Engineer is authorized to make periodic physical 
inspections of all subdivisions and land developments under construction 
in Pennsbury Township.  In addition, the Township Engineer shall be 
responsible for reviewing and approving field construction or any special 
requirements which may be imposed by the Board of Supervisors at the 
time of approval of a land development and/or a subdivision plan.  The 
Township Engineer shall report to the Board of Supervisors periodically as 
to the status of construction and as to the status of any maintenance or 
bonding responsibilities, which extend beyond the completion date for any 
subdivision and/or land development. 

 
Section 603 As-built Plans 

 

A. Each Applicant shall be required to file with the Township an As-built Plan 
following completion of the development, prior to the Township’s release 
of the maintenance security. 

 
B. The As-built Plan shall be a corrected copy of the approved 

subdivision/land development plan showing actual dimensions and 
conditions of roads and all other improvements and shall be prepared by a 
licensed engineer or surveyor as applicable and acceptable to the 
Township, including but not limited to: 

 
1. Concrete monuments and lot pins. 
 
2. Roads/Streets: Cartway edges and centerline, location and 

elevations. 
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3. Sanitary sewer mains, manholes, cleanouts and laterals. 
 
4. Storm sewers, inlets, manholes, and culverts. 
 
5. Water mains, valves and hydrants. 
 
6. Street lights and utility poles. 
 
7. All known utilities including gas, electric, cable and telephone. 
 
8. Stormwater Management facilities. 
 
9. Sidewalks, Trails and Landscaping. 
 
10.  Easements 
 
11.  Certification of the accuracy of the plan by the Applicant’s engineer 

or surveyor. 
 
C. In addition, the As-built Plan shall indicate that the resultant grading, 

drainage structures and/or drainage systems and erosion and sediment 
control practices, including vegetative measures, are in substantial 
conformance with the previously approved drawings and specification.  
The Plan shall note all deviations from previously approved drawings.  
Three (3) copies of the As-built Plan shall be submitted to the Board of 
Supervisors for distribution to the Township Engineer, Township Codes 
Enforcement Officer, and for the Township file. 

 
D. For major subdivisions, in addition to the paper plan submission, the 

Township may require a digital electronic submission meeting drafting 
standards, data layer separation requirements and in the format specified 
by the Township Engineer. 

 

Section 604 Release from Performance Guarantee 

 
A. When the Applicant has completed all of the required improvements, and 

has submitted the As-built Plan in accordance with Sections 603.A 
through D. above, he/she shall notify the Board of Supervisors in writing 
by Certified or Registered Mail of the completion of the improvements, and 
shall send a copy to the Township Engineer.  The Township shall, within 
ten (10) days after receipt of such notice, direct and authorize the 
Township Engineer to inspect all of the Applicant’s subdivision or land 
development improvements.  The Township Engineer shall promptly file a 
report with the Board of Supervisors and shall mail a copy to the Applicant 
by Certified or Registered Mail.  The report shall be made and mailed 
within thirty (30) days after receipt by the Township Engineer of the 
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authorization from the Township.  This report shall indicate approval or 
rejection of the improvements, either in whole or in part, and if the 
improvements, or any portion thereof, shall not be approved or shall be 
rejected by the Township Engineer, the report shall contain a statement of 
reasons for such non-approval or rejection.  
 

B. The Board shall, within fifteen (15) days of receipt of the Township 
Engineer’s report, notify the Applicant by Certified or Registered Mail of its 
actions in response to the Township Engineer’s review of improvements. 

 
C. If the Board of Supervisors or the Township Engineer fails to comply with 

the time limitations set forth in Section 604.A or 604.B, all improvements 
identified in the Applicant’s request will be deemed to have been approved 
and the Applicant shall be released from all liability pursuant to its 
performance guarantee, bond, or other security agreement as to those 
improvements contained in the Applicant’s request. 

 
D. If any portion of the said improvements shall not be approved or shall be 

rejected by the Board, the Applicant shall proceed to complete the same 
and upon completion, the same procedure of notification, as outlined 
herein, shall be followed. 

 
E. The Applicant’s security may be released in stages as construction of a 

significant portion of streets, and all other public improvements, are 
completed and approved by the Board.  Escrow releases must be signed 
and approved by the Township Engineer who shall be responsible for 
determination of the amount of escrow to be released.  No such amount 
shall be released, however, until approved by the Board. 

 
F. The Applicant shall be responsible for maintenance of all public 

improvements until such improvements are offered for dedication and are 
accepted by the Township.  The Township is under no obligation, 
however, to accept dedication of improvements. 

 
G. In the event any improvements which may be required have not been 

installed as provided in this Ordinance or in accordance with the approved 
final plan, the Board of Supervisors has the power to enforce any escrow, 
corporate bond or other security by appropriate legal and equitable 
remedies.  If proceeds of such bond or other security are insufficient to 
pay the cost of installing or making repairs or corrections to all 
improvements covered by said security, the Board may, at its option, 
install all or part of the remainder of such improvements covered by said 
security, and may institute appropriate legal or equitable action to recover 
any monies spent in the installation thereof and any additional monies 
necessary to complete the remainder of the improvements.  All the 
proceeds, whether resulting from the security, or from any legal or 
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equitable action brought against the Applicant, shall be used solely for the 
installation of the improvements covered by such security and not for any 
other purpose. 

 
H. Nothing herein, however, shall be construed in limitation of the Applicant’s 

right to question or contest, by legal proceedings, any determination of the 
Board. 

 

Section 605 Dedication and Acceptance of Public Improvements 

 
A. Upon completion of any public improvements shown on an approved final 

plan the Board of Supervisors may require that an Applicant offer such 
public improvements for dedication.  In such a case, the Township 
Solicitor shall prepare a deed(s) of dedication or bill(s) of sale, as 
appropriate.  No roads or streets in any approved subdivision or 
development will be accepted as the responsibility of the Township until 
such time as seventy-five (75) percent of the lots in any approved 
subdivision or development have dwellings or other principal buildings 
erected thereon and certificates of occupancy for such dwellings or 
principal buildings have been issued.  Should the above mentioned road 
or streets, even though constructed according to these specifications, 
deteriorate before the necessary seventy-five (75) percent of the lots have 
buildings erected thereon, such roads or streets shall be repaired by the 
Applicant/Developer in a manner acceptable to the Board of Supervisors 
before being accepted by the Township. 

 
B. The Board may require that any or all improvements, including but not 

limited to roads and storm water management facilities, remain in private 
ownership, with the maintenance responsibility placed on individual lot 
owners, a homeowners association or similar entity, or an organization 
capable of carrying out such maintenance responsibilities.  

