BUCKS COUNTY PLANNING COMMISSION
MEETING

Wednesday, July 2, 2014

Meeting Cancelled
2:00 P.M.

Robert H. Grunmeier Room
1260 Almshouse Road
Doylestown, PA 18901
AGENDA
Call to Otrder
Pledge of Allegiance

Approval of Minutes of June 4, 2014

Executive Director’s Report

GIS — How We Use It... How You Can Use It
~ Robert Keough, Senior GIS Planner

Act 247 Reviews
Old Business

New Business

Public Comment

Adjournment

Please remember to contact us at

215-345-3400 if you cannot attend. Thank_you.
AGENDA SUBJECT TO CHANGE PRIOR TO MEETING






BuUCkSs COUNTY PLANNING COMMISSION
Minutes of Meeting

June 4, 2014

MEMBERS PRESENT:  James J. Dowling; Raymond (Skip) W. Goodnoe; David R. Nyman; Robert
M. Pellegrino; Carol A. Pierce; Evan J. Stone; Walter Wydro

STAFF PRESENT: Lynn T. Bush; Timothy A. Koehler; Richard G. Brahler, Jr.; Paul Gordon;
David Johnson; Dennis Livrone; Margaret McKevitt; David A. Sebastian;
Patricia Stockett; Bryan Guthrie, Intern; Jonathan Letisio, Intern

GUESTS: Christopher T. Edwards, Director of Bucks County Public Information;
Larry Menkes, Warminster resident

CALL TO ORDER
Mr. Pellegrino called the meeting to order at 2:10 PM.

PLEDGE OF ALLEGIANCE
All rose for the pledge of allegiance.

. APPROVAL OF MINUTES FOR THE MEETING OF MAY 7, 2014

Upon motion of Mr. Nyman, seconded by Ms. Pierce, with the vote being 6-0-1 the motion carried
to approve the minutes of the May 7, 2014 meeting. Mr. Goodnoe abstained as he was not present.

EXECUTIVE DIRECTOR’S REPORT
The Executive Director’s Report was submitted to the board with the meeting packet prior to the
meeting.

Ms. Bush provided the board with a brief update from the last meeting about the Cross Keys
Project. She received approval from the county commissioners to apply for a $100,000 Delaware
Valley Regional Planning Commission grant to enhance and further the study of this area. A
meeting with the Buckingham Township Board of Supervisors generated a newspaper article
prompting new interest and involvement from local businesses and land owners.

On May 31" Ms. Bush attended Bristol Borough’s “Raising the Bar” event celebrating their
revitalization and economic development efforts. The money raised from the event will be used
to beautify and market the Borough, along with other improvement projects. She reported that
the Borough received $50,000 in facade grants for Mill Street. Ms. Bush commented that the
residents are very committed, doing a super job and it was encouraging to be there to see what
they are doing.

Ms. Bush referenced the handout on the Transportation Improvement Program (TIP) which was
given out at the meeting. She stated that the TIP draft for fiscal year 2015-2018 is available online,
and there is a public comment period now open. Mr. Brahler described the public comment
process and how to use the website which has an interactive mapping service that can sort TIP
projects by county and municipality. He encouraged all to make a public comment and said that
all comments will be answered individually by the planning commission.

Ms. Bush announced that the county commissioners have extended the open space program
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deadline giving the 54 municipalities two more years to apply for grants to preserve land.

Ms. Bush will attend the Bucks County consortium meeting tomorrow. She will provide
information on topics that affect the municipalities such as: the TIP program, especially the Bristol
Road extension project which is back on the TIP for Chalfont and New Britain Boroughs and
New Britain Township; the open space deadline extension; and the community development block
grant program.

ECONOMIC DEVELOPMENT INITIATIVE BUCKS2INVEST LOAN PROGRAMS AND FUNDING
Margaret McKevitt, the County’s coordinator of Economic Development and Planning Services
gave a presentation on the Bucks2Invest loan programs and funding available to businesses. She
handed out a brochure listing all the current financing programs which are: Bucks Guaranteed,
Bucks Rebuilt, Bucks Renewed, Core Industry Fund, New Economy Fund, Taste & Tour Bucks
County, and VC4BC. She explained the purpose of each loan, the approval process, guidelines
and the criteria required. She gave a background and overview on the initiative which was first
introduced by the county commissioners in February, 2013. The initiative was created to spur
economic development growth within Bucks County in part through efforts of the Bucks County
Industrial Development Authority which coordinates economic development activities and
administers the financing programs for new and existing businesses. She gave details on the
workforce development program which is through the Bucks County Community College (BCCC)
which trains unemployed and underemployed persons in metal fabrication and precision
machining to fill manufacturing job openings in Bucks County.

Board discussion focused on publicizing the Bucks2Invest initiative and business contacts to apply
for the loans.

Larry Menkes of 741 Clifford Street in Warminster, PA inquired if the workforce development
program was limited to sheet metal working and fabrication. Ms. McKevitt responded that it is
the first of its kind in partnership with BCCC and as of right now it is limited.

UPPER NESHAMINY CREEK TRAIL FEASIBILITY STUDY

Paul Gordon provided a PowerPoint demonstration entitled Upper Neshaminy Creek Trail Study. He
informed the board that the study can be viewed and is advertised on the Bucks County website:
buckscounty.org. He gave a brief history, background, and overview of the study. The purpose of
the study was to determine the feasibility and best routing for a multi-use trail system along the
Neshaminy Creek. The Upper Neshaminy Creek Trail includes: Buckingham, Doylestown, New
Britain, Warwick and Wrightstown townships and Chalfont and New Britain boroughs. Back in
April, he presented the study to 50-60 people in a public meeting at the Doylestown Library and
received enthusiastic feedback from the audience. He will present the study to the county board
of commissioners on June 18. He stated that he is here to obtain recommendation from the board
so the study can be approved and adopted by the Bucks County board of commissioners.

Mr. Pellegrino inquired about the length of the trail. Mr. Gordon responded the route is a little
over 15 miles. Board discussion followed about the prioritization of the phases, costs, riparian
buffers, environmental issues, entry points, contact landowners and communicating with
municipalities.

Ms. Bush explained that there is unprecedented funding available included in the new TIP which
has $10 million in line items specifically for trails. Timing is important and we want to be poised
4



to take advantage of that. She said that the BCPC has made the report available to municipalities
and is engaging them by laying out concepts and connecting points so the municipalities can act
and consider the trail as part of a proposed development plan or their own recreational
programming,.

Mr. Pellegrino polled the board for further questions or comments. Having no further questions,
on motion of Mr. Dowling, seconded by Mr. Wydro the board unanimously recommended
approval of the Upper Neshaminy Creek Trail Study to the Bucks County Board of Commissioners.

. ACT 247 REVIEWS

The reviews of June 4, 2014 were mailed to the board for their review prior to the meeting. Mr.
Pellegrino polled the board for any questions on the reviews. On motion of Mr. Stone, seconded
by Mr. Goodnoe the board approved the June 4, 2014 Act 247 reviews. There were no abstentions.

OLD BUSINESS
There was no old business.

NEW BUSINESS

BCPC Tour Proposal of the Vertical Screen Headquarters in Warminster, PA: Ms. Bush opened
the floor for discussion on touring the Vertical Screen Headquarters in Warminster, PA. She said
that the building in itself is fascinating and has set a new standard in sustainable building design
achieving a LEED Platinum score in Pennsylvania. She gave a brief overview of the business doing
high level security background checks and having three shifts. She advised that when Vertical
Screen approved the concept of having the BCPC board members visit the site, they asked that
we offer a couple of dates. Ms. Bush requested input from the board for potential dates to tour
the facility. Ms. Pierce advised that Tuesdays and Fridays will not work for her. Mr. Pellegrino
agreed that Friday is not a good day. It was agreed that the purpose of the visit be for a tour only
with no meeting scheduled on that day. Ms. Bush announced that she will pick some dates and
circulate them for approval via email.

Resolution Supporting the Redesignation of Business Route 202: Mr. Brahler began the
presentation by stating that late last year when the Route 202 parkway project was officially named

as U.S. Route 202, it caused some confusion for the businesses along the stretch of road that was
once known as Route 202. He used a map to define the corridor that was once known as Route
202. Beginning in Montgomery County (Montgomery Township) Route 309 to County Line Road
is now known as Doylestown Road; as the road extends through New Britain Township, Chalfont
and New Britain Boroughs and Doylestown Township the road is now known as West Butler and
East Butler avenues. In Bucks County the length of the road is approximately 6.8 miles long and
begins at Route 309 and extends to the Doylestown Bypass (Route 611). He was contacted by the
Chalfont-New Britain Business Alliance about creating a business route. He walked the board
through the process of naming the corridor U.S. Business Route 202. He added that there must
be complete agreement among the municipalities along the corridor along with the Bucks and
Montgomery planning commissions and the American Association of State Highway
Transportation Officials (AASHTO).

Mr. Dowling commented that there is general confusion not just with the businesses involved, but

among the clients or customers of the retailers as to where the business is located.

Mr. Pellegrino polled the board for further comments or questions. Having no further questions,

the board reviewed the proposed resolution. Upon motion of Mr. Wydro, seconded by Mr.

Dowling, the board unanimously approved a tesolution to designate Doylestown Road/Butler
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Avenue as U.S. Business Route 202 (Attachment A).

10. PuBLIC COMMENTS
There was no public comment.

11. ADJOURNMENT
Mr. Pellegrino adjourned the meeting at 3:15 PM.
Submitted by:

Patricia Stockett
Staff Secretary



BUCKS COUNTY PLANNING COMMISSION
Staff Report
June 2014

PLANNING SERVICES

COMMUNITY PLANNING

> Meeting Attendance—Attended the regular monthly planning commission meetings of New
Britain Borough, Buckingham Township and Perkasie Borough.

> Lower Makefield Township Comprehensive Plan—Working on plan sections related to
goals and objectives and implementation measures. Began preparation of the complete second
draft.

> Langhorne Borough Comprehensive Plan—Finalized the public review draft for the
borough planning commission’s review.

> Tinicum Township Comprehensive Plan—Revised the Energy Efficiency and Conservation
chapter.

> Northampton Township—Made a presentation at the Board of Supervisors’ regularly
scheduled meeting, where the supervisors considered adoption of the Holland Master Plan.

> Upper Makefield Township—Development of an enhanced report of the public visioning
meeting for the Taylorsville study area.

> Upper Southampton Township—Development of a report of the land use survey of the
industrial zoning district area. Compiling information from realtors representing properties that
are listed for sale or lease.

> West Rockhill Township—Conducted a Town Hall Meeting to get resident input on the
direction of the Almont Village plan. Collecting background information on the village.

> Brownsville Road Cotridor Study (Lower Southampton/Bensalem townships)—Assessed
the ideas/issues provided through the staff charrette and prepared tentative implementation
strategies/actions.

> Cross Keys Study—Inventory and data collection for the study. Submitted an application to
DVRPC for a Transportation and Community Development Initiative (TCDI) grant for the
project.

> Springfield Township—Development of the sewage capacity analysis for the Development
Area and Route 309 Corridor.

> East Rockhill Township—Presented a summary of the Economic Development Initiative

Report and the Bucks2Invest programs to the Board of Supervisors.

Planning Information and Agency Coordination

>

V V VYV

Provided information to the public on wvarious topics including demographic and
socioeconomic data, development proposals, review letters, local zoning and municipal
regulations.

Analyzing cluster regulations for Perkasie Borough.

Assessed potential assistance to and attended meeting of the Bicycle Task Force.

Attended Bucks County Homeless Continuum of Care meetings.

Reviewed Act 14, 67, 68 NPDES permit applications.



Act 247 and 537 Review Activity

> 23 Subdivision and Land Development Proposals
Sketch Plan

Municipals

Sewage Facility Planning Modules

Traffic Impact Studies

VvV V V.V
NCINC INE I

ENVIRONMENTAL PLANNING

Neshaminy Watershed Sediment Assessment: West Branch 3 (Reading Creek) and
Neshaminy Tributary 3 (Fish Creek) CZM Grant Application

> Scoping opportunities to utilize GPS system to track findings during stream assessments and
inventory of stormwater infrastructure facilities.

William Penn Foundation: Poquessing Watershed Cluster
> Finalized problem areas within the watershed for restoration and retrofit.
> Selected points where monitoring for water quality can be conducted.

> Conducted deed searches for land ownership information for parcels surrounding problem areas
in order to conduct educational outreach.

> Further review of Act 167 plan and habitat assessment plans to identify problem areas and
opportunities for improvement.

Stormwater Management
> Assisted municipal engineers and residents regarding stormwater management issues.

Natural Resources
> Working with a watershed association on riparian buffer guidance and ordinance language.
> Working with a municipality regarding development of native plant ordinance language.

Integrated Water Resources Planning Work Program

> Inventoried planning staff and conducted online search for all watershed-related plans, reports
and studies.

> Developed database to track findings.

> Review watershed information, problem areas and proposed implementation projects
documented.

Summer Interns Coordination
> Trained interns regarding environmental unit initiatives and work programming.

Bucks County Open Space & Greenway Planning

> Presented final version of Upper Neshaminy Creek Trail Feasibility Study to Bucks County
Planning Commission board members and Bucks County Commissioners for adoption.
Attended Doylestown Bike & Hike Committee meeting.

Developing narrative of Mill-Queen Anne-Black Ditch Creek Trail Feasibility Study.

> Secured agreements with consulting engineers for Lower and Middle Neshaminy Creek trail
feasibility studies.
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Met with consulting engineer on Mill-Queen Anne-Black Ditch Creek trail study to discuss cost
estimating.

Supplied PA DCNR with requested information relative to Middle Neshaminy Creek Trail
Feasibility Study.

Recycling and Solid Waste

>

V V VYV

Met with regional recycling coordinators at regular monthly meeting at our current electronic
recycler’s plant.

Preparing first two chapters of the Bucks County Municipal Waste Plan update.
Attended DEP training course on online recycling data entry.

Preparing for next HHW event.

Summer intern worked on preparing draft of the Recycling Guide

Hazard Mitigation Planning

>

>

Calling municipalities that have not committed to participating in the HM Plan Update. (Need one
back).

Getting FEMA grant-entry certified.

Green Committee

>
>
>

Drafted memo to department concerning toner recycling program.
Helping establish office recycling program at Children & Youth agency’s new offices.

Presented paper reduction survey finding, analysis, and preliminary recommendations to The
Green Committee at their June 17" meeting.

TRANSPORTATION AND GEOGRAPHIC INFORMATION SYSTEM (GIS)

General Transportation Planning

>

>

>
>

Working on project to determine the feasibility of renaming Butler Pike to Business Route 202.
Began collecting signed municipal support resolutions.

Processed FY2015 DVRPC contracts for Supportive Regional Highway Planning Program,
Transit Support Program and Regional GIS Program.

Attended Synchro Green Adaptive Traffic Systems Seminar.

Attended Transportation Operations Task Force Meeting to discuss Traffic Signals Operations.

Public Transportation

>
>

\Y

vV V VYV

Reviewed SEPTA Board Meeting Materials.

SEPTA Rail Station Visibility Enhancement Study Phase II. Met with TMA Bucks to discuss
report finalization.

Received approval for Pennridge Modeling Project for inclusion in the Regional Transit Advisory
Committee work program.

Attended Regional Transit Advisory Committee Meeting.

Coordinated with SEPTA regarding bicycle issues at Levittown Station.

Attended TMA of Bucks County Board Luncheon.

Participated in Roosevelt Boulevard Better Bus Project teleconference.



Transportation Assistance to Planning Staff

>
>

>

>

Discussed transportation related issues with staff for subdivision and land development reviews.
Attended Northampton Township Board of Supervisors Meeting to discuss Village of Holland
Study.

Attended Almont Village Town Hall Meeting. Continued developing computer-enhanced imagery
for Almont Study.

Attended staff meeting to discuss Cross Keys Project.

Transportation Improvement Program

vV V VYV VYV

Provided Transportation Improvement Program information to various individuals and agencies.
Coordinated with DVRPC regarding Transportation Improvement Program Update process.
Attended Pennsylvania Subcommittee of the RTC to discuss Municipal Bridge Line Item.
Attended Regional Technical Committee Meeting.

Attended Kickoff meeting for Route 611 Transportation Study.

Attended status meeting for County Line Road widening project.

Geographic Information Systems (GIS)

VVVVVVVVVYVYVYVYVYVYV

Development of County-Wide Enterprise GIS program.

Database development of site addresses and EMS, Fire, and Police response zones.
Updating of Enterprise Geodatabase and ArcGIS Server.

Coordination with GIS consultant on the Land Records and EMS projects.
Development and support of County GIS Consortium efforts.

Updating and editing of county Road Centerline database.

GIS technical software support to I'T and GIS staff at Board of Assessment.
Support of County hosted GIS web server connection and interface.

Provided GIS technical support to Emergency Communication staff.
Technical support for County GIS Web Viewer.

Editing of county-wide data layers using GIS Data Reviewer tool.

Editing procedures on land base parcel annotation features.

Began updating and testing of latest GIS software versions on desktop systems.
Attended Bucks County Leadership meeting at BCCC.

Attended SE 9-1-1 Shared Services meeting in Conshohocken.

GIS Map Production
> Produced presentation maps for Community, Environmental and Preservation Planning units.
> Developing series of maps of county parks and facilities for print and web deployment.

GIS Transportation
> Development of Region-wide GIS Transportation initiative.
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Bucks County Planning Commission

Municipal Reviews

July 2, 2014
BCPC Tax Parcel
Municipality Number Applicant Number(s) Proposal
Durham Township 11-14-ASA1 |Board of Supervisors |11-40-10, 11-5-57, Agricultural Security Area
11-5-1, 11-4-2-1
& 11-5-57-4
Lower Makefield Township |20-14-2 Board of Supervisors Zoning Otdinance Amendment:
Floodplain Ordinance
Perkasie Borough 33-14-2 Borough Council 33-10-145 Zoning Map Change:
R-2 to R-1B
Newtown Area 56-14-1 Joint Zoning Council Zoning Otdinance Amendment:
Joint Planning Commission Winery Outdoor Events
Newtown Area 56-14-2 Joint Zoning Council Zoning Otdinance Amendment:

Joint Planning Commission

Technical Cottrections







Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vie Chairman
Diane M. Ellis-Marseglia, Lcsw

CONFIDENTIAL — NOT FOR RELEASE

July 2, 2014
BCPC #11-14-ASA1

MEMORANDUM

TO: Durham Township Boatd of Supetvisors
DuthamTownship Planning Commission

FROM: Bucks County Planning Commission

SUBJECT:  Request for an Addition to the Agricultural Security Area
TMP #11-40-10, 11-5-57, 11-5-1, 11-4-2-1 and 11-5-57-4

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairman
Walter S. Wydro, Seaviary
Joseph A. Cullen, EsQ.

James ]. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Exeentive Director

Ownet/Applicant: Cartl Kwartnik, Ed & Kathy Haney, David & Lois Oleska, Eva B.

Petkins and William (Buddy) J. McMullen
Received: June 4, 2014
Hearing Date: July 8, 2014

In accordance with the provisions of Act 43 of 1981, the Agticultural Security Act as amended, this
proposal was sent to the Bucks County Planning Commission for review. The review that follows
was ptepated by the staff and endorsed by the Bucks County Planning Commission at a meeting

held on July 2, 2014.

GENERAL INFORMATION

Requested Action: To include five tax map parcels in the Agricultural Security Area of Durham

Township.

Landownet: Carl Kwartnik

Tax map parcel: 11-4-10

Location: Notthern side of Lehnenberg Road, approximately 1,723 feet southwest
of its intersection with Gallows Hill Road

Size of Tract: 56.71 acres

Zoning: RP—Resource Protection District

Comprehensive Plan: Agriculture Preservation

Soil Classes: 2e, 3e, 4e & 6s

Landowner: Ed and Kathy Haney

Tax Map Parcel: 11-5-57

Location: Southern side of Mine Hill Road, approximately 825 feet southwest of its

intersection with Cross Road

Visit us at: www.hucksconntv.oro



BCPC #11-14-ASA1 2 July 2, 2014

Size of tract: 22.92 acres

Zoning: RP—Resource Protection District

Comprehensive Plan: Agticulture Preservation

Soil Classes: 2e, 2w & 3e

Landownet: David and Lois Oleska

Tax map parcel: 11-5-1

Location: Western side of Durham Road, at its intersection with Dogwood Lane

Size of Tract: 8.45 acres

Zoning: RR--Rural Residential Disttict

Comprehensive Plan: Agricultute Preservation

Soil Classes: 2e, 2w & 3w

Landownet: Eva B. Petkins

Tax Map Parcel: 11-4-2-1

Location: Southern side of Durham Road (Route 212), approximately 2,200 feet
southwest of its intersection with Limekiln Lane

Size of tract: 20.42 actes

Zoning: RP-Resource Protection District

Comprehensive Plan: Agticulture Preservation

Soil Classes: 2e, 3e, 4e & Gs

Landownet: William (Buddy) J. McMullen

Tax map parcel: 11-5-57-4

Location: Southern side of Mine Hill Road, approximately 1,700 feet southwest of
its intersection with Cross Road

Size of Tract: 10.56 acres

Zoning: RP-Resoutce Protection District

Comprehensive Plan: Agriculture Presetvation

Soil Classes: 2e & 3e

COMMENTS

The Bucks County Planning Commission recommends that the five patcels be added to the
Agricultural Security Area of Durham Township, approximately 86 petcent of the soils on TMP
#11-4-10, 11-5-57, 11-5-1, 11-4-2-1 and 11-5-57-4, combined ate designated as Class I through IV
in the U.S. Department of Agriculture, Natural Resource Conservation Setvice’s land capability
classification. Based upon a 2010 aerial photograph, it appears that all five parcels ate in active
agricultural use.

The inclusion of these five parcels into the agricultural secutity area is consistent with the township’s
comprehensive plan and zoning ordinance. Three of the goal statements of the Durbam Township
Comprebensive Plan (2006) ate to protect natural resources, insure the continued rural and scenic
nature of the township, and to encourage agriculture as a viable economic pursuit in the township.
According to the Comprehensive Plan Future Land Use map, all five patcels ate designated as being
within the Agriculture Preservation land use area of the township. Four of these patcels are located
in the RP-Resource Protection Zoning District and one is located in the RR~Rural Residential
Zoning District. Agriculture is a use permitted by right in both districts.

CONFIDENTIAL — NOT FOR RELEASE
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We would appreciate being notified of the board of supetvisors’ decision regarding this matter.
PWG:kp

cc: Peter Nelson Hatrison, Municipal Solicitor
Carl Kwartnik
Ed & Kathy Haney
David & Lois Oleska
Eva B. Petkins
William (Buddy) J. McMullen
Richard B. Harvey, Bucks County Agticultural Preservation Program
Joe Kulick, Township Manager (via email)

CONFIDENTIAL — NOT FOR RELEASE






Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Chatles H. Martin, Vie Chairman
Diane M. Ellis-Marseglia, Lcsw

CONFIDENTIAL — NOT FOR RELEASE

July 2, 2014
BCPC #20-14-2
MEMORANDUM
TO: Lowet Makefield Township Board of Supervisors

Lower Makefield Township Planning Commission

FROM: Bucks County Planning Commission

SUBJECT: Proposal to Amend the Zoning Otdinance—Floodplain Ordinance

Applicant: Board of Supervisors
Received: May 21, 2014
Meeting Date: July 16, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Viee Chairnan
Walter S. Wydro, Seaviary
Joseph A. Cullen, FsQ.

James |. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ). Stone

Lynn T. Bush

Executive Director

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities
Planning Code, this proposal was sent to the Bucks County Planning Commission for review. The
following review was prepared by the staff and endorsed by the Bucks County Planning
Commission at a meeting held on July 2, 2014.

GENERAL INFORMATION

Proposed Action: Amend the zoning otdinace to comply with the updated floodplain regulations
requited by the Federal Emetgency Management Agency (FEMA).

Proposed Zoning Provisions: Delete the existing floodplain overlay district requitements in sections
200-53 through 200-59 of the zoning otdinance and replace them with regulations consistent
with the requirements of the Federal Emergency Management Agency (FEMA). The new
regual;tions would addtess statutory authotization, definition, general provisions, administration,
identification of floodplain areas, technical provisions, prohibited activities with no vatiance
granted, existing structutes in the identified floodplain, variances, and severability.

COMMENTS
The proposed revisions appeat to be consistent with the ordinance requirements as presented by the

Pennsylvania Municipalities Planning Code and FEMA. We note the following points fot township
officials to consider ptiot to adoption of the amendment.

Visit ns at: www.bnecksconntv.ore
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The floodplain requirements in section 200-51B(1)(a) and (b) of the zoning otdinace
reference sections of the current floodplain ovetlay disttict requitements that would be
deleted as part of the proposed amendment, specifically those related to the establishment of
the floddplain overly district, floodplain district provisions, and existing structutes in the
floodplain district. These existing references would need to be updated in conjunction with
the subject proposal to reference the appropriate sections of the proposed amendment (see
second comment below). We also recommend that the floodplain terms defined in the
subdivision and land development ordinance and any other provisions related to the
regulation of floodplain be reviewed and updated as needed to be consistent with FEMA
terminology and standards.

So that the proposed amendment is approptiately integrated, we recommend that it be
revised to replace the proposed “Atticle” numbering with numbeting and lettering
consistent with format of the zoning ordinance.

We would appreciate being notified of the Board of Supetvisot’s decision regarding this matter. If
the amendment is adopted, please send a copy within 30 days as requited by Section 609 (g) of the
Pennsylvania Municipalities Planning Code.

TAK:kjp

cc:

Jeff Garton, Municipal Solicitor
Mark Eisold, P.E., Township Engineer
Terry S. Fedorchak, Borough Manager (via email)

CONFIDENTIAL — NOT FOR RELEASE



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 I'AX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vi Chafrman
Diane M. Ellis-Marseglia, Lcsw

CONFIDENTIAL — NOT FOR RELEASE

July 2, 2014
BCPC #33-14-2

MEMORANDUM

TO: Perkasie Borough Council
Petkasie Borough Planning Commission

FROM: Bucks County Planning Commission

SUBJECT:  Proposal to Amend the Zoning Ordinance—R-2 to R-1B
TMP #33-10-145
Owner: Constitution Square, LLC
Applicant: Borough Council
Received: June 11, 2014
Hearing Date: July 21, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairman
Walter S. Wydro, Seaviary
Joseph A. Cullen, EsQ.

James ). Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Executive Director

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities Planning
Code, this proposal was sent to the Bucks County Planning Commission for review. The following
review was prepared by the staff and endorsed by the Bucks County Planning Commission at a

meeting held on July 2, 2014.

GENERAL INFORMATION

Proposed Action: Rezone a pottion of TMP #33-10-145, which is 362,462 squate feet total (8.32
acres) and has three zoning designations. The pottion of the site zoned R-2 Two-Family

Residential District, which has frontage along East Walnut Street, would be rezoned to R-1B
Single-Family Residential Petformance Standard Subdivision District to be consistent with the
zoning of the majority of the site. A small triangular portion on the northwestern side of the patcel
that is zoned C-2 General Commetcial will remain C-2.

Proposed Zoning Provisions: R-1B Residential District permits single-family detached dwelling, twin

dwelling, single-family clustet, performance standard subdivision, and a variety of nonresidential
uses similar to those permitted in the R-2 District.

Minimum lot size is: single-family detached dwelling—13,500 squate feet, twin dwellings— 15,000
square feet (7,500 square feet per dwelling unit), single-family clustet—35 acres per site, 7,500
square feet per dwelling unit (DU), density—S5.14 DU per acre; minimum open space ratio—45
percent, maximum impetvious surface ratio—20 percent, maximum lot coverage, 30 percent.

Visit us at: www.bucksconntv.ore



BCPC #33-14-2 2 June 25, 2013

In addition, both the R-1B and R-2 districts permit the Housing Fot Eldetly use by conditional
approval at a maximum density of 16 dwelling units per acte.

Existing Zoning Provisions: R-2 Two-Family Residential Disttict permits single-family detached

dwelling, two-family twin and duplex dwellings, and various nonresidential uses such as cemetery,
community center, public library or museum, and teligious place of worship.

Minimum lot area for two-family twin or duplex dwelling use is 9.000 square feet and 4,500 square
feet per dwelling unit, and for single-family detached and for any other principal use the minimum
lot atea is 7,000 squate feet.

COMMENTS

1.

Comprehensive plan—The Future Land Use Plan of the Borough of Perkasie Comprehensive Plan
Update (2014), designates the R-2 zoned subject area as a “Potential Change of Zoning” area.
The plan indicates that it is an area that may requite a boundary adjustment to create a more
consistent policy treatment of the borough’s land use. Regarding this split zoned parcel, the
plan states, “This portion of East Walnut Street does not necessatily reflect the types of
development found in other areas of the borough that ate zoned R-2 Residential, which have
a downtown or residential feel. Consideration should be given to extending the R-1B zoning
district to encompass the entirety of TMP #33-10-145.” The proposed rezoning would fulfill
a recommendation of the recently updated comprehensive plan.

Adjacent zoning—The zoning to the notth is R-1B Single-Family Residential District, to the
east is R-1B with a strip of R-2 Two-Family Residential District along the East Walnut Street
frontage, to the south across East Walnut Street is R-3 Multifamily Residential district and C-
2 General Commercial District, and to the west is C-2, with A Apartment District beyond.

TMP #33-10-145 is split zoned, with the strip of land fronting on East Walnut Street zoned
R-2 and the substantial majority of the parcel beyond zoned R-1B. A small ttiangulat portion
of the northwestern part of the tract is zoned C-2 and will remain under the cutrent zoning
classification. The C-2 area is contiguous with the adjacent C-2 District. The proposal to
extend the R-1B zoning of the majority of the parcel to include the strip of R-2 along the
tract’s road frontage is consistent with the surrounding zoning.

Adjacent land use—The land use to the north and east is multifamily residential (Southgate
Apartments), to the east along East Walnut street is single-family detached residential, to the
south across Walnut Street is single-family detached tesidential, multifamily residential, and
commercial (American Heritage Federal Credit Union), and to the west is industtial (Lenape
Tooling, Inc.), with the bike/hike trail, the East Branch of the Perkiomen Creek, and
multifamily residential (Covered Bridge Apartments) beyond.

The proposed rezoning would not be incompatible with the surtounding land use because the
existing R-2 area could be developed together with the balance of the tract using the R-1B
District performance standard subdivision option that permits single-family detached
dwellings, two-family dwellings, townhouses, and multifamily. That would be consistent with
the dwelling types existing on sutrounding parcels. The site has access to the bike/hike trail
along the East Branch Perkiomen Creek and to Lenape Park, as well as to sidewalks along
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Constitution Avenue, access to the Pleasant Springs Creek trail, and sidewalks connecting to
the Town Centet.

Summaty—The proposed rezoning of the strip of R-2 land along the East Walnut Street frontage to
R-1B would eliminate the split-zoning of that portion of the site and allow the majority of the tract to
be developed undet the R-1B District regulations. This rezoning would fulfill a recommendation of
the recently adopted comprehensive plan update. For these reasons we suppott the proposed
rezoning.

As an additional note, in ordet to eliminate the other split-zoning of the site, we recommend that the

triangulat pottion of the tract currently zoned C-2 be conveyed to the adjacent parcel that is also zoned
C-2.

We would appreciate being notified of the council’s decision tegarding this matter. If the amendment
is adopted, please send a copy within 30 days as requited by Section 609(g) of the Pennsylvania
Municipalities Planning Code.

MW:kjp

cc:
Nate Fox, Begley, Catlin & Mandio, Borough Solicitor
Andrea Coaxum, Borough Manager (via email)
Brandy McKeever, Code Enforcement Administtator
Erik Garton, Gilmore & Associates, Borough Engineer
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July 2, 2014
BCPC #56-14-1
JMZO #2013-002

MEMORANDUM

TO: Newtown Atrea Joint Zoning Council
Newtown Atea Regional Planning Commission

FROM: Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, IZie Chotrman
Walter S. Wydro, Secrerary
Joseph A. Cullen, Esq.

James ]. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan . Stone

Lynn T. Bush

Execntive Director

SUBJECT:  Proposal to Amend the Joint Municipal Zoning Ordinance—Winety Outdoot Events

Applicant: Joint Zoning Council
Received: June 9, 2014
Hearing Dates: Not Set

In accordance with the provisions of Sections 304, 609, and 809(A) of the Pennsylvania Municipalities
Planning Code, this proposal was sent to the Bucks County Planning Commission fot review. The
following review was prepared by the staff and endotsed by the Bucks County Planning Commission
at a meeting held on July 2, 2014.

GENERAL INFORMATION

Proposed Action: Amend the Joint Municipal Zoning Ordinance JMZO) to clarify the nature and
number of outdoot events permitted as part of use H17 Public and Retail Use Accessory to a
Vineyard or Winery.

Proposed Zoning Provisions: Undet the subsection regarding Special Events, a sentence is to be added
(shown in bold below) to clatify the term “outdoor event.” Section 803.H-17.d.4.c is ptoposed to
state, “Outdoor events, including those held under tents or other temporaty structutes ate
permitted. There shall be no mote than 24 outdoor events in any calendar year. An outdoot event
is any gathering of people which includes the use of amplified sound.”

COMMENTS

We recommend that the townships adopt the proposal as submitted since it appears to be consistent
with the ordinance requirements as presented by the Pennsylvania Municipalities Planning Code.

Visit us at: www.buckscounty.org



BCPC #56-14-1 2 June 11, 2014

We would appreciate being notified of the Joint Zoning Council’s decision regarding this matter. If
the amendment is adopted, please send a copy within 30 days as requited by Section 609(g) of the
Pennsylvania Municipalities Planning Code.

MW:kjp

CcC!

Newtown Township Board of Supervisors

Uppet Makefield Township Board of Supervisors

Wrightstown Township Boatd of Supervisors

Jeffrey Garton, Begley, Carlin and Mandio

Tetry Clemons and Daniel M. Keane, Clemons Richter & Reiss

Peter Nelson and Mary Ebetle, Grim, Biehn & Thatcher

Ethel K. Hibbs, Secretary, NARPC

Walter Wydro, Chairman, NARPC

Kurt Ferguson, Newtown Township Manager (via email)

David Nyman, Upper Makefield Township Interim Manager (via email)
Joseph F. Pantano, Wrightstown Township Manager (via email)

Martin Vogt, Zoning Officet, Newtown Township

Micah S. Lewis, RLA, Boucher & James, Inc., Newtown Township Planner
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July 2, 2014
BCPC #56-14-2
JMZO #2014-001

MEMORANDUM

TO: Newtown Area Joint Zoning Council
Newtown Area Regional Planning Commission

FROM: Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Viee Chairnan
Walter S. Wydro, Seaviary
Joseph A. Cullen, EsQ

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ], Stone

Lynn T. Bush

Exeautive Direcior

SUBJECT: Proposal to Amend the Joint Municipal Zoning Ordinance—Technical Corrections

Applicant: Joint Zoning Council
Received: June 9, 2014
Heating Dates: Not Set

In accordance with the provisions of Sections 304, 609, and 809(A) of the Pennsylvania
Municipalities Planning Code, this proposal was sent to the Bucks County Planning Commission for
teview. The following review was prepared by the staff and endorsed by the Bucks County Planning
Commission at 2 meeting held on July 2, 2014.

GENERAL INFORMATION

Proposed Action: Amend the Joint Municipal Zoning Ordinance (JMZO) to correct inconsistencies
and ettors within the ordinance text and Appendix C and to make technical corrections to the
JMZO.

COMMENTS

We commend the townships® efforts to eliminate inconsistencies and errors in the Joint Municipal
Zoning Ordinance. We recommend that the following typogtaphical cotrections be made ptiot to
adoption of the amendment. In reviewing the ordinance, we identified a few other technical issues
which should be the subject of a future amendment, and we will work with the Joint Zoning Council
in advancing these.

A. Section 01 — Changes to be made to the Table of Use Regulations (Appendix C):
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1. Use G16 Lawful Uses Not Otherwise Permitted, in the R2, PC and LI districts

should be changed from CU to N.

2. In points 36 and 37, the designation for Roadside Stands for Sale of Agricultural

Products Grown on Site should be Use H15.a, not Use H15.b.

B. Section 03

1. In point 9, the section number for the LI District should be Section 702.A.4 instead

of 704.A.2.

C. Section 04

1. In point 24, the section number for the MSA District should be 700A.1.B.1 instead

of 700A.1.A1.

2. The section number for the FCO District, 704.1.B.1, should be added.

D. Section 07

1. Use G15 Stripping of Soil is to be deleted from the JMZO. The list of deleted

sections should include Section 405.A.2.j for the R2 District.

We would appteciate being notified of the Joint Zoning Council’s decision regarding this matter. If
the amendment is adopted, please send a copy within 30 days as required by Section 609(g) of the
Pennsylvania Municipalities Planning Code.

LTB:kijp

cc!

Newtown Township Board of Supervisors

Upper Makefield Township Board of Supervisors

Wrightstown Township Board of Supervisors

Jeffrey Garton, Begley, Catlin and Mandio

Tetry Clemons and Daniel M. Keane, Clemons Richter & Reiss

Peter Nelson and Mary Eberle, Grim, Biehn & Thatcher

Ethel K. Hibbs, Sectetary, NARPC

Walter Wydro, Chairman, NARPC

Kutt Ferguson, Newtown Township Manager (via email)

David Nyman, Upper Makefield Township Interim Manager (via email)
Joseph F. Pantano, Wrightstown Township Manager (via email)

Mattin Vogt, Zoning Officer, Newtown Township

Micah S. Lewis, RLA, Boucher & James, Inc., Newtown Township Planner
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Bucks County Planning Commission
Subdivision and Land Development Reviews

May 27 to June 20, 2014
BCPC |Tax Patcel Submission
Municipality Number |Number(s) Applicant Level Proposal
Bedminster Township [10773 1-2-49 The Presetve - Phase 1 RF 7 Single-family Lots
1 Open Space Lot
Bensalem Township  |10327-F  |2-1-56, etc. PARX Casino - Showroom F Commercial Land Development:
4,300 Square feet
Bristol Borough 12018 4-25-210 Radcliffe Learning Center P Commetcial Land Development:
880 Square feet
Bristol Borough 7900-B  [4-18-28 Mill Street Wharf p 5 Attached Units
5 Multifamily Units
Commercial Land Development:
5,500 Square feet
Buckingham Township |6517-B  [6-10-184 Watson's Creek P 6 Single-family Lots
& -184-2
Doylestown Borough 11243 8-9-66 155 East Oakland Avenue RP 2 Single-family Lots
Doylestown Township [7150-A  |9-9-58 The Enclave at Town's Edge P 6 Single-family Lots
Falls Township 9795-B  [13-47-130-3 269 Canal Road P Commercial Land Development:
7,500 Square feet
Hilltown Township 11978 15-28-103 Envision Land Use P 36 Single-family Lots
Middletown Township |8671-A  [22-40-25-2 GMR Restaurants of PA F 2 Commetcial Lots
New Britain Borough [12016 25-1-6-1 & -6-6  [Bauman RP 2 Industtial Lots
New Britain Township |[6051-T  [26-1-100-4 New Britain Business Park RF Lot Line Change
Newtown Township  [7516-B  |29-3-58 & -58-3 |[Lesser E Lot Line Change
Newtown Township  |5310-H  |29-10-170 KVK Phase 2 P Industtial Land Development:
28,650 Square feet
Quakertown Borough [5796-A  |35-2-12-1 Mattress Watehouse P Commetcial Land Development:
4,352 Square feet
Richland Township 11969 36-39-7,-7-2 Twin Lakes F 107 Single-family Lots
& -7-3
Richland Township 8800-H [36-29-19 KC, Inc. F Industrial Land Development:
32,800 Square feet
Richlandtown Botough |7791-A  |36-33-15, Phoebe Richland RF Institutional Land Development:
37-2-17 & -31 Health Care Center 72,550 Square feet
Upper Southampton  [12014 48-23-7 McCabe P 2 Single-family Lots
Township
Warminster Township |10045-A  [49-6-324 1071 County Line Road P Commercial Land Development:
1,868 Square feet
Warwick Township 11521-A  [51-3-23 Stony View P 4 Single-family Lots
Warwick Township 12017 51-1-7 & -7-1 Sailor S 5 Single-family Lots
Warwick Township 12019 51-18-14 1703 Almshouse Road P Commetcial Land Development:
1,530 Square feet
West Rockhill 12013 52-9-159 Hidden Meadows on the Ridge [P Industtial Land Development:

Township

20,470 Square feet







Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
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COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, [%ice Chairman
Diane M. Ellis-Marseglia, LCSW

June 20, 2014
BCPC #10773

MEMORANDUM

TO: Bedminster Township Boatd of Supervisors
Bedminster Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT: Revised Final Plan of Subdivision for The Preserve
TMP #1-2-49
Applicant: Slotter Road Associates
Ownet: Same
Plan Dated: October 27, 2004
Last Revised: March 24, 2014
Date Received: June 5, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chuirman
David R. Nyman, 7z Chairnan
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James ]. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Exeentive Direetor

This ptoposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 38.87-acte parcel into 8 lots. Lot 1 (15.88 actes) contains a preserved farmland
tract (15.39 actes) and an existing single-family detached dwelling. Lots 2 through 7 range from
2.02 actes to 3.04 acres and are intended for single-family detached units served by a cul-de-sac.
A conservation easement is proposed ovet the rear pottions of Lots 2, 3, and 4, totaling mote
than 4 actes. The remaining 4.77 acres ate proposed as an open space preservation patcel
containing stormwater facilities. Individual on-lot sewerage disposal systems and wells are

intended to serve the development.

Location: The site is located on the northeastern side of Slotter Road, approximately 800 feet

southeast of the intersection of Ridge Road and Slotter Road.

Zoning: The site is located in the AP Agticultural Preservation District which permits single-family
detached dwellings on a minimum lot size of 32,000 square feet (0.73 acres) undet the

Residential Subdivision option provided in Section 408(3) of the zoning otdinance.

Present Use: Agricultural.

Visit us at: www.buckscounty.org
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COMMENTS

It is recommended that the plan be approved by municipal officials if it is determined that all
ordinance requitements and conditions of preliminary plan approval are met, and if the plan
complies with the requitements of all other applicable reviewing agencies.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessary for you to attend this meeting, but you are welcome to do so
and to offer comments on the proposal to the BCPC board and staff.

In otrder that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

CHG:kjp

cc: Slotter Road Associates, LP
Nicholas Rose, ProTract Engineering, Inc.
Tom Fountain, Keystone Municipal Engineering, Township Engineer
Richard Shillings, Township Manager (via email)
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PLANNING COMMISSION
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June 2, 2014
BCPC #10327-F

MEMORANDUM

TO: Bensalem Township Mayor
Bensalem Township Council
Bensalem Township Planning Commission

FROM: Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ

James J. Dowling

Raymond W. Goodnoe
Edward Kissetback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeautive Director

SUBJECT:  Final Plan of Land Development for Philadelphia Patk Casino—Racing Showroom

TMP #2-33-1, 2-33-1-1, 2-33-2, 2-33-14-1, and 2-33-17; 2-1-56; 2-38-1
Applicant: Parx Casino

Owner: Keystone Tutf Club, Inc., and Bensalem Racing Association
Plan Dated: April 24, 2013

Date Received: May 9, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepated the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Construct a 4,300-square-foot addition to an existing 233,745-squate-foot casino on 452.2

acres. The site is setved by public water and sewerage.

Location: At the confluence of Galloway Road, Mechanicsville Road, Street Road, Richlieu Road,

and the Pennsylvania Turnpike.

Zoning: CSD Convention Stadium District, which permits pati-mutuel betting uses on a minimum
tract area of 100 actes. Proposed uses within the district require conditional use approval by

Township Council.
Present Use: Racetrack and casino.

COMMENTS

1y Landscape plan—The plan does not provide a landscape plan. Section 201-106(c)(9) of the
subdivision and land development ordinance requires that a landscape plan be submitted for

all land developments.

Visit us at: www.buckscounty.org
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2: Parking—The applicant is proposing to eliminate 131 parking spaces. While sufficient
patking is being held in reserve that would satisfy the requirements of the ordinance, the
township should determine whether current parking demand is being met (Section 232-
586(3) of the zoning ordinance).

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, public meeting. It is not necessary for you to attend this meeting, but you are welcome to
do so and to offer comments on the proposal to the Bucks County Planning Commission board and
staff.

In order that we may be mote aware of your concetns, please send us a copy of all municipal
decisions sent to this applicant.

MAR:kip

cc: Keystone Tutf Club & Bensalem Racing Association
Timothy W. Stout, P.E., Langan Engineering
Ron Gans, O’Donnell & Naccarato, Municipal Engineer
William Cmorey, Municipal Manager (via email)
Lozetta Alston, Bensalem Dept. of Building and Planning
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PLANNING COMMISSION
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COUNTY COMMISSIONERS:

Robert G. Loughery, Chairan
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June 11, 2014
BCPC #12018

MEMORANDUM

TO: Bristol Borough Council
Bristol Borough Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Land Development for Radcliffe Leatning Center
TMP #4-25-210

Applicant: Integrated Construction Services, Inc.

Ownet: Christina DeLuca

Plan Dated: April 10, 2014

Date Received: May 12, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nymao, 7ic Chairman
Walter S. Wydro, Secrtary
Joseph A. Cullen, Eso.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeaitive Dircctor

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepated the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Construct an 880-square-foot addition to a day care facility, on a site of 0.5 acte. The

site is setved by public water and sewer.

Location: The nottheastern side of the intersection of Radcliffe and Lincoln streets.

Zoning: R-1A Residential District, which provides for moderate density tesidential uses, protected
from incompatible land uses. The minimum lot area for nonresidential uses is 5,000 square

feet. Day care centets are permitted in the district by special exception.

Present Use: Institutional/day care centet.

COMMENTS

1. Preliminary plan—The plan submitted to us consists primarily of construction drawings.
Although the applicant has applied for a waiver of the subdivision and land development,
the plan should be revised to incorporate a site plan of adequate scale and detail to allow
borough officials to conduct a meaningful review of compliance with natural resource

Visit us at: www.buckscounty.org
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protection standards, buffer yards, dimensions, and other requirements of the zoning
ordinance, and to assess the impact of the development within its neighborhood context.

2. Special exception—Day care center, Use 2D, is a use permitted in the R-1 District by
special exception, under Section 27-306.3.C of the zoning ordinance. Borough officials
should determine whether the proposed expansion of the use is consistent with the terms
and conditions of the previously granted special exception.

3. Recreation atea—Borough officials should ensure that the recreation area is sizable
enough to accommodate any additional day care enrollment generated by the proposed
facility expansion, as requited under Section 27-320.2.D(1) of the zoning ordinance.

4. Waiver of land development—The applicant has requested waiver of provisions of the
botrough’s subdivision and land development ordinance. A partial rationale has been
provided. In accordance with the requirement of Section 512.1(b) of the Pennsylvania
Municipalities Planning Code, the applicant must state in full the grounds and facts of
unteasonableness or hardship on which the request for the waiver is based and the
minimum modification necessaty. Borough officials should consider whether granting the
waivet is in the public interest. The final plan should note all waivers granted.

5. Parking—The plan states that the property is nonconforming with two off-site parking
spaces, but a parking calculation is not provided. The plan should be revised to indicate the
cutrent requited amount of parking for the day care use, as detailed in Table 7.1 in Section
27-701 of the zoning ordinance, based on the existing number of employees and students,
and the amount of parking required after the building expansion, with seven additional
students and any additional employees. The note regarding the off-site parking requirement
on the project zoning table Sheet T of the plan states that additional parking spaces will be
based upon “incremental change or enlargement” of enrollment. Borough officials should
be assured of the availability and location of adequate associated parking for the expanded
facility, including disabled-accessible parking space.

The plan should also indicate how parking is accommodated when children are dropped
off and picked up at the day care center. Section 27-320.2.D(2) of the zoning ordinance
tequires adequate facilities for passenger loading and unloading.

6. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development.

This review will be included in the Bucks County Planning Commission board materials for the
July 2, 2014, meeting. It is not necessary for you to attend this meeting, but you are welcome to do
so and to offer comments on the proposal to the BCPC board and staff.
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In order that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

GF:kjp

cc: Integrated Construction Services, Inc.
Christine Del.uca
Douglas R. Schotland Architect LLC
Kurt Schroeder, P.E., Gilmore & Associates, Borough Engineer
James Dillon, Botough Manager (via email)
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June 12, 2014
BCPC #7900-B

MEMORANDUM

TO: Btistol Borough Council
Btistol Borough Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Land Development for Mill Street Wharf
TMPs #4-18-28 and p/o -18-27
Applicant: JVS Bristol
Ownet: Same
Plan Dated: April 7, 2014
Date Received: May 28, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chaimman
Walter S. Wydro, Secrtary
Joseph A. Cullen, EsQ.

James }. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lyon T. Bush

Executire Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which
has ptepared the following comments in accordance with the Pennsylvania Municipalities Planning

Code (Section 502).

GENERAL INFORMATION

Proposal: Construct a 5,500-squate-foot restaurant building with five condominium dwelling units
above, five 1,050-square-foot townhouses, and five garages, on a site of 0.45 acre. The site is

setved by public water and sewet.

Location: The southwestern side of the intersection of Mill and Samuel Clift streets.

Zoning: TC Town Center Disttict, which provides for the central location of residential, commetcial
and service uses on a minimum lot of 2,000 square feet. The site is also located in the Histotic
District ovetlay; all applications for zoning and building permits within the ovetlay district must
be submitted to the Historic Architectural Review Board (HARB) for review and comment.

The Bristol Borough Zoning Heating Board granted variances from the following zoning

ordinance tequitements on March 19, 2014:

e Section 27-309.2 Townhouses, attached dwellings and condominiums

Visit us at: www.buckscounty.org
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e Section 27-309.5 Reduced lot atrea, increased impetvious surface and building
height

e Section 27-309.3 Special exception for outdoor eating accessoty use

e Section 27-320.1.G(3) Expanded residential use area

e Section 27-320.7.M(1) Covered outdoor eating area

e Section 27-401 Two principal uses on the lot

e Section 27-404.1.C Exemption from residential dimensions

e Section 27-502.1 Floodplain disturbance

e Section 27-502.2 Steep slope disturbance

e Section 27-503.15 Lowest floot built below floodplain

e Section 27-701 Parking requirements

e Section 27-704.1.A Loading space

e Section 27-309.7.A.(6)(b)()) Reduction in overall ratio of fagade windows
e Section 27-309.7.A(6)(b)(iii) Reduction in ratio of uppet-story fagade windows
e Section 27-309-7.A(9)(b)  Increase in width of facade massing

Present Use: Vacant (abandoned restaurant).

COMMENTS

1.

Waivers—The site plan indicates that the applicant is requesting waiver of the following
subdivision and land development ordinance tequirements:

e Section 22-404.B.2(b) Existing features

e Section 22-506.2 Reduced sight distance

e Section 22-507.4.C Leveling area at driveway

e Section 22-508.7 Driveway straight course reduction
e Section 22-510.1 Elimination of stopping area

e Section 22-510.4.B Two-way driveway width of 25 feet
e Section 22-510.4.D  Elimination of side setback

e Section 22-519.1 Utility easement width of 15 feet

e Section 22-523.5.C Landscape buffer

e Section 22-523.6 Parking area landscaping

e Section 22-523.B Fee in lieu of tree replacement

e Section 22-604 Recreation facilities.

In accordance with the requirement of Section 512.1(b) of the Pennsylvania Municipalities
Planning Code, the applicant must state in full the grounds and facts of unreasonableness ot
hardship on which the request for the waiver is based and the minimum modification
necessary. In view of the intensity of the proposed development on a prominent,
environmentally sensitive and historic site, we recommend that borough officials carefully
consider whether granting the requested waivers is in the public intetest, particulatly those
regarding landscaping and tree replacement.

Development in floodplain—The plan proposes residential construction within the
floodplain. Therefore, the proposal is not consistent with the Bucks County Comprehensive Plan
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(2011) and the Bucks County Hazard Mitigation Plan (2011) policies regarding development in
the floodplain.

While the proposal has teceived variances for floodplain disturbance and construction below
floodplain level (according to the variance, townhouse garages will be built below the
floodplain, with all living space located on three upper stories), the zoning ordinance contains
other provisions testricting what can be built or located in the floodplain, or tequiting
floodproofing, including prohibitions against wiring and outlets, utility equipment, appliances,
and sanitary facilities located below the floodplain. Documentation should be provided to
demonstrate compliance with the applicable tegulations governing development in floodplain
found in Section 27-503 of the zoning ordinance.

3. Historic resources

a. Historic district overlay—The proposal is located in the historic district ovetlay, and
as such, we recommend the HARB review the proposal to ensure that it is consistent
with the style and characteristics of the historic district. Section 27-319.2 of the zoning
ordinance requires HARB review and issuance of a Certificate of Appropriateness by
the borough council for any construction within the historic district.

b. Potential archaeological site—The borough may want to consider requesting the
applicant to petform an archaeological investigation on the site to determine if any
historic artifacts are present, and if so, to what extent they could be preserved. The
Pennsylvania Histotical and Museum Commission’s Bureau for Historic Presetvation
is the agency responsible for compliance with the Pennsylvania History Code and
could be a valuable resource for an investigation, along with local historical societies.

4, Acquisition—The proposal as depicted incorporates 194 square feet of adjoining TMP #4-
18-27, which appeats to be under separate ownership. The addition would involve acquisition,
subdivision, and conveyance of a small part of the adjoining property, for consolidation with
the main parcel, TMP #4-18-28. Botrough officials should not take action on the proposal
until the applicant demonsttates the ability to secure the additional land.

5. Streetscape—The plan should demonstrate compliance with the street tree and other
streetscape standards of Section 27-309.7.C of the zoning ordinance.

6. Screening—The plan should demonstrate compliance with the equipment and patking
screening standards of Section 27-309.7.D of the zoning ordinance.

[ Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailet to the Pennsylvania Department of Environmental Protection (PaDEP) to
determine if an Act 537 Planning Module for Land Development must be submitted for this
proposed land development.

This review will be included in the Bucks County Planning Commission board matetials for the July
2, 2014, meeting. It is not necessaty fot you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.
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In order that we may be more aware of yout concerns, please send us a copy of all municipal decisions
sent to this applicant.

GFkjp

cc:  JVS Propetties
Mark Havers, Pickering Corts & Summerson
‘Allen Toadvine
Kutt Schroedet, P.E., Gilmote & Associates, Borough Engineer
James Dillon, Borough Manager (via email)



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles FL. Martin, Iice Chatrman
Diane M. Ellis-Marseglia, Lcsw

June 17, 2014
BCPC #6517-B

MEMORANDUM

TO: Buckingham Township Boatd of Supervisots
Buckingham Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Subdivision for Watson’s Creek
TMP #6-10-184 and 6-10-184-2
Applicant: Georgiana Coles
Owner: Same
Plan Dated: Octobet 4, 2013
Last Revised: June 5, 2014
Date Received: June 6, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairman
Walter 8. Wydro, Secrtary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Execntive Direclor

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with Pennsylvania Municipalities Planning

Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 36.62-acte tract into a 6 single-family detached residential lots ranging in size
from 2.506 acres to 20.031 acres. On-lot water and wastewater facilities would setve the

development.

Location: Northwest side of the intetsection of Yotk Road (S.R 263) and Mill Road.

Zoning: R1 Residential District, which permits single-family detached dwellings on a minimum lot

area of 1.8 acres.

A stipulation and agreement between the township and the applicant, approved on November
30, 2012, indicates that the Township agtees to approve the subdivision plan for the Watson’s
Creek that will be substantially similar to the settlement sketch plan. The parties recognized that
there may be revisions to the layout of the plan when the plan is fully engineered and that plans
shall be fully compliant with the cuttent ordinances. The Township also agrees that in teviewing

the plan that:

Visit us at: www.buckscounty.org
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The five lots on TMP #6-10-184-2 may be served by a common dtiveway, with Lot 5
being a landlocked parcel with no road frontage.

No public improvements will be required on either Mill Road ot Yotk Road.

Stormwater management will occur on a lot by lot basis.

Coles will not be required to pay any in lieu fees or other fees as a condition of apptoval
of the subdivision plan other than the park and recreation fee.

The preliminary subdivision plans will be reviewed, and when apptoved, approved as a
pteliminary/final subdivision plan.

A partial waiver will be granted for lots 4 and 5 from the 150-foot wetland transitions
area allowing the septic systems, on-lot stormwater management BMPs, etosion and
sediment control, and associated grading to be located within the 150-foot wetland
transition area. However, in no case shall any disturbance occur within 50 of the
delineated wetlands and no forest removal shall occur 150 feet of the delineated
wetlands. In addition, after the installation of these facilities, the distutbed portions of
the 150-foot wetland transition area will be testored in accordance with the tiparian
buffer restoration requirements of the PA. Stormwater BMP Manual.

A partial waiver will be granted for Lot 6 from 150-foot wetland transitions atea allowing
the driveway and associated grading to be located within the 150-foot wetland transition
area. However, in no case shall any distutbance occur within 50 of the delineated
wetlands. As a result of the disturbance, the tiparian buffer will be enhanced between the
dtiveway and Watson’s Creek in accordance with the riparian buffer restoration
requirements of the PA. Stormwater BMP Manual. The atea of the tequired riparian
buffer restoration shall be equal to the area of the proposed wetland transition
encroachment.

Any additional non-substantial waivers that will be necessaty to substantially irnplerrient
the revised plan attached to the stipulation.

The applicant also agtees that:

TMP #6-10-184 shall be subject to a conservations easement which will petmit one
single-family dwelling on the lot and will prohibit the lot from being further subdivided
and will protect environmentally sensitive area. The acceptable building envelope on the
Conservation easement plan shall be located to minimize the view of the home from
Yotk Road.

The existing vegetation along Yotk Road will be augmented with additional buffer
planting to aid in screening the proposed subdivision from York Road, if necessaty.
Buffering will be provided along two sides of Lot 1 which abuts TMP #6-10-184-1 if
requested by that parcels owner during plan review.

The driveway entrance into the propetty shall be relocated, or if it is not practical and if
tequested during plan review by the owner of TMP #6-11-44, a teasonable landscape
buffer will be planted on the front yard of TMP #6-11-44 to shield the house from
headlights of turning cars.

Present Use: Vacant
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COMMENTS

We tecommend that the applicant meet applicable comments (if any) provided by the township
engineer with regard to the revised final subdivision plan.

This review will be included in the Bucks County Planning Commission board materials for their
July 2, 2014 meeting. It is not necessaty for you to attend this meeting, but you are welcome to do
so and to offer comments on the proposal to the BCPC board and staff. :

In order that we may be more aware of yout concetns, please send us a copy of all municipal
decisions sent to this applicant.

TAK:kjp

cc Geotgiana Coles
Shaton K. Dotts, P.E., CPESC, Gilmotre & Associates, Inc.
Stephen B. Harris, Esquite, Hatris and Hatris
Dan Gray, P.E., Knight Engineering, Inc., Township Engineer
Dana S. Cozza, Township Manager (via email)
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PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chaimman
Charles H. Martin, Vi Chairman
Diane M. Ellis-Marseglia, Lcsw

June 4, 2014 .
BCPC #11243

MEMORANDUM

TO: Doylestown Borough Council
Doylestown Borough Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT: Revised Preliminary Plan of Subdivision for 155 East Qakland Avenue
TMP #8-9-66
Applicant: Mack-Roedel Custom Builders, LI.C
Owner: Same
Plan Dated: April 10, 2014
Plan Revised: May 9, 2014
Date Received: May 22, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, iz Chairman
Walter S. Wydro, Secrvtary
Joseph A. Cullen, EsQ.

James ]. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Executive Director

This ptoposal has been teviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: To subdivide TMP #8-9-66 into two lots and construct two single-family detached
dwellings. Lot 1 and Lot 2 would be 8,027 and 7,981 (net) square feet, respectively. The site is

served by public water and sewerage facilities.

Location: Northwestetn side of East Oakland Avenue, apptoximately 80 feet west of South Church

Street.

Zoning: CR Central Residential District, which is intended to retain and maintain the character and
density of the central residential areas whete a variety of housing types are permitted, as well as
to provide standards for the development of new housing sites in order to broaden the
borough’s housing base and to add to the vitality of the core of the borough. Single-family
detached dwelling (Use 1) is a permitted use in the CR Central Residential District with a

minimum lot size of 5,000 square feet.

Present Use: Residential.

Visit us at: www.buckscounty.org
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COMMENTS

We pteviously reviewed this proposal in out teview dated May 8, 2014 (BCPC #11243). Based upon
the cutrent submission we have the following comment:

¢ Historic district—Since the site lies within the borough’s historic district boundaries, the
applicant should be made aware that a review by the Historical Architectural Review Board
in accotrdance with the borough Historic Disttict Otdinance, Section 4, Subsection 209, is
necessary.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessaty fot you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In otder that we may be mote awate of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

MMW:kjp

cc: Philip Mack, Mack & Roedel Construction
Paul Dietz, ITI, P.E., Urwiler & Walter, Inc.
Karyn Hyland, P.E., Glimote & Associates, Borough Engineer
John Davis, Borough Manager (via email)
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PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
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Charles H. Mactin, Vie Chairman
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June 18, 2014
BCPC #7150-A

MEMORANDUM

TO: Doylestown Township Board of Supervisors
Doylestown Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Land Development for the Enclave at Town’s Edge
TMP #9-9-58
Applicant: Zaveta Custom Homes, LILC
Owner: Lower State Assoc., LLC
Plan Dated: May 30, 2014
Date Received: June 4, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Viee Chuirmar
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James |. Dowling

Raymond W. Goodnoe
[dward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Executive Director

In accordance with the provisions of Section 502 of the Pennsylvania Municipalities Planning Code,
this proposal has been sent to the Bucks County Planning Commission for review. The professional

staff prepated the following review.

GENERAL INFORMATION

Proposal: Construct a total of six residential dwelling units (condominium-style ownership) with a
homeowners association for maintenance of common site features on a 3.0978-acre tract (gtoss).
The plan indicates that the original house is to be restored, the existing batn is to be converted
into a dwelling unit, and two new semi-detached dwelling units ate proposed. The lots are to be
served by public water and sewer facilities and a private cul-de-sac street will provide access to
the units. Three small areas of open space ate proposed comprising 0.589 acres in total.

Location: The site is situated on the southeastetly side of Lower State Road, between New Britain

Road and Memorial Drive.

Zoning: R-4 Residential District which permits a vatiety of housing uses including Single-family
detached (Use B-1), Semi-detached (Use B-2), Single-family attached (Use B-4), and Multifamily
(Use B-6). Public water and sewer facilities are required for Use B-2 Semi-detached units, as well
as a gross site area of 3 acres, maximum net density of 6 dwellings per acte, and a maximum
impervious sutface ratio of 40 percent. A minimum of 20 percent open space is also required for

the development.

Present Use: Residential.

Visit us at: www.buckscounty.org
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COMMENTS

1.

Waivers—A total of 14 waivers and partial waivers are requested from various provisions of
the subdivision and land development ordinance including street standards and driveway
grades, tree preservation and protection, and stormwater management. In accordance with
the requirement of Section 512.1(b) of the Pennsylvania Municipalities Planning Code,
township officials should determine if sufficient information has been provided regarding
the grounds and facts of unreasonableness or hardship on which the request for each waiver
is based.

Dwelling unit type—The zoning information on the plan indicates that Use B-2 Semi-
detached (twin) is proposed. However, the dwellings do not contain a common building or
party wall as required by the definition for semi-detached units in Section 175-9 of the
zoning ordinance. Thetefore, it appears that the proposed units are single-family detached
units. We note that the plan shows a common courtyard between units but does not provide
any details regarding the courtyard space or how the units are in fact connected by a
common wall on one side. We recommend that township officials determine the appropriate
housing category for the proposed dwelling units, and if needed, the plan should be clarified
or revised because different zoning standards are required for Use B-1 Single-family
detached with. public water and sewer facilities.

Plan information and details—The plan indicates vatious site improvements, but does not
provide a plan detail or a site location for some of these features. We recommend that the
following issues regarding improvements be considered by township officials prior to plan
approval:

a. Improvement details—Sheets 2 and 3 of the plan indicate a courtyatd area between
the units. Howéver, no details are provided regarding the three courtyard areas.
Additionally, no details are depicted for the structural wall proposed between Units 3
and 4, nor for the architectural features and entrance monument sign proposed
within the front yards. We recommend that these features be illustrated (or a
conceptual illustration be provided) to ensure they are acceptable.

b. Crosswalk and lighting location—Sheet 19 indicates a crosswalk detail proposed
across the cul-de-sac at Lower State Road. The crosswalk delineation should be
noted or shown on the site plan. Likewise, Sheet 14 provides the lighting detail, but
the proposed location(s) of such feature is not indicated on the site plan. Section
153-6.B of the subdivision and land development ordinance requires that street lights
be installed at all street intersections.

c. Mailbox arrangement—The current mailboxes for the property are located along
Lower State Road. The plan should indicate the mail delivery arrangement for the six
units, such as a group box ot individual mailbox location.

d. Snow storage area—Snow stotage/removal and de-icing methods for the cul-de-sac,
driveways, and sidewalks should be discussed. We recommend that an atea (or areas)
be identified within the site that can accommodate large amounts of plowed snow.
In addition, we note that runoff from treated pavement, such as sodium chloride
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(rock salt), can injure adjacent vegetation. Therefore, the snow storage area(s) should
not be located close to salt sensitive vegetation.