 
C. Where maintenance of improvements is to be the responsibility of 

individual lot owners, a homeowners association or similar entity, or an 
organization capable of carrying out maintenance responsibilities, the 
Board shall require that a segregated capital improvements and 
maintenance fund (“Maintenance Fund”), or multiple funds in the case of 
individual lot owners being responsible for maintenance of the 
improvements on a lot, be established in an amount approved by the 
Township Engineer based upon the estimated annual maintenance cost of 
all of the improvements, including a capital reserve for major repairs and 
improvements, and that maintenance responsibilities be set forth in 
perpetual covenants or deed restrictions binding on the landowner’s 
successors in interest, which shall be submitted to the Township Solicitor 
for review and approval. 
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D. The Maintenance Fund shall be in addition to any construction or 
maintenance security required by this Ordinance.  Use of the Maintenance 
Fund shall be limited to maintenance of the improvements and no other 
purpose.  If a homeowners’ association or similar entity is established, the 
association formation documents (i.e., the declaration) shall be provided to 
the Township Solicitor for review and approval prior to recording.  The 
formation documents must clearly describe the maintenance and funding 
mechanism relative to the perpetual maintenance of the improvements.  
The association formation documents shall also include provisions 
requiring the establishment of the Maintenance Fund.  The Township shall 
be given the right but not the obligation to access the Maintenance Fund 
to perform maintenance in the event that the responsible party fails to do 
so.  In the event any portion of the Maintenance Fund is expended, the 
association or similar entity shall replenish the Maintenance Fund by all 
means available to it, including but not limited to special assessment if 
required, within sixty (60) days of expending any portion of the 
Maintenance Fund. 

 
E. A required maintenance program to be assumed by the lot owner(s) must 

be approved by the Township.  The Township reserves the right, in its sole 
discretion, not to approve of maintenance programs which are proposed to 
be assigned to four (4) lot owners or less.  If maintenance is proposed by 
individual lot owners, the Applicant shall post financial security in 
accordance with this Ordinance for the full amount of the Maintenance 
Fund until the Maintenance Fund is adequately funded.   

 
F. The Maintenance Fund amount shall be determined as follows: 
 

1. The Applicant shall submit an estimated annual maintenance cost 
to the Township Engineer for review and approval in connection 
with the Final Plan submission.  In addition to the annual 
maintenance costs, reserves sufficient for major repairs and capital 
improvements shall be included in both the estimate and 
Maintenance Fund.  The Maintenance Fund shall cover the 
estimated costs for maintenance of the improvements in perpetuity.   
 

2. The approved cost estimate amount shall then be converted to 
present worth utilizing an anticipated rate of return of two (2%) 
percent. 

 
3. The Maintenance Fund shall be established or security therefor 

provided prior to the recording of any record plan of subdivision or 
land development submitted by the Applicant which involves private 
maintenance of infrastructure improvements. 
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4. If the approved annual estimate of the maintenance costs is less 
than Five Hundred ($500.00) Dollars, the Maintenance Fund shall 
not be required. 

 
G. The party responsible for the perpetual maintenance of the facilities shall 

provide the Township with an annual inspection report prepared by a civil 
engineer licensed to practice in Pennsylvania. 

 
H. Failure to Maintain.  In the event the responsible party fails to perform any 

duty or maintenance obligation as required under this Ordinance, the 
Township shall have the right to require the responsible party to perform 
such obligation by notifying the responsible party in writing.  In the event 
the responsible party shall fail to undertake such performance within thirty 
(30) days of receipt of the aforesaid notice from the Township, the 
Township shall have the right to undertake such performance and charge 
the responsible party therefore; provided, however, that the Township 
shall not be obligated to wait for the expiration of such thirty (30) day 
period if the Township determines that an emergency exists.  No action 
taken by the Township shall be deemed in any way to relieve the 
responsible party from the performance of its obligations under this 
Ordinance, to obligate the Township to perform such service on a regular 
basis, and/or to be deemed an acceptance by the Township of such 
improvements. 

 
1. If an association or other entity is responsible for maintenance, 

payment for such services or repairs shall be made to the Township 
from any funds under the control of the association for any purpose.   

 
2. In the event the responsible party fails to reimburse the Township 

within thirty (30) days of receipt of a written bill for such assessment 
or if funds received from the responsible party are insufficient to 
fully reimburse the Township, the Township shall have the right, 
after first providing written notice to the lot owner(s) or association, 
to assess the lot owner(s) or association, including the members 
directly in accordance with their respective percentage interests, for 
their proportionate share of such cost or deficiency.  In the event of 
maintenance by an association, each such assessment shall be an 
assessment and shall entitle the Township to the same 
enforcement rights and remedies afforded to the association for 
delinquent and unpaid assessments, including, without limitation, 
the right to record a lien upon the unit against which such 
assessment is made.  Each such assessment or delinquency, 
together with interest and the cost of collection thereof (including 
but not limited to reasonable fees for legal counsel and court costs), 
in addition to a fee of up to twenty percent (20%) of the 
maintenance expenses incurred by the Township as an 
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administrative fee, shall also be the joint and several personal 
obligations of the owners of the unit at the time the assessment fell 
due. 
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ARTICLE VII 

ADMINISTRATION 

 
Section 700 General Administration 

 
All provisions of this Ordinance shall be administered by the Board of Township 
Supervisors of Pennsbury Township, or by the Township Secretary, Township 
Zoning Officer, or other Township official as designated by the Board.  All plans, 
applications, correspondence, complaints, requests for waivers, or appeals shall 
be delivered to the Township municipal office. 
 
Section 701 Amendments 

 
Any amendment to this Ordinance shall be in accordance with the provisions set 
forth in the Pennsylvania Municipalities Planning Code.  
 
A. Power of Amendment.  The Board of Supervisors may, from time to time, 

amend or repeal this Ordinance.  When doing so, the Board shall proceed 
in accordance with applicable law. 

 
B. Referral to Township and County Planning Commissions.  At the 

discretion of the Board of Supervisors, any proposed amendment, 
regardless of origin, shall be referred to the Township Planning 
Commission and the Chester County Planning Commission.  The 
Township and County Planning Commissions shall have at least thirty (30) 
days prior to a public hearing scheduled to discuss the amendment and to 
submit to the Board of Supervisors a report containing their 
recommendations, including any additions or modifications to the original 
proposal, all as provided for in the MPC. 

 
C. Hearings.  Before voting on the enactment of any amendment, the Board 

of Supervisors shall hold a public hearing thereon with notice as required 
by law. 

 
Section 702 Modifications or Waivers 

 
A. While this Ordinance contains the minimum standards for the protection of 

the public welfare, the Township may modify the minimum standards as 
necessary to serve the public interest of the Township and its citizens. 

 
B. If the literal enforcement of any provision of this Ordinance will exact 

undue hardship because of peculiar conditions pertaining to applicant’s 
land or the nature of the application, the Township may grant a 
modification or waiver in writing to such applicant provided that such 
modification or waiver will not be contrary to the public interest and the 
purpose and intent of this Ordinance is observed. 
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C. All requests for modifications or waivers shall be in writing, be signed by 

the applicant and shall accompany and be a part of the application for 
development.  The request shall state in full the grounds and facts upon 
which the request is based, the provision or provisions of the ordinance 
involved, and the minimum modification necessary.  Additionally, where 
requested by the Township, the applicant shall provide a cost estimate for 
those improvements required by this Ordinance from which a modification 
or wavier is sought.  Any request for modification or waiver may be 
referred to the Planning Commission for advisory comments. 