4, Plan notes—The Landscaping and Lighting Plan (Sheet 13) references Sheet 12 for the
stormwater management area enlargement #2, and Sheet 13 for the rain garden enlargement
and also in Note 17. These teferences should be cottected to refer to Sheet 14 rather than
sheet 12 or 13.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessary for you to attend this meeting, but you are welcome to do so
and to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of your concetns, please send us a copy of all municipal
decisions sent to this applicant.

CHG:kip

cc: Zaveta Custom Homes, LL.C
Deane Riniker, Gilmote & Associates, Inc.
Matio Canales, Pickering, Corts & Summetson, Township Engineer
Stephanie Mason, Township Manager (via email)
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The Almshouse Neshaminy Manor Center 1260 Almshouse Road
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June 19, 2014
BCPC #9795-B

MEMORANDUM
TO: Falls Township Board of Supervisors
Falls Township Planning Commission
FROM: Staff of the Bucks County Planning Commission
SUBJECT:  Preliminary Plan of Land Development—269 Canal Road

TMP #13-47-130-3
Applicant: Brian Brzezinski
Ownet: Same

Plan Dated: May 20, 2014
Date Received: May 29, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, I/ Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Execntive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities
Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Construct a 7,500-square-foot contractot’s maintenance and office building on a parcel of
3.289 acres. The site is setved by public water and sewet.

Location: Between Canal Road and the Delaware Canal, about 2,400 feet east of Newbold Road, in
the Penn Warner Industrial Park.

Zoning: PIP—Planned Industrial Park Disttict, which permits a variety of industrial and commercial
uses on a lot of at least 0.5 acres.

Present Use: Commetcial (contracting firm).

COMMENTS

1. Site capacity calculations—The plan should be revised to include site capacity
calculations, required to determine natural resoutce protection requirements undet SALDO
Section 191-52.1.

Visit us at: www.buckscounty.org
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2 Landscaping—Section 209-28.G.2 of the zoning ordinance requires the 30 feet adjacent to
any street line and 10 feet adjacent to any lot line not to be used for parking, and to be
planted ot landscaped. Section 209-28.G.5 of the zoning ordinance requires landscaping of
all improved portions of the propetty not used for buildings or paving. Street trees shall be
planted along the sides of all streets where they do not exist, under Section 191-48 of the
subdivision and land development ordinance (SALDO). The plan should be revised to
depict landscaping satisfying the ordinance standards.

3. Parking

a. Number and dimensions of spaces—The plan proposes a total of 13 parking
spaces, including one that is disabled-accessible, according to General Note 3 on
Sheet 1 of the plan.. Township officials should detetmine whether this complies with
the applicable standatds of Section 209-42.H.3 of the zoning ordinance, for the
proposed use. Dimensions requited for parking spaces other than parallel are 10 by
20 feet, according to SALDO Section 191-37.C, and should be indicated on the plan.

b. Patking area landscaping—FEach off-street parking area shall have the equivalent
of one landscaped parking space for every 30, under Section 209-42.B.3 of the
zoning ordinance. The plan should depict clustered plantings at least 4 feet high
between any lot line and the street line, except where a building intervenes or the
distance is greatet than 150 feet, according to SALDO Section 191-37.B. Curbed
raised planting beds planted with one shade tree pet bed shall be located at intervals
not to exceed patking 20 spaces, and offset on alternating sides of parking rows,
under SALDO Section 191-37.G. The plan should also depict at least one tree of
minimum 1%2-inch caliper for every six parking spaces in single rows, according to
SALDO Section 191-37G 4.

c. Setback—Parking spaces adjoin the proposed building. Under SALDO Section 191-
37.B, no less than 15 feet of open space must be left between the curbline of any
uncovered parking area the a building wall.

4. Circulation—Parking arrangements should include adequate driveway and turning space to
petmit vehicles to patk and exit without requiring other vehicles to move, according to
Section 209-42.G of the zoning ordinance. No parking shall be permitted in fire lanes, dtive
aisles, sidewalks, buffer areas, turning areas, ot in front of driveways, under Section 209-
42.F.1(b). The plan should be revised to detail driveway access and circulation in compliance
with these ordinance requirements (if necessary).

5. Lighting—The plan should include a lighting component meeting the requirements of
Sections 209-40 and 209-42 of the zoning ordinance.

6. Off-street loading—The plan should incorporate off-street loading space satisfying the
requirements of Section 209-42.1 of the zoning ordinance.

7. Trash removal—The plan should demonstrate compliance with SALIDO Section 191-51.H,
which requires provision of a screened trash collection, if indoor collection is not provided.
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8. Stormwater management—Township officials should confirm that the plan complies with
provisions of the municipal stormwater management ordinance.

I8 Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Envitonmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessaty for you to attend this meeting, but you are welcome to do so
and to offer comments on the proposal to the BCPC board and staff.

In otder that we may be mote awate of your concetns, please send us a copy of all municipal
decisions sent to this applicant.

GFkip

cc: Btian Brzezinski
John H. Leapson, P.E., TEI Consulting Engineers, Inc.
Jim Sullivan, T&M Associates, Township Engineet
Peter Gray, Township Manager (via e-mail)
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May 30, 2014
BCPC #11978
MEMORANDUM
TO: Hilltown Township Board of Supervisots
Hilltown Township Planning Commission
FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Subdivision—Fnvision Land Use
TMP #15-28-103
Applicant: Envision Land Use
Owner: Anthony J. Bevilacqua, Archbishop of Philadelphia
Plan Dated: April 28, 2014
Date Received: May 1, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairmun
David R. Nyman, Viee Chaimun
Walter S. Wydro, Seorvtary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeentive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: To subdivide a 66.92-acre parcel into 36 single-family detached residential lots. Lots range
in size from 50,003 square feet to 182,075 square feet. The existing dwelling and associated
accessory buildings would be removed from the site. The site would be served by public water

and sewetage.

Location: Northeast cornet of Limekiln Pike and Rickert Road.

Zoning: Rural Residential (RR) District, which is intended to serve low density residential
development and permits Use B1 Single-Family Detached Dwellings on lots of a minimum

50,000 square feet when served by public watet.
Present Use: Residential and hotse farm.

COMMENTS

1. Waivers—The site plan indicates that the applicant is requesting waivers from the following

subdivision and land development ordinance requirements:

Section 140-27.B.(1) Block length

Visit us at: www.buckscounty.org
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Section 140-27.B.(4) Lot line angle

Section 140-27.B.(11) Lot depth to width ratio

Section 140-28.P Improvements to existing streets
Section 140-29.D.(1) Cartway width

Section 140-35 Curbs along existing streets

Section 140-36 Sidewalks along existing streets
Section 140-37 Street trees along existing streets
Section 140-39.C Grading within 5 feet of property line
Section 140-47 Recteational facilities

In accordance with the requitement of Section 512.1(b) of the Pennsylvania Municipalities
Planning Code, the applicant must state in full the grounds and facts of unreasonableness or
hardship on which the request for the waiver is based and the minimum modification
necessary.

2. Trail system—The eastern border of the site (Rickert Road) has been identified as a
potential greenway route in the Hilltown Township Open Space Plan (2009) and the Pennridge
Area Groemway Plan (2000). We tecommend that access and preservation easements be
established along the site boundaty to assist in the implementation of these greenway plans.

3. Dedication of recreation land—Section 140-59 of the subdivision and land development
ordinance requires all residential subdivisions to provide for public dedication of land
suitable for park and/or recreation use unless the applicant agtees to a fee in lieu of, as
outlined in Section 140-63. The plan does not indicate how tecreation land will be provided.
We tecommend that the plan be reviewed by the Hilltown Township Park and Recreation
Board to provide an assessment of the afea’s recreational needs and give an opinion as to the
suitability of either a land dedication ot a fee in lieu for this subdivision.

4, Street trees

a. Zelkova cultivar—We recommend that another cultivar of Zelkova be specified
instead of the 30 Zelkova serrata ‘Gteen Vase’ that are proposed as street trees. The
cultivars Village Green’, ‘Halka’, or ‘Musachino’ (which has columnar habit), ate
superior for form and long tetm branch strength. ‘Green Vase’ has the weakest
branch angle/attachments and is the most susceptible to wind damage.

b. Street tree suitability—The plan ptoposes Liriodendron tulipifera (tulip poplar) as a
street tree. According to Appendix K Plant Matetials List of the subdivision and land
development ordinance, Liriodendron tulipifera is not permitted for street tree use. We
note that tulip trees are weak wooded and very large at maturity, making them
unsuitable as street trees.

Additionally, Appendix K lists Crataegus crus-galli (cockspur hawthorn; thotnless
cultivar only) as not petmitted for street tree use, but the plan proposes Crataggus crus-
galli as a small street tree. The landscape plan should be revised to be consistent with
the township’s plant matetials requirements.

c. Number of street ttees—The landscape plan on Sheet 23 indicates that 225 street
trees are required but only 217 are proposed. This inconsistency should be resolved.
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o Pachysandra terminalis—The landscape plan (sheet 23) indicates that Pachysandra terminalis
(Japanese pachysandra) would be used as groundcover in the Type 1 buffer plantings. This
species is included on the watch list of invasive exotic plants in Pennsylvania by the
Department of Consetvation and Natural Resoutrces (DCNR).
http://www.denr state.pa.us/forestry/plants/invasiveplants/index.htm Plants on the watch
list are species that ate known to be widespread problems in other Mid-Atlantic states and
have recently been repotted, by expetienced ficld botanists and a recent DCNR survey
conducted for State Parks and State Forests, as being established in some natural ateas in
Pennsylvania. Therefore, we tecommend that the plan be revised to provide an appropriate
substitution.

6. Safe sight distance—Information regarding the available sight distances for the
intersection between Road A and Rickert Road (T-417) was not provided on the plan. As
required by Section 140-33.H of the subdivision and land development otdinance, future
plans should demonstrate compliance with the sight distance requitements of PaDOT’s
Chapter 441, Access to and Occupancy of Highways by Driveways and Local Roads —Table 1.

Posted Safe Sight Safe Sight

Speed Distance- Distance-

(mph) Left' Right'
25 250 ft. 195 ft.
35 440 ft. 350 ft.
45 635 ft. 570 ft.
55 845 ft. 875 ft.

Measured from a vehicle ten feet back of the pavement edge.
Source: Pennsylvania Department of Transportation

This teview will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessary for you to attend this meeting, but you ate welcome to do so
and to offer comments on the proposal to the BCPC board and staff.

In order that we may be mote aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

MMW:kjp

cc: Envision Land Use
Samuel D. Costanzo, P.E., Van Cleef Engineering Associates
Edward F. Murphy, McBride & Murphy
C. Robert Wynn, Township Engineer (via email)
Richatd C. Schnaedter, Hilltown Township Manager (via email)
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Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, iz Chairman
Diane M. Ellis-Marseglia, Lcsw

June 2, 2014
BCPC #8671-A

MEMORANDUM

TO: Middletown Township Board of Supervisors
Middletown Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Final Plan of Subdivision for GMR Restaurants of Pennsylvania, LLC
TMP #22-40-25-2
Applicant: GMR Restaurants of Pennsylvania, LLC
Owner: Same
Plan Dated: May 7, 2014
Date Received: May 16, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chatrman
David R. Nyman, Vie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeeutive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 3.7-acte patcel into two lots: Lot 1 (1.83 actes) contains an existing Olive
Garden testaurant; and Lot 2 (1.87 actes) contains an existing Red Lobster restaurant. No
physical improvements or site changes are proposed. The existing patking (242 spaces) would
remain and an easement agreement is proposed for continued use of parking and ingress/egress

facilities. Public water and sewerage facilities currently serve each restaurant.

Location: Southern side of East Lincoln Highway, bordered by Miles Road.

Zoning: C Commercial District which permits a vatiety of professional office and retail sales related

uses on a minimum lot size of 20,000 squate feet and a lot width of at least 100 feet.

The plan notes that variances were granted by the zoning heating board back in 1994 and 1995
providing relief from the maximum petmitted impervious sutface ratio (79% rather than 60%),
minimum parking requitements (292 spaces rather than 349 spaces), patking stall dimensions,

and buffeting standards reductions.

Present Use: Commercial.

Visit us at: www.buckscounty.org
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COMMENTS

The ttact was otiginally developed as one lot with two buildings for restaurant use. As noted above,
vatiances were granted from impervious surface, parking, and buffering requirements. We note that
the applicant proposes an easement agreement between the two lots which would provide for
continued use of the ingress/egtress and parking among the two restaurants.

Prior to plan approval, however, we recommend that township officals determine whether the
prev1ous vatiances apply to the sub]ect proposal for subdivision, or if each lot must conform to the
ptovisions of the zoning standards since new separate patcels are being created.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting, It is not necessary for you to attend this meeting, but you are welcome to do so
and to offer comments on the proposal to the BCPC boatd and staff.

In order that we may be mote aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

CHG:kijp

cc: GMR Restaurants of Pennsylvania, LLC
Michael E. Jeitner, P.E., Bohler Engineering, Inc.
Wayne Kiefer, P.E., TriState Engineers, Township Engineer
Stephanie Teoli Kuhls, Township Manager (via email)



COUNTY COMMISSIONERS:

Robert G. Loughery, Chainnan
Charles H. Martin, Via Chairman
Diane M. Ellis-Marseglia, Lcsw

Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

May 30, 2014
BCPC #12016
MEMORANDUM
TO: New Britain Borough Council
New Btitain Borough Planning Commission
FROM: Staff o\f the Bucks County Planning Commission
SUBJECT:  Revised Preliminary Plan of Subdivision for Bauman

TMP #25-1-6-8 and 25-1-6-6
Applicant: Brent Bauman

PLANNING COMMISSION:

Robert M. Pellegrino, Chairmman
David R. Nyman, Viee Chairman
Walter S. Wydro, Secrerary
Joseph A. Cullen, Esq.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Exeentive Direclor

Owner: Brent Bauman (TMP #25-1-6-8) and Bromiley Real Estate (TMP #25-1-6-6)

Plan Dated: April 29, 2014
Plan Revised: May 21, 2014
Date Received: May 22, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities
Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Consolidate TMP #25-1-6-8 and TMP #25-1-6-6 to create proposed Lot 1. As a result
proposed Lot 1 will be 2.15 acres and contain an existing nontesidential building. Proposed Lot
2 will be 2.15 actes and contain an existing nonresidential building. No construction is proposed.
The site is setved by public water and sewerage facilities.

Location: On the north side of Bristol Road, at its intetsection with Hibiscus Drtive.

Zoning: Light Industrial District permits a vatiety of light industrial, trade, and office uses. The
minimum lot size for all permitted uses is 1 acre.

Present Use: Light manufacturing.

Visit us at: www.buckscounty.org
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COMMENTS

e Existing buildings—In accordance with Section 702.C.6 of the subdivision and
land development otdinance the location and use of existing buildings should be
shown.

This review will be included in the Bucks County Planning Commission board materials fot the July
2, 2014 meeting. It is not necessaty fot you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be mote aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

MMW:kjp

cc Brent Bauman
Robert Showalter, PE, Showalter Associates, Inc.
Mark Hintenlang, PE, Borough Engineer
Robin Trymbiski, Borough Manager (via email)
Chalfont Borough (Adjacent Municipality)



COUNTY COMMISSIONERS:

Robert G. Loughery, Chaimran
Charles H. Mactin, e Chairman
Diane M. Ellis-Marseglia, Lcsw

MEMORANDUM

TO: New Britain Township Board of Supervisors
New Britain Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

E-mail: bepe@co.bucks.pa.us

Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886

June 10, 2014

BCPC #6051-T

PLANNING COMMISSION:

Robert M. Pellegrino, Chuirman
David R. Nyman, Vie Clairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowhing

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lyan T. Bush

Exeartive Director

SUBJECT: Revised Final Plan of Subdivision and Land Development—New Britain Business Park Lot

#20-2
TMP #26-1-100-4
Applicant and Owner: New Britain Corporation

Plan Dated: May 1, 2014
Date Received: May 28, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 9.32-acte patcel into two lots, one of 3.51 actes (Lot 20-1) and the other of
5.81 acres (Lot 20-2). A 20,240-square-foot warehouse and office building would occupy
ptoposed Lot 20-1, and a 30,902-squate-foot indoor entertainment building would occupy
proposed Lot 20-2. Public water and sewer setve the site. This proposal represents a minor
revision of a plan previously approved by New Britain Township and filed with Bucks County,
encompassing relocation of an internal lot line to provide access for construction of utility

service.

Location: Notth side of County Line Road at Liberty Lane.

Zoning: Industrial Office Disttict (IO), which provides for industrial and commetcial development
on 3-acre minimum lots within industrial parks.

Present Use: Vacant

COMMENTS

1. Variance—The site data table on Sheet 1 of the plan notes plan notes that a variance is
required for a reduction in the requited number of parking spaces on Lot 2. Township

Visit us at: www.buckscounty.org
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officials should not take action on the plan untl the zoning heating board has ruled on the
vatiance application. The final plan should list all granted variances.

2. Resoutce protection—Section 27-2400.h of the zoning ordinance requires impervious
surface areas to be located at least 25 feet from a wetlands boundary, with a2 maximum
disturbance ratio of 20 percent. This 25-foot area, known as the wetlands margin, is the
transitional zone extending from the outer limit of the wetland. Compliance with this
standard should be confirmed, as it appeats that development, as proposed, would encroach
into wetlands matgins, and grading may extend into wetlands.

3. Cell tower ovetlay—The cuttent plan does not involve installation of a cellular tower,
according to township officials. Therefore, delineation of a cell tower overlay should be
temoved from the final plan.

3. Waivers—The plan lists requests for waiver of the following eleven SALDO sections:

o Section 22-403, governing preliminary plan procedures

o  Section 22-502.D, requiting the plan to depict topogtraphic features within 100 feet
of the site;

¢ Section 22-502.D(10)(b), to allow steep slopes to be considered man-made;

o Section 22-706.2.B, requiring sidewalk installation along street frontages (the
requested waiver list on the plan refers to “public improvements” rather than
sidewalks for this section, and should be revised accordingly) ;

o  Section 22-708.2.A, tequiting angled off-street parking space dimensions of 10 feet
x 18 feet;

e  Section 22-708.3.C, to allow a 22-foot driveway width;

o Section 22-711.4.C, to allow soil disturbance within 5 feet of a property line;

e Section 22-712.5.E, to use polyethylene piping in place of the required concrete
stormwatet piping;

e Secton 22-712.5.F, requmng storm p1p1ng at a slope of less than .5 percent;

e Section 22-712.5.1, requiting a minimum 2-inch drop in storm collection system
structures; and

e Section 22-713.5.B(2), requiting screening of the trash collection facility.

Also requested is a partial waiver of Section 26-124 of the stormwater management
ordinance, seeking relief from current peak stormwater control standards.

In accordance with the tequitement of Section 512(1).b of the Pennsylvania Municipalities
Planning Code, the applicant must state in full the grounds and facts of unreasonableness or
hatdship on which the request for the waiver is based, the provision or provisions of the
otdinance involved, and the minimum modification necessaty. The final plan should list all
granted waivers.

4. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development.
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This teview will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessaty for you to attend this meeting, but you are welcome to do so
and to offer comments on the proposal to the BCPC board and staff.

In otder that we may be more awate of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

GFkjp

cc: New Britain Cotporation
Mark Hintenlang, P.E.
Craig Kennatd, P.E., Gilmore & Associates, Township Engineer
Eileen Bradley, Township Manager (via e-mail)
Montgomety Township (neighboring municipality)
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Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vie Chatrmar
Diane M. Ellis-Marseglia, Lcsw

June 9, 2014
BCPC #7516-B
MEMORANDUM

TO: Newtown Township Board of Supetvisots
Newtown Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT: Final Plan of Minor Subdivision for Lesser
TMP #29-3-58 and -58-3
Applicant: Scott B. Lesset
Owner: Kathleen M. Lesser
Plan Dated: April 28, 2014
Date Received: May 12, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lyon T. Bush

Exeartive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Change the lot line by conveying two pottions (totaling 1.4025 acres) of TMP #29-3-58-3
(5.3996 actes) to TMP #29-3-58 (6.4179 actes), and construct a single-family detached dwelling
on TMP #29-3-58-3. The resultant lot ateas are 3.9971 acres for TMP #29-3-58-3 and 7.8204
acres for TMP #29-3-58. A conservation easement covets a 2.3763-acte atea on TMP #29-3-58-
3. The existing dwelling on TMP #29-3-58 is setved by on-lot water and sewerage facilities and
the proposed dwelling on TMP #29-3-58-3 is intended to be setved by public water and

sewerage.

Location: Notthern side of Wrights Road, approximately 600 feet west of the intersection with

Sibelius Road.

Zoning: CM Conservation Management District, which permits a single-family detached dwelling on
a minimum lot area of one acre, subject to 2 maximum gross density of 0.33 dwelling units per

acre.

Present Use: Residential (TMP #29-3-58) and vacant (TMP #29-3-58-3).

Visit us at: www.buckscounty.org



BCPC #7516-B 2 June 9, 2014

COMMENTS

1. Areas to be conveyed—For clarity, the plan should indicate the area of the two portions of
TMP #29-3-58-3 that ate to be conveyed to TMP #29-3-58.

2. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed subdivision.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessaty for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be mote awate of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

MW: kjp

cc: Scott B. Lesset
Donald E. Rife, P.L.S, Pickering, Corts & Summerson, Inc.
Edward F. Mutphy, Esq., Wisler Pearlstine
Michele Fountain, P.E., CKS Engineers, Inc., Township Engineer
Kurt M. Ferguson, Township Manager (via email)
Martin Vogt, Township Zoning Officer
Micah S. Lewis, RLA, Boucher & James, Inc., Township Planner



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles FL. Martin, Ziee Chairman
Diane M. Ellis-Marseglia, LCSW

June 12, 2014
BCPC #5310-H
MEMORANDUM

TO: Newtown Township Board of Supetvisors
Newtown Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminatry Plan of Land Development for KVK
TMP #29-10-170

Applicant: 110 (One) Terry Drive LP

Owner: Same

Plan Dated: April 10, 2014

Date Received: May 22, 2014

PLANNING COMMISSION:

Robert M. Peltegrino, Chairman
David R Nyman, Vicx Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lyna T. Bush

Executive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Construct a 2-stoty, 28,650-squate-foot addition to an existing building on a 6.16-acte
patcel. This is Phase 2 of an intended three-phased expansion of the existing facility. The plan
also proposes to add a second access on Terry Drive, eliminate one of the two accesses on
Blacksmith Road, add parking spaces, and consttuct a detention basin. Public water and

sewetage setve the site.

Location: Northeastern cotner of Tetty Drive and Blacksmith Road.

Zoning: LI Light Industtial Disttict permits various uses by tight, including D-1 Office, G-2
Reseatch, and G-3 Wholesale Business, Wholesale Storage, Warehousing, and use G-1
Manufactuting by conditional apptoval, on a minimum lot area of 80,000 square feet (1.84

actes).

The plan notes that a variance was granted by the Newtown Township Zoning Hearing Board
on September 3, 1998, from zoning ordinance Section 1002.1 to permit a teduction in the

number of loading betths from the required five loading berths to three berths.

Present Use: Industtial (manufactuting/research).

Visit us at: www.buckscounty.org



BCPC #5310-H 2 June 12, 2014

COMMENTS

1,

Variances requested—The plan indicates that variances are being trequested from the
following zoning ordinance requirements:

Section 702.B—To permit a front yard building setback along Blacksmith Road of 51.68 feet
instead of the required 75 feet.

Section 702.B—To permit a rear yard building setback of 59.85 feet instead of the required
75 feet.

Section 702.B—To permit an impetrvious sutface tatio of 70.2 petcent instead of the
required 65 percent.

Sections 803.G-1 and 803.G-2—To permit 138 parking spaces instead of the requited 260
spaces.

Section 903.B.4.a(1)—To permit 100 percent disturbance of the manmade 15-25 petcent
steep slopes.

Section 1001.F.4—To permit patking within the front yatd setback.

Section 1001.F.6.a—To permit off-street parking to be located less than 20 feet from any
public right-of-way line.

Section 1002.I—To permit a reduction in the number of loading berths from the required 7
loading berths to 3 berths.

The township planning commission should not make a tecommendation to the boatd of
supervisors until the resolution of the request for variances is received from the zoning
hearing board. Future plans should note variances granted and any conditions imposed by
the zoning hearing board.

Conditional use and waiver requests—The plan states that the applicant is tequesting that
the existing conditional use from zoning ordinance Section 702.A.3.g for use G-1
Manufacturing be reconfirmed.

In addition, waivers from the following requirements of the subdivision and land
development ordinance (SALDO) are requested:

Sections 402.1.1, 403.1.A, and 403.5.A—Regarding scale of the plan.

Sections 403.2.B and C and 403.B. and C—To not requite existing features within 400 feet
of the property to be shown.

Sections 402.3.F and 403.3.F—To allow contours of one-foot intervals instead of the
required two-foot intervals.
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6.

Sections 402.4.M, 403.4.M, and 529.1.C—To not trequite the landscape plan to be prepared
by a registered landscape architect. '

Section 402.5—To not tequite a traffic impact study.
Section 514.2—To allow patking within the front yard setback.

Section 514.9—To allow parking within 7 feet of the outside wall of a building instead of the
required 20 feet.

Section 529.4.B—To not require the parking areas to be enclosed by a visual scteen.
Section 534.B—To not requite patrking ateas to be visibly secluded.

In accordance with the requirement of Section 512.1(b) of the Pennsylvania Municipalities
Planning Code, the applicant must state in full the grounds and facts of unreasonableness ot
hardship on which the request for the waiver is based and the minimum modification
necessary.

Landscape plan

a. Parking lot buffer—The plan should be revised to comply with zoning ordinance
Section 1001.F.6 which requires that any area for off-street parking for three or more
vehicles shall be buffered, except at entrances and exits, from streets. The buffer shall
consist of an ornamental fence or wall, or by a compact evergreen hedge not less than
4 feet in height.

b. Street trees—The plan should comply with subdivision and land development
ordinance Section 531.1.3 which requites stteet trees and associated plantings for any
land development along existing streets when they abut or lie within the land
development, planted at a maximum spacing of 50 feet.

Sidewalks/building entrances—We recommend that the plan clarify the sidewalk access
to the building from the ptoposed handicap parking spaces along the eastetn side of the
proposed addition. It appeats this area may be ramped to 2 building entrance, but there are
no notes ot details indicating what is intended. If any additional building
accesses/emergency exits and sidewalk areas are intended, they should be shown on the
plan.

Fire lanes—The plan should comply with SALDO Section 511 which requites a fite lane, at
least 20 feet wide, to be provided for all nonresidential buildings. Section 511.B states that a
fire lane shall be provided within 20 feet of the building on 2 minimum of one side of each
building, preferably the entrance side.

Patk and recreational land requitements—The plan should indicate how the proposal
will comply with the park and tecteation land (or fee in lieu of) requirements of Part 12 of
the SALDO.
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7. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Envitonmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development. We recommend that the planning module be submitted at
the preliminary plan stage to coordinate the land development review with the planning
module review.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

MW:kjp

cc: 110 (One) Terry Drive LP
Heath Dumack, P.E., Dumack Engineering
Richard Walker-Architect
Michele Fountain, P.E., CKS Engineers, Inc., Township Engineer
Kurt M. Ferguson, Township Manager (via email)
Martin Vogt, Township Zoning Officer
Micah S. Lewis, RLA, Boucher & James, Inc., Township Planner



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vi Chairman
Diane M. Ellis-Marseglia, 1.csw

June 12, 2014
BCPC #5796-A

MEMORANDUM

TO: Quakertown Borough Council
Quakertown Botough Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Land Development—Mattress Warehouse
TMP #35-2-12
Applicant: BEI
Owner: 309 Quakertown Ltd. Partnership
Plan Dated: May 5, 2014
Date Received: May 19, 2014

PLANNING COMMISSION:

Robest M. Pellcgrino, Chairman
David R. Nyman, Iiee Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Execntive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which
prepared the following comments in accotdance with the Pennsylvania Municipalities Planning Code

(Section 502).

GENERAL INFORMATION

Proposed Action: Construct a 4,352-square-foot retail mattress store on a 0.67-acre parcel. A total of
14 parking spaces is proposed for the site. Public water and sewer facilities ate intended to serve

the development.

Location: Along the western side of S. West End Boulevard (U.S. Route 309), just south of the

intersection of West Broad Street and S. West End Boulevard.

Zoning: HC Highway Commercial District which permits retail stotes on a minimum lot area of 12,000
square feet with a minimum lot width of 80 feet. This district permits 2 maximum building

coverage and a total impetvious coverage of 40 and 90 percent, respectively.

Information submitted with the plan indicates that on February 20, 2014, the Quakettown
Borough Zoning Hearing Board granted a variance to petmit the construction of a commetcial
building in the HC district that would be placed 8 feet from a rear yard propetty line rather than

the required 25 feet.

Present Use: Vacant.

Visit us at: www.buckscounty.org
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COMMENTS

1;

Parcel number—The Bucks County Planning Commission teview application and the
Preliminary/Final Plan submitted for the proposed land development indicate that the parcel
number for the site is TMP #35-2-12-1. However, according to Bucks County Board of
Assessment information, the subject site is TMP #35-2-12. Also, the Zoning Vatiance
Decision and Order identifies the parcel as TMP #35-2-12. The land development plan should
be revised to list the correct parcel number for the site.

Existing accessway—As shown on the plan, the site contains a portion of a vehicular
accessway that extends from Route 309 to Route 663 (W. Broad Street). From the driveway
on Route 309, the accessway runs along the subject site’s southern and westetn propetty lines
and extends onto the adjacent property (TMP #35-2-12-1) whete it accesses Route 663. Due
to the configuration of the parking lots, it is likely that vehicular trips associated with both
propetties will utilize this accessway. The plan should indicate any access easements that may
exist. If there are cutrently no access easements associated with this access drive, it is
recommended that one be established. The easement should addtess tesponsibilities for
maintenance.

Circulation plan—To adequately teview the intended vehicular circulation for the site, the
plan should be revised to indicate the intended route for vehicles that will access the loading
zone.

Requited buffer—Section 404.4 of the zoning ordinance tequites a 20-foot wide planted
buffer yard between the proposed retail store and adjacent residential district to the rear of the
site. It is noted that an existing access drive is located within the portion of the site that borders
the adjacent LR Low Density Residential District. Zoning Otdinance Section 404.4.C.(3) states
that in circumstances where it is impractical for a planting screen to meet the buffer
requirements or it would create an undue hardship, the Zoning Hearing Boatd may modify
the requirements or approve acceptable alternatives. This issue should be addressed.

Off-street loading area—Section 604.2.C. of the zoning ordinance requites that each loading
space shall be located so that all maneuvering room is outside of the requited buffer areas,
yatd areas and right-of-ways. As shown on the plan, a majority of the designated loading area
is shown within a portion of the delineated rear yard. This issue should be addressed.

Clear sight ttiangle—In accordance with Section 404.3 of the zoning ordinance, the plan
should be revised to indicate the requited clear sight triangle at the dtiveway access on Route
309.

Street trees—We recommend that a few additional street trees be provided on the site along
Route 309 provided they would not interfere with the clear sight triangle and clear sight
distance. Infrastructure improvements such as street trees are an investment in a community
and provide a lasting benefit to the area. In addition, improvements such as street trees help
make an atea a desirable place to live and conduct business and tend to increase property
values for everyone.
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8. Plan information—Information in the Landscape Legend on Sheet 4 of 8 lists the botanical
name for Japanese Zelkova as ‘Sophora japonica . The plan should be revised to cotrectly identify
this tree species as ‘Zelkova serrald .

Also, reference to W. Broad Street as S.R. 313 on the plan should be tevised to indicate S.R.
663 to correctly identify the road designation west of Route 309.

9. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP) to
determine if an Act 537 Planning Module for Land Development must be submitted for this
proposed land development. We recommend that the planning module be submitted at the
preliminary plan stage to coordinate the land development review with the planning module
review.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessary fot you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In otder that we may be aware of your concetns, please send us a copy of all decisions sent to this
applicant.

LMW:kjp

cc: Greg A. Bogia, PE, PTOE, President, BEI Bogia Engineeting, Inc.
Cowan Associates, Municipal Engineer
Scott McEltee, Borough Manager (via email)
Ken Fretz, Botough Zoning Officer (via email)






COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles Fl. Mactin, [Zice Chairman
Diane M. Ellis-Marseglia, LcSW

MEMORANDUM

E-mail: bepc@co.bucks.pa.us

TO: Richland Township Board of Supervisors
Richland Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886

June 23, 2014
BCPC #11969

SUBJECT: Final Plan of Subdivision and Land Development for Twin Lakes
TMPs: #36-39-7;-7-2, and -7-3
Applicant: Select Properties, Inc.
Owner: Wayne and Antoinette Rubic
Plan Dated: October 15, 2013
Last Revised: June 10, 2014
Date Received: June 12, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Clairman
David R. Nyman, e Chairman
Walter S. Wydro, Secrerary
Joseph A. Cullen, EsQ

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Execntive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which ptrepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 54.2765-+acre tract into 107 lots fot construction of detached, single-family
cluster housing. Also, open space totaling 27.8344 acres is proposed (Open Space A, 26.9372
acres; Open Space B, 0.4203 acte; Open Space C, 0.1243 acre; Open Space D, 0.1382 acte; and
Open Space E, a tot lot, 0.1125 acre). The plan also includes a 20-foot-wide easement for a
walking trail. The site would be setved by public water and sewet systems.

Location: The eastern side of Old Bethlehem Pike, at the intersection of Tollgate Road.

Zoning: RA, Rural Agricultural District. Use B4, single-family cluster housing, is a permitted use on
a site of at least 4 acres with a maximum impetvious sutface ratio of 10 percent. At least 50
percent of the site must remain as open space. The proposal is subject to the tetms of a
stipulation agreement dated August 11, 2008, and amended August 12, 2013.

Present Use: Agricultural

Visit us at: www.buckscounty.org
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COMMENTS

1.

Waivers—In addition to four waivers granted as of March 10, 2014, the plan requests the
following additional waivers of provisions of the subdivision and land development
ordinance, as follows:

e Section 307.6, regarding toe of berm to be located 10 feet from floodplain or
wetlands;

e Section 309.1, regarding exsiting ponds to remain as close to current state to
minimize impact, and ‘

o Section 517.2, regarding driveways exceeding 4 percent grade.

In accordance with the requitement of Section 512.1(b) of the Pennsylvania Municipalities
Planning Code, the applicant must state in full the grounds and facts of unreasonableness or
hardship on which the request for the waiver is based and the minimum modification
necessaty. The final plan should list all granted waivets.

Easement—General Note 16 on Plan Sheet 2 refers to a “suggested” restricion on
seasonal disturbance testriction for Open Space Patcel A, because of nesting of the Great
Blue Hetron. Therefore, we tecommend that the note be revised to state that thete is a
seasonal disturbance restriction.

Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection to
determine if an Act 537 Planning Module for Land Development must be submitted for this
proposed subdivision.

This review will be included in the Bucks County Planning Commission materials for the July 2,
2014, meeting. It is not necessaty for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be more awate of your concetns, please send us a copy of all municipal
decisions sent to this applicant.

GF:kjp

cC

Select Propetties, Inc.

Kirk Clauss, P.E., Schlosser & Clauss.

Mike Schwartz, P.E., Gilmore & Associates, Township Engineer (via email)
Judith Stern Goldstein, Boucher & James, Inc.

Quakertown Area Planning Committee

Steven Sechtiest, Township Manager (via e-mail)



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chaimman
Charles H. Mactin, Fiee Chairman
Diane M. Ellis-Marseglia, Lcsw

June 6, 2014
BCPC #8800-H

MEMORANDUM

TO: Richland Township Board of Supervisors
Richland Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, 1%iee Chairman
Walter S. Wydro, Seary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carot A. Pierce

Evan J. Stone

Lyan T. Bush

Exeautive Director

SUBJECT:  Revised Final Plan of Land Development for KC, Inc. (Lot 5, Notthfield Business

Campus)

TMP: #36-29-19

Applicant: Gotski Engineering

Owner: Northfield Business Campus LLC
Plan dated: September 15, 2008

Last revised: Match 3, 2014

Date received: May 21, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepated the following review in accordance with the Pennsylvania Municipalities Planning

Code (Section 502).

GENERAL INFORMATION

Proposal: Phased construction of 32,800 square feet of industrial space on a parcel of 5.6289 actes.
The initial building would encompass 17,800 square feet. The plan also depicts a “future”

building addition of 15,000 squate feet. Public water and sewer would setve the site.

Location: Northetn side of East Pumping Station Road, about 2,000 feet east of Heller Road.

Zoning: EXT, Extraction District, which petmits extractive operations by right. Flex buildings ate a
permitted use (G17) in the district. The township zoning hearing board on August 12, 2008,
issued a variance from Section 27-515.2c of the zoning ordinance to permit a shared dtiveway.
On October 1, 2009, the board issued a variance from Section 27-542.C of the zoning ordinance

to defer 60 percent of the tequired parking spaces for the flex space development.

Present Use: Vacant

Visit us at: www.buckscounty.org
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COMMENTS

The revised final plan complies with pertinent zoning ordinance requirements. We recommend that
the plan be approved if all issues have been addressed to the satisfaction of township officials.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessaty for you to attend this meeting, but you are welcome to do so
and to offet comments on the proposal to the BCPC board and staff.

In otdet that we may be mote aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

GF:kjp

cc: Gorski Engineering, Inc.
Notzthfield Business Campus, LL.C
Mike Schwartz, Gilmore & Associates, Inc., Township Engineer (via email)
Judith Stern Goldstein, Bouchet and James, Inc.
Stephen Sechriest, Township Manager (via email)
Lisa Wolff, Quakertown Area Planning Committee



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vie Chairman
Diane M. Ellis-Marseglia, LCsw

June 18, 2014
BCPC #7791-A

MEMORANDUM

TO: Richlandtown Borough Council
Richlandtown Botough Planning Commission
Richland Township Board of Supervisots
Richland Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, e Chairnau
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kissclback

Carol A. Pierce

Evan ). Stone

Lynn T. Bush

Exeentive Director

SUBJECT: Revised Final Plan of Land Development—Phoebe Richland Health Care Center

TMP #36-33-15; 37-2-17, -31

Applicant: Phoebe Richland Health Cate Center
Ownet: Same

Plan Dated: July 27, 2011

Last Revised: March 4, 2014

Date Received: June 18, 2014

We have received a request by a teptesentative of the applicant to sign the linens for the subject
proposal that has already been approved and signed by Richlandtown Borough Council. While out
office has previously reviewed land development plans for the subject proposal, the record plan
cutrently submitted for our signature includes revisions from the previously proposed building
layout and proposed square footage that was reviewed by our office. In accordance with the
provisions of Section 502 of the Pennsylvania Municipalities Planning Code, plans for the proposal
should be sent to and teviewed by the Bucks County Planning Commission (BCPC) for review.
Moreovet, Section 513 of the MPC requites review by the county prior to the recotding of the plat.
To meet the BCPC obligations as set forth by the MPC, the professional staff of the BCPC prepared
the following review.

GENERAL INFORMATION

Proposal: To construct an additional building consisting of two floots totaling 72,550 square feet of
institutional use to the existing Phoebe Richland Health Care Center (nursing home). A total of
203 patking spaces is shown on the plan. Also, an additional dtiveway is proposed which would
access South Main Street. Public water and sewer facilities cutrently setve the existing nursing
home.

The site is located in both Richlandtown Borough and Richland Township. Accotding to
information on the plan, 12.2396 actes of the overall site atea of 18.1713 actes is located in

Visit us at: www.buckscounty.org
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Richlandtown Borough. The proposed building is located entirely within Richlandtown Borough.
While the plan does not show any building proposed in Richland Township, a majority of the
ptoposed stormwater detention basin is located in Richland Township. The plan also shows a
ptoposed future road extension from the edge of the proposed drive crossing through the
Richland Township pottion of the site and dead-ending at the eastern lot line of the site (edge of
TMP #36-33-15).

Location: Along the southern side of West Union Street across from First Avenue. The property
also has a small area that fronts on South Main Street.

Zoning: Richlandtown Borough — RS Residential Subdivision district which permits nursing home
uses on a minimum lot area of 2 acres. Use requitements state that no more than 50 patients shall
be accommodated at any one time, unless the lot area is increased by 1,000 square feet for each
additional patient bed over 50.

According to information from borough officials, the applicant received variances from: Section
27-500 Table of Dimensional Requitement, for the maximum impervious surface area; Section 27-
610, for intrusion into wetlands and wetland margins; and Section 27-803, regarding the number
of loading berths required for the building.

Richland Township — SRM Suburban Residential Medium district which permits Nursing Home
uses on a minimum lot area of 1 acre plus 1,000 square feet per resident.

Present Use: Nursing Home.
COMMENTS
After reviewing the subject plan, we find no major issues to address regarding the proposal.

This review will be included in the Bucks County Planning Commission board matetials for the July
2, 2014 meeting. It is not necessary fot you to attend this meeting, but you are welcome to do so and
to offet comments on the proposal to the BCPC board and staff.

In order that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

LMW:kjp

cc: Phoebe Richland Health Care Center
Scott P. McMackin, P.E., Cowan Associates, Inc.
Robett C. Wynn Associates, Inc., Richlandtown Borough Engineer (via email)
Dani McClanahan, Richlandtown Botrough Municipal Administrator (via email)
Stephen Sechriest, Richland Township Manager (via email)
Mike Schwattz, P.E., Gilmotre & Associates, Inc., Richland Township Engineer



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Mactin, i Chatrman
Diane M. Ellis-Marseglia, Lcsw

June 3, 2014
BCPC #12014
MEMORANDUM
TO: Uppet Southampton Township Board of Supetvisors

Uppet Southampton Township Planning Commission
FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Sketch Plan of Subdivision for McCabe
TMP #48-23-7
Applicant: John McCabe
Ownet: Same
Plan Dated: May 5, 2014
Date Received: May 5, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Fie Chairman
Walter S. Wydro, Seortary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lyan T. Bush

Execntive Direetor

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide an existing 1.43-acre parcel (TMP #48-23-7) into two residential lots. One lot
would be approximately 0.47 actes and contain an existing single-family dwelling, and the other
lot would be 0.96 acres and contain a proposed two-story single-family dwelling. An existing
detached garage would be removed. The lots would share a dtiveway. Public water and sewer

setve the site.

Location: On the east side of County Line Road apptoximately 125 feet north of Stephenson Way.

Zoning: Low Density Residential (R-2) District is intended to provide a place for detached dwelling
units, giving maximum concern for the preservation of open space and natural features. Use 5
Detached Dwelling Unit is permitted by right in the R-2 District on lots with a minimutn size of

20,000 square feet.

Present Use: Residential.

Visit us at: www.buckscounty.org
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COMMENTS

1.

Lot identification—The plan does not provide a label for identification of the proposed
lots. For our teview of the proposal we have identified the lots as, Lot 1 for the proposed lot
with the existing dwelling and Lot 2 for the proposed lot with the new dwelling.

Minimum lot width—The width of the proposed flag lot does not meet the required
minimum lot width at setback of 100 feet found in Section 185-22 Table of Dimensional
Requitements of the zoning ordinance.

Plan information—The plan is missing information trequired for sketch plans by Section
160-84 of the subdivision and land development ordinance. Subsequent submittals should
include the following as required by Section 160-84: name and address of the ownet, name
and address of the engineet, sutveyor, or architect; north point and date; location map; and
significant topographical and physical features. The plan should also be revised by providing
identification numbers for the proposed lots (i.e., Lot 1 and Lot 2) and by providing the
existing and proposed lot sizes.

Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed subdivision. We tecommend that the planning module be submitted at the
pteliminary plan stage to coordinate the subdivision review with the planning module teview.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014, meeting. It is not necessary for you to attend this meeting, but you are welcome to do so
and to offet comments on the proposal to the BCPC board and staff.

In order that we may be mote awate of your concetns, please send us a copy of all municipal
decisions sent to this applicant.

MMW:kjp

CcC:

John McCabe

Wayne Keifer P.E., TriState Engineers, Township Engineer
Lowet Moteland Township (Adjacent Municipality)

Joseph Golden, Township Manager (via email)



COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles FI. Martin, [7ice Chairman
Diane M. Ellis-Marseglia, LCSW

Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

June 11, 2014
BCPC # 10045-A

MEMORANDUM

TO:

FROM:

SUBJECT:

Warminster Township Board of Supervisots
Warminster Township Planning Commission

Staff of the Bucks County Planning Commission

Preliminary Plan of Land Development for 1071 County Line Road
TMP #49-6-324

Applicant: Rosemore Donuts, Inc.

Ownet: RAO Group, Inc.

Plan Dated: September 13, 2013

Date Received: May 28, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vi Chairman
Walter S, Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kissetback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Executive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which
has prepared the following comments in accordance with the Pennsylvania Municipalities Planning
Code (Section 502).

GENERAL INFORMATION

Proposal: Convett a 1,868-square-foot former tetail store/gas station on a 22,360-square-foot lot into

a retail store with drive-through facilities. The site is served by public watet and sewer.

Location: Eastern side of the intersection of Notristown and County Line roads.

Zoning: C-2 Commercial District which permits retail stores on lots of 1 acte ot more. The applicant
has received variances from the following zoning ordinance requirements:

Section 1201.A—Minimum lot area

Section 1201.C, D, and F—Front, side, and tear yard requirements
Section 1201.E—Maximum impervious coverage

Section 1201.G and 2006—Buffer yards

Section 1602.H80.B.3 and 1602.H.80.B.4—Minimum lot frontage
Section 1602.H.80.C.2—Stacking distance

Present Use: Vacant gas station.

Visit us at: www.buckscounty.org
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COMMENTS

1.

Vatiances—The submission includes a copy of the Watminster Township Zoning Hearing
Board decision dated April 23, 2014, granting variances for the proposal, but the variances are
not indicated on the plan. The recotd plan should note the action of the Zoning Hearing
Board and list the variances granted and the conditions imposed by the boatd.

The variances granted to the applicant contained a condition that a fence be provided on the
Lange property (TMP #49-6-82) across Notristown Road. The plan does not show the
tequired fence on the parcel or any detail of the fence construction. The plan should be revised
to show the required fence.

Existing conditions—Section 404.F of the zoning ordinance tequires that the plan show the
location and character of existing of buildings, and other data which may serve to affect the
street or building layout. Zoning ordinance Section 404.3.G., Location, requites that species
and size of stand-alone trees three (3) inches in caliper or greater and the outline of all wooded
areas be shown. The plan provides a sketch overview plan for the Rosemote Shopping Center
including the subject site, but does not show the adjacent bank building to the east and
apartment buildings to the north.

Landscape plan—Section 404.4.N of the subdivision and land development ordinance
requires 2 plan showing proposed landscaping improvements, including but not limited to
street tree locations, buffer strips, and refuse collection screening. The landscape plan shall list
all species proposed, planted sizes, and root condition. Sheet 1 of the plan shows the location
of proposed street trees and buffer shrubs and indicates the total number of shade trees and
shrubs, but no information is provided about species, sizes, and root conditions. The plan
should be revised to show the required information and to ensure compliance with Section
523, Landscaping improvements, which specifies standards for landscaping plans, street trees,
buffers and planting practices, species, and patking atea landscaping. The plan should also
show the calculations used to determine the number of requited plantings.

Escape lane—Section 1602.H.80.B.1 of the zoning otdinance requites that a bypass
lane/escape lane be provided for all drive-through facilities. An escape lane is proposed only
along the northern side of the building. Along the eastern side a 12-foot-wide dtive-through
lane is proposed, with the building on one side and a proposed cutb on the other. An escape
lane should be provided along the entire length of a drive-through lane to permit queued
vehicles to depart the lane in case of emergency.

We also note that the proposed curb on the eastern side of the building and drive-through
lane does not appear to be connected to a planted bed or a cutb radius, and may be damaged
by vehicles.

Citculation—Although unclear on the plan, it appears that an access is proposed between
the notthern corner of the site next to the dumpster and the adjacent bank and shopping
centet. This access would allow entry to the drive-through and may present circulation
conflicts with vehicles in the drive-through lane. The applicant and township should evaluate
the circulation on the site to minimize conflicts and provide appropriate signage.
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6. Access easement—The plan shows an access to County Line Road on the southeastern
corner of the site. A note indicates that a 25-foot-wide access is provided to the adjacent
shopping center. We suggest that a joint access easement be provided.

7. Soil contamination—The variance decision indicates the site was once occupied by a gas
station. The existing conditions plan notes the presence of 2 number of monitoting wells. The
township should be aware of any environmental constraints on the site.

8. Signage—The plan indicates a new pylon sign will be constructed on the site but no detail of
the sign is provided. We recommend that the plan be revised to show the details for the sign
so that that compliance with the sign tequirements of the zoning ordinance can be determined.

9. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP) to
determine if an Act 537 Planning Module for Land Development must be submitted fot this
proposed land development. We recommend that the planning module be submitted at the
preliminary plan stage to coordinate the land development review with the planning module
review.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of yout concerns, please send us a copy of all municipal decisions
sent to this applicant.

DCZ:kip

cc: Rosemotre Donuts, Inc.
Thomas Ludgate, P.E., Ludgate Engineering
Stephen Harris, Esq.
Megan Weavet, Executive Assistant to Township Manager (via email)
Karen Hulshizer, Gilmore & Associates, Township Engineer (via email)
Richard Manfredi, Township Manager (via email)
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Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, VViee Chairman
Diane M. Ellis-Marseglia, Lcsw

June 2, 2014
BCPC #11521-A

MEMORANDUM

TO: Warwick Township Board of Supervisors
Warwick Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Subdivision for Stony View
TMP #51-3-23
Applicant: Stony View, LL.C
Ownet: Same
Plan Dated: May 8, 2014
Date Received: May 9, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairmar
David R. Nyman, Vie Chainnan
Walter S. Wydro, Searetary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Executive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepated the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 3.72-acre parcel into fout single-family detached dwelling lots. Lot 1 (42,123
squate feet) would contain the existing dwelling and shed. Proposed Lot 2 (40,025 square feet),
proposed Lot 3 (40,026 square feet) and proposed Lot 4 (40,126 squate feet) would be
developed with a single-family detached dwelling on each lot. The existing dwelling is setved by
on-lot water and on-lot sewer. The proposed dwellings ate to be served by public water and

sewerage.

Location: This site is located at the northwestern corner of the intersection of Bristol Road and

Stony Road.

Zoning: RR Restticted Residential District, which permits B1 single-family detached dwellings at a
minimum lot size of one dwelling unit per 20,000 square feet. If not served by public sewer and

public water supply, the lot size shall be 40,000 squate feet.
Present Use: Single-family residence

COMMENTS

1; Waivers requested—The site plan indicates that the applicant is requesting waivers from

the following sections of the subdivision and land development ordinance.

Visit us at: www.buckscounty.org
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Section 163.331—Requires widening the existing streets (Bristol Road and Stony Road) to
meet the minimum standards of this section.

Section 163.331—Requires providing sidewalk along Bristol Road.

In accordance with Section 512.1(b) of the Pennsylvania Municipalities Planning Code, the applicant
must state in full the grounds and facts of unreasonableness or hardship on which the request for
each waiver is based and the minimum modification necessary.

In addition, the site plan indicates that the applicant is requesting a waiver Section 157-16.B(2)(H)
of the Warwick Township Stormwater Management and Grading Ordinance, which requires
providing a minimum pipe diameter of 18 inches.

Any waivers granted should be indicated on the plan.

24

Stormwater management plan—Section 163-48.B.(1) of the subdivision and land
development ordinance requires that for all subdivision and land development applications a
stotmwatet management plan shall be provided. The plan proposes a seepage bed on each
of Lots 2, 3, and 4 but not on Lot 1. It should be detetmined if this is in compliance with
the Warwick Township Stormwater Management and Grading Otdinance (Ordinance No.
2011-04).

Location of on-lot sewer and water facilities—The plan indicates that the existing
dwelling on Lot 1 will continue to be setved by on-lot sewer and water facilities and
ptoposed Lots 2, 3, and 4 will be served by public sewer and public water. The plan should
show the existing sewer seepage area and well on Lot 1 to indicate their locations relative to
the proposed lot line and the proposed water and sanitaty sewer mains and easement.
Section 163-23 (D.(3)(b) of the subdivision and land development otdinance requires
existing site features to be shown on the preliminary plan.

Side yatd setback—We note that the shed on Lot 1 is slightly within the required 20-foot
side yard setback (zoning ordinance Section 195-16) from the proposed lot line for Lot 2.
This zoning issue should be tesolved.

Impact Assessment Report—Section 163-15 of the subdivision and land development
tequites that an Impact Assessment (IA) Report be submitted for any subdivision proposal.

Street trees—Section 163-51 of the subdivision and lane development ordinance requires
street trees to be planted a minimum of 60 feet apart along all streets where suitable street
trees do not exist. The township should determine if the existing trees on Lot 1 are of
suitable condition and form to fulfill the street tree requirement.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC boatd and staff.
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In order that we may be mote aware of your concetns, please send us a copy of all municipal
decisions sent to this applicant.

REM:kjp

cc: Matt Piotrowski, Stony View LLC
Kutt Shaffer, Esquire
Robert Cunningham, P.E., LEED AP, Holmes Cunningham Engineering
Gail Weniger, Warwick Township Manager (via email)
Kyle Seckinger, Assistant Manager/Director of Planning & Zoning (via email)
Bryan McAdam, P.E., CKS Engineets, Inc., Township Engineer (via email)
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PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
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COUNTY COMMISSIONERS:

Robert G. Loughery, Choirman
Charles H. Martin, Vi Cbairman
Diane M. Ellis-Marseglia, Lcsw

June 4, 2014
BCPC #12017
MEMORANDUM
TO: Warwick Township Boatd of Supervisots
Warwick Township Planning Commission
FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Sketch Plan of Subdivision for Sailor Propetty
TMP #51-1-7 & 51-1-7-1
Applicant: Adam Sailor
Owner: Adam and Katen Sailor
Plan Dated: May 8, 2014
Date Received: May 8, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Viex Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeautive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepated the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Convey a pottion (square footage not indicated) of TMP #51-1-7 (2.01 acres existing) to
TMP #51-1-7-1 (4.67 actes existing) and subdivide TMP #51-1-7-1 into 4 lots. The existing
dwellings on TMP #51-1-7 (Lot 1) and 51-1-7-1 are served by individual on-lot water and
sewetage, and the same is intended for the proposed single-family detached dwellings on Lots 3,

4 and 5.

Location: Eastern side of Warwick Road, approximately 1,386 feet north of Guinea Lane.

Zoning: RR-Restricted Residential District permits Use B1 Single-Family Detached Dwellings by
right on a minimum lot area of 40,000 square feet if not served by public sewer and public water.

Present Use: Two single-family detached dwellings.

COMMENTS

1. Proposed lot area—Future plans should indicate the squate footage of the portion of TMP
#51-1-7 that is to be conveyed and the proposed area of the five proposed lots, so that

Visit us at: www.buckscounty.org
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compliance with the area and dimensional requitements of zoning otdinance Section 195-
16.B(1)[2] can be determined.

21 Access for proposed lots—Access for Lots 2, 3, 4, and 5 should be discussed. Zoning
ordinance Section 195-9 states that a lot shall front on a public street. The plan is vague
tegarding the intent of the proposed 50-foot wide right-of-way and 20-foot wide accessway
that dead end at Lot 5. Since Lots 2-5 have frontage only on the proposed tight-of-way,
future plans should show the accessway improved to the minimum street requirements of
subdivision and land development ordinance (SALDO) Section 163-33.1, including cartway
width, sidewalk, and curbs. The plan also should comply with the cul-de-sac requirements of
SALDO Section: 163-36 to provide a tutnaround to insute adequate access for residents, as
well as for emergency, service, and delivery vehicles. We note that the proposed accessway is
approximately 1,000 feet long. Section 163-36 states that a cul-de-sac exceeding 500 feet may
be approved by the Board of Supetvisots if conditions of the land so warrant.

3. Lot width for Lot 5—It appears that Lot 5 does not meet the minimum lot width at setback
of 100 feet required by zoning ordinance Section 195-16.B(1)[2]. According to the
definitions of zoning ordinance Section 195-9, lot width is the distance measured between
the side lot lines at the required building setback line. The building setback line is the rear
line of the minimum front yard, measured from the street line or at the minimum lot width,
whichever is greater.

4. Driveway for Lot 1—The plan is unclear regarding the location of the “existing driveway to
remain” on Lot 1, but it appears that it does not meet the township’s driveway standards.
SALDO Section 163-38 states that dtiveways shall be located not less than 40 feet from any
intersection, and driveways on cotner lots shall take access from the lowest classification
stteet. On future plans, the dtiveway for Lot 1 should take access from the proposed street
at least 40 feet from the intersection with Warwick Road.

5 Stormwater basin—A stormwater basin is shown on proposed Lot 4 and responsibility for
maintenance of the basin is not indicated. We do not recommend locating a stormwater
basin on an individual lot if the basin is intended to setve the entire development because
this places the burden and expense of maintenance of the stormwater management system
on one lot owner. Stormwater management for the development should be discussed.

6. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Depattment of Envitonmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed subdivision. We recommend that the planning module be submitted at the
pteliminary plan stage to coordinate the subdivision teview with the planning module review.

Future plans should show the location of the existing wells and on-lot sewage facilities for
the existing dwellings so it can be determined whether they meet the required setback
distances from proposed lot lines.

This review will be included in the Bucks County Planning Commission boatd materials for the July
2, 2014 meeting. It is not necessary for you to attend this meeting, but you ate welcome to do so and
to offer comments on the proposal to the BCPC board and staff.
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In order that we may be mote aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

REM:kijp

cc: Adam Sailor
Robert T. Cunningham, P.E., Holmes Cunningham LI.C
Matry Ebetle, Esq., Township Solicitor (via email)
Gail Weniger, Township Manager (via email)
Kyle Seckinger, Assistant Township Manager (via email)
Bryan McAdam, P.E., CKS Engineets, Inc,, Township Engineer (via email)






Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman

Charles H. Martin, Viee Chairman

Diane M. Ellis-Marseglia, LcSW
June 4, 2014
BCPC #12019

MEMORANDUM

TO: Warwick Township Board of Supervisors
Warwick Township Planning Commission

FROM: Bucks County Planning Commission

SUBJECT: Preliminaty Plan of Land Development for 1703 Almshouse Road
TMP # 51-018-014
Applicant: KTC Properties, LLC
Ownet: Same
Plan Dated: Febtuary 26, 2014
Date Received: June 3, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chaimman
David R. Nyman, Vie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Executive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Convert an existing single-family residence (1,530 square feet) to Use F1, Medical Office
on a 2.43-acre parcel. The existing dwelling unit and shed will remain. The existing garage and a
portion of the driveway will be removed and additional patking spaces will be constructed. The

existing building is served by public water and sewet.

Location: The is located on Almshouse Road east of the Jamison Elementary School and

approximately 335 feet east of the intersection with Chatles Lane.

Zoning: C1 Local-Commercial District which permits by right Use F1 Medical Office on 2
minimum lot atea of 10,000 square feet where public sewer is available and 1 acte with on-lot

sewage disposal.
Present Use: Single-family detached residential

COMMENTS

1. Variances requested—Sheet 1 of the plan indicates that variances from the following

sections of the zoning ordinance have been requested:

Visit us at: www.buckscounty.org
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Section 195-60.K(4)(b), Section 195-60.K(5)(b) and 195-60.K(5)(1)—To allow the removal of
vegetation and the construction of the parking lot within the zone II corridor area which
prohibits the disturbance or removal of vegetation within zone II.

Section 195-60.A—To allow a 12.2 percent disturbance within the floodplain instead of the
allowable disturbance of 0 percent.

Section 195-60.B—To allow a 0.3 percent distutbance in the floodplain soils instead of the
allowable disturbance of 0 percent.

Section 195-60.C(2)—To allow a 32.9 percent disturbance of the 15 to 25 percent steep
slopes instead of the allowable disturbance of 30 percent.

Section 195-61.B(2)(a)—To allow an 11.5 percent disturbance of the riparian buffer instead
of the allowable disturbance of 0 percent.

Section 195-63.D(3)—To allow the existing dtiveway to temain within the proposed buffer
yatd when no structure, manufacturing or processing activity, parking or other paved
sutfaces, ot storage of matetials shall be permitted in the buffer yard except fences permitted
putsuant to Section 195-16B(13).

Section 195-143.A—To allow the parking lot in the floodplain where no development shall
be permitted except whete the effect of such development on flood heights is fully offset by
accompanying improvements which have been approved by all apptroptiate local and/or
state authorities as required in Section 195-142.

The township planning commission should not make a recommendation to the board of
supervisors until the resolution of the request for variances is received from the zoning
hearing boatd. Future plans should note vatiances granted and any conditions imposed by
the zoning hearing board.

2 Waivers requested—The site plan indicates that the applicant is requesting waivers from
the following sections of the subdivision and land development ordinance.

Section 163-24.B(2)(9)(1)—Requires a 40, 50 or 100 scale.

Section 163-24B.(2)(b)(9)—Requires a declaration by a registered landscape architect.
Section 163-24B.(2)(c)(2)—Requires plan to show all existing sewer lines, water lines, fire
hydrants, utility transmission line, culverts, bridges, railroads, or other manmade features

within 400 feet of the boundaries.

Section 163-33.I— Requires a 36-foot wide cartway and requesting to allow the existing 30-
foot cartway to remain instead.

Section 163.51.C(1)—Requires screening and buffer areas that consist of at least 80 percent
coniferous material and 20 percent deciduous trees and shrubs for accent and color and
must, through layout and content, provide design solutions to solve visual and noise
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ptoblems, recreational, industtial, commercial, or motot vehicle uses, whether on the same
lot ot not.

Section 163-51.(C)(6)—Requires no patking, loading, service area ot other facilities in the
buffer planting strips or buffer yards and is requesting to allow the existing driveway to
temain within the proposed buffer yard.

Section 163-67.B(2)—Requires 18-inch minimum RCP or CMP stotm sewer pipes.
Section163-67.B(7)(a)—Requites inlets as listed in PennDot publication 72M.
Section 163-67.B(7)(b)—Requires inlets to be putchased from approved sources.

Section 163-67.B(7)(g)—Requires inlets located within the proposed dry well to be backfilled
with requited 2A stone.

In accordance with Section 512.1(b) of the Pennsylvania Municipalities Planning Code, the
applicant must state in full the grounds and facts of unreasonableness or hardship on which
the tequest fot each waiver is based and the minimum modification necessary. Any waivers
granted should be indicated on the plan.

3. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development. We recommend that the planning module be submitted at
the preliminary plan stage to coordinate the land development review with the planning
module review. ‘

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessaty fot you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

REM:kip

cc: KTC Propetrties, LLC
Heath Dumack, P.E. & P.L.S., Dumack Engineeting
Mary Ebetle, Esq., Gtim, Biehn & Thatcher (via email)
Gail Weniger, Warwick Township Manager (via email)
Kyle Seckinget, Assistant Township Manager (via email)
Judith A. Algeo, Esq., Chait, Board of Supetvisots
Bryan McAdams, P.E., CKS Engineers, Inc., Township Engineer (via email)
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Robert G. Loughery, Chairman
Charles H. Martin, (Vi Chairman
Diane M. Ellis-Marseglia, L.csw
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Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, [“iw Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Exeattive Direclor

June 11, 2014
BCPC #12013

MEMORANDUM

TO: West Rockhill Township Board of Supervisors
West Rockhill Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT: Preliminaty Plan of Land Development for Hidden Meadows on the Ridge
TMP: #52-9-159
Applicant: Wesco Construction Company
Ownets: Joseph H. Boyle
Plan Dated: May 22, 2014
Date Received: June 3, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities
Planning Code (Section 502).

GENERAL INFORMATION

Proposal: To construct a 20,470-square-foot contractor’s garage, shop and storage facility on a
3.6577-acte (gtoss) patcel. On-lot water and sewerage systems are proposed.

Location: The site is located on the northeast side of Bethlehem Pike (S.R. 4013) approximately 300
feet southeast of its intersection with Green Top Road.

Zoning: PC-2 Planned Commetcial 2 District which permits contractor services by right on a
minimum lot size of 20,000 square feet.

Present Use: Vacant with a stone drive and hut.
COMMENTS

1. Parking requitements—Although the parking requitements have been identified correctly,
as noted below in the plan information comments, the total square footage of the office area
needs to be clarified since the plan notes and the drawing of the building on Sheet 1 of the
plan are inconsistent. The plan drawing on Sheet 1 shows an office area of 2,000 square feet
while the site information and patking information show a total office area of 2,500 square
feet. Additionally, the parking information shows a total required spaces of 27. This is

Visit us at: www.buckscounty.org
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incortect as it should be 25 spaces. Finally, although the parking information section on
Sheet 1 indicates that a total of 25 spaces is being provided, the plan itself, including the
garage spaces, indicates a total of 27 spaces being provided. These discrepancies should be

eliminated on the plan.

2 Natrative of proposed development—Section 409 of the subdivision and land
development otrdinance specifies that a narrative description be provided for all land
developments.