 
D. In granting modifications or waivers, the Township may impose such 

conditions as will, in its judgment, substantially secure the objectives of 
the standards or requirements so modified or waived.  In the event that the 
Township grants waivers for street trees, buffer landscape plantings, or 
other landscaping/screening required by this Ordinance, the Township 
may require alternate plantings or plantings at other locations within the 
development. 

 
E. The Township shall keep a written record of its actions on all requests for 

modifications or waivers. 
 

1. If a modification or waiver is granted, it shall be referenced in the 
conditions of approval of the plan and shall apply only to the subject 
application. 

 
2. A listing of any modifications or waivers granted shall be placed on 

the final plan prior to recording by the Township. 
 
Section 703 Revisions to Recorded Plans 

 
If, during the course of construction or completion of a subdivision or land 
development, minor changes, alterations or modification of a Final Plan become 
necessary, such changes may be approved only after written acceptance by the 
Township Engineer.  Substantial revisions to any such Final Plan may be 
approved only after written acceptance by the Township Engineer and written 
approval of the Board of Supervisors.  If approved, substantial revisions to any 
Final Plan shall cause the re-recording of the Final Plan after such approvals are 
obtained and the Final Plan is revised to reflect the approved changes. 
 
Section 704 Records 

 
The Township shall keep a record of its findings, decisions and 
recommendations relative to all subdivision or land development applications 
filed for review. 
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Section 705 Fees 

 
A. Any application for sketch plan review, any application for preliminary 

approval and any application for final plan approval shall not be deemed to 
be administratively complete and will not be substantively reviewed until 
any applicable fees or escrow deposits shall have been paid, in 
accordance with Article III and as set forth below. 

 
B. A subdivision or land development application fee (non-refundable) shall 

be submitted with any application for sketch plan review and with any 
application for preliminary or final plan approval the amount(s) of which 
shall be fixed from time to time by the Board of Supervisors by resolution. 

 
C. A subdivision or land development escrow deposit shall also be submitted 

with any application for sketch plan review and with any application for 
preliminary or final plan approval to cover the reasonable costs of plan 
review and processing.  The escrowed funds shall be used to reimburse 
the Township for actual expenditures incurred in review and processing, 
including but not limited to the fees of the Township Engineer, Township 
solicitor, other Township consultants, and other reviews authorized by the 
MPC or this Ordinance.  If the Township uses the funds on deposit with 
the Township, the Applicant shall promptly replenish the escrow deposit 
account to the amount required by the Township’s deposit schedule such 
that sufficient funds shall be available to pay the fees of the Township’s 
professional consultants.  Failure of the Applicant to replenish the escrow 
account within seven (7) days of written notification, and as appropriate in 
other circumstances, shall be sufficient reason for the Township to cause 
the solicitor to prepare a resolution denying the application, at the 
applicant’s expense.  No application will be placed on an agenda for 
consideration, review, vote or discussion, except for possible denial of the 
plan, if an escrow account is not current.  Any unexpended balance in the 
subdivision or land development escrow deposit shall become part of the 
second deposit required in Section 705.D., below, except that in the case 
of an escrow established at the time of preliminary plan application, any 
unexpended balance upon approval of the preliminary plan shall first 
become part of the escrow deposit submitted with the subsequent final 
plan application to the extent applicable.  Charges for professional 
consultants of the Township that are to be paid by the Applicant shall be 
viewed in the broadest possible sense allowable by applicable law to 
ensure that the Applicant, and not Township taxpayers, is responsible for 
fees and expenses arising because of the submission of the application. 

 
D. As a condition of final plan approval, following the establishment of any 

required performance guarantee, a second escrow deposit shall be 
required to cover the cost of:  (i) inspections of improvements and 
construction; (ii) materials or site testing; (iii) engineering and legal fees 
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incurred by the Township; and (iv) maintenance costs (e.g., snow removal, 
stormwater management, etc.) prior to the approval or acceptance of the 
improvements by the Township, as applicable, all as set forth in an 
agreement to be signed by the applicant and Township in accordance with 
Article VI.  Any unexpended balance in the escrow deposit following 
approval or acceptance of improvements by the Township shall be 
returned to the applicant in accordance with the agreement to be signed 
by the applicant and Township in accordance with Article VI.  The amount 
of this second escrow deposit shall be based upon the recommendation of 
the Township Engineer. 

 
E. Liability insurance.  If, in the opinion of the Township Engineer, the nature 

of any land disturbance work is such that it may create a hazard to human 
life or endanger adjoining property or property at a higher or lower 
elevation, or any street or street improvement, or any other public 
property, then the Township Engineer may require that such an applicant 
file a certificate of insurance showing that he is insured against claims for 
damages for personal injury and property damage (including damage to 
Pennsbury Township by deposit or washing of material onto municipal 
streets or other public improvements), which may arise from or out of the 
performance of the work, whether such performance be by himself, his 
subcontractor, or any person directly or indirectly employed by him. The 
amount of such insurance shall be prescribed by the Township in 
accordance with its determination of the risks involved in an amount not 
less than $100,000 per occurrence. Such insurance shall be written by a 
company licensed to do business in Pennsylvania and approved by the 
Township, Neither issuance of permit nor compliance with the provision 
hereto or any condition imposed by the Township shall relieve any person 
from any responsibility for damage to persons or property otherwise 
imposed by law, nor shall it impose any liability upon the Township for 
damages to persons or property. 

 
Section 706 Penalties 

 
A. It shall be unlawful to record any subdivision plan in any public office, 

unless the same shall evidence thereon, by endorsement or otherwise, the 
approval of the Board of Supervisors following application to the Township 
as required by this Ordinance. 

 
B. Enforcement remedies. The Township shall have all of the remedies 

provided by law to enforce compliance with the provisions of this 
Ordinance including but not limited to those remedies provided in Sections 
511, 515.1 and 515.3 of the MPC as the same may, from time to time, be 
revised, or any successor legislation thereto, in addition to the following: 
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1. Any person, partnership or corporation who or which has violated a 
provision of this chapter shall, upon being found liable therefor in a 
civil enforcement proceeding commenced by the Township, pay a 
judgment of not more than $500 plus all court costs, including 
reasonable attorney fees incurred by the Township as a result 
thereof. No judgment shall commence or be imposed, levied or 
payable until the date of the determination of a violation by the 
district justice. If the defendant neither pays nor timely appeals the 
judgment, the Township may enforce the judgment pursuant to the 
applicable rules of civil procedure. Each day that a violation 
continues shall constitute a separate violation, unless the district 
justice determining that there has been a violation further 
determines that there was a good faith basis for the person, 
partnership or corporation violating this chapter to have believed 
there was no such violation, in which event there shall be deemed 
to have been only one such violation until the fifth day following the 
date of the determination of a violation by the district justice and 
thereafter each day that a violation continues shall constitute a 
separate violation. 

 
2. The court of common pleas, upon petition, may grant an order of 

stay, upon cause shown, tolling  the per diem judgment pending a 
final adjudication of the violation and judgment. 

 
3. Nothing contained in this section shall be construed or interpreted 

to grant to any person or entity other than the Township the right to 
commence any action for enforcement pursuant to this section. 

 
C. Preventive remedies. 
 

1. In addition to other remedies, the Township may institute and 
maintain appropriate actions by law or in equity to restrain, correct 
or abate violations, to prevent unlawful construction, to recover 
damages and to prevent illegal occupancy of a building, structure or 
premises. The description by metes and bounds in the instrument 
of transfer or other documents used in the process of .selling or 
transferring shall not exempt the seller or transferor from such 
penalties or from the remedies herein provided. 

 
2. The Township may refuse to issue any permit or grant any approval 

necessary to further improve or develop any real property which 
has been developed or which has resulted from a subdivision of 
real property in violation of this chapter. This authority to deny such 
a permit or approval shall apply to any of the following applicants: 

 
a. The owner of record at the time of such violation. 
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b. The vendee or lessee of the owner of record at the time of 

such violation without regard as to whether such vendee or 
lessee had actual or constructive knowledge of the violation. 

 
c. The current owner of record who acquired the property 

subsequent to the time of violation without regard as to 
whether such current owner had actual or constructive 
knowledge of the violation. 

 
d. The vendee or lessee of the current owner of record who 

acquired the property subsequent to the time the violation 
without regard' as to whether such vendee or lessee had 
actual or constructive knowledge of the violation. 

 
D.  As an additional condition for issuance of a permit or the granting of an 

approval to any such owner, current owner, vendee or lessee for the 
development of any such real property, the Township may require 
compliance with the conditions that would have been applicable to the 
property at the time the applicant acquired an interest in such real 
property. 

 

Section 707 Appeals 

 
Appeals from the actions of the Board of Supervisors with respect to any 
application for subdivision or land development approval shall be governed by 
the provisions of the MPC, as they may be amended from time to time, or any 
successor legislation thereto. 
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APPENDIX A 
LIST OF TREES AND SHRUBS 

APPROVED PLANTINGS AND PROHIBITED INVASIVES 

 
 

Legend:   N = Native species which are preferred 
                 R = Appropriate Riparian plantings 

             * = Appropriate Street Trees 

             cvs. = cultivars 

 

Native 
species 
& 
cultivars 

 
 
Appropriate 
Riparian 
plantings 

Botanical Name Common Name (including cultivars) 

Large Canopy Deciduous Trees: 

 
N 
 

R 
 

Acer rubrum*& cvs. 
 

Red Maple & cvs.(October Glory, Red 

Sunset) 

N 

Acer saccharum* 
 
 

Sugar Maple (Bonfire, 

Commemoration, Green Mountain, 

Legacy, etc) 

N R Acer saccharinum Silver Maple 

N Aeschulus hippocastanum* Common Horsechestnut 

N R Betula nigra River Birch 

N Carya glabra Pignut Hickory 

N Carya ovata Shagbark Hickory 

N R Catalpa speciosa Catalpa 

N R Celtis occidentalis Hackberry 

N Fagus grandifolia Beech 

  Fagus sylvatica & cvs. European Beech  

  
Ginkgo biloba-Male cultivar* 
 

Ginkgo Tree (Magyar, Princeton 

Sentry) 
N 
 
 

Gleditsia triacanthos*inermis 
 
 

Thornless Honey Locust 
(Shademaster, Skyline, Continental, 

Christie, Skycole) 
N 
 

Gymnocladus dioicus* & 
cvs. 

Kentucky Coffeetree (Crosswicks Male) 
 

N Juglans nigra Walnut 

N R Liquidamber styraciflua* Sweet Gum 

  
R 
 

Liquidamber styraciflua 
"Rotundiloba"* 

Rotundiloba Sweetgum 
 

N R Liriodendron tulipifera Tulip Tree 

N R Magnolia acuminata* Cucumber Magnolia 
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Native 
species 
& 
cultivars 

 
 
Appropriate 
Riparian 
plantings 

Botanical Name Common Name (including cultivars) 

N 
 

Metasequoia 
glyptostroboides* 

Dawn Redwood 
 

N R Platanus occidentalis* Sycamore 

  Platanus x acerifolia & cvs.* London Planetree (Bloodgood) 

N R Prunus serotina Black Cherry 

N R Quercus bicolor Swamp White Oak 

N Quercus coccinea* Scarlet Oak 

N Q. macrocarpa* Bur Oak 

N R Q. palustris Pin Oak 

N R Q. phellos* Willow Oak 

N Q. prinus* Chestnut Oak 

N Q. rubra* Northern Red Oak 

N Quercus alba* White Oak 

N R Salix nigra Black Willow 

N R Taxodium distichum & cvs. Bald Cypress (Shawnee Brave) 

N R Tilia americana & cvs.* Amercian Linden (Redmond) 

  Tilia cordata &cvs. Littleleaf Linden (Greenspire) 

N R Ulmus americana cvs.* American Elm ( Princeton, Washington) 

  Zelkova serrata* & cvs. Zelkova (Green Vase, Village Green) 
 

Large Evergreen Trees 

  

N Tsuga canadensis Hemlock 

  Picea abies Norway Spruce 

N Pinus strobus White Pine 
 

 Medium size Deciduous Trees 

  

N R Acer negundo Boxelder 

N Acer saccharum* Sugar Maple (Goldspire) 

N Aesculus glabra* Buckeye 

N Aesculus carnea Red Buckeye 

N R Betula lenta* Black Birch 

N R Betula nigra* River Birch (Heritage) 

  R Carpinus betula* & cvs. European Hornbeam (Fastigiata) 

N R Carpinus caroliniana* American Hornbeam 

N Crataegus phaenopyrum* Washington Hawthorne 
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Native  
species  
& 
cultivars 

Appropriate 
Riparian  
plantings 

Botanical Name Common Name (including cultivars) 

N 
Crataegus viridis "winter 
King"* "Winter King" Hawthorne 

N R Diospyra virginiana Persimmon 

N R Nyssa sylvatica Black gum, Tupelo 

N Oxydendrum arboreum Sourwood 

N R Prunus pensylvanica Pin Cherry 

N R Sassafrass albidum Sassafrass 

  

Sophora japonica 
"Princeton Upright" 
 

"Princeton Upright" Scholartree 
 

  
Medium Size Evergreen Trees 

 

N R Ilex opaca American Holly 
N 
 
 

Magnolia grandiflora cold 
hardy cvs. 
 

Southern Magnolia ('Edith Bogue', 'Bracken's 

Brown Beauty') 

N Pinus strobus White Pine 

N Thuja occidentalis Arborvitae 
 

Understory Trees  

  Acer  griseum Paperbark Maple 

  Acer buergerianum Trident Maple 

N R Amelanchier canadensis* Serviceberry 
N 
 

R 
 

Amelanchier x grandiflora  
& cvs.* Service berry (Autumn Berry, Robin Hill) 

N R 
Amelanchier laevis & cvs. Allegheny Serviceberry (Cumulus, 

Majestic) 

N R Asima triloba Pawpaw 

N R Betula Populifolia Gray Birch 

N R Cercis canadensis* Eastern Redbud 

N Cladrastis kentuckea* Yellowood 

N R Cornus florida* Flowering Dogwood 

  Conus kousa & cvs. Kousa Dogwood  

N R Cornus mas Cornelian cherry 

  
R 
 

Cornus mas & cvs. 
 