3. Gatbage collection facilities—Section 523.1 of the subdivision and land development

otdinance specifies that outdoor gatbage facilities shall be screened from view by
landscaping and/or outdoor fencing. The plan as submitted does not show any screening of
the dumpster.

4, Landscaping

e Four of the plant matetials specified on the plant schedule on Sheet 7, Magnolia
virginiana (Sweetbay Magnolia), Cupressocyparis leylandii (Leyland Cypress), Ilex Glabra
(Inkbetry Holly) and Myrica pensylvanica (Baybetry) are not included in the list of
approved plants and shrubs contained in Section 515 of the subdivision and land
development ordinance.

e Sections 515.6.B and 515.6.E of the subdivision and land development ordinance
require that any existing trees and shrubs to be preserved duting construction, be
protected by snow fencing, safety fencing, or silt fencing and that no grading,
construction activity or storage of topsoil or materials shall occur with a tree
protection zone measured 15 feet from the trunk of the tree to be retained. The plan
as submitted does not include notes or drawings indicating that this requirement is
being met and should be revised.

e The applicant has indicated that they plan to fulfill part of their street tree planting
requirements by utilizing existing trees on the site. The township should determine if
the existing trees are approptiate and in good condition to fulfill the street tree
requirement.

e Section 515.7 of the subdivision and land development ordinance specifies that trees
with a diameter of ten (10) inches or more, which are not located within delineated
woodland areas, and which are to be removed or destroyed during any stage of
development or construction, be replaced with trees of the type specified in the
subdivision and land development ordinance. Given the large number of trees being
removed on the site, the township should ensure that the proposed landscaping is in
compliance with this ordinance requirement.

51 Sidewalks—The township should determine if sidewalks should be provided as specified in
Section 513 of the subdivision and land development ordinance, which requires sidewalks
along all existing streets.

6. Plan information
e The plan indicates a total main office area of 2,000 square feet. However, the site

information notes on Sheet 1 indicate an office area of 2,500 square feet. This
information should be consistent on future plan submissions, particularly as it
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impacts the total number of required parking spaces which requires one (1) space pet
two hundred (200) squate feet of floor area designated for office use.

e Similarly, the plan shows the building containing the garages to be 50 X 100 feet in
size or 5,000 squate feet total. However, this building also contains the designated
office space. The plan notes on Sheet 1 indicate a total garage area of 5,000 squate
feet. If the office area is being included in the 5,000 square-foot calculation due to it
being contained in the same building, this should be noted on the plan.

Ts Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development. We recommend that the planning module be submitted at
the preliminary plan stage to cootdinate the subdivision review with the planning module
teview.

This review will be included in the Bucks County Planning Commission board materials for the July
2, 2014 meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be mote awate of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

PWGkjp

cc: Joseph H. Boyle
Wesco Construction Company
Jason Smeland, PE, Lenape Valley Engineering
Steven Baluh, C. Robett Wynn Associates, Inc., Township Engineer (via email)
Gteg Lippincott, Township Manager (via email)
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Bucks County Planning Commission
Planning Module Reviews

May 27 to June 20, 2014
BCPC Tax Parcel PaDEP Code |Plan Review
Municipality Development Number [Numbet(s) |Number Number
Bristol Township McDonald's 11713-A  |5-20-16, -16-1, |1-09001-243-3] 120080-0175
-17, -18, -22

Bristol Township DiEgidio Edgely Road Site 11648 5-70-41-2 1-09001-233-3]  |20080-0179
Middletown Township | Arbutus Avenue 10553-A [22-13-164-21 |1-0903-367-3] 20080-0180
Penndel Borough KMC Squared 11975 32-5-60 & -61 [1-09938-019-3] |20080-0184
Richland Township  |Resetve at Woodside Creek 10521 36-39-69 & -71 |1-09940-276-3]  |20080-0177
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David R. Nyman, Vi Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan ]. Stone

Lynn T. Bush

Executive Dircctor

May 28, 2014

Anthony Caponigro, P.E.

Bohler Engineering

Stabler Corporate Center

3701 Cotpotate Parkway, Suite 200
Center Valley, PA 18034

RE: McDonald’s Restaurant
PaDEP Code #1-09001-243-3]
BCPC #11713-A
TMP #5-20-16, -16.1, -17, -18, -22
Bristol Township, Bucks County, PA

Dear Mt. Caponigro,

We have received a copy of the subject planning module' for the 4,833-square-foot McDonald’s
drive-thru restaurant proposed on a 45,991-square-foot leasehold of a 2.17-acre site. The proposed
land development will be located on the eastern side of Route 413 just south of the intersection of
Route 413 and Bath Road.

Proposed is an extension to connect the restaurant to public sewer service into the Bristol Township
Water and Sewer Authority collection and conveyance system. The Planning Module indicates that
wastewater flow from the project will be ditected through the Bath Road Interceptot, the Queen
Anne Interceptor, and the Neshaminy Interceptor, with eventual treatment at the City of
Philadelphia Nottheast Water Pollution Control Plant (NEWPCP).

The Sewage Facilities Plan — Act 537 for Bristol Township, Bucks County, Pennsylvania (revised 1998), which
is the official sewage facilities plan for this portion of Bristol Township, indicates that the site is
within a public sewet setvice area. The proposal is consistent with the township’s official sewage
facilities plan. The proposal is also consistent with the Bucks County Water and Sewer Authotity’s
Neshaminy Intetceptor Cottective Action Plan (NICAP) and the Neshaminy Intetceptor
Connection Management Plan (NICMP). Howevet, it is noted that the Planning Module indicates 7
EDUs are proposed fot the ptoject, but the NICMP indicates 9 EDUs are planned. This
disctepancy should be clarified.

! Under the revised Chapter 71 of the Pennsylvania Department of Environmental Protection’s (PaDEP) Title 25, Rules
and Regulations, the subject planning module is a revision to the Bristol Township official sewage facilities plan.
Therefore, the Bucks County Planning Commission (BCPC) and the Bucks County Department of Health (BCDH) are
requited to review and comment on the proposed plan revision.

Visit us at: www.buckscounty.org



M. Anthony Caponigro, P.E.
May 28, 2014
Page 2

In further review of the planning module submission, we note that the Project Narrative, Alternative
Sewage Facilities Analysis, documentation indicating compliance with the state historic preservation
act, and the Pennsylvania Natural Diversity Inventory Project Environmental Review Receipt, while
indicated to be attached in the packet, ate not included in the copy of the planning module packet
submitted to our office for review. Furthermore, Section G.2.b. “certification statement” by the
wastewater treatment facility permittee/representative has not been completed.

If the township apptoves the planning module and thereby revises the official wastewater facilities
plan, the completed (signed) resolution and required supporting data (Components 3 and 4;
transmittal letter; plans; narrative; copies of the BCPC and BCDH review letters) should be sent to
Elizabeth Mahoney, Sewage Planning Supetrvisor, Wastewater Management Planning, PaDEP,
Southeast Regional Office, 2 East Main Street, Norristown, PA 19401.

If you have any questions regarding this review, please feel free to contact me.
Sincerely,

Lisa M. Wolff

Community Planner

LMW:kjp
Attachment

cc: Williatn McCauley, Bristol Township Managing Directot (via email)
Colleen Costello, Btistol Township Department of Building, Planning & Development
Glenn Kucher, Director of Building, Planning & Development
Scott Cressman, BCDH
Elizabeth Mahoney, Sewage Planning Supervisor, PADEP
Act 537 file
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SEWAGE FACILITIES PLANNING MODULE
COMPONENT 4B - COUNTY PLANNING AGENCY REVIEW
(or Planning Agency with Areawide Jurisdiction)

Note to Project Sponsor: To expedite the review of your proposal, one copy of your completed planning package and
one copy of this Planning Agency Review Component should be sent to the existing county planning agency or
planning agency with areawide jurisdiction for their comments.

SECTION A. PROJECT NAME (See Section A of instructions)

Project Name

Praposed MEDonald's Bestaurant

SECTION B. REVIEW SCHEDULE (See Section B of instructions)

1.
2,

3.

Date plan received by county planning agency. pﬂ:)\’\’l 24, 204

Date plan received by planning agency with areawide jurisdiction

Agency name
Date review completed by agency _ W\ () 2106, 2014

SECTIONC. AGENCY REVIEW (See Section C of instructions)

Yes

Rl

K]
X
x|
K

O

No

[0 1. s there a county or areawide comprehensive plan adopted under the Municipalities Planning Code
(53 P.S. 10101 et seq.)?

() Is this proposal consistent with the comprehensive plan for land use?

[0 3. Does this proposal meet the goals and objectives of the plan?

If no, describe goals and objectives that are not met

Is this proposal consistent with the use, development, and protection of water resources?

H
I

If no, describe inconsistency

[0 5. Isthis proposal consistent with the county or areawide comprehensive land use planning relative to
Prime Agricultural Land Preservation?

If no, describe inconsistencies:
Does this project propose encroachments, obstructions, or dams that will affect wetlands?

X
o

If yes, describe impact

g 7 Will any known historical or archeological resources be impacted by this project?
If yes, describe impacts __See, Odtachen [<henr

[] 8. Wilanyknown endangered or threatened species of plant or animal be impacted by the development
project? - See, Gtached (etter.

& 9 Is there a county or areawide zoning ordinance?

’:_3: 10. Does this proposal meet the zoning requirements of the ordinance?

If no, describe inconsistencies _’E)]Mﬁﬁh[p_(gmﬂkﬂ e WSSOW\J VO AN(L5.
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Yes No SECTIONC. AGENCY REVIEW (continued)

X O 1.
0 X 12
O 0O 1s
NA‘
X O 14
] ] 15
0O & e
O O
X O 17
X O
18.

Have all applicable zoning approvals been obtained?
Is there a county or areawide subdivision and land development ordinance?

Does this proposal meet the requirements of the ordinance?

If no, describe which requirements are not met
Is this proposal consistent with the municipal Act 537 Official Sewage Facilities Plan?

If no, describe inconsistency

Are there any wastewater disposal needs in the area adjacent to this proposal that should be
considered by the municipality? Nt Known

If yes, describe

Has a waiver of the sewage facilities planning requirements been requested for the residual tract of
this subdivision?

If yes, is the proposed waiver consistent with applicable ordinances.

If no, describe the inconsistencies

Does the county have a stormwater management plan as required by the Stormwater Management
Act?

If yes, will this project plan require the implementation of storm water management measures?

Name, Title and signature of person completing this section:
Name: HSG\ N\ ’ WOW\C
Tite: __Plownec Signature: W%QDP(\M%
Date: M(N (}81 QOM
I ~ - \
Name of County or Areawide Planning Agency: P)U\d(ﬁ Cownty Plonning (\Jﬂmﬂ"ﬂ%lﬂﬂ

Address: The, Mimshovse, Nﬂgh&w}l[hl{ Mange Chy-, \bbo ﬁk\ﬂ”ﬁ#ﬂg&ﬁ ka-
Telephone Number: _A15* 205 DR\ DoyLestown, PA 12401

SECTION D. ADDITIONAL COMMENTS (See Section D of instructions)

This Component does not limit county planning agencies from making additional comments concerning the relevancy of
the proposed plan to other plans or ordinances. [f additional comments are needed, attach additional sheets.

The county planning agency must complete this Component within 60 days.

This Component and any additional comments are to be returned to the applicant.




Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles [1. Mactin, e Chairman
Diane M. Ellis-Marseglia, Lcsw

PLANNING COMMISSION:

Robert M. Pellegrino, Chaimsan
David R. Nyman, Vie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James ]. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Lvan J. Stone

Lyan T. Bush

Exeautive Director

June 11, 2014

Joseph F. Hamill, Jr.

J. F. Hamill Land Sutveying & Consulting, LLC
3636 Hulmeville Road

Bensalem, PA 19020

RE: DiEgidio Edgely Road Site
PaDEP Code #1-09001-233-3]
BCPC #11648
TMP #5-70-41-2
Bristol Township, Bucks County, PA

Dear Mr. Hamill,

We have teceived a copy of the subject planning module' for the 17,000-square-foot
office/warchouse building proposed on a 3.96-acte site. The proposed land development will be
located at the southwestetn corner of Edgely Road and Runway Drive.

Proposed is an extension to connect the office/warehouse building to public sewer setvice into the
Bristol Township Watet and Sewet Authotity collection and conveyance system. The Planning
Module natrative indicates that wastewater flow from the project will flow by gravity to the Palmer
Avenue Pump Station and be pumped through a force main for treatment at the Lower Bucks
County Joint Municipal Authority Sewage Treatment Facility.

The Sewage Facilities Plan — Act 537 for Bristol Township, Bucks County, Pennsylvania (revised 1998), which
is the official sewage facilities plan for this portion of Bristol Township, indicates that the site is
within a public sewet setvice area. The proposal is consistent with the township’s official sewage
facilities plan.

In further review of the planning module submission, we note that documentation confirming
compliance with the state historic presetvation act, and the Pennsylvania Natural Divetsity
Inventory Project Envitonmental Review Receipt, while indicated to be attached in the packet, are
not included in the copy of the planning module packet submitted to our office for teview.
Furthermore, the following required sections have not been completed: Sections G.2.a. and G.2.b.

1 Under the revised Chapter 71 of the Pennsylvania Department of Environmental Protection’s (PaDEP) Title 25, Rules
and Regulations, the subject planning module is a revision to the Bristol Township official sewage facilities plan.
Therefore, the Bucks County Planning Commission (BCPC) and the Bucks County Department of Health (BCDH) are
required to review and comment on the proposed plan reviston.

Visit us at: www.buckscounty.org



Mt. Joseph F. Hamill, Jr.

June 11, 2014

Page 2

regarding the collection and wastewater treatment facilities and Section ]. Chapter 94 Consistency
Determination.

If the township approves the planning module and thereby revises the official wastewater facilities
plan, the completed (signed) resolution and requited supporting data (Components 3 and 4
transmittal letter; plans; natrative; copies of the BCPC and BCDH review letters) should be sent to
Elizabeth Mahoney, Sewage Planning Supervisor, Wastewater Management Planning, PaDEP,
Southeast Regional Office, 2 East Main Street, Norristown, PA 19401.

If you have any questions regarding this review, please feel free to contact me.

Sincerely,

i
Lisa M. Wolff
Community Planner

LMW:kjp
Attachment

cc: William McCauley, Bristol Township Managing Director
Colleen Costello, Bristol Township Department of Building, Planning & Development
Glenn Kucher, Ditector of Building, Planning & Development
Scott Cressman, BCDH
Elizabeth Mahoney, PaADEP
Act 537 file
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V75 ot or owronsn DEPARTMENT OF ENVIRONMENTAL PROTECTION |- 09001 -23% 3]
PROTECTION BUREAU OF POINT AND NON-POINT SOURCE MANAGEMENT

SEWAGE FACILITIES PLANNING MODULE
COMPONENT 4B - COUNTY PLANNING AGENCY REVIEW
(or Planning Agency with Areawide Jurisdiction)

Note to Project Sponsor: To expedite the review of your proposal, one copy of your completed planning package and
one copy of this Planning Agency Review Component should be sent to the existing county planning agency or
planning agency with areawide jurisdiction for their comments.

SECTION A.  PROJECT NAME (See Section A of instrucﬁons)

Project Name
DiEgidio Edgely Road Site

SECTION B. REVIEW SCHEDULE (See Section B of instructions)

1 Date plan received by county planning agency. M(.'\\I,-' 2, ';D‘Ll

2. Date plan received by planning agency with areawide jurisdiction
Agency name
3.  Date review completed by agency e 1 \ 2014

SECTION C. AGENCY REVIEW (See Section C of instructions)

Yes No

[ﬁ [0 1. s there a county or areawide comprehensive plan adopted under the Municipalities Planning Code
(53 P.S. 10101 et seq.)?

= O 2 Is this proposal consistent with the comprehensive plan for land use?

[0 3. Does this proposal meet the goals and objectives of the plan?

If no, describe goals and objectives that are not met

Is this proposal consistent with the use, development, and protection of water resources?

If no, describe inconsistency

K K
O
H

[ 5. s this proposal consistent with the county or areawide comprehensive land use planning relative to
Prime Agricultural Land Preservation?

If no, describe inconsistencies:
Does this project propose encroachments, obstructions, or dams that will affect wetlands?

O
pa|

If yes, describe impact

Will any known historical or archeological resources be impacted by this project?
If yes, describe impacts Dee arockica \erex-

[] 8  Willanyknown endangered or threatened species of plant or animal be impacted by the development
project? - See Ghacned icher.
Is there a county or areawide zoning ordinance?

L
B

oo o
i

10. Does this proposal meet the zoning requirements of the ordinance?

NA If no, describe inconsistencies
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Yes No SECTIONC. AGENCY REVIEW (continued)

M [J 11. Have all applicable zoning approvéls been obtained?

] gl 12. Is there a county or areawide subdivision and land development ordinance?

O [1 13. Does this proposal meet the requirements of the ordinance?

N A- If no, describe which requirements are not met

X [0  14. Is this proposal consistent with the municipal Act 537 Official Sewage Facilities Plan?
If no, describe inconsistency

) [] 15. Are there any wastewater disposal needs in the area adjacent to this proposal that should be
considered by the municipality? Np+ Kiowvs
If yes, describe

] (X, 16. Has a waiver of the sewage facilities planning requirements been requested for the residual tract of
this subdivision?

] l If yes, is the proposed waiver consistent with applicable ordinances.

18.

If no, describe the inconsistencies

Does the county have a stormwater management plan as required by the Stormwater Management
Act?

If yes, will this project plan require the implementation of storm water management measures?

Name, Title and signature of person completing this section:

Name: L/FDG\ M V\/OH’F

Tite: __Plownel signature: _\JLMOVHAY 'l\i..{%l_;"

pate: __ AV 1), 20U :

Name of County or Areawide Planning Agency: &U({S (.".k")'lmhfg Planining Corvimisetan
Address: 1TI\L AlEADUSE, N{_’.E’V\&L’\’Hﬁ\f Manor 81, D0 | i"ﬁé‘ﬂ.ﬁ‘«}i{ Rd
Telephone Number: _21%* U5 2000 Loviestont, P (8401

SECTION D.  ADDITIONAL COMMENTS (See Section D of instructions)

This Component does not limit county planning agencies from making additional comments concerning the relevancy of
the proposed plan to other plans or ordinances. If additional comments are needed, attach additional sheets.

The county planning agency must complete this Component within 60 days.

This Component and any additional comments are to be returned to the applicant.




Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, [75ee Chairman

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Diane M. Ellis-Marseglia, LCSW

May 28, 2014

Jobhn Richatdson, Project Engineet
Dumack Engineering

677 Dutham Road

P.O. Box 487

Penns Park, PA 18943

RE: Atbutus Avenue Minor Subdivision
PaDEP Code #1:09003-367-3]
BCPC #10553-A
TMP #22-13-164-21
Middletown Township, Bucks County, PA

Dear Mr. Richardson:

We have teceived a copy of the subject planning module! regatding the ptoposal for two new single-
family units to be served by public water supply and public sewerage provided by the Bucks County
Water & Sewer Authority.

The Bucks County, Pennsylvania Sewerage Facilities Plan (1970) is the official Act 537 Plan for
Middletown Township. This plan indicates that this site is in an area that is to be served by public
sewet facilities. Therefore, the proposal to provide public sewetage facilities to the proposed
dwellings is consistent with the official Act 537 Plan.

Ttems G.1b, G2.b, G.7 and | of the planning module regarding Proposed Wastewatet Disposal
Facilities and Chapter 94 Consistency Determination should be completed in full to verify that
existing and proposed collection, conveyance, and treatment facilities have sufficient capacity to
setve the proposed project.

If the municipality apptoves the planning module and thereby tevises the official sewage facilities
plan, the completed (signed) tesolution and requited supporting data (Components 3 and 4;
transmittal letter; plans; nartative; copies of the BCPC and BCDH teview letters) should be sent to
Elizabeth Mahoney, Sewage Planning Supervisor, Wastewater Management, PaDEP Southeast
Regional Office, 2 East Main Street, Nottistown, PA 19401.

! Under the revised Chapter 71 of the Pennsylvania Department of Environmental Protection’s (PaDEP) Title 25,
Rules and Regulations, the subject planning module is a revision to the Middletown Township Sewage Facilities
Plan. The Bucks County Planning Commission (BCPC) and the Bucks County Department of Health (BCDH),
therefore, are required to review and comment on the proposed plan revision.

Visit us at: www.buckscounty.org



Mt. John Richardson
May 28, 2014
Page 2

If you have any questions regarding this review, please feel free to contact me.

Vety truly,

CWW

Cathy Gauthier
Plannet

CHG:kjp
Attachment

cc: Scott Cressman, BCDH
Elizabeth Mahoney, Sewage Planning Supervisor, Wastewater Management, PADEP
Wayne Kiefer, P.E., TriState Engineers, Township Engineer
Stephanie Teoli Kuhls, Township Manager (via email)
Act 537 file
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! DEPARTMENT OF ENVIRONMENTAL PROTECTION |-0 7003 -347- 37
L\ BUREAU OF WATER STANDARDS AND FACILITY REGULATION v :
SEWAGE FACILITIES PLANNING MODULE

COMPONENT 4B - COUNTY PLANNING AGENCY REVIEW
(or Planning Agency with Areawide Jurisdiction)

Note to Project Sponsor: To expedite the review of your proposal, one copy of your completed planning package and
one copy of this Planning Agency Review Component should be sent to the existing county planning agency or
planning agency with areawide jurisdiction for their comments.

SECTION A. PROJECT NAME (See Section A of instructions)

Project Name
Arbutus Avenue Minor Subdivision

SECTION B. REVIEW SCHEDULE (See Section B of instructions)

1. Date plan received by county planning agency. 5/22/14

2, Date plan received by planning agency with areawide jurisdiction

Agency name Bucks County Planning Commission

3. Date review completed by agency _mg,ur 9&6; 30 ) 4’

SECTION C. AGENCY REVIEW (See Section C of instructions)

=<
)

1. s there a county or areawide comprehensive plan adopted under the Municipalities Planning Code
(63 P.S. 10101 et seq.)?

Is this proposal consistent with the comprehensive plan for land use?

X X
o0 OF%

Does this proposal meet the goals and objectives of the plan?

If no, describe goals and objectives that are not met

Is this proposal consistent with the use, development, and protection of water resources?

X
O
E =S

If no, describe inconsistency

] [] 5. Is this proposal consistent with the county or areawide comprehensive land use planning relative to
Prime Agricultural Land Preservation?

If no, describe inconsistencies:
O K 6. Does this project propose encroachments, obstructions, or dams that will affect wetlands?

If yes, describe impact

] I 7. Willany known historical or archeological resources be impacted by this project?

If yes, describe impacts None known_

O B4 8.  Willany known endangered or threatened species of plant or animal be impacted by the development
project?

9. s there a county or areawide zoning ordinance?

OO
O

10. Does this proposal meet the zoning requirements of the ordinance?
If no, describe inconsistencies N/A
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No

SECTION C. AGENCY REVIEW (continued)

O
X
0

OO O g

X
O

11.
12.
13.

14.

15.

16.

17.

18.

Have all applicable zoning approvals been obtained? A/ / n
Is there a county or areawide subdivision and land development ordinance?
Does this proposal meet the requirements of the ordinance?

If no, describe which requirements are not met N/A

Is this proposal consistent with the municipal Act 537 Official Sewage Facilities Plan?

If no, describe inconsistency

Are there any wastewater disposal needs in the area adjacent to this proposal that should be
considered by the municipality?

If yes, describe None known

Has a waiver of the sewage facilities planning requirements been requested for the residual tract of
this subdivision?

If yes, is the proposed waiver consistent with applicable ordinances.

If no, describe the inconsistencies

Does the county have a stormwater management plan as required by the Stormwater Management
Act?

If yes, will this project plan require the implementation of storm water management measures?
Name, Title and signature of person completing this section:

Name: Cathy Gauthier ; =il

Title: Planner Signature: A@LTM
Date: Ma,ul &@} 20 |4

Name of County or Areawide Planning Agency: Bucks County Planning Commission

Address: 1260 Almshouse Road, Doylestown, PA 18901

Telephone Number: 215 345-3400

SECTION D.

ADDITIONAL COMMENTS (See Section D of instructions)

This Component does not limit county planning agencies from making additional comments concerning the relevancy of
the proposed plan to other plans or ordinances. If additional comments are needed, attach additional sheets.

The county planning agency must complete this Component within 60 days.

This Component and any additional comments are to be returned to the applicant.




Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, [/ Chairman
Diane M. Ellis-Marseglia, Lcsw

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Viee Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, Esq.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeentive Director

June 18, 2014

Andrew Bittok, PE

Tti-State Engineers and Land Surveyors, Inc.
801 W. Street Road

Feasterville, PA 19053

RE: KMC Squared, LP 12-Unit Apartment Building Planning Module
PaDEP Code #1-09938-019-3]
BCPC #11975
TMP #32-5-60, -61
Penndel Borough, Bucks County, PA

Dear Mt. Birtok:

We have received a copy of the subject planning module' regarding the proposal to construct a 12-
unit apattment building setved by public sewers. The conveyance system will be provided by Bucks
County Water and Sewer Authotity (BCWSA) via its Neshaminy Interceptor to Philadelphia’s
Northeast Water Pollution Control Plant. BCWSA and the Philadelphia Water Department (PWD)
both indicate that adequate capacity exists to convey and treat the project’s 12 EDU sewage flow
(3,240 gallons per day).

The Bucks County, Pennsylvania Sewerage Facilities Plan (1970) is the official Act 537 Plan for Penndel
Borough. The subject site is within an area served by public sewer facilities; and therefore, the
proposal to connect to public sewers is consistent with the borough’s Act 537 Plan. In addition, the
information submitted with the planning module indicates that the waste load from the development
will not create a hydraulic or organic ovetload or a 5-year projected overload in either BCWSA’s
Neshaminy Interceptor ot PWD’s treatment plant.

If the municipality apptroves the planning module and thereby revises the official sewage facilities
plan, the completed (signed) resolution and required supporting data (Components 3 and 4;
transmittal letter; plans; narrative; copies of the Bucks County Department of Health and Planning
Commission teview letters) should be sent to Elizabeth Mahoney, Sewage Planning Supervisor,
Wastewater Management, Pennsylvania Department of Environmental Protection Southeast
Regional Office, 2 East Main Street, Norristown, PA 19401.

Under the revised Chapter 71 of the Pennsylvania Department of Environmental Protection’s Title 25, Rules and Regulations, the
subject planning module is a revision to the Penndel Borough’s Sewage Facilities Plan. Therefore, the Bucks County Department of
Health and Bucks County Planning Commission are required to review and comment on the proposed plan revision.

Visit us at: www.buckscounty.org



Mt. Andrew Birtok, PE
June 18, 2014
Page 2

If you have any questions regarding this review, please feel free to contact me.

Sincerely, E\'

Cathy Gauthier

Planner
CHG:kjp
Attachment

cc: KMC Squared LP
Scott Cressman, BCDH
Elizabeth Mahoney, PaADEP
Maria Serota, Council Secretary
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I COMMONWEALTH OF PENNSYLVANIA
vt Aot DEPARTMENT OF ENVIRONMENTAL PROTECTION | —09928-]9-3J
PROTECTION BUREAU OF POINT AND NON-POINT SOURCE MANAGEMENT

SEWAGE FACILITIES PLANNING MODULE
COMPONENT 4B - COUNTY PLANNING AGENCY REVIEW
(or Planning Agency with Areawide Jurisdiction)

Note to Project Sponsor: To expedite the review of your proposal, one copy of your completed planning package and
one copy of this Planning Agency Review Component should be sent to the existing county planning agency or
planning agency with areawide jurisdiction for their comments.

SECTION A. PROJECT NAME (See Section A of instructions)

Project Name
PROPOSED 12-UNIT APARTMENT BUILDING (Robbins Avenue, Penndel Borough)

SECTION B. REVIEW SCHEDULE (See Section B of instructions)

1.  Date plan received by county planning agency. ﬂ:;,gt({ Il? J 20 | ‘4

2. Date plan received by planning agency with areawide jurisgiction
Agency name _ /z}(/tm Cﬂ%ﬂ%f F[Kﬂlfl Ifu?} C&VK -1

u
3.  Date review completed by agency (I! | & | ) "l’

SECTIONC. AGENCY REVIEW (See Section C oi‘ instructions)

Yes

No
lf/ [1 1. s there a county or areawide comprehensive plan adopted under the Municipalities Planning Code
(53 P.S. 10101 et seq.)?

2. s this proposal consistent with the comprehensive plan for land use?

SCN
0o

N

Does this proposal meet the goals and objectives of the plan?

If no, describe goals and objectives that are not met ‘/ti/ fq’

Is this proposal consistent with the use, development, and protection of water resources?

If no, describe inconsistency

IE\

O
DE\?\E\QD

5. |s this proposal consistent with the county or areawide comprehensive land use planning relative to
Prime Agricultural Land Preservation?

If no, describe inconsistencies: /Ui / A
6. Does this project propose encroachments, obstructions, or dams that will affect wetlands?

O

If yes, describe impact

~

Will any known historical or archeological resources be impacted by this project?
If yes, describe impacts /’A)r} { H Now ¥l

Will any known endangered or threatened species of plant or animal be impacted by the development
project? /l/a ne Arowin .

Is there a county or areawide zoning ordinance?

O

O

10. Does this proposal meet the zoning requirements of the ordinance?
If no, describe inconsistencies A/; / A
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Yes /No SECTIONC. AGENCY REVIEW (continued)

o~ O 11
] @/12.

O [ 13
;/..-.

/

Fl. O 14

/

[] III/ 15.

] 84.

O O

#G
o C

18.

Have all applicable zoning approvals been obtained?
Is there a county or areawide subdivision and land development ordinance?

Does this proposal meet the requirements of the ordinance? /\//14

If no, describe which requirements are not met

Is this proposal consistent with the municipal Act 537 Official Sewage Facilities Plan?

If no, describe inconsistency

Are there any wastewater disposal needs in the area adjacent to this proposal that should be
considered by the municipality?  Abne Kuopw 11

If yes, describe

Has a waiver of the sewage facilities planning requirements been requested for the residual tract of
this subdivision?

If yes, is the proposed waiver consistent with applicable ordinances. /(/ /[T

If no, describe the inconsistencies

Does the county have a stormwater management plan as required by the Stormwater Management
Act?

If yes, will this project plan require the implementation of storm water management measures?

Name, Title and signature of person completing this section:

Name: fam df‘ﬂﬂc{/&/fuﬁfﬂ
Title: 7&’/@ nn eA” Signature: /‘M m—_

Date: (e [.' , ,4'
Name of County or AreaW|de Planning Agency: @KC L QM?"Q F/WIM &7%”(1557:
Address: _[2-(¢ 0 Almsho wae M &MW ZDHJ l’ﬁ?@f
Telephone Number: /02/6 J (_546 540() °

SECTION D. ADDITIONAL COMMENTS (See Section D of instructions)

This Component does not limit county planning agencies from making additional comments concerning the relevancy of
the proposed plan to other plans or ordinances. If additional comments are needed, attach additional sheets.

The county planning agency must complete this Component within 60 days.
This Component and any additional comments are to be returned to the applicant.




Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chaimman
Charles H. Martin, Viee Chairman
Diane M. Ellis-Marseglia, Lcsw

May 28, 2014

John Dudish

Penn’s Trail Envitonmental
21 East Lincoln Ave.

Suite 160

Hatfield, PA 19440

RE: Reserve at Woodside Creek Planning Module
PaDEP Code #1-09940-276-3]
BCPC #10521
TMPs #36-39-69 and -39-71
Richland Township, Bucks County, PA

Dear Mt. Dudish:

PLANNING COMMISSION:

Robert M. Pellegrino, Clairman
David R. Nyman, Vie Chairnan
Walter S. Wydro, Seeretary
Joseph A. Cullen, Esq.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan |. Stone

Lyan T. Bush

Executive Director

We have received a copy of the planning module! proposing connection to an existing public
sewerage system to setve the planned development of a 74-lot residential subdivision on a tract of
99.323 acres located on the east side of Paletown Road, notth of Rocky Ridge Road.

The Wastewater Facilities Component of the Quakertown Area Comprehensive Plan (1985) is the official Act
537 sewage facilities plan for Richland Township, incotporating by reference the township’s 1983
Act 201 Facilities Plan. Neither the 1985 document not the original 1983 plan includes 2 map that
delineates sewer service areas.

The township’s Act 537 Plan was amended in 1997 to incorporate the planned reconstruction of a
Morgan Creek pump station and the extension of sewer lines in that general area. It designated a
future sewer service planning area that included the natural drainage atea of the Morgan Creek east
of the railtoad and about half of the creek’s drainage atea between the railroad and Old Bethlehem
Pike. That planning atea did not include most of the two subject patcels.