Cornelian cherry dogwood (Golden 

Glory) 

N Halesia diptera  "Magniflora" Two-winged Silverbell 

  Lagerstromia indica* Crepemyrtle 
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Native  
species  
& cultivars 

Appropriate 
Riparian  
plantings 

Botanical Name Common Name (including cultivars) 

  Magnolia stellata & cvs. Star magnolia (Centennial) 
N 
 

R 
 

Magnolia virginiana & cvs* 
 

Sweetbay magnolia (Jim Wilson, 

Moonglow) 

  Malus "Adirondack" Adirondack Crabapple 

  Malus "Donald Wyman" Donald Wyman Crabapple 

N Malus coronaria* American Crabapple 

N R Ostrya virginiana Hophornbeam 

N R Prunus virginiana Chokecherry 

  Prunus sargentii Sargent Cherry (columnar) 

  
Prunus serrulata & cvs. 
 

Japanese Flowering cherry 
(Amamogawa, Kwanzan) 

  

Prunus cerasifera & cvs. 
 
 

Flowering Plum (Krauter Vesuvius, 

Thundercloud, Newport) 

N R Sassafrass albidum Sassafrass 

N Thuja occidentalis & cvs. Arborvitae 

N R Viburnum prunifolium Blackhaw viburnum 
 

Shrubs for buffers and landscaping  

N Aesculus glabra Buckeye 

N Aesculus parviflora Bottlebrush buckeye 

N R Betula lenta Black Birch 

N R Calycanthus floridus & cvs. Sweet Shrub (Michael Lindsay) 

N R Ceonothus americanus New Jersey Tea 

N R Clethra antifolia & cvs. Summersweet (Ruby Spice) 

N R Cornus sanguinea cvs. Red-twig dogwood (Midwinter Fire) 

N R Cornus seriecea & cvs. Red-osier Dogwood 

N Fothergilla major Mt. Airy Fothergilla 

N R Hibiscus moscheutos Marshmallow hibiscus 

N Hydrangea quercifolia Oak-leaved hydrangea 

N 
Hydrangea arborescens & 
cvs. Smooth Hydrangea (Annabelle) 

N 
 

R 
 

Ilex verticillata & cvs. 
 

Winterberry Holly (WinterRed, 
Wintergold, Scarlet O'hara) 

N 
 

R 
 

Juniper virginiana & cvs. 
 

Eastern Red Cedar (Burkii, Emerald 
Sentinel, Hillspire) 

N R Lindera benzoin Spicebush 

N Rhododendron arborescens Sweet azalea 
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Native  
species  
& 
cultivars 

Appropriate 
Riparian  
plantings 

Botanical Name Common Name (including cultivars) 

N 
Rhododendron 
calendulaceum Flame azalea 

N Rhododendron maximum Rosebay Rhododendron 

N R Rhus copallinum Winged Sumac 

N R Rhus typhina Staghorn sumac 

N R Sambucus canadensis Elderberry 

  Syringa meyeri "Palibin" Meyer Lilac 

N Thuja occidentalis & cvs. Arborvitae (Emerald, Nigra, Techny) 

  Taxus cuspidata "Capitata" Upright Japanese Yew 

  Taxus baccata English Yew 

  Weigela florida "Alexandria" Flowering Weigela 
 

 

Shrubs for Parking Lot screening 

 

N 
 

R 
 

Clethra alnifolia, compact 
cvs. 
 

Summersweet(Hummingbird,Tom's 
Compact) 

N Fothergilla gardenii Dwarf Fothergilla 

N Fothergilla major Mt. Airy Fothergilla 

N Ilex glabra "Densa" Inkberry "Densa" 

N Juniperus communis Common Juniper 

N Kalmia latifolia Mountain Laurel 

N Myrica pennsylvanica Bayberry 

N R Rhus aromatica & cvs. Aromatic sumac (Gro-Low) 

  
Sarcococca hookeriana var. 
humilis 

Sweetbox var. 
 

  Taxus x media 'hicksii' Hicks Yew 
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Alien, Invasive Trees, Shrubs, and Vines 

These listed plants shall not be installed in required township plantings, and shall be removed 
from all sites prior to release of any performance bond or contract with the township.  

Botanical Name Common Name Form 

Acer platanoides Norway Maple Tree  

Ailanthus altissima Tree-of-Heaven Tree  
Phyllostachys 
species/bamboo Running bamboo Grass  

Berberis japonica Japanese Barberry Shrub  

Diervilla sp.  Bush Honeysuckles Shrub  

Eleagnus angustifolia Russian Olive Shrub  

Eleagnus umbellata Autumn Olive Shrub  

Euonymous alatus Burning Bush Shrub  

Lonicera japonica Japanese Honeysuckle Vine  

Nandina domestica Nandina Shrub  

Polygonum cuspidatum Japanese Knotweed Shrub  

Pueraria lobata Kudzu Vine  

Pyrus calleryana & cvs. 

 
Callery Pear, flowering pear, Capital Pear, 
Redspire Pear, Whitehouse Pear Tree  

Rosa multiflora Multiflora Rose Shrub  

Humulus japonica Japanese Hops Vine  
Amelopsis 
brevipedunculata Porcelain Berry Vine  

Percicaria perfoliata Mile-a-minute Vine  

Lyrum salicaria Purple Loosestrife Herb  

Celastrus orbiculatus Oriental Bittersweet Vine  
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APPENDIX B 

REQUIRED EARTH-MOVING PROCEDURES AND DESIGN STANDARDS 

FOR STORMWATER MANAGEMENT FACILITIES 

 
 
Section I Cuts & Fills and Other Earth-Moving for Road Construction 

and Development Site Preparation 

 

A. No cuts shall be made for access to a subdivision or land development 
site from an arterial or collector road unless excess runoff from the access 
road will be detained on the property and no runoff from the access road 
will flow onto the arterial or collector road. 

 
B. Cuts or fills may be made in the interior of a subdivision or land 

development or individual site only under the following conditions: 
 

1. The finished slope of a cut shall not exceed one (1) foot vertical for 
three (3) feet horizontal and the finished slope of fill shall not 
exceed one (1) foot vertical for three (3) feet horizontal (depending 
on soil types - see Appendix D), and such slope is immediately 
stabilized with temporary and permanent grasses, other vegetation, 
and mulching; 

 
2. When the face of a cut is stone, the cut may exceed 1 in 2 if the 

Township Engineer determines that the rock face will not be subject 
to erosion and constitute a safety hazard; 

 
3. For any slope exceeding 1 in 3 which does not consist of stable 

rock fill, the Township Engineer shall require retaining walls or 
terraces appropriate to the degree of hazard; 

 
4. No fill shall be permitted within twenty feet of a stream bank except 

for the construction of a road crossing (it is further understood that 
flood plain regulations and Pennsylvania DEP's encroachment 
regulations may further restrict such fills); 

 
5. Fill may be placed over a spring if measures are taken to convey 

the water beyond the fill. 
 

C. Where a construction access road or future street intersects an existing 
public right-of-way, a minimum of 35' of PA 3A crushed rock with a base 
thickness of six (6) inches or a suitable alternative material for tire 
cleaning of construction vehicles shall be installed prior to use of the 
access road by construction vehicles. 
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D. All cut or fill areas shall, within fifteen days of completing the cut or fill 
operation, be brought to final grade and stabilized with temporary or 
permanent grasses or other materials appropriate to the time of 
disturbance and the site conditions. 

 
E. Whenever fill is added, vegetation is stripped, or no established vegetation 

exists on slopes exceeding eight percent (8%), the Township Engineer 
may require the installation of temporary diversion channels and berms 
above and below unstabilized areas at intervals appropriate to the 
percentage of slope. In designing such diversions, consideration in 
locating them should be given to their potential conversion not permanent 
diversion or detention facilities. Care should be taken to avoid destruction 
of trees and shrubs when designing, and installing, these facilities. 
Discharge from the channels shall be directed to detention basins. 

 

Section II Construction of Detention or Retention Basin 

 

A. Basins when used shall be installed prior to or concurrent with any earth-
moving or land disturbances which they will serve. The phasing of their 
construction shall be noted in the narrative and on the plan. 

 
B. Soil requirements: 

 
1. Basins shall only be located on soils permitted for such use as 

designated in Appendix D. 
 
2. Soils used for the construction of basins should be stable soils. 
 
3. Detention basins designed to hold the excess volume of runoff from 

a two-year storm should be located on soils with a high percolation 
rate [as indicated in Appendix D, Soils Use Guide, under infiltration 
Rate] in order to encourage rapid recharge and reduce potential for 
stagnant water conditions. As soils with high percolation rate are 
found at higher elevations of a site, these detention facilities may 
require incorporation into building lot layout. Drainage easements 
and deed restrictions against the alteration of such detention areas 
shall be provided in compliance with Article VIII and Appendix B, 
Section V, of this ordinance. 
 

C. Energy dissipaters and/or level spreaders shall be installed at points 
where pipes or drainage ways discharge to or from basins. Outlet pipes 
designed to carry the pre-development two (2) year storm discharge will 
be permitted to discharge into a stream with only an energy dissipater. 
Storm discharges from a ten (10) year or greater intensity storm should be 
spread across floodplains by level spreaders, rock material found on the 
site is suggested for their construction 
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D. The following slope restrictions shall be applied to basins. 
 
1. Exterior slopes of compacted soil shall not exceed one (1) foot 

 vertical to three (3) feet horizontal and may be further reduced if the 
 soil has unstable characteristics as noted in Appendix D, Soil Use 
 Guide. 

 
2. Interior slopes of the basin shall not exceed one (1) foot vertical in 

 three (3) feet horizontal except: 
 

a. Were maximum water depth will not exceed three (3) feet, or 
 

b.  When a two-inch rainfall in one-hour will not fill the basin 
 in one hour, or 

 
c.  That, where interior slopes will be one (1) foot vertical  to two 

 (2) feet horizontal or steeper, the basin shall be fenced by a 
 permanent wire fence forty-wo (42) inches in height and an 
 access road of durable non slip materials shall be 
 constructed for access into the basin 

 
E. Outlet structures within basins which will control peak discharge flows and 

distribute the flows by pipes to discharge areas shall be constructed of 
concrete, steel or aluminum and shall have child-proof non-clogging trash 
racks overall design openings exceeding twelve inches (12") in diameter 
except those openings designed to carry perennial stream flows. Where 
spillways will be used to control peak discharges in excess of the ten (20) 
year storm, the control weirs shall be constructed of concrete of sufficient 
mass and structural stability to withstand the pressures of impounded 
waters and out-let velocities. Concrete outlet aprons shall be designed as 
level spreaders and shall extend, as a minimum, to the toe of the basin 
slope. The incorporation of large stones found on the site into the concrete 
apron to provide a more natural appearance is suggested. Construction 
shall comply with PennDOT Form 408 Specifications. 

 
F. Inlet and outlet structures will be located at maximum distance from one 

another. The Township Engineer may require a rock filter berm or rock-
filled gabions between inlet and outlet areas when the distance is deemed 
insufficient for sediment trapping. All inlets shall either be located above 
the bottom of the basin or shall discharge to areas of the basin which 
slope downward to lower elevations of the basin. 

 
G. Emergency spillways shall be provided and shall be designed to provide 

maximum protection against erosion due to overtopping. The Township 
Engineer shall require the use of concrete lattice blocks, stone rip-rap, or 
concrete spillways when slopes would exceed one (1) to four (4) and 
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spillway velocities might exceed USGA-NRCS standards for the particular 
soils involved. (Standards are contained in Chester County Conservation 
District's Environmental Protection Handbook, Charts on page 10). 

 
H. Temporary and permanent grasses or stabilization measures shall be 

established on the sides of all earthen within fifteen (15) days of 
construction. Stabilization shall include reapplication of 6 inches of top 
soil. 
 

Section III Building Site Evaluation and Surface Runoff 

 

A. If temporary or permanent diversion channels or berms have not been 
established during general site preparation (as noted in Section I-E 
above), diversion channels or berms shall be installed whenever slopes 
exceed ten percent (10%) above or below proposed excavation areas, 
InstaIIation shall occur prior to or concurrent with excavations or other 
earth-moving on the uphill or downhill sides of the building location and 
any other areas to be disturbed. This requirement may be waived if It 
would result in the destruction of trees and shrubs. In all cases, bay bales 
shall be installed and maintained downhill of all excavations and until the 
diversion channels or berms required by the Township Engineer have 
been stabilized 

 
B. Earth excavated for foundations or other reasons should be used for 

construction of diversion berms or decentralized detention basins 
 
C. All exposed earth shall be stabilized with appropriate grasses or other 

materials no later than fifteen after disturbance. 
 
 

Section IV Construction Vehicle Parking  
 
One access route to the construction site for contractors' vehicles should be 
established. During construction, vehicles should be parked on the street or road 
except: when the vehicle is specifically required in construction for delivery of 
materials; when distances to the construction area would be unreasonable; or 
where roadway parking would constitute a traffic hazard. 
 

Section V Storm Sewers, Drainage Swales and Perennial Streams 

 

A.  General Design 
 
1. Properly designed, graded, and turfed drainage swales shall be 

encouraged in lieu of storm sewers in residential areas and, where 
approved by the Township Engineer, in commercial and industrial 
areas. 



Pennsbury Township Subdivision and Land Development Ordinance 

 

Appendix B  197 

 
2. Storm sewer systems for conveyance of storm water where 

deemed necessary shall be designed to accommodate a 10, 25, or 
50-year storm depending on the severity of slopes of their 
catchment areas (0-8%, 8-15%, 15-25%, respectively), the grade of 
the path of any overflows from inlets, and the judgment of the 
Township Engineer. AII perennial stream crossing will require 100-
year design for culverts and/or bridges. 

 
B.  Specific Design Criteria for Storm Sewers 

 
1. Storm sewers, where necessary, shall be placed within the street 

right-of-way. When located in undedicated land, they shall be 
placed within an easement not less than twenty-five (25) feet wide 
as approved by the Township Engineer. 