Howevet, as the planning module notes, existing public sewet lines lie along the western frontage of
the parcels proposed for development. Moteover, the parcels lie within the Yeat 2020 development

! Under the revised Chapter 71 of the Pennsylvania Department of Environmental Protection’s (PaDEP) Title 25, Rules
and Regulations, the subject planning module is a revision to the Wastewater Facilities Component of the Quakertown Area
Comprebensive Plan. Therefore, the Bucks County Planning Commission (BCPC) and the Bucks County Department of
Health (BCDH) are required to review and comment on the proposed plan revision.

Visit us at: www.buckscounty.org



Mt. John Dudish
May 28, 2014
Page 2

area outlined in the Richland Township Comprebensive Plan Update (2009). Therefore, the proposal
appeats to be consistent with the township’s Act 537 Plan, and consistent with its comprehensive
plan.

If the township approves the planning module and thereby revises the official sewage facilities plan,
the completed (signed) resolution and requited supporting data (Components 3 and 4b; transmittal
letter; plans; narrative; copies of the BCPC and BCDH review letters) should be sent to Elizabeth
Mahoney, Sewage Planning Supervisor, Wastewater Management Planning, PaDEP, Southeast
Regional Office, 2 East Main Street, Norristown, PA 19401.

If you have any questions regarding this review, please contact me.
Sincerely,

Gail Friedman, AICP
Planner

GFkjp

Attachment

cc Scott Cressman, Bucks County Health Department
Elizabeth Mahoney, PaDEP
Stephen Sechriest, Richland Township Manager (via email)
Act 537 File
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COMMONWEALTH OF PENNSYLVANIA - 3:
L DEPARTMENT OF ENVIRONMENTAL PROTECTION |- U?‘}‘fﬁﬁ“ A-3T
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SEWAGE FACILITIES PLANNING MODULE
COMPONENT 4B - COUNTY PLANNING AGENCY REVIEW
(or Planning Agency with Areawide Jurisdiction)

i i

Note to Project Sponsor: To expedite the review of your proposal, one copy of your completed planning package and
one copy of this Planning Agency Review Component should be sent to the existing county planning agency or
planning agency with areawide jurisdiction for their comments.

SECTION A. PROJECT NAME (See Section A of instructions)

Project Name
Reserve at Woodside Creek

SECTION B. REVIEW SCHEDULE (See Section B of instructions)

1. Date plan received by county planning agency. May 19, 2014

2. Date plan received by planning agency with areawide jurisdiction

Agency name

3. Date review completed by agency May 28, 2014

SECTIONC. AGENCY REVIEW (See Section C of instructions)

Yes No

X [0 1. Is there a county or areawide comprehensive plan adopted under the Municipalities Planning Code
(53 P.S. 10101 et seq.)?

X () Is this proposal consistent with.the comprehensive plan for land use?

X [0 3. Does this proposal meet the gdalé and objec'ti\ies of the plan?

If no, describe goals and objectives that are not met

Is this proposal consistent with the use, development, and protection of water resources?

X
O
N

If no, describe inconsistency

[] 5. Is this proposal consistent with the county or areawide comprehensive land use planning relative to
Prime Agricultural Land Preservation?

If no, describe inconsistencies:

O x| 6. Does this project propose encroachments, obstructions, or dams that will affect wetlands?
If yes, describe impact

O X 7 Will any known historical or archeological resources be impacted by this project?
If yes, describe impacts

O <] 8 Will any known endangered or threatened species of plant or animal be impacted by the development
project? '

O ] 9. Isthere acounty or areawide zoning ordinance?

il [J 10. Does this proposal meet the zoning requirements of the ordinance?

If no, describe inconsistencies N/A
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Yes No SECTIONC. AGENCY REVIEW (continued)
X [C] 11. Have all applicable zoning approvals been obtained?
O X] 12. Isthere a county or areawide subdivision and land development ordinance?
[ ]  13. Does this proposal meet the requirements of the ordinance?
If no, describe which requirements are not met N/A
X 1 14, s this proposal consistent with the municipal Act 537 Official Sewage Facilities Plan?
If no, describe inconsistency ‘
d ] 15. Are there any wastewater disposal needs in the area adjacent to this proposal that should be
considered by the municipality?
If yes, describe
O XI 16. Has a waiver of the sewage facilities planning requirements been requested for the residual tract of
this subdivision?
L] O If yes, is the proposed waiver consistent with applicable ordinances.
If no, describe the inconsistencies N/A
X 0 17 g)ot%s the county have a stormwater management plan as required by the Stormwater Management
ct? -
X C If yes, will this project plan reguire the implementation of storm water management measures?
18. Name, Title and signature of person completing this section:

Name: Gail Friedman ,/n p o f] 2
Title: Community Planner Signature: fj’iﬁW

Date: May 28, 2014

Name of County or Areawide Planning Agency: Bucks County Planning Commission

Address: Neshaminy Manor Center, 1260 Almshouse Rd., Doylestown, PA 18901

Telephone Number: 215 345-3400

SECTIOND. ADDITIONAL COMMENTS (See Section D of instructions)

This Component does not limit county planning agencies from making additional comments concerning the relevancy of
the proposed plan to other plans or ordinances. If additional comments are needed, attach additional sheets.

The county planning agency must complete this Component within 60 days.

This Component and any additional comments are to be returned to the applicant.
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BUCKS COUNTY PLANNING COMMISSION

MEETING

Wednesday, August 6, 2014
2:00 P.M.

Robert H. Grunmeier Room
1260 Almshouse Road
Doylestown, PA 18901
AGENDA
Call to Order
Pledge of Allegiance

Approval of Minutes of June 4, 2014

Executive Director’s Report

GIS — How We Use It... How You Can Use It
~ Robert Keough, Senior GIS Planner

Act 247 Reviews (June and July 2014)
Old Business

New Business

Public Comment

Adjournment

Please remember to contact us at

215-345-3400 if you cannot attend. Thank_you.
AGENDA SUBJECT TO CHANGE PRIOR TO MEETING






BUCKS COUNTY PLANNING COMMISSION
Executive Director Report
July 2014

Transportation Improvement Program — Commissioner Marseglia and I attended the DVRPC
board meeting where the TIP was approved for 2015-2017. Bucks County did very well in terms of
money allocated to our projects, mainly because of the I-95—Turnpike connection and the Levittown
Train Station. The I-95-Turnpike project is not fully funded for future phases, and the connection
that is funded will only accomplish a partial new intersection (not all exit ramps and entrance ramps).
The BCPC presentation on the TIP which occurred in May is quite close to what was funded.

DVRPC - Other funding approved by the DVRPC Board:
e PennDOT funding for trails to two projects:
O Neshaminy Greenway Trail to Lenape Lane - $800,000
O Solebury Route 202 Gateway Trail - $980,859
e Repaving Projects:
O $13.9 million in resurfacing projects was approved for Street Road, Route 611, and
Second Street Pike

Local Bridge Line Item in TIP — This is an important new component in the TIP, conceived by
and championed by Bucks County (Rich Brahler in particular). This will be TIP money set aside for
township/borough bridges. Now there will be a competitive program that municipalities can
participate in directly.

Municipal Economic Development Program — It looks promising that we will be successful in
getting grants of about $200,000 for our work with Cross Keys and with New Britain Borough. That
will not all go to the County, but it will enhance our ability to contract for some traffic and
transportation services needed to develop specific plans for these areas.

We have added Quakertown and Trumbauersville boroughs to our list of municipalities in the
economic development program.

e Met with the Plumstead Township Board of Supervisors to discuss Cross Keys study

e Met with Lower Makefield and with Solebury on their comprehensive plan updates (projects
BCPC has been hired to work on).






BUCKS COUNTY PLANNING COMMISSION
Staff Report
July 2014

PLANNING SERVICES

COMMUNITY PLANNING

>

\

Meeting Attendance—Attended the regular monthly planning commission meetings of New
Britain, Perkasie, and Sellersville boroughs, Buckingham Township, and the Quakertown Area
Planning Committee.

Lower Makefield Township Comprehensive Plan—Presented plan sections on goals and
objectives and implementation measures to the township’s planning commission in anticipation
of the complete second draft.

Tinicum Township Comprehensive Plan—Completed the Future Land Use chapter. Met with
the township comprehensive plan group to discuss chapter.

Upper Makefield Township—Development of an enhanced report of the public visioning
meeting for the Taylorsville study area.

Upper Southampton Township—Development of a report of the land use survey of the
industrial zoning district area. Compiling information from realtors representing properties that
are listed for sale or lease.

West Rockhill Township—Compiled results of the Town Hall Meeting development
preference exercise; collecting background information on the village.

Cross Keys Study—Inventory and data collection for the study.

Solebury Township—Revised and edited the draft comprehensive plan to address township
officials’ comments and suggestions.

Springfield Township—Continued development of the sewage capacity analysis for the
Development Area and Route 309 Corridor.

Planning Information and Agency Coordination

>

\

vV V V V

Provided information to the public on wvarious topics including demographic and
socioeconomic data, development proposals, review letters, local zoning, and municipal
regulations.

Began the creation of a planning workbook for municipal officials’ use in implementing, tracking
and monitoring comprehensive plan recommendations.

Completed a study of Perkasie Borough’s cluster regulations.

Assessed potential assistance to and attended meeting of the Bicycle Task Force.

Attended Bucks County Homeless Continuum of Care meetings.

Reviewed Act 14, 67, 68 NPDES permit applications.

Act 247 and 537 Review Activity

>

V V V.V

15 Subdivision and Land Development Proposals
Sketch Plans

Municipals

Sewage Facility Planning Modules

Traffic Impact Study

— U1 \O O



ENVIRONMENTAL PLANNING

Stormwater Management
> Assisted municipal engineers and residents regarding stormwater management issues.

William Penn Foundation: Poquessing Watershed Cluster

> Worked with GIS and intern to prepare maps of problem areas and potential monitoring sites
upstream and downstream of proposed project areas.

> Conducted deed searches for land ownership information for parcels and HOAs within Lower
Southampton and Bensalem Townships

> Began to identify groups to be contacted to participate in educational training regarding
watersheds and watershed planning and also those interested in becoming citizen monitors.

Natural Resources
> Working to identify and develop ordinance language for Bridgeton Township that addresses noise
and pesticides use.

Integrated Water Resources Planning Work Program

> Conducted library search and search of shared folders to identify all watershed planning
documents, reports and studies for future review.

> Inventoried planning staff and conducted online search for all watershed-related plans, reports
and studies.

> Began to review documents to identify watershed information, problem areas and proposed
implementation projects documented.

Summer Interns Coordination

> Continue to train and work with interns regarding environmental unit initiatives and work
programming.

Bucks County Open Space & Greenway Planning

> Attended Doylestown Bike & Hike Committee meeting.

> Continued developing narrative of Mill-Queen Anne-Black Ditch Creek Trail Feasibility Study.

> Met with consulting engineer on Middle Neshaminy Creek trail study to discuss potential routing
options.

> Held steering committee meeting for the Lower Neshaminy Creek Trail study

> Conducted public meeting on 7/22 for the Middle Neshaminy Creek Trail study.

Coastal Zone Management

> Attended annual summer planning meeting of the Delaware Estuary Coastal Zone Management
Steering Committee.

Recycling and Solid Waste

> Met with regional recycling coordinators at regular monthly meeting with Household Hazardous
Waste collection vendor.

Preparing chapters of the Bucks County Municipal Waste Plan update.

vV Vv

Preparing for Household Hazardous Waste events.
> Finished draft of the Recycling Guide.



> Coordinated on toner recycling within County departments.

Hazard Mitigation Planning
> Working on updating grant application.
>  Getting FEMA grant-entry certified.

Green Committee
> Obtained 400 recycling bins to help expend recycling program.

TRANSPORTATION AND GEOGRAPHIC INFORMATION SYSTEM (GIS)

General Transportation Planning

> Working on project to determine the feasibility of renaming Butler Pike to Business Route 202.
Completed collecting sighed municipal support resolutions. Provided draft application to
PennDOT for review and comment.

> Processed DVRPC Monthly Reports for Supportive Regional Highway Planning Program and
Transit Support Program. Began developing annual report for SRHPP.

> Attended internal meeting to discuss Bucks County Bike Task Force. Reviewed and revised Task
Force By-laws. Attended Regional Bike Committee Meeting.

> Reviewed Bucks County Transportation Community Development Initiative applications.
Provided rankings to DVRPC. Attended TCDI Review Committee Meeting.

> Attended site visit for proposed freight rail improvements Rural Transit Assistance Program
application for SMS Rail Lines. Reviewed RTAP applications for SMS Rail Lines and USX.

> Attended Bucks County Incident Management Committee Meeting.

Public Transportation

> Reviewed SEPTA Board Meeting Materials.

> Continued report development for SEPTA Rail Station Visibility Enhancement Study Phase 11.
> Reviewed SEPTA FY 2015 Annual Service Plan.

> Participated in Roosevelt Boulevard Better Bus Project Workshop.

Transportation Assistance to Planning Staff
> Discussed transportation related issues with staff for subdivision and land development reviews.
> Attended Review/Design Meeting for Knoell Property.

> Attended Almont Village Meeting with Perkasie Regional Authority. Continued developing
computer-enhanced imagery for Almont Study.

Transportation Improvement Program
> Provided Transportation Improvement Program information to various individuals and agencies.

> Coordinated with DVRPC regarding Transportation Improvement Program Update process.
Provided responses to TIP comments to DVRPC.

Attended Pennsylvania Subcommittee of the RTC to discuss Municipal Bridge Line Item.
Attended Regional Technical Committee Meeting.
Attended Bridge Evaluation Committee Meeting.

V V VYV

Attended Tohickon Creek Bridge Improvement Project Meeting.
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> Reviewed Route 611 Corridor Project Study Purpose and Needs Statement. Provided proposed
land development database to consultant.

> Attended DVRPC Board Meeting/Transportation Funding Recognition Luncheon.

Geographic Information Systems (GIS)

Continued development of County-Wide Enterprise GIS program.

Continued database development of site addresses and EMS, Fire, and Police response zones.
Continued updating of Enterprise Geodatabase and ArcGIS Server.

Continued coordination with GIS consultant on the Land Records and EMS projects.
Continued development and support of County GIS Consortium efforts.

Continued updating and editing of county Road Centerline database.

Continued GIS technical software support to I'T and GIS staff at Board of Assessment.
Continued support of County hosted GIS web server connection and interface.
Provided GIS technical support to Emergency Communication staff.

Continued technical support for County GIS Web Viewer.

Continued editing of county-wide data layers using GIS Data Reviewer tool.

Continued editing procedures on land base parcel annotation features.

Continued updating and testing of latest GIS software versions on desktop systems.
Attended SE PA 9-1-1 GIS Shared Services meeting in Eagleville PA.

Attended GIS meeting of Consumer Protection and Weights and Measures staff.
Provided GIS Consortium data updates to East Rockhill Township.

Provided GIS data for Route 611 Transportation Study to PADOT consultant.
Produced evacuation maps to Warminster Township Emergency Management Dir.
Attended demonstration on electronic recording at Recorder of Deeds office.

VVVVVVVVVVVVVYVYVVYVYVYVYV

Produced site plan map of potential property acquisition for Parks Department.

GIS Map Production
> Produced presentation maps for Community, Environmental and Preservation Planning units.
> Continued development of maps of county parks and facilities for print and web deployment.

GIS Transportation
> Continued development of Region-wide GIS Transportation initiative.



Bucks County Planning Commission

Municipal Reviews

August 6, 2014
BCPC Tax Patcel

Municipality Number Applicant Number(s) Proposal

Chalfont Borough 7-14-1 Borough Council Zoning Ordinance Amendment:
Patk Avenue TOD Ovetlay District

Falls Township 13-14-1 (P) |Waste Gas Fabricating [13-28-88-2 Zoning Map Change: LI to PIP

Falls Township 13-14-2 (P) |New Falls Road, LLC  [13-20-306 & -24-1 |Zoning Map Change:
IN & NCR to AQ

Falls Township 13-14-3 (P) |Faitless Credit Union  [13-18-1-2 Zoning Map Change:
NCR to NC

Langhotne Borough 18-14-CP1  |Borough Council New Comptehensive Plan

Lower Makefield Township [20-14-CR1  |Boatd of Supervisors 20-34-47 Institutional Land Development:
7,584 Square-feet

New Britain Borough 25-14-1 P) |W. C. Weiss 25-9-2 Zoning Map Change:
LI to LI-2
Zoning Ordinance Amendment:
Multifamily in LI-2

Notrthampton Township 31-14-CP1  |Boatd of Supetvisors Comprehensive Plan Amendment:
Holland Village Master Plan

Yardley Borough 54-14-CP1  |Borough Council Comprehensie Plan Update







Bucks COUNTY
PLANNING COMMISSION

The Almshouse  Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vice Chairman
Diane M. Ellis-Marseglia, Lcsw

CONFIDENTIAL — NOT FOR RELEASE

August 6, 2014
BCPC #7-14-1

MEMORANDUM

TO: Chalfont Borough Council
Chalfont Borough Planning Commission

FROM: Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, Vie Chairmn
Walter S. Wydro, Secretary
Joseph A. Cullen, IisQ

James ]. Dowling

Raymond W. Goodnoe
Tidward Kisselback

Carol A. Pierce

Iivan ). Stone

Lynn T. Bush

Exeautire Direclor

SUBJECT:  Proposal to Amend the Zoning Ordinance—Park Avenue TOD Ovetlay District

Applicant: Borough Council
Received: June 27, 2014
Hearing Date: Not set

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for review.
The following review was ptepared by the staff and endorsed by the Bucks County Planning
Commission at a meeting held on August 6, 2014.

GENERAL INFORMATION

Proposed Action: Amend the zoning ordinance to create the Park Avenue Transit Otiented
Development (TOD) Ovetlay District. Higher density residential uses and office and retail uses
will be permitted on three patcels northeast of the train station at the intersection of Main Street
and Patk Road.

Proposed Zoning Provisions: Part 7, R-2 Village Residential Zoning District will be amended to
include: a purpose statement; delineation of the TOD overlay district; a list of uses permitted by
tight and by condition; mix of uses; area and dimensional regulations; parking standards,
landscape and buffering standards; standards for stormwater management, sidewalk and
pedesttian access, and site amenities; sign regulations; architectural development guidelines;
traffic impact study; utilities; roadway improvements.

Multiplex will be permitted at a density of 10 units per acre and Garden Apartments at 20 units
pet acte. The following retail and consumer service uses will be petmitted no larger than 5,000
square feet: Retail Shop, Service Business, Sit Down Restaurant and Indoor Entettainment
Facility, Municipal Setvices, Office, Medical Office will also be permitted by right.

Visit ns at: www bncksconntv.are
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The following uses will be permitted by conditional use: nonresidential accessory building,
tempotary structure ot use, outdoor eating area.

The Park Avenue TOD Overlay District would consist of the following parcels: TMPs #7-6-75,
7-6-98, and 7-6-99. In order for an applicant to qualify to utilize the provisions of the Ovetlay
Disttict, 2 minimum of two of these contiguous parcels shall be included within the proposed
development.

Existing Zoning Provisions: The R-2 Village Residential Zoning District purpose is to retain the
existing village character of the existing uses and neighbothood, and provide for compatible
infill. Permitted uses include single-family detached dwelling, twin, duplex, multiplex,
townhouses, garden apartment, and life care facility. Schools and offices are permitted by
conditional use. The minimum lot area is 9,000 square feet. Special exception uses include
tesidential conversion, nutsing home, family day care, and accessory apartment.

COMMENTS

We commend the borough for proposing to amend the zoning ordinance to create the TOD
Ovetlay District that will implement policy of both the borough Comprebensive Plan and the
Revitalization and TOD Plan. The ovetlay district presents standards to implement the
recommendations of the Revitalization and TOD Plan; although the permitted density is higher than
tecomtmended. The TOD district will permit reuse and redevelopment of important sites in the
borough. The following comments on the proposed Ovetlay District Text is intended to help fine
tune the requitements while the comments on the Ovetlay District Parcels are intended to address
the appropriateness of the district location.

1. Ovetlay District Text

a. Mix of uses—Section 27-709(5) of the proposed amendment requires that TOD
development have a mix of one tesidential and one commercial/consumer use
within any proposed development. The requitement does not provide a
minimum/maximum limit by petcentage ot area for the use types. Borough officials
could consider establishing a limit be provided so that development is balanced and
provides for a reasonable mix of uses. For instance, a development of large
residential use with a small retail shop may not be an effective mix.

The Revitalization and TOD Plan discusses a vettical mix of uses with residential uses
over commetcial. This type mix of provides for eyes on the street, specific
commetcial uses to setve transit users such as coffee shops, cafes, newsstands, dry
cleaners, and supports transit usage and activity in the evenings and weekends. The
intent of the standards are not clear regarding type of mix required. Will uses all be in
the same building with different uses on diffetent floors on a parcel or may uses be
in separate buildings with a hotizontal mix? Borough officials should consider
whether vertical or horizontal mixes would be appropriate for the overlay district.

b. TOD housing—The proposed amendment permits multiplexes and garden
apartments but does not petmit townhouses. TODs usually contain smaller unit sizes

CONFIDENTIAL — NOT FOR RELEASE



BCPC #7-14-1 3 August 6, 2014

and provides housing choices for smaller households such as singles and retirees.
The Rewitalization and TOD Plan discusses townhouses as patt of TOD. Borough
officials should determine if the ordinance should be revised to permit townhouses
in line with the Revitalization and TOD Plan.

c. Parking reduction—Proposed Section 27-709(7).5 states a reduction in parking
may be provided; however, the amendment has no standards except that a reduction
may be permitted where deemed “appropriate.” Existing zoning ordinance Section
27-532, Reduction of Nonresidential Parking Requitements, allows the borough
council to permit a conditional teduction of parking spaces if the following
conditions are met:

e The reduction applies to the following uses: Office Park; Shopping Centet;
and Wholesale Business; and Wholesale Storage or Warehousing. Borough
Council may permit a conditional reduction for other uses.

e The plan must show sufficient spaces for the total number of requited
patking spaces. The conditional reduction shall provide for establishment of
no less than 80 petcent of required number of parking spaces.

e Balance of additional parking spaces shall be provided if required number of
spaces are necessaty to meet parking demand.

e Developer shall post performance bond to cover installation of remaining
parking spaces.

The borough should consider the need for Overlay District specific parking
reduction standards or determine if the exisitng standards are appropriate.

d. Size of use—The Ovetlay District lies within the Historic District. Section 27-
515.3.b(4) of the existing zoning ordinance states no individual use shall exceed
5,000 squate feet of gross floor area (calculated as a total of all floots within any
building) in the Borough Histotic District. The proposed amendment Section 27-
709(6)1.g testricts Retail and Consumer uses to less than 5,000 square feet, but all
other uses such as residential, municipal setvice, and office uses have no maximum
size.

In a recent conversation, the borough zoning officer stated that the borough solicitor
has determined that the Ovetlay District tegulations would supersede the base
zoning regulations. If so, the proposed standards may allow latge office uses or large
municipal setvice uses in the historic district. While the proposed standatd would
allow large residential units, we recognize it is unlikely that the type of proposed
permitted residential uses would be greater than 5,000 square feet per unit. Borough
officials should determine if the resulting size increase of the proposed amendment
for office, municipal setvice, and residential uses is in line with the intent of the
Borough Historic District.

e. Editorial comments—Secction 27-709. (6).1.g Maximum square footage for

Commercial and Consumer uses. Section 27-407.5 describes these uses as Retail and
Consumet—Service uses. Use C9 is described as Municipal Services in the zoning

CONFIDENTIAL — NOT FOR RELEASE
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ordinance. The proposed amendment refers to Borough Setvices. We recommend
that the amendment be revised to use the terms found in the zoning ordinance.

2. Overlay District Parcels

a. Existing site and uses—TMP #7-6-75 (2.14 acres) is occupied by a life cate facility
called Brighten Place, which will soon close. TMP #7-6-99 (2.3 actes) is occupied by
the former St James Lutheran Church. The congregation disbanded and left a
sanctuary, fellowship hall, classroom building, and cemetery on a 2.3 acte lot. The
former borough fire station lies on TMP #7-6-98 (0.583 acres). The subject site (the
Park Avenue TOD Overlay District)) is zoned R-2 Village Residential district which
permits single-family detached dwellings, twins, duplex, townhouse, garden
apartments on lots of 9,000 square feet or more. Schools and offices are permitted as
conditional uses.

b. Adjacent land use and zoning—The area north and west of the subject site is
predominately occupied by single-family detached dwellings and is zoned R-2 Village
Residential Disttict. The LI Light Industrial District southwest of the site, along the
SEPTA line, permits utilities offices, terminal is permitted as a conditional use; the
minimum lot size is 2 acres. This area contains the train station and railroad right-of-
way.

The area to the east of the site is zoned R-2 and occupied by the chutch patking lot
and single-family detached dwellings. Adjacent to the church patking lot is the Pine
Creek Apartments. The Patriot Place neighborhood lies northeast of the site and is
zoned R-4 Small Lot Single-family Residential District which pertmits single-family
detached dwellings on lots of 12,500 square feet.

The south side of the area to be rezoned contains single-family residential, office,
commercial, and multifamily residential use. This area is zoned BC Borough
Commercial which permits single-family detached, residential conversion, office, and
retail shop on lots of 6,000 square feet or more.

c. Additional TOD parcels—A typical transit-oriented development has the transit
facility at its central core with accompanying residential and commetcial uses within
walking distance, which is typically within 2,000 feet. TODs emphasize a self-
sustaining community and pedestrian-otiented environment and reinforce the use of
public transportation. The proposed ovetlay district applies to only three parcels
which are more than 300 feet from the existing train platform. Thete ate a number
of parcels within a radius of 2,000 feet such as the train station itself (TMP# 7-6-36),
the former station warehouse (TMP# 7-6-36-1 Estates Chimney Sweep) on Sunset
Avenue west of the train station, and single-family dwellings on Maple Lane. These
parcels may not necessarily be redeveloped because of historic district regulation but
there may be opportunities for uses which facilitate TOD principles.

d. Comprehensive plan—The Chalfont Borough Comprebensive Plan (2010) classifies the

Brighten Place site as Medium Density Residential and the chutch and old fire
station sites as Borough Core. The Medium Density Residential classification
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accommodates a density of 3 to 5 dwelling units per acre and comprises older
residential pottions of the borough. The average lot size is 9,000 square feet. The
Borough Core atea contains retail services, and institutional uses in the center of the
borough. Many of buildings are historic and should be preserved and enhanced.
Older building contain mixed uses. The overlay district would permit additional uses
on the subject site which are not consistent with the comprehensive plan. We
recommend that the borough amend the comprehensive plan to include the TOD
ovetlay.

e. Other plans—The Chalfont Borough Revitalization and TOD Plan (2013) plan
recommends working with interested parties to revitalize Brighten Place, St James
Church and the formet fire station to capitalize on demand for housing in walkable
communities near transit and amenities. A fundamental concept of the plan is
suppott of Transit Oriented Development (TOD), which is mixed use development
in close proximity to a transit station. This development is compact, walkable and 1s
higher density to encoutage transit use. TOD supports higher more stable property
values, revitalization of matute neighborhoods, healthier lifestyles, auto use
reduction, and reducing auto emissions. The TOD plan is consistent with policy of
the borough comprehensive plan.

Section 5.2.2 of the plan recommends consideration of adopting zoning and
regulatory changes that encourage private investment in desirable, context sensitive
redevelopment projects on key downtown parcels.

The plan recommendations permit densities of 6 to 10 units per acre, a greater floot
to area ratio of 1.5 to 2, expanding the Borough Core district to include St James
Church, Brighten Place, former fire station and SEPTA station. Additional
recommendations include incotporating a minimum 30-foot building setback and
consideration of a maximum setback or build-to line is also tecommended on this
section. The proposed Ovetlay District implements most of the recommendations,
although the proposed residential density is higher.

f. County Comptehensive Plan—The Bucks County Comprehensive Plan (2011)
identifies areas throughout the county which ate to be the focus of new
development. Train stations ate primatily located in areas designated as Town
Centers and Employment Ateas. Town Centets currently have or once bad train
service. Trains were used to take locally produced goods to market and to bring
manufactured goods to Bucks. These communities grew up around the stations and
significant infrastructure has been built around them. Employment areas have mainly
nonresidential uses but residential uses can be developed to provide housing and
activity to make these ateas more lively and sustainable.

It behooves communities to maintain and increase investments near train stations to

gain the most benefit from them. Enhanced development will lessen development
pressure in outlying ateas and provide new and different development oppottunities.
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We would appreciate being notified of the Borough Council’s decision regarding this matter. If the
amendment is adopted, please send us a copy within 30 days as required by Section 609g of the
Pennsylvania Municipalities Planning Code.

DCZ:kjp

cc: Sandra Zadeﬂ, Manager
Dean Ibtahim, Solicitor
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BCPC #13-14-1(P)

MEMORANDUM

TO: Falls Township Board of Supervisors
Falls Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Private Request for Zoning Map Change—Light Industrial to Planned Industrial
Park
TMP: p/o #13-28-75
Applicant: Waste Gas Fabricating Co., Inc., ¢/o Kyle Cloman
Ownet: same .
Received: June 27, 2014
Hearing date: Not indicated

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for review.
The professional staff prepared the following review, which was endorsed by the Bucks County
Planning Commission at its meeting on August 6, 2014. A

GENERAL INFORMATION

Requested Action: Amend the Falls Township Zoning Ordinance map to rezone a 2.42-acte parcel
from the LI Light Industrial District to the PIP Planned Industrial Park District.

Location and Size of Site: On the east side of My Lane at Newbold Road. The parcel is part of TMP
#13-28-75 which consists of 142.306 acres. It is to be conveyed to and consolidated with
adjoining TMP #13-28-88-2, which consists of 4.46 acres, resulting in a parcel of 6.88 acres.
(See BCPC #8326-A, dated June 19, 2013.)

Requested Zoning: PIP Planned Industrial Park District permits a vatiety of manufacturing,

commertcial, and watrehouse uses on a lot of at least 0.5 acte with a maximum impetvious sutface
ratio of 60 percent for parcels of 3 to 8 acres.

Visit ns at: www hnckscounrv.ore
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Existing Zoning: LI Light Industrial District permits a variety of manufacturing, commercial, and
warehouse uses on a lot of at least 0.5 acre with a maximum impervious surface ratio of 60
percent for parcels of 3 to 8 acres.

COMMENTS

The rezoning has been recommended by our office and by the township engineer as an apptoptiate
action to eliminate split zoning of a parcel that will be under single ownetship for industrial
purposes, and potentially, for future land development. We note the following additional points
regarding the application.

L. Comprehensive plan and zoning consistency—The site lies within an area designated for
industrial use according to the future land use map in the township’s comprehensive plan.
The proposed rezoning would therefore be consistent with land use policy as outlined in the
comprehensive plan.

2. Surrounding land use and zoning—The proposed tezoning of the site to PIP is consistent
with the PIP zoning to the east and west, and compatible with the LI zoning to the notth
and the FM zoning to the south, all of which are designated to accommodate manufacturing,
watehousing, commercial, mining, and similar intensive non-residential uses. Adjoining land
uses within the district consist of a rail yard to the notth, and industrial uses on the east and
west. A roadway separates the parcel from an industrial use on the south.

We would appreciate being notified of the boatd of supetrvisors’ decision regarding this matter. If
the amendment is adopted, please send a copy within 30 days as required by Section 609(g) of the
Pennsylvania Municipalities Planning Code.

GFkjp

cc: Waste Gas Fabricating Co., Inc., ¢/o Kyle Cloman
Thomas R. Hecker, Begley, Carlin & Mandio
James Sullivan, T&M Associates, Township Engineet
Peter Gray, Township Manager (via e-mail)
Thomas Bennett, Township Zoning Officer (via e-mail)
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PERTINENT INFORMATION

Site Characteristics, Natural Features: The site is vacant and vegetated.

Existing Land Use: Vacant portion of rail yard

Sutrounding Land Use:
North: Industrial
East: Industrial
South: Transportation
West: Industrial

Surrounding Zoning:
Notth: LI Light Industrial
East: PIP Planned Industtial Park
South: FM Farming and Mining
West: PIP Planned Industrial Park

Municipal Comprehensive Plan:

The Future Land Use Plan of the Falls Township Comprebensive Plan Update (2004) designates
the parcel for industrial use.