 
2. Storm sewers shall have a minimum diameter of fifteen (15) inches 

for reinforced concrete pipe, and a minimum grade of one percent 
(1%). Changes in alignment shall be by straight sections connected 
by inlets at manholes. Rainfall intensity curves and other 
hydrologic/hydraulic design data, provided by the Pennsylvania 
Department of Transportation and/or the USDA-NRCS, shall be 
used for design purposes. 

 
 
3. Manholes shall be not more than three hundred (300) feet apart on 

sizes up to twenty-four (24) inches, and not more than four hundred 
and fifty (450) feet apart on greater sizes. Inlets may be substituted 
for manholes on approval by the Township Engineer. 

 
4. Inlets, manholes, covers and frames shall conform to Pennsylvania 

Department of Transportation specifications. At street intersections, 
inlets shall be placed in the tangent and not in the curved portion of 
the curbing. 

 
5. The Township shall be granted a twenty-five (25) foot wide 

drainage easement over all storm sewers, and the distances from 
any dedicated road to all detention and retention basins, to provide 
unobstructed access to township personnel for purposes of 
maintenance and repair. 

 
C. Specific Design Criteria for Drainage Swales and Perennial Streams 

 
1. Where drainage swales are used, they shall be designed to carry 

the required discharge without excessive erosion, and also to 
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increase the time-of-concentration, reduce the peak discharge and 
velocity, and permit the water to percolate into the soil 

 
2. Easements shall be required on property(ies) containing drainage 

swales and/or perennial streams These deed restrictions shall 
specify that no property owner obstruct or alter any drainage swale 
or perennial stream identified in the storm water management plan 
if such action would after the natural course of runoff, and/or 
negatively impact abutting landowners. 

 
Section VI Design of Infiltration Pits and Infiltration Trenches for 

Infiltration of Roof Drainage 

 

A. Runoff control capacity may be distributed among several infiltration pits, 
trenches, or other infiltration practice so long as total assimilative capacity 
of all structures equals the amount required above. 

 
B. Infiltration pits connected to roof drains should be located at least ten feet 

from basement walls and downhill from the building in the direction of 
ground water flow. A location uphill from wells is considered 
advantageous. 

 
 
C. The bottom of an infiltration pit should be at least two (2) feet above 

seasonal high water table and good bedrock or be shown to be otherwise 
capable of handling required design volumes. 

 
D. Infiltration pits or infiltration trenches shall be kept away from steep man-

made grades. 
 
E. The use of a "drip strip: or porous pipe leading to the seepage pit is 

encouraged, provided that a safe distance from structures is maintained. 
 
F. In all cases, an overflow system should be provided to accommodate 

heavy rains in excess of the design criteria. 
 
 
G. Infiltration pits or the drains to them must contain a sediment trap which 

can be maintained regularly. All downspouts should have leaf strains to 
prevent leaves from clogging the infiltration pit. 
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APPENDIX C 

ADDITIONAL CRITERIA TO GUIDE DESIGN OF EROSION AND SEDIMENT 

CONTROL AND STORMWATER MANAGEMENT FACILITIES 

 
 
Section I References to be Used re: Design Criteria & Procedures  

 

Except as specifically provided in Appendix B, design criteria and procedures for 
computing rainfall frequencies and for developing erosion and sediment control 
and storm water management facilities and practices shall be those included in: 
 
A. The Erosion and Sediment Pollution Control Program Manual. PADEP 

#466. Bureau of Land and Water Conservation of the Pennsylvania 
Department of Environmental Protection. January, 1996 

 
B. Design Procedures for Rainfall Duration and Frequency in Pennsylvania. 

Publication #65, Institute for Research in Land and Water Resources, 
Pennsylvania State University, August 1970. 

 
C. Pennsylvania Handbook of Best Management Practices for Developing 

Areas. CH2M Hill for the Pennsylvania Association of Conservation 
Districts and Agencies. 1998. 

 
D. Conservation Design for Stormwater Management: A Design Approach to 

Reduce Stormwater Impacts from Land Development. Delaware 
Department of Natural Resources and Environmental Control and the 
Brandywine Conservancy, Dover, Delaware. 1997. 
 

Section II Soil Use Guide 

 
The criteria in the Soil Use Guide on the following two pages shall be followed in 
the design of temporary and permanent erosion and sediment control, and storm 
water management facilities. It is based on an analysis of the Soil Survey of 
Chester and Delaware Counties, conducted by the NRCS (Natural Resources 
Conservation Service of the USDA) and reflects the Township's intent to protect 
valuable ground and surface water resources from pollution and depletion and to 
control erosion and sedimentation.  
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SOIL USE GUIDE 

Soil Type Retention/Detention 
Basin Location 

Use of Soil for 
Construction of 
Basin Walls 

Erosion 
Potential 
Affects 
[Emergency 
spillway 
design & 
velocities of 
channels, etc.] 

Infiltration 
Structures 

Infiltration 
Rate for 
Calculating 
Pit or 
Trench 
Size 

Diversion 
Terraces or 
Berms & 
Interceptor 
Channels 
[Max. flow 
rates and 
grade] 

Edgemont Not Recommended 
when high pollution 
risk. See 1 & 3 
below 

High 
permeability 
suggests 
restricting 
slopes 1 to 3 

Low Highly 
recommended 

2” per hour  

Manor Same as above High 
permeability 
and instability 
suggest 
restricting 
slopes 1 to 3 or 
greater and 
embankment 
heights to less 
than ten feet 

High Highly 2” per hour 1.5 fps [feet 
per second] 
1% grade 

Chester Can be used where 
“Recommended” soil 
not available. See 2  

High 
permeability 
suggests 
restricting 
slopes to 1 to 3  

Moderate at 
grade. High 
when stripped 
of topsoil 

Recommended 1.2” per 
hour 

2.0 fps at 
1.5% grade 

Neshaminy Same as above High 
permeability 
and instability 
suggests 
restricting 
slopes to 1 to 3 

Moderate Recommended 1.2” per 
hour 

 

Hagerstown Same as above Stable, no 
permeability 
problems 

Moderate Recommended 1.2” per 
hour 

 

Glenelg Same as above High 
permeability 
suggests 
restricting 
slopes to 1 to 3 

Moderate at 
grade. High 
when stripped 
of topsoil 

Recommended 1.2” per 
hour 

2.0 fps at 
1.5% grade 

Bedford Recommended Stable, no 
permeability 
problems 

Moderate Generally not 
recommended 
SHWT at 2-3 ft. 

  

Glenville Recommended Some 
permeability 
problems 

High at grade.  
Moderate at 4 
ft. depth 

Not 
recommended. 
SHWT at 1-1.5 
ft. 

 1.5 fps 1% 
grade 

Lawrence Recommended Instability 
suggests 
restricting 
slopes to 1 to 3 

Moderate Generally not 
recommended 
SHWT at 1-2 ft. 
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Congaree Recommended 
[except as noted in 4 
below] 

Same as 
above 

Moderate Not 
recommended 

 1.5 fps at 1% 
grade 

Chewacla Recommended Some stability 
problems 

High Not 
recommended 

 1.5 fps at 1% 
grade 

Guthrie Recommended Instability 
suggests 
restricting 
slopes to 1 to 3 

Moderate Not 
recommended 
SHWT at 0-.5 
ft. 

  

Worsham Recommended Stable soil Moderate Not 
recommended 

 2.0 fps at 2% 
grade 

Wehadkee Recommended 
[except as noted in 4 
below] 

Stable soil Moderate Not 
recommended 

 2.0 fps at 2% 
grade 

 
 

1. Due to  high infiltration rates, if recommended soils are available on a site, 

this soils is not recommended for detention basins which will handle 

normal runoff from streets, parking areas, and other locations which might 

have major pollutants present. The soil may be used for detaining water 

from other areas, however. Where detention basins for street areas, etc., 

must be built in Manor soils, the top ten inches of soil should usually be 

removed first. 

 
2. Edgemont soils have high permeability, suggesting some risk for high 

embankments of detention basins. 

 
3. Infiltration rates for these soils are relatively high, consequently runoff 

poses some risk although somewhat less in general than the Manor and 

Edgemont soils. 

 
4. This soils is an alluvial soil frequently found in flood plains and high water 

areas. Since the Township’s flood plain regulations restrict structures in 

many of these soil areas, reference must be made to the flood plain map 

and the ordinance to determine whether a basin may be built at a 

particular location, High water tables in this soil will require basins above 

ground level, since an excavated area would frequently be filled with 

water. 
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APPENDIX D 

STREET CROSS-SECTIONS 
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APPENDIX E 
STANDARDS FOR TRAILS 

 

A. Design Standards for Trails. 
 

1. Trails shall be designed to accommodate the intended use (multi-
use, pedestrian, bicycles, equestrian or other non-motorized traffic). 

 
2. Trails shall be designed with adequate visibility and sight distances, 

and augmented by accessory features where appropriate, to 
effectively notify trail users of conditions such as, but not limited to, 
road crossings, other potentially hazardous locations, or usage 
limitations.  Such features may include signage, bollards, fencing, 
gates, striping or other trail surface treatment.  

 
3. Trails shall be located so as to minimize disturbance of 

environmental features while permitting observation of such 
features. 

 
4. Adequate separation (e.g., existing or new landscaping, berms, 

fencing) shall be provided for trail rights-of-way where generally 
paralleling the rear or side lot lines of proposed residential lots. 

 
a. A full, one hundred percent visual screening of trails is not 

required.  When new landscaping is proposed as a part of 
the separation required by this section, only native species 
of vegetation shall be included in the landscape buffering.  
When landscaping is proposed to provide the visual 
separation, the buffer area shall include plantings of trees, 
shrubs or other plant materials.  Complete plans showing the 
arrangement of all buffers and the placement, species, and 
size of all plant materials and the placement, size, materials, 
and type of all fences to be placed in such buffer shall be 
submitted to the Township for review. 

 
b. The plantings shall be maintained permanently and plant 

material which does dies shall be replaced within six (6) 
months. 
   

c. The plantings shall be placed so that, at maturity, they will 
not be closer than three (3) feet from any trail, street or 
property line. 

 
5. Trails shall cross roadways and parking lots at a ninety (90)-degree 

angle. 
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6. No trail shall be designed to nor be constructed to accommodate 
motorized vehicles. 

 
7. The following minimum spatial criteria shall be utilized for all trails.   

 
a. A vertical clearance of no less than ten (10) feet; and 
 
b. A minimum of eight (8) feet in width.  

 
 8. Where a trail is a principal means of access, including but not 

limited to a school bus stop, but excluding primitive or natural 
surface trails, the following standards shall apply:   

 
a. Cross Slope.  The cross slope shall not exceed 1:20 

maximum. 
 
b. Running slope.  Running slope of trail segments shall 

comply with one or more of the provisions of this section.  No 
more than thirty (30) percent of the total trail length shall 
exceed a running slope of 1:12. 

 
i. Running slope may be 1:20 or less for any distance, 

subject to the following: 
 

ii. Running slope shall be 1:10 maximum for two 
hundred (200) feet maximum.  Resting intervals shall 
be provided at distances no greater than two hundred 
(200) feet apart.  

 
c. Resting intervals shall be sixty (60) inches minimum in 

length, shall have a width at least as wide as the widest 
portion of the trail segment leading to the resting interval and 
have a slope not exceeding 1:20 in any direction.  Resting 
intervals shall be incorporated as required by applicable law 
or regulation, including but not limited to the Americans with 
Disabilities Act of 1990, as may be amended from time to 
time. 
 

9. Trails surfaces shall be as follows: 
 

a. Naturalized trails shall consist of an unpaved, durable 
surface subjected to approval by the Township (e.g., mowed 
grass path, crushed stone or dirt path, boardwalk); or, 

 
b. Paved trails shall conform to the following: 
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i. Trail excavations shall be made to the required depth 
and a Class 4, Type B Geotextile fabric shall be 
placed over the compacted subgrade.  A sub-base 
layer of crushed stone, PennDOT 2A, not less than 
six (6) inches thick shall be placed and thoroughly 
compacted prior to laying the trail (this may be 
achieved in one lift).  The base course shall extend 
out a distance of one (1) foot from the paved width on 
either side of the trail before tapering to subgrade.   

 
ii. Where required at the discretion of the Township, trail 

paving shall consist of a Bituminous Concrete Binder 
Course having a compacted depth of two (2) inches 
and a Wearing Course having a compacted depth of 
one and a half (1½) inches. 

 
10. Trails shall be constructed with appropriate drainage swales and 

surface pitch or crowning so that water flows off the trail in a 
perpendicular sheet flow.   

 
B. Timing of Trail Planning, Construction, and/or Improvement. 
 

1. An applicant shall propose at the earliest possible stage in the 
Township’s subdivision and land development review process (i.e., 
sketch plan, where applicable, or preliminary plan, if sketch plan is 
not applicable) the locations of trails on the land subject to the 
application. 

 
2. All trails indicated on approved subdivision or land development 

plans shall be fully constructed or improved pursuant to the 
requirements of this Section when infrastructure construction within 
the subdivision occurs (e.g., stormwater management structures, 
roads, etc.). 

 
3. The existence and specific location(s) of all publicly-accessible 

trails within any subdivision shall be indicated on the recorded 
subdivision or land development plans and shall be specifically 
referenced in any applicable homeowners’ association 
documentation and in the recorded deeds to all individual lots within 
the subdivision.  

 
4. All prospective initial owners of lots within a subdivision shall be 

notified, in writing at the time of lot purchase, of the existence of all 
publicly-accessible trails within the subdivision.  Proof of such 
notification must be provided to the Township prior to receipt of a 
building permit for the home to be constructed on the lot, or if such 
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home is to be constructed as a spec home, such notification must 
be provided to the Township prior to the issuance of a certificate of 
occupancy for the home. 

 
C. Trail Easements and Rights-of-Way.  Trails shall be placed in easements 

or rights-of-way with a minimum width of twenty (20) feet and shall be 
offered for dedication to the Township.  The Township shall not be 
obligated to accept dedication or maintenance responsibility to any trail or 
portion thereof. 

 
 
 

 
 