Municipal Zoning Ordinance
LI Light Industrial, a district intended for manufacturing, commercial and warehousing uses.
Municipal Sewage Facilities Plan

The Falls Township Act 537 Plan places the site within a public sewer setvice atea.
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MEMORANDUM

TO:

FROM:

SUBJECT:

Falls Township Board of Supervisors
Falls Township Planning Commission

Staff of the Bucks County Planning Commission

Private Request for Zoning Map Change—Institutional and Neighbothood
Conservation Residential to Age Qualified District

TMPs: 13-20-306 and p/o 13-24-1

Applicant: New Falls Road, LL.C

Owners: Saint Joseph the Worker Catholic Church (TMP #13-24-1) and Frank J.
and Maureen E. Walsh (TMP #13-20-300)

Received: July 3, 2014

Hearing date: Not indicated

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for review.
The professional staff prepared the following review, which was endorsed by the Bucks County
Planning Commission at its meeting on August 6, 2014.

GENERAL INFORMATION

Requested Action: Amend the Falls Township Zoning Ordinance map to rezone a 11.97-acre
portion of TMP #13-24-1 from IN Institutional District to AQ Age Qualified District, and to
tezone TMP #13-20-306 (0.95 acre) from NCR Neighbothood Conservation Residential
District to AQ Age Qualified District. The ateas to be rezoned total 12.92 actes.

The Proposed Layout Plan accompanying the application proposes a minor subdivision of TMP
#13-24-1 into two lots. One lot is to remain IN district and the othet lot is to be rezoned to AQ
district and is proposed to contain 76 attached dwelling units and a clubhouse.

Location of Site: On the southeast side of New Falls Road at Thorntidge Way.

Visit us atr www hucksconntv ore
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Requested Zoning: AQ Age Qualified District permits senior housing continuing care, assisted living
and nursing homes on a tract of at least 3 acres with a2 maximum impetvious sutface ratio of 45
petcent.

Existing Zoning: IN Institutional Disttict and NCR Neighbothood Conservation Residential
District. The principal permitted uses in the IN District ate teligious, cultural, educational, and
governmental facilities, banks and restaurants; in the NCR Disttict, the principal permitted use is
single-family detached dwellings on a lot of at least 15,000 squate feet with a maximum
impervious surface ratio of 40 petcent.

COMMENTS

We recommend that the Board of Supervisors consider the following in addressing the proposal to
tezone part of TMP #13-24-1 from IN Institutional to AQ Age Qualified District, and to rezone
TMP #13-20-306 from NCR Neighborthood Conservaton Residential to AQ Age Qualified
District.

1. Comprehensive plan and zoning consistency—The site lies within areas designated for
institutional and neighborhood commercial use according to the Future Land Use Plan map
in the township’s comprehensive plan. The proposed trezoning would therefore be
inconsistent with land use policy as outlined in the comprehensive plan. If the zoning
amendment is adopted, the land use map in the comprehensive plan should be amended as
well.

2. Land use and zoning—The proposed rezoning of the site to AQ disttict is compatible
with the predominantly residential surrounding land use and zoning, which consists of NCR
Neighbothood Conservation Residential to the south and east, NC Neighborhood
Commercial and a portion of the parcel that would temain zoned IN Institutional to the
west, and NC Neighborhood Commetcial to the west and north.

We note that the existing IN disttict for TMP #13-24-1 allows use types largely similar to
those permitted under AQ district: nursing homes, and congregate and eldetly housing, the
latter two permitted by conditional use.

3. Split zoning—If the rezoning is approved but the ptoposed minor subdivision does not
move forward, then the site will become a split-zoned parcel, which may complicate future
development of the site.

4. Impact studies—The rezoning application notes that impact studies, required under the
ptovisions of Section 209-39 of the zoning ordinance, ate fotthcoming. The completed
studies would be useful in addressing the potential public service, land use, traffic,
environmental, drainage and other impacts of the project, and should be reviewed before a
rezoning decision is made.

5. Design and layout considerations—Although this review addresses the prospective
zoning district change and does not constitute a formal land development review, the
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Proposed Layout Plan submitted to illustrate the rationale for the zoning amendment raises
several concerns as discussed below.

a.

Buffering yards—As noted on the Zoning Requitements table on the Proposed
Layout Plan, a perimetetr buffer yard of 35 feet minimum width is requited as
ptesctibed in Table 2 of the zoning ordinance. Howevet, the Proposed Layout Plan
does not satisfy this requitement, and as a result, will likely provide an inadequate
buffering for homes nearest the roadway, ot for homes near the lot lines, depending
on the uses on adjoining parcels. We would not recommend the apptoval of a
zoning map change based upon futute subdivision/land development plans that do
not satisfy this requirement.

Recreation areas—According to the Zoning Requirements table on the Proposed
Layout Plan, the minimum 10 petcent outdoor recreation area will be satisfied on the
site. Future plan submissions should identify the location and type of passive and
active recreational facilities that will be provided. When possible, indoor and outdoot
recteational areas should be centrally located and accessible to residents, and not just
left over land or lands associated with the proposed stormwater management areas.
For instance, the proposed clubhouse is not centrally located since it is situated at the
southeastetn perimeter of the site.

Patking—Accotding to the Proposed Layout Plan, attached residential units ate
proposed. While the typical units are intended for diagrammatic putposes, if these
units are 2-bedroom or larget, Section 209-42.H.2 requires two off-street patking
spaces per unit. While the plan does not provide information on the number of
bedrooms or the intended parking arrangement, it appears that two off-street patking
spaces (one in the driveway, one in the garage) is shown per unit. Based upon an
interpretation of the zoning ordinance, if a garage spaces is allowed to count as an
off-street parking space, we recommend that a deed restriction be provided to ensure
that the garage space is not used for living space and/ot storage, which may result in
a shortage of parking spaces throughout the development. If garage spaces are not
allowed to count as an off street patking space, then the plan does not satisfy the
parking requitements based upon the provision of 2-bedroom or larger attached
units.

Access drive—The Proposed Layout Plan contains two residential access streets
with entrances onto New Falls Road, one of which is designated for emergency
access only. The need for an emergency access for this development is uncleat, since
through-traffic originating from outside the site does not appear to be an issue.
Providing two full access streets may help better distribute traffic and eliminate the
testriction of a single intersection setving all residents. According to BCPCs
Performance Streets, residential access streets should be designed so that no section of
the street conveys an average daily traffic (ADT) volume of greater than 200.
Performance Street identifies an average weekday trip generation rate of 8.1 ADT per
attached units (townhouses and multiplexes), and 3.3 ADT per Retirement Village
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unit.! The publication Residential Street (2001), identifies a trip genetation rate of 5.9
ADT for townhouse and condominium units. Based upon these ttip generation rates
for the 76 proposed housing units, the ADT would range from 235.6 to 615.6.
Therefore, if future plans are submitted for this site, township officials should
determine if two full access street would be justified for this site.

Summary

The applicant’s proposal is not consistent with the Future Land Use Plan map in the township’s
comprehensive plan. However, the proposal is compatible with the adjacent land use and zoning.
During the reviéw of this proposal, township and applicant should examine the existing IN district,
which allows use types largely similar to those permitted undet AQ district such as nursing homes,
and congtegate and elderly housing, the latter two permitted by conditional use. Following the
submission of the requisite impact studies, township officials may be in a bettet position to evaluate
the merits of this proposal. The vatious design and layout considerations discussed above are
intended to provide additional insight when reviewing the zoning map change as well as future
subdivision/land development plans for this site.

We would appreciate being notified of the board of supervisors’ decision regarding this matter. If
the amendment is adopted, please send a copy within 30 days as requited by Section 609(g) of the
Pennsylvania Municipalities Planning Code.

GFkjp

cc: New Falls Road, LLC
Saint Joseph the Worker Catholic Chutch
Frank J. and Maureen E. Walsh
Thomas R. Hecker, Begley, Catlin & Mandio, LLP
James Sullivan, Township Engineer, T&M Associates
Thomas Beach, Remington, Vernick & Beach
Peter Gray, Township Manager (via e-mail)
Thomas Bennett, Township Zoning Officer (via e-mail)

! Since this publication was prepared in 1980, the ADT characteristics of the current age-qualified housing style developments are
likely to have a higher ADT than the 3.3 ADT that is identified for a ‘Retirement Village.”
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PERTINENT INFORMATION

Site Characteristics, Natural Features: A single-family house sits on TMP #13-20-306. A church,
a school and a gymnasium occupy TMP #13-24-1, which has floodplain around much of the
southern perimeter.

Existing Land Use: Residential/institutional

Surrounding Land Use:

Notth: Residential and commetcial

Bast: Residential

South: Residential

West: Residential, commercial, institutional

Surrounding Zoning:

North: NC Neighbothood Commercial

East: NCR Neighbothood Conservation Residential
South: NCR Neighbothood Conservation Residential
West: NC Neighbothood Commercial and IN Institutional

Municipal Comprehensive Plan:

The Future Land Use Plan map of the Falls Township Comprebensive Plan Update (2004)
designates the patcels for institutional and neighbothood commercial use.

Municipal Zoning Ordinance
IN Institutional District is intended for cultural, religious, educational and governmental
facilities. NCR, Neighbothood Consetvation Residential District is intended for housing and
small service businesses.

Municipal Sewage Facilities Plan

The Falls Township Act 537 Plan places the site within a public sewer setvice area.

CONFIDENTIAL — NOT FOR RELEASE






COUNTY COMMISSIONERS:

E-mail: bepc@co.bucks.pa.us

Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901  215.345.3400 FAX 215.345.3886

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, iee Chairmman
Walter S. Wydro, Secretary
Joseph AL Cullen, lisQ
James ). Dowhng

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Robert G. Loughery, Chairman
Charles I'1. Mactin, Vi Chairman
Diane M. Ellis-Marseglia, 1csw

CONFIDENTIAL — NOT FOR RELEASE

August 6, 2014
BCPC #13-14-3(P)

MEMORANDUM

TO: Falls Township Board of Supetvisors
Falls Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT: Private Request for Zoning Map Change—NCR Neighborhood Conservation
Residential to NC Neighborhood Commercial
TMP: #13-18-1-2
Applicant: Faitless Credit Union
Owner: United Christian Chutrch
Received: July 7, 2014
Hearing date: Not indicated

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for review.
The professional staff prepared the following review, which was endorsed by the Bucks County
Planning Commission at its meeting on August 6, 2014.

GENERAL INFORMATION

Requested Action: Amend the Falls Township Zoning Ordinance map to rezone TMP #13-18-1-2
from NCR Neighbothood Consetvation Residential District to NC Neighborhood
Commercial District.

Location and Size of Site: On the northwest side of New Falls Road at Amelia Drive. The patcel
consists of 0.8099 acre.

Requested Zoning: NC Neighborhood Commercial District petmits a vatiety of service and business

uses (including banks) on a lot of at least 20,000 square feet with a maximum impervious sutrface
ratio of 75 percent.

Visit ns at: www bncksconntv aro
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Existing Zoning: NCR Neighborhood Conservation Residential District permits single-family

detached housing on a lot of at least 15,000 squate feet with a maximum impervious surface
ratio of 40 percent.

COMMENTS

We recommend that the Board of Supetvisors consider the following in addressing the proposal to
rezone TMP #13-18-1-2 from NCR Neighborhood Conservation Residential District to NC
Neighborhood Commercial District.

1.

Comptehensive plan and zoning consistency—The site 1is designated for
residential/office use accotding to the Future Land Use Plan map in the township’s
comptehensive plan. The proposed rezoning would, therefore, be inconsistent with land use
policy as outlined in the comprehensive plan. If the zoning amendment is adopted, the land
use map in the comprehensive plan should be amended as well.

Sutrounding land use and zoning—The proposed rezoning of the site to NC
Neighbothood Commetcial is compatible with the NCR Neighborhood Conservation
Residential zoning surtounding the site on the north and west, and with the residential land
use there, if proper buffering techniques are applied to moderate the potential adverse
effects of commetcial use on homes adjoining the site along Warwick Citcle. (See Item 5a,
below.) The rezoning would be consistent with other adjoining land use on the notth, a
pharmacy.

Howevet, the prospective rezoning would be inconsistent with the adjoining zoning to the
south, on TMP #7-5-50, which is situated in Bristol Township, zoned R-1 Low-Density
Residential, and occupied by a church. If the subject site is developed in the future,
consideration could be given to providing a sufficient buffer to help mitigate impacts to
TMP #7-5-50 if it were redeveloped as residential in the future (see comment 3a below).

Design and layout considerations—Although this review addresses the prospective
zoning map change and does not constitute a formal land development review, the sketch
plan submitted to illustrate the rationale for the zoning amendment raises several preliminary
concetns.

a. Buffeting—The plan depicts a buffer yard so narrow in some parts as to provide
minimal protection for adjoining residential and institutional propetties. Although
Section 209.38.1 of the zoning ordinance requires a minimum 15-foot planted buffer
for commetcial uses adjoining other uses, the rear buffer yard, which would adjoin
residential propetties along Warwick Circle, does not attain the minimum 15-foot
width along its entirety. Further, the escape lane for the drive-in window appeats to
be truncated to accommodate a minimal (6.89 feet-wide) buffer yard. Nor does the
screened buffet attain the 15-foot minimum width along the entirety of the southern
lot line, which adjoins a parcel in Bristol Township zoned for low-density housing
and occupied by a church. Section 209-42.A of the zoning ordinance requires
plantings at least 4 feet high between parking areas and any lot line or street line,
except where a building intervenes or the distance is greater than 150 feet.
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b. Front yatd—The front yard in some places does not meet the minimum standard
set in Table 4 of the zoning ordinance, which is 70 feet in the NC District. The
Zoning Table on the Sketch Plan indicates that a variance is required from the front
yard setback. We would not recommend the approval of a zoning map change
based upon future development plans that do not satisfy the intended district
regulations. We acknowledge the limitations of the subject site’s lot depth, although
it appears there is adequate area to relocate the proposed building while still meeting
all (front, side, and reat) yard setback requirements.

c. Citculation—The pattern of internal circulation is not clear from the sketch plan,
which appeats to show two-way traffic in the eastern side of the parking lot running
counter to one-way traffic entering one of the drive-in lanes.

d. Parking—Section 191-37.B of the subdivision and land development ordinance
requites at least 15 feet between the cutbline of any uncovered parking area and a
building wall, and a minimum distance of 15 feet between parking spaces and any lot
line. A patking atea of 34 spaces should provide at least two disabled-accessible
spaces, under the guidelines of the Americans with Disabilities Act. Also, several of
the proposed parking spaces located along the southwest property boundary do not
appeat to satisfy the requisite layout and dimensional requirements.

Summary

The applicant’s proposal is not consistent with the Future Land Use Plan map in the township’s
comprehensive plan. The proposal is compatible or consistent with adjacent land use and zoning in
Falls Township, though inconsistent with low-density residential zoning on the adjacent patcel in
Bristol Township. The various design and layout considerations discussed above are intended to
provide additional insight when reviewing the zoning map change as well as future subdivision/land
development plans for this site. Given the proposed intensity of development on the patcel, and its
anticipated 24-hour drive-in banking window, particular attention should be addressed to the
adequacy of buffering.

We would appreciate being notified of the Board of Supervisors’ decision regarding this matter. If
the amendment is adopted, please send a copy within 30 days as required by Section 609(g) of the
Pennsylvania Municipalities Planning Code.

GFkjp

cc: Faitless Credit Union
United Christian Church
Thomas R. Hecket, Begley, Catlin & Mandio
James Sullivan, Township Engineer, T&M Associates
Thomas Beach, Remington, Vernick & Beach
Peter Gray, Township Manager (via e-mail)
Thomas Bennett, Township Zoning Officer (via e-mail)
Bristol Township (neighboring municipality)
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PERTINENT INFORMATION

Site Characteristics, Natural Features: The site is vacant, with no significant natural features.
Existing Land Use: Vacant

Surrounding Land Use:

Notth: Residential and Commercial
East: Transportation

South: Institutional (Bristol Township)
West: Residential

Surtrounding Zoning:
North: NCR Neighborhood Conservation Residential
East: HR High-Density Residential (separated by roadway)
South: R-1 Low-Density Residential (Bristol Township)
West: NCR Neighborhood Consetvation Residential

Municipal Comprehensive Plan:

The Futute Land Use Plan map of the Falls Township Comprebensive Plan Update (2004)
designates the patcel for business and professional use.

Municipal Zoning Ordinance

NCR, Neighborhood Conservation Residential, a district intended for housing and small
setvice businesses.

Municipal Sewage Facilities Plan

The Falls Township Act 537 Plan places the site within a public sewer service area.
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MEMORANDUM

TO: Langhotne Borough Council
Langhotne Borough Planning Commission

FROM: Bucks County Planning Commission

SUBJECT:  Proposal for Langhotne Borough Comprehensive Plan
Applicant: Langhotne Borough Council
Received: June 27, 2014
Hearing Date: Not Set

In accordance with the provisions of Sections 301.3 and 302 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for review.
The review which follows was prepated by the staff and endorsed by the Bucks County Planning
Commission at a2 meeting held on August 6, 2014.

GENERAL INFORMATION

Proposed Action: Adopt a new comprehensive plan to replace the Four Boroughs Regional
Comprehensive Plan, adopted in 1975. The four boroughs regional group encompassed Langhorne
Manor, Penndel, and Hulmeville, in addition to Langhotne.

COMMENTS

The staff of the Bucks County Planning Commission provided assistance to the botough in the
development of the comprehensive plan. We recommend that municipal officials adopt the plan
since it is consistent with the requirements of Section 301 of the Pennsylvania Municipalities
Planning Code.

We would like to commend Langhorne Borough officials for the level of detail undettaken in its
planning process including, community engagement through a residential and business survey and
town hall meetings, and its thorough research and analysis of issues and topics. In developing the
comptehensive plan, borough officials created a vision statement and set goals and objectives that
intend to retain its history and small town charactet, while channeling fotces of change to shape the
future in a socially compatible and sustainable manner. Langhorne recognizes that a healthy
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environment, strong economy, and viable community social structure are not in conflict but are
mutually dependent on one another.

Ways of fosteting quality of life in the histotric borough include preserving elements of the natural
and built environments, restoration and revitalization of the town center and neighborhoods,
enhancing pedestrian walkability, neighborhood connections, and circulation systems, encouraging
enetgy consetrvation, best management practices, and public transit, providing necessary community
facilities and services, and working cooperatively with neighboring municipalities to maximize
tesource shating as well as dealing proactively with issues of regional concern. Recommended action
steps are provided in the plan to help achieve community goals.

The Comprehensive Plan retains the borough's existing land use categories (with minor adjustments)
for planning purposes related to future land use. These categories are largely consistent with current
land uses and with the zoning districts established under the Langhome Borough Zoning
Otdinance. They ate intended to function as a baseline or guide for recommending review,
adjustment, ot addition of zoning districts. For the purpose of planning land use, the borough is
divided into nine land use categoties with one subcategory, and two overlay districts areas (historic and
tiparian enhancement overlay).

We note that in Chaptet 13, Futute Land Use Plan, thete is a discrepancy between the number of
historic ovetlay districts. Since only one historic district is discussed in the text and also illustrated on
Map 5, the reference to two historic overlay districts should be corrected.

In general, the Future Land Use Plan provides for land uses within residential neighborhoods that
will foster human scale and walkability, and maintain residential neighborhoods as quiet and safe
places in which to live. The historic Town Center District, which incorporates both residential and
commertcial components, conttibutes to an otganic traditional neighborhood of the type many other
older municipalities seek to create. Use and design for other commercial areas is intended with the
historic nature and connect to the Town Center. The Future Land Use Plan establishes policies for
land use within the borough over the next ten years and beyond, and serves as a guide on which to
base regulatoty controls, such as the zoning and land use regulations.

We would appreciate being notified of borough council’s decision regarding this matter. If the plan
is adopted, please send us a copy within 30 days as required by Section 306(b) of the Pennsylvania
Municipalities Code.

CHG:kjp

cc: C. Anne Porter, Esq., Municipal Solicitor
Sandi Kaiset, Municipal Manager (via email)

CONFIDENTIAL — NOT FOR RELEASE



Bucks COUNTY
PLANNING COMMISSION

‘The Almshouse  Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901  215.345.3400 I'AX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Marun, 1/ie Chairvan
Diane M. Ellis-Marscglia, 1.csw

CONFIDENTIAL — NOT FOR RELEASE

August 6, 2014
BCPC #20-14-CR1
MEMORANDUM
TO: Lower Makefield Township Board of Supervisors

Lower Makefield Township Planning Commission
FROM: Bucks County Planning Commission

SUBJECT:  Proposal for Land Development — Lower Makefield Community Centet
TMP #20-34-47
Applicant: Lower Makefield Township
Owner: Same
Plan Dated: June 27, 2014
Date Received: July 14, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chatrman
David R. Nyman, i Chairman
Walter S. Wydro, Seariary
Joseph A. Cullen, EsQ

James ). Dowling

Raymond W. Goodnoe
Ldward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn 'l Bush

Execntive Director

In accordance with the provisions of Sections 304 and 502 of the Pennsylvania Municipalities Planning
Code, this proposal was sent to the Bucks County Planning Commission for review. The following
review was prepared by the staff and endorsed by the Bucks County Planning Commission at a
meeting held on August 6, 2014.

GENERAL INFORMATION

Proposal: Construct a 7,584-square-foot building to be used for a community center on a 25.40-acre
patcel. A total of 85 parking spaces, 44 of which will be constructed of potous asphalt, will be
provided on the site. Public water and sewer facilities ate intended to serve the center.

Location: Along the western side of Oxford Valley Road, south of the intersection of Edgewood and
Oxford Valley roads.

Zoning: R-2 Residential Medium Density District permits single-family detached dwelling,
nursety/greenhouse, public recteational facility, and agricultural uses by right. Community Center

is not a permitted use in this district.

Existing Land Use: Open lands and woodlands; baseball/softball fields with associated parking are
located on a separate area of the site.

Visit us at: www. hneckscountv.ore
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COMMENTS

1.

Requested variances—Notations on Plan Sheet 2 of 21 indicate that variances have been
tequested from the Zoning Hearing Board from the following zoning ordinance requirements:

200.20.A to permit 2 community center use
200.68.A.(7)(c) to provide less than the minimum 100-foot front, side, and reat yard setbacks
to natural resources and property boundary lines

The above-listed variance requests should be resolved before the Board of Supervisors take
action on the plan.

Requested waivers—Notations on Plan Sheets 2 and 11 of 21 indicate waivets ate requested
from the following sections of the Lowetr Makefield Township subdivision and land
development ordinance:

178.12.D requires separate preliminary and final plan subtissions

178.13.B requires a comprehensive analysis of existing site conditions within 500
feet of the site

178.13.C requires a site visit

178.13.D requires a preplan conference

178.13.E requires the four step design process, and inclusive tequitements

178.20.C.(9) required depiction to underground utilities within two hundted feet of the
site

178.20.C.(10)(b)  requires depiction of existing trees 8 inches in caliper ot greater

178.20.E.(29) requires pavement core samples

178.20.G requires an environmental assessment

178.39 requires an off-site public transportation impact fee

178.47.A requires sidewalks along streets

178.48.A requires the establishment of a bike path

178.50 requires the installation of street lights

178.56.A requires an easement for sanitary sewer and storm drainage

178.56.E requires easements to be monumented

178.57.E requires the installation of curbing for patking lots

178.57.G requires 20 feet between the building and the patking lot

178.82 requires a Type 1 buffer along the westetn property line

178.83.A requires a vegetation study for existing vegetation buffets

178.85.H.(4) requires replacement trees

178.86 requites open lands or fee-in-lieu

178.87 requires open space

178.93.D.(6) requites the infiltration basin side slopes to be no steeper than 4:1

178.95.C.(4) requires edges of slopes be offset five feet from a property line, ot right of
way

178.95.D.(1) requires proposed grade to not exceed four feet hotizontal to one foot
vertical

In accordance with the requirement of Section 512.1(b) of the Pennsylvania Municipalities
Planning Code, the grounds and facts of unreasonableness ot hardship on which the request
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for each waiver is based. Per Section 512.1(a) of the MPC, a determination as to whether the
tequested waivers shall be granted will be necessary.

Regarding the waiver requests from sidewalks along streets and the establishment of a bike
path, we note that the plan indicates a future sidewalk is to be extended to the propetty line.
The community centet will be a destination for township residents. Since it will be located in
ptoximity to the township swimming pool, ballfields, the libraty, and other facilities, good
pedestrian/bike access with connections to surrounding ateas and neighborhoods are
impottant and are strongly encouraged.

3 Requested stormwatet management waiver—Notations on Sheet 2 of 21 of the plans
indicate that the following waiver is requested from the Stormwater Management Otdinance
(Chapter 173):

173.15.A to petmit the 2-year developed rate of runoff to exceed to 1-year pre-
developed rate of runoff

This request should be discussed and resolved prior to approval of the plan.

4. Setbacks from resource protected lands—Section 200-61.C of the zoning otrdinance
requires the minimum building setbacks be measured from the limit of the resoutce protected
lands rather than from the lot lines, so that the required minimum yard is free from resoutce
restricted lands. We note that the plan shows setbacks measured from the building.

5. Crosswalk—For safety considerations, it is tecommended that a pedestrian crosswalk be
provided actoss Oxford Valley Road from the site to the existing sidewalk on the other side
of the roadway.

6. Tree protection fencing—Information on Sheet 11 of 21 indicates that along some areas of

trees that are to remain, a combination of supet filter fence and tree protection are proposed.
While the detail for tree protection fencing on Sheet 10 of 21 shows a 48-inch high snow
fence, which is in compliance with Section 178-85.D.(3) of the subdivision and land
development ordinance, a detail for the super filter fabric fence indicates a height of 33 inches.
The required tree protection fencing and the super filter fabtic fence are generally intended to
serve different purposes. For compliance with Section 178-85.D.(3) of the subdivision and
land development otdinance, protection fencing along the areas of the proposed tree line
should have a minimum height of 48 inches.

74 Proposed tree type—Sheets 11 and 12 of 21 proposes seven sweet gum trees (Liguidambar
styracifiud) along the proposed parking lot and future sidewalk. To reduce the maintenance
requirements, we recommend the seedless cultivar ‘Rotundiloba’ be provided.

The plan also proposes fout red oak trees (Quercus rubra) for landscaping near the reat patking
lot and one proposed as a street tree along Oxford Valley Road. Although we would not
recommend removing this vatriety from the municipal tree lists at this time, thete ate some
concerns with this tree type. We have been alerted that bacterial leaf scorch, which is an
infectious chronic disease, has infested an estimated 25 to 35 percent of red oaks in
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southeastern Pennsylvania. Municipal officials should monitor planting plans to ensute that
the red oak is not overplanted, to avoid the risk of infection and eventual loss of these trees.

8. Stormwater management—Township officials should be assuted that the plan complies
with applicable low-impact development design standards and stormwater management
practices adopted in Ordinance No. 363 (adopted December 20, 2006).

9. Sewage facilities—The township should submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Envitonmental Protection (PaDEP) to

determine if an Act 537 Planning Module fot Land Development must be submitted for this
proposal.

We would appreciate being notified of the Board of Supervisors’ decision on this proposal.
LMW:kjp

cc: Terry Fedorchak, Township Managet (via email)
Mark W. Eisold, P.E., Boucher & James, Inc.
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MEMORANDUM

TO: New Britain Borough Council
New Btitain Borough Planning Commission

FROM: Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R Nyman, 1 Chairman
Walter 8. Wydro, Seavtary
Joseph A, Cullen, [isQ
James ]. Dowling

Raymond W. Goodnoe
IZdward Kissclback

Carol A, Pierce

Evan ]. Stone

Lynn T. Bush

Executire Director

SUBJECT:  Private Request for Zoning Map Change and Zoning Ordinance Amendment—ILI

Light Industrial to Light Industrial-2
TMP #25-9-2

Ownert: Chatlotte Aylor-Diaz
Applicant: W.C. Weiss

Received: July 16, 2014

Heating Date: Not indicated.

In accordance with the provisions of Sections 304 and 609 of the Pennsylvania Municipalities Planning
Code, this proposal was sent to the Bucks County Planning Commission for teview. The following
review was prepated by the staff and endorsed by the Bucks County Planning Commission at a
meeting held on August 6, 2014.

GENERAL INFORMATION

Requested Action: Amend the zoning ordinance by adding a new zoning district, LI-2 Light Industrial
2, and amend the zoning otdinance by changing the classification of TMP #25-9-2 from LI Light
Industrial to LI-2 Light Industrial 2.

Location & Size of Tract: The subject parcel is 6.947 acres and is located at the north side of East
Butler Avenue between North Shady Retreat Road and Barrie Coutt.

Proposed Zoning Provisions: The proposed LI-2 Light Industtial District would be the same as the
ptesent LI district but would add multifamily dwelling as a petmitted use. Uses permitted would
include any use permitted in the LI Light Industrial District by right, by special exception, or by
conditional use. Multifamily Dwelling would be permitted with a minimum site area of 6 actes, a
maximum site density of 18 units pet acte, and a maximum building height of 50 feet. Further
provisions include additional bulk and area regulations, patking requirements, and provisions for
temporary and permanent signs telated to the apartment complex. There is no required open space
for the multifamily development.
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Existing Zoning Provisions: The LI Light Industrial District purpose is to permit light industrial
development along the SEPTA rail line; to ensure that development has sufficient setbacks,
buffers, and limits on intensity of development to preserve the overall residential chatactet of the
borough; to protect environmental features including woodlands, slopes, wetlands, and
floodplains; and to ensure that industrial development along Butler Avenue is consistent with the
borough’s corridor planning and streetscape standards. The following uses ate petmitted by right
Contractor Setvice, Hotel/Inn, Nontesidential Accessory Structure,
Nursery/Greenhouse/Gatden Center, and Governmental Office, Business or Professional
Office, Public Recreation Facility, Research, Temporary Use ot Structute, and Utlities. Uses
permitted by special exception would include Adult Commercial, Automobile Body Repair ot
Paint Shop, Commercial Communications Tower, Fuel Storage and Distribution, Manufacturing,
Truck Sales, Warehousing and Distribution, Wholesale Trade. Uses permitted by special exception
are not permitted on lots which front on or which take access from Butler Avenue. Uses petmitted
by conditional use include lawful uses not otherwise permitted. Unless a different lot size is
specified in the use regulations, the minimum lot size is one acte.

COMMENTS

The proposal seeks to amend the borough’s zoning ordinance and map to accommodate a new zoning
district that allows all the uses permitted in the existing LI district, plus multifamily residential use.
However, the multifamily use would be allowed at an intensity greater than currently allowed for in
any zoning district and in several cases inconsistent with the policies set forth in the botough’s
comprehensive plan. The proposed zoning change is located in the Butler Avenue cotridor which has
~ been the focus of the borough’s redevelopment efforts in recent yeats. In light of these citcumstances,
we believe it 1s premature for the borough to consider amendments to the zoning ordinance which
would affect the Butler Avenue cotridot until the completion of the borough’s planning efforts. The
comments below further discuss these concerns and others relative to the proposed zoning map
change and zoning ordinance amendment.

A. Zoning Map Change

1. Consistency with Comprehensive Plan—New Britain Borough’s comptehensive plan
was last updated in 2007 and set forth a vision of how the borough should develop and
function as a community. The Future Land Use Plan contains analyses of the four
commercial areas of the borough and recommendations for each. The Futute Land Use
Map shows the subject parcel designated as Mining & Manufactuting which reflects the
present and current use. The proposed zoning map change would remain consistent with
the Future Land Use Map designation, but the proposed addition of provisions for
intensive multifamily use as a single use on the site is not ditectly consistent with the intent
of the district.

The subject property is located in a study area that comprises Butler Avenue between
Shady Retreat Road and the end of the borough. The land use within the atea is 2 mix of
commercial and residential uses, with some offices. The plan identifies the following
problems within the area: inadequate parking for some uses; no opportunities for
pedestrian circulation; concern about aesthetics; a general desire to upgrade some of the
commertcial uses; and lack of cohesiveness within the area.
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Relevant to the reuse or development of the subject property are recommendations that
would include: prohibiting intense commetcial uses (e.g., setvice stations, car washes,
pharmacies, convenience stores, and drive-in restaurants); requiring buffering and
landscaping; requiting that parking be located to the rear or side; and allowing apartments
as part of individual commetcial structutes. The plan also recommends that development
should be guided by the borough’s goal of establishing a “Main Street” charactet to Butler
Avenue. The components of this include: establishing sidewalks and stteet trees;
prohibiting highway-oriented, vehicle dependent uses; and avoiding strip commercial
development or shopping centers.

2. Recent and ongoing planning efforts—In recent years, the borough has engaged the
community in visioning and outreach concerning redevelopment within the borough.
Public input has been collected through meetings of the Borough council and planning
commission, a Town Hall meeting with residents, and meetings of the Community and
Business Development Committee. Additional public input was sought through business
ownet and resident sutveys, and land use and matket assessments were prepared, all
leading to the development of strategic themes and the foundation for a vision.

These recent efforts have led to the submission of proposal for a Transportation and
Community Development Initiative (TCDI) grant from the Delaware Valley Regional
Planning Commission. The proposal would include the development of a detailed
investigation of the land use, transportation, economic development conditions and
potential, and streetscape improvements along Butler Avenue. As part of the future TCDI
study, vatious land use and planning factors will be examined including the potential for a
mixed-use, main street-style development along this cortidor, possibly in conjunction with
a Transit-Otiented Development.

The subject patcel would be one part of the overall redevelopment efforts of the borough.
We recommend that this proposal be viewed as to how it would fit into the borough’s
vision for future land use within the Butler Avenue corridor and not as an isolated
property. Furthermore, we believe it is premature to amend the borough’s zoning
ordinance and map until the completion of the forthcoming analysis that will be conducted
-as patt of the TCDI grant. The borough planning commission is actively engaged in
reviewing and updating its comptehensive plan, which will incorporate the
recommendations from the TCDI study.

3. Compatibility with Existing Zoning and Land Use—A portion of the land to the
north of the subject patcel is located within Doylestown Township and is zoned R-1
Residential. The remaining section of the northern boundary is within the borough and is
zoned R-1 Residence. The zoning to the east of the site is R-1 Residence and C-2
Commercial; to the south the zoning is C-2 Commetcial and E-I Educational Institutional;
and to the west the zoning is C-3 Commercial.

To the notth and northeast of the subject patcel ate single-family residences. Also to the
north is Cooks Run and its accompanying floodplain which roughly coincides with the
wooded part of the property. To the east and south of the property along Butler Avenue
are a vatiety of commercial land uses.
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In 2008, the borough amended the Light Industrial district to align the zoning ordinance
requirements for properties with access to Butler Avenue with the above mentioned
comprehensive plan recommendations. However, the proposal is inconsistent with the
comprehensive plan’s recommendation of encouraging apartment uses as part of
individual commercial structures. Furthermore, the comprehensive plan suggests a mixed
use (residential/commercial) development within the area, whereas the proposal would
allow the site to be developed with a single land use.

Due to the proposed density permitted for multifamily use, the proposal is not compatible
with the adjacent zoning and land uses (see comment B2 below). The bulk, scale and
intensity of the proposed multifamily use may not lend itself to a reasonable transition
from the existing single-family residential uses. While we acknowledge that there may be
some merit to more intense residential development than is presently permitted within the
borough, this should be investigated further.

B. Zoning Amendment

1.

Additional requirements for lots which front on or take dirtect access to Butler
Avenue—In the existing LI Light Industtial District regulations, Section 509.E.4 has
provisions for lots or properties that front on, or take ditrect access to Butler Avenue.
These provisions include the requirement that all development should include elements
that contribute to the streetscape of Butler Avenue. These elements include sidewalks,
street trees, and access management. An overall site plan is also required that indicates
relationships to surrounding properties and how the proposed development will
contribute to the streetscape improvements to Butler Avenue. The amendment proposed
by the applicant deleted this requirement. We recommend that these requirements be
retained.

Intensity of use—Currently, the multifamily use is permitted in the R-2 Residence disttict
as a stand-alone use or as part of a Performance Standard Subdivision. The proposed
amendment would allow a much more intense multifamily use than is cutrently permitted
within the borough. The maximum density pet acte, maximum building height, and
maximum number of units per building would all be greater than what is currently
permitted. Also, thete would be less patking required and no requirement for open space.
Attachment A includes a table comparing the proposed requitements to the existing
ordinance requirements. (Shaded cells indicate proposed changes that differ significantly
from existing provisions.) Below is a narrative comparing the differences.

The proposed amendment would allow a maximum density of 18 units per acte compared
to the current maximum density of 8 units per acre for multifamily use and 7 units per acte
for a performance subdivision use. For comparison putposes, 10 dwelling units per acre
is the median density for multifamily uses in boroughs within the County.

The maximum building height would be 50 feet, which is greater than the cutrent
maximum height of 35 feet that applies to all buildings within the borough except for
unoccupied parts of some buildings (See Section 602 of the zoning ordinance). The
proposed number of units per building is also greater with 33 units per building compared
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to 12 units per building in the curtent multifamily use regulations. The proposed
amendment would only require 2 parking spaces per unit with no spillover parking, while
the current ordinance tequires 2 patking spaces with an additional 0.25 spaces per unit for
spillover patking. The proposed amendment would not require open space to be provided
on the site, whereas the existing ordinance requites that 40 percent of the site area be
reserved for open space.

We would appreciate being notified of the council’s decision regarding this matter. If the amendment
is adopted, please send a copy within 30 days as required by Section 609(g) of the Pennsylvania
Municipalities Planning Code.
MMW:kjp
cc Michael Goodwin, Esq., Borough Solicitor

Robin Trymbiski, Borough Manager (via email)

Attachment
e Comparison of Existing and Proposed Multifamily Regulations
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PERTINENT INFORMATION

Site Characteristics, Natural Features: The 6.947-acre site contains a vacant manufacturing building
with its associated parking areas and three small vacant commertcial buildings along Butler Avenue.
The floodplain of Cooks Run is found along the wooded northern pottion of the site.

Existing Land Use: Industrial (vacant).
Surrounding Land Use:

North: Single-family residential dwellings.

East: Single-family residential dwellings and commertcial.
South: Commercial and institutional (Delaware Valley College)
West:  Single-family residential dwellings.

Surrounding Zoning:

North: R-1 Residence (New Britain Borough) and R-1 Residential (Doylestown Township)
East: R-1 Residence and C-2 Commercial

South: C-2 Commercial and E-I Educational-Institutional

West: C-3 Commercial

County Comprehensive Plan: The Bucks County Comprebensive Plan (2011) designates the site as in a
Secondary Town Center which does not have the same level of setvices, infrastructure, or the mix
of uses found in Town Centers. Secondary Town Centets include botoughs not identified as Town
Centers and other nodes of commercial activity. Secondary Town Centers ate expected to
continue to function as focal points for the areas that sutround them.

Municipal Comprehensive Plan: The Future Land Use Map shows the subject patcel designated as
Mining & Manufacturing, which reflects the current use. The comprehensive plan provides
recommendations relevant to the reuse or development of the subject propetty that would include
prohibiting intense commercial uses; requiring buffering and landscaping; requiting that patking
be located to the rear or side; and to allow apartments as part of individual commetcial structutes.
The plan also recommends that development should be guided by the Borough’s goal of
establishing a “Main Street” character to Butler Avenue.

Municipal Sewage Facilities Plan: The borough’s sewage facilities plan indicates that the site is in an
area to be served by public sewerage facilities.
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Attachment A

Comparison of Existing and Proposed Multifamily Regulations

Zoning District

R-2 Residential District

Proposed LI-2

Industrial 2 District

Multifamily | Performance ProPosefi
Dwelling | Subdivision Multifamily
Dwelling

Minimum Site Area 6 acres 8 acres 6 acres
Maximus impetvious surface ratio 50 percent 30 percent 50 percent
Mazximum building coverage 25 percent 20 percent 20 percent
Minimum lot area per unit 2,000sf 2,000sf 2,000sf
Minimum yard requirements

Front 50 feet 100 feet 50 feet

Side 30 feet 75 feet 30 feet

Rear 50 feet 75 feet 50 feet
Building setbacks

From street line 50 feet 50 feet 50 feet

From parking areas 30 feet 30 feet 10 feet

From other property lines 50 feet 50 feet 30 feet
Minimum setbacks from East Butler Avenue

To interal drives n/a n/a n/a

To parking spaces n/a n/a n/a
Maximum number of units per building 12 units 12 units 33 units
Minimum lot width at building line 300 feet 300 feet 300 feet
Maximum building height 35 feet 35 feet 50 feet

Maximum density per acre of site area

8 units/acre

7 units/acre

18 units/acre

Minimum open space (%o of site area) 40 percent 40 percent 0 petcent
Parking*
Parking spaces per unit (total) 2.25 2 2
Requited under ground spaces per unit n/a n/a 1
Parking space dimensions (min.) 10’ x 20° 10’ x 20° 9x18®

* Shaded cells indicate proposed changes that differ significantly from existing provisions.
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MEMORANDUM

TO: Notthampton Township Board of Supetvisors
Northampton Township Planning Commission

FROM: Bucks County Planning Commission

SUBJECT:  Proposal for Comptehensive Plan Amendment for Northampton Township
Applicant: Township Board of Supervisots
Received: June 30, 2014
Hearing Date: Unknown

In accordance with the provisions of Sections 301.3 and 302 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for
teview. The following review was prepated by staff and endorsed by the Bucks County Planning
Commission at 2 meeting held on August 6, 2014.

GENERAL INFORMATION

Proposed Action: To adopt an amendment to the Northampton Township Comprebensive Plan (1999)
to include the Holland Village Master Plan.

COMMENTS

The staff of the Bucks County Planning Commission provided assistance to the township in the
development of the Holland Village Master Plan. We believe the township should adopt the
proposal as submitted since it is consistent with the requirements of Section 301 of the
Pennsylvania Municipalities Planning Code.

We commend Northampton Township for the continuing efforts to tevitalize its villages through
sound planning practices. The Holland Village Master Plan is intended to setve as the guiding
document for the future of Holland. Past studies and initiatives have focused on aspects of the
village or a greatet regional setting, but no one plan has focused solely on revitalizing Holland
itself, taking into account its histoty, economic role, and setting in the natural environment. This
plan ties together the key recommendations of ptevious initiatives and explores actions to be
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taken to strengthen the village’s transportation system, physical appearance, and economic
structure.

The plan presents concept plans implementing techniques and improvements as they apply to
identified Planning Areas (Figure 13 on page 59) and addresses the challenges of Holland’s land
use and transportation environment through recommended design and planning strategies.
Recommended strategies for planning areas include:

e Alternative road and intersection layouts and improvements
e Access management

e Traffic calming

e Connectivity

e Street improvements

e Improved signage

The plan’s market study and community survey map out a path toward economic revitalization.
The plan proposes the village of Holland’s economic development policy incorporate the
following planning and improvement strategies:

Support 2 common vision
Designate a coordinating entity
Market the area

Improve the streetscape

Improve signage

Make it a place

Support code enforcement efforts.

Encourage weekend and evening houts

I RN o

. Suppott transportation improvement efforts
10. Plan for the pedestrian

The maps following page 90 (Figures 26, 27, and 28) illustrate strategies and concept plans that
form an actionable plan for improving Holland’s transportation, land use, and business
envitonment. Each map focuses on a designated Planning Area as described in the previous
chapters by showing concepts, resources, and potential improvements. The maps and images
provide concrete examples and inspiration for more detailed small-scale projects that are keeping
with the plan’s principles.

We would appreciate being notified of the Board of Supetvisors’ decision regarding this matter.
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If the plan is adopted, please send us a copy within 30 days as requited by Section 306(b) of the
Pennsylvania Municipalities Code.

MAR/kjp
cc: Joseph Pizzo, Township Solicitor

Michael T. Solomon, Directot of Planning and Zoning
Robert Pellegrino, Township Manager (via email)
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MEMORANDUM

TO: Yatdley Borough Council
Yardley Borough Planning Commission

FROM: Bucks County Planning Commission

SUBJECT:  Proposal for Yardley Borough Comprehensive Plan
Applicant: Yardley Borough Council
Received: July 9, 2014
Hearing Date: September 2, 2014

In accordance with the provisions of Sections 301.3 and 302 of the Pennsylvania Municipalities
Planning Code, this proposal has been sent to the Bucks County Planning Commission for review.
The review which follows was prepared by the staff and endorsed by the Bucks County Planning
Commission at a meeting held on August 6, 2014.

GENERAL INFORMATION

Proposed Action: Adopt a new comprehensive plan that updates and replaces the 2001 borough
comprehensive plan.

COMMENTS

We commend the borough officials for the level of detail undertaken in its planning process. In
developing the comprehensive plan, borough officials built upon goals and policies outlined in the
previous comprehensive plans (1989 and 2001) and its successes in implementation. Town hall
meetings were held to gather public input, and various studies and plans were reviewed. Current
conditions and demogtraphic information were reviewed and used to formulate strategies and
tecommendation for the plan update.

The overall goal of the comprehensive plan is to keep Yardley as a desirable place in which to live,

work, shop and play, maintaining high standards for new construction and redevelopment, and
providing quality community facilities and services to residents, workers and visitors. The plan
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establishes goals and objectives for numerous plan elements and provides recommendations and
actions intended to achieve the overall community goals.

The new plan retains most of the borough's existing land use categoties for future land use. The
categories are largely consistent with current land uses and with the zoning districts established under
the Yardley Borough Zoning Ordinance. The Land Use Plan establishes policies for land use over the
next ten years and beyond, and serves as a guide on which to base regulatory controls, such as the
zoning and land use regulations. In general, the Plan provides for land uses within residential
neighborhoods that will maintain residential neighborhoods as quiet and safe places in which to live.
The Heart of Yardley downtown area incorporates both residential and commercial components and
design elements to promote a vibrant and well-connected downtown area for pedestrians and
mototists. The Environmental Area is intended to protect sensitive natural resoutrces such as the
Delaware River and canal. The Historic Preservation Area encompasses the majority of the
commetcial downtown area and extends to the north and south into the older residential areas and
encourages reuse of structures and compatible design for infill development or additions.

The borough’s proposed comprehensive plan is consistent with the requirements of Section 301 of
the Pennsylvania Municipalities Planning Code. We offer the following comments to help fine-tune
the plan.

Comments

1. Chapter 3 Population and Housing—The borough has included adjusted projections based
on present conditions and development proposals. These projection may yield a reasonable
assessment for future growth in Yardley. Updating the base data may not be necessary, but
plans are often used as a source of information on population and housing, so including the
most current data could be considered. The following are more recent municipal population
and housing projections prepared by the Bucks County Planning Commission that were used
to develop the County projections published in the 2011 County Comprehensive Plan.

Population Projections:

Yardley 2020 Pop Projection (no high/low) 2,460
Yardley 2030 High Population Projection 2,530
Yardley 2030 Low Population Projection 2,480
Housing Projections:

Yardley 2020 High Housing Projection 1,250 DUs
Yardley 2020 Low Housing Projection 1,230 DUs
Yardley 2030 High Housing Projection 1,320 DUs
Yardley 2030 Low Housing Projection 1,270 DUs

2. Chapter 6 Natural Resources—It may be advantageous to include a delineation of the
watershed areas and tipatian cotridors on the natural features or open space/preservation plan
maps because the plan makes recommendations for these areas.
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3. Chapter 10 Land Use Plan—The Land Use Plan text and map (Figutre 5) do not coincide
completely with one another. The Land Use Plan map illustrates a Historic Preservation Area,
two environmental areas (Delaware River Preservation and Delaware Canal Enhancement)
and Heart of Yardley Downtown Area, but these ateas are not discussed ot explained in this
chapter’s text. Page 91 mentions histotic and floodplain areas, but does not discuss the land
use policy for either. Chapter 11 discusses for the Downtown Plan in the Heart of Yardley,
which may more clearly be discussed in the Land Use Plan. It will help the borough in the
future if the Land Use Plan text and associated map ate cootrdinated with one another.

It is beneficial to municipaliies to have a clear statement on future land use policy in the
comptehensive plan, as a guide to development of otdinances and as a basis for evaluating
zoning change requests or other proposals by developers. It may be beneficial to include
zoning guidance for the planning areas and an overview of the strategies, discussed in other
related chapters, of the planning approaches recommended by the plan. This will help provide
concise guidance for future land uses, especially in situations where two ot more planning
areas overlap.

4. Chapter 13 Implementation and Action Plan—The implementation chapter of a
comptrehensive plan can provide is a good summary of all the recommendations found
elsewhere in the plan and provide a useful checklist to monitor progress. The Implementation
Chapter in the draft does not incorporate all of the recommendations from the component
chaptets, so we suggest that a complete list be provided.

Municipalities often find it helpful to identify the top three or five most important actions
needed to implement the plan. These should include specific recommendations ot actions that
will be undettaken to help achieve the plan’s goals and objectives ovet the 10-year time-frame
of the plan. It provides direction for the borough government and establishes priorities for
the residents and businesses.

5. Technical Corrections—The comptehensive plan is quite thorough and provides clear
policy direction for vatious future land uses and goals. It should be reviewed to cotrect
typographical errors. We can coordinate with the borough staff, if desited, to share our
technical comments.

We would appreciate being notified of Borough Council’s decision regarding this mattet. If the plan
is adopted, please send us a copy within 30 days as required by Section 306(b) of the Pennsylvania
Municipalities Code.

CHG:kjp
cc: Jordan B. Yeager, Esquire, Borough Solicitor

Michael Mueller, Borough Zoning Officer
John Boyle, Borough Manager (via email)

CONFIDENTIAL — NOT FOR RELEASE






Bucks County Planning Commission
Subdivision and Land Development Reviews

June 23 to July 25, 2014
BCPC Tax Parcel Submission

Municipality Number |Number(s) Applicant Level Proposal

Chalfont Borough 11904 7-6-56 Belle F 4 Attached Units
23 Multifamily Units

Doylestown Borough [11720 8-5-8-1 & -8-2  |Veterans Lane Shopping Center |P Commercial Land Development:
33,168 Square-feet

Doylestown Township |7045-E  [9-22-79-18 Fitzgibbons P 2 Single-family Lots

Falls Township 12024 13-3-8-6 38 Cabot Boulevard P Industrial Land Development:
15,200 Square-feet

Hilltown Township 12020 15-1-106 201 Keystone Drive, LLC P Commercial Land Development:
3,532 Square-feet

Hilltown Township 12023 13-3-8-6 Smith P 2 Single-family Lots

Milford Township 6494-M  |23-2-150-2 Kiddie Academy P Lot Line Change
Commercial Land Development:
9,860 Square-feet

Newtown Township 10053-C |29-10-76 Villas of Newtown RF 12 Attached Units

Perkasie Borough 11026 335470 & -471 |American House at Perkasie P 10 Multifamily Units
Commetcial Land Development:
5,889.18 Square-feet

Plumstead Township |12022 34-4-13 PennDOT F Institutional Land Development:
53,500 Square feet

Quakertown Borough (12021 35-6-17 & -17-2 |UIG Propetties, LLC P Lot Line Change

Selletsville Borough 7415-A  |39-8-367, etc. Sellersville Business Campus P 6 Industrial Lots

Warminster Township |12027 49-24-15-1 ARL/Penn State P Industrial Land Development:
1,943 Square-feet

Wartington Township |8726 50-20-6 Watrington Springs RP 48 Single-family Lots

Wartington Township [11972 50-22-9 Park Road, Deluca P 3 Single-family Lots
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Bucks COUNTY
PLANNING COMMISSION

‘I'he Almshouse Neshaminy Manoe Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Fie Chairman

Diane M. Ellis-Marseghia, Lesw Jlﬂy 18. 2014
BCPC #11904
MEMORANDUM
TO: Chalfont Botrough Council

Chalfont Borough Planning Commission
FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Revised Preliminary/Final Plan of Land Development for Belle Propetty
TMP #7-6-56
Applicant: The Moser Gtroup
Ownet: John & Elizabeth Belle
Plan Dated: March 27, 2014
Last Revised: June 17, 2015
Date Received: June 20, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Clairman
David R. Nyman, 1ie Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan |. Stone

Lynn f. Bush

Execntire Direetor

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which
has prepated the following comments in accordance with the Pennsylvania Municipalities Planning

Code (Section 502).

GENERAL INFORMATION

Proposal: Convert an existing 24,875-square-foot school building into 29 residential conversion units
and construct four multiplex units on a 2.2-acte patcel. Pubic water and sewer setve the lot.

Location: Eastern side of North Main Street between Church and Hamilton streets.

Zoning: R-2 Village Residential District which permits multiplex units on lots of 8,000 squate feet or
mote per building with a minimum lot area of 2,500 square feet per unit. A residential conversion
is permitted by special exception on a minimum lot size of 9,000 square feet. A special exception

was granted to permit residential conversion.

The Chalfont Borough Zoning Hearing Board granted variances from the following zoning

ordinance requirements on December 12, 2012:

Section 27-407.2.E(1)(e)(1)—30-foot setback from Hamilton Street
Section 27-407-2.H(1)(a)—Maximum density of 7.2 units pet acre
Section27-511.a—Base site area exclude right-of-way

Section 27-533.6—Parking stall dimensions of 10 feet by 20 feet
Section 47-407.2.H(7)—existing nonconforming parking area

Visit us at: www.buckscounty.org
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Present Use: Vacant elementary school building.

COMMENTS

1.

Waivers tequested—The plan indicates that waivers will be requested from the following
requitements of the subdivision and land development ordinance:

Section 22-505—Submission of preliminary plan before final plan

Section 22-601.A.6— Plan information showing sewer and water lines within 200 feet
Section 22-704.11—Road widening of Church and Hamilton streets

Section 22-705.G—Fout-foot-wide grass sttip between sidewalk and curb

Section 22-708—Conctete monuments required at all property boundaries

Section 22-711—Traffic impact study

Section 22-712.1—Replacement trees

Section 22-712.3—Street tree amount

Section 22-712.5—Parking atea plantings

In accordance with the requirement of Section 512.1.(b) of the Pennsylvania Municipalities
Planning Code, the applicant must state in full the grounds and facts of unteasonableness ot
hatdship on which the request for the waiver is based, the provision or provisions of the
otdinance involved and the minimum modification necessary. In determining whether
granting the waivers is approptiate, the borough planning commission and council should
consider the following:

e Street trees—Section 22-712.3 of the subdivision and land development ordinance
requites that street trees be provided along existing streets at an interval of 60 feet. The
plan shows street trees along Church and Mains streets but no street trees are shown along
Hamilton Street. We recommend that the required street trees be provided to create an
attractive streetscape, considering the proximity of the proposed units, the proposed
intensity of the site, and the historic character of the property.

The applicant is proposing that existing trees be counted to meet the required street tree
and buffering requirements and to justify the waiver requests. This makes tree protection
morte critical because if existing trees are impacted by construction activities and later die,
the residents and the borough are left without the required landscaping. The plan should
include a guarantee that any existing trees to remain that die or decline within a specified
amount of time (e.g., two years) will be replaced to meet the ordinance requirement.

Minimum lot/yard area—Section 27-407.2.E(1) of the zoning ordinance requires a
minimum lot area of 8,000 square feet for each multiplex building and 2,500 square feet per
multiplex unit. Section 27-407.2.H(2) requires a minimum yard area of 9,000 square feet per
building for residential conversions. The plan does not show lot area for each multiplex
building ot unit, or yard requirements for the residential conversion. The units appear to be
shown with one common lot area (e.g., condominium arrangement). The plan should state
specifically how the lot and yard area requirements would be met.

Handicapped parking access—The proposed handicapped accessible parking space that
abuts the patking lot entrance driveway along Church Street is in an inapproptiate location
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because it is so close to the intersection turning movements and will encounter all of the traffic
enteting and leaving the patking lot. We realize that the handicapped space has been widened
so that it is closer to the sidewalk to the building, but it will be necessary for a disabled person
to use the roadway to access the building. To minimize tisks to users we recommend that a
short sidewalk be provided to connect the handicapped space with the sidewalk leading to the
building.

4. Tree protection—Section 22-712.10, of the subdivision and land development ordinance,
Tree Protection Standards, requires that the atea within the tree protection zone (IPZ) not be
built upon or any material be stored upon it, and grade changes and excavations shall not
enctoach on the TPZ. The required tree protection zone and fencing should be provided for
the 36-inch sycamore and 24-inch maple along Notth Street (paper street) unless those trees
are intended to be removed.

5. Use regulations—The plan does not comply with the following Use B8 Residential
Convetsion requirements:

a. Unit size—Section 27-407.2.H(9) of the zoning otdinance requires that all residential
convetsion units be at least 700 squate feet. Proposed convetsion units is 664 square
feet. The plan should be revised to show compliance.

b. Parking lot buffering—Section 27-407.2.H(8) of the zoning ordinance requites that
all off-street parking lots with three or more spaces be buffered from abutting
residences by hedge material. A six-foot-fence may be an alternate provision. The plan
should be revised to show the requited hedge or fence around the parking lots to
provide a visual screen.

6. Buffer yard—Section 27-514 of the zoning ordinance requites buffer yards between different
residential uses and from nonresidential uses: The site abuts single-family detached dwellings
to the northwest on TMPs #7-6-54 and #7-6-55. The tevised plan provides plant material in
addition to the existing vegetation to meet the tequired buffering. The borough should
determine if the existing plantings ate sufficient to meet the buffering tequitement, or if
additional plant matetial should be provided.

This review will be included in the Bucks County Planning Commission board materials for the August
6, 2014, meeting. It is not necessaty for you to attend this meeting, but you are welcome to do so and
to offet comments on the proposal to the BCPC board and staff.

In otdet that we may be mote awate of your concerns, please send us a copy of all municipal decisions
sent to this applicant.

DCZ:kjp

cc: The Moser Group
Showalter & Associates, Inc.
Pat DiGangi, CKS Engineers Inc., Borough Engincer
Sandra B. Zadell, Borough Manager (via email)
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COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles . Martin, e Chairvan
Diane M. Ellis-Macseglia, 1C5w

Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

July 7, 2014
BCPC #11720

MEMORANDUM

TO:

FROM:

SUBJECT:

Doylestown Borough Council
Doylestown Botough Planning Commission

Staff of the Bucks County Planning Commission

PLANNING COMMISSION:

Robert M. Pellegrino, Clairman
David R. Nyman, I7ix Chairman
Walter S. Wydro, Secretary
Joseph A. Cullen, EsQ.

James ). Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Exeentive Dérector

Preliminary Plan of Land Development for Veterans Lane Shopping Center

TMP #8-5-8-1 and 8-5-8-2

Applicant: Chapman Lane Investors, LP
Owner: Same

Plan Dated: June 6, 2014

Date Received: June 17, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which
has ptrepated the following comments in accordance with the Pennsylvania Municipalities Planning
Code (Section 502).

GENERAL INFORMATION

Proposal: Construct two buildings, totaling 33,168 squate feet, to be used for retail uses on a 3.13-
acte site. Three existing buildings on the site would be removed. The site comprises two lots, TMP
#8-5-8-1 and TMP #8-5-8-2, that are 1.43 and 1.69 actes, respectively. As noted in the Zoning
Hearing Boatd decision the lots will not be combined and will temain in separate ownership.
Building A will be 16,453 square feet and contain a Wine and Spirit Shop. Building B will be a
16,715-squate-foot multi-tenant building with commercial and business and office uses as yet to
be determined. Public water and sewerage serve the site.

Location: The intersection of Veterans Lane and Atkinson Dtive.

Zoning: RC-Retail Commercial District, which provides areas for modern office, retail, petsonal
service and related uses. Standards are included to promote the grouping of retail and service uses
to be compatible with adjacent shopping center development, and to help ensure an attractive

Vistt us at: www.buckscounty.ocg
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setting for permitted land uses. There are no minimum lot sizes. The maximum lot coverage is 30
petcent and the maximum floor area ratio is 40 percent.

On July 19, 2012 the Doylestown Zoning Hearing Board granted the following variances from
the zoning ordinance: Section 502 relative to the front yard setback, Section 514.1 relative to side
yard setbacks; Section 614.1.C relative to a solid screen wall in the front yard; Section 707.9 relative
to the placement of the monument sign; Section 609 relative to buffer requirements; and Section
803.1 regatding the buffer strip. The applicant was also granted a special exception in accordance
with Section 802.7.B relative to the location of parking.

On September 16, 2010 the Doylestown Zoning Hearing Board granted variances from Section
609 of the zoning otdinance to permit a 10-foot buffer and from Section 502 to permit a zero-
foot side yard setback.

Present Use: Drive-through beer distributor, LCB liquor store, and shopping center.

COMMENTS

1.

Zoning Hearing Board decision—As noted above the applicant has been granted a special
exception and vatiances from the borough zoning ordinance by the borough’s Zoning Hearing
Boatd. Borough officials should ensure that this proposal meets the conditions set forth in the
Zoning Hearing Board’s written decision.

Patking calculations—The site plan indicates that parking will be provided at a rate of one
space pet 300 square feet of gross floor area devoted to patron use for the proposed buildings.
The site plan also indicates a possibility of a use 33 Eating Place, Sit Down which in accordance
with Section 801.7 of the zoning ordinance requites one space per 300 square feet of gross
floor atea devoted to patron use or one space for each five seats, whichever is greater. Borough
officials should consider this additional parking requirement.

Minimum radius at cutb—Section 509(c) of the subdivision and land development
otdinance requires a minimum radius at curb of 15 feet for two-way driveways within non-
tesidential developments and Section 510(h) requires a minimum radius for all curb lines of 5
feet. The plans do not indicate the curb radii for the proposed driveway and for all of the cutb
lines within the parking area. The plans should be revised to show the curb radii.

Grading—The grading plan (Sheet CG-101) indicates that there would be grading within 5
feet of the property lines along the southeast boundary of the site. Section 516(f) of the
subdivision and land development ordinance requires that the top or bottom edge of slopes
shall be 2 minimum of 5 feet from property or right-of-way lines.

This review will be included in the Bucks County Planning Commission board matetials for the August
6, 2014 meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC boatd and staff.
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In order that we may be mote aware of your concerns, please send us a copy of all municipal decisions
sent to this applicant.

MMW:kjp

cc Stephen Worth, Chapman Lane Investots, LP, Applicant
Gteg Elko, Langan Engineering and Environmental Services
Todd Chambers, MKSD Atchitects
Karyn Hyland, Gilmote & Associates, Borough Engineet
John Davis, Borough Manager (via email)






Bucks COUNTY
PLANNING COMMISSION

The Almshouse  Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 [FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chaimnan
Charles F. Martin, (/i Chairman
Diane M. Ellis-Marscglia, Lcsw

July 24, 2014
BCPC #7045-E

MEMORANDUM

TO: Doylestown Township Board of Supervisors
Doylestown Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT: Preliminary/Final Plan of Subdivision Plan for Fitzgibbons Tract
TMP #9-22-79-18
Applicant: Geoffrey and Jayne Fitzgibbons
Owner: Same
Plan Dated: June 3, 2014
Date Received: July 15, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, /e Chairman
Waltee S. Wydro, Seertary
Joseph A. Cullen, EsQ.

James J. Dowling

Raymond W. Goodnoe
Fidward Kisselback

Carol A. Picrce

Livan J. Stone

Lynn T. Bush

Exeentire Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 4.1-acre gross patcel into two lots. Excluding the existing drainage easement
area, which comptises 1.455 acres of the tract, Lot 1 would be 1.669 acres and Lot 2 would be
0.976 actes. Lot 1 contains an existing single-family detached dwelling served by on-lot sewerage

and water facilities. The same is intended for Lot 2.

Location: Western side of the bend on Water Crest Drive where the road name changes to Pine

View Drive.

Zoning: R-1 Residential District permits a single-family detached dwelling with a minimum lot size
of 40,000 square feet (0.918 acre) and a lot width of 150 feet at the building setback line.

Present Use: Residential, single-family detached dwelling.

COMMENTS

1. Yard setbacks—Section 175-39 of the zoning otrdinance requites a minimum side yard of
25 feet and a rear yard of 50 feet. The plan does not identify the side yard on Lot 1 ot the
rear yard on Lot 2 along the proposed subdivision line as required by Section 153-21.D of

the subdivision and land development ordinance.

Visit us at: www.buckscouaty.org
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Zoning ordinance Section 175-17.F(1) also requires that accessory structures comprised of
144 square feet or less be at least 7 feet from the side or reat property line. Structures greater
than 144 square feet must meet the setback required for the principle use. The shed on Lot 2
is approximately 288 suare feet and is located about 14 feet from the property line.
Therefore, the plan should be revised so that the shed lies outside the required rear yeard.

Proposed monuments should also be indicated on the plan in accordance with Section 153-
21.D(7).

Driveway location—A clear sight triangle and the requited minimum sight distance should
be indicated on the plan for the driveway proposed on Lot 2 in accordance with Sections
153-27 and 153-24.E of the subdivision ordinance.

Street trees—Street trees planted at intervals of no more than 40 feet for large trees and 30
feet for flowering trees are required along all streets whete suitable trees do not exist in
accordance with subdivision and land development ordinance Section 153-34.B.(3). Some
trees exist along Water Crest Drive. However, township officials should determine if
additional plantings are needed to supplement gaps along the street.

Drainage easement—The ownership and maintenance tesponsibility of the stormwater
management facility should be clearly noted on the plan as well as the schedule for genetal
maintenance tasks (Section 153-38 of the subdivision and land development otdinance).
Township officials should also ensure the existing detention basin can accommodate any
additional runoff generated by the proposed development of Lot 2.

Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed subdivision.

This review will be included in the Bucks County Planning Commission boatd materials for the
August 6, 2014, meeting. It is not necessaty for you to attend this meeting, but you are welcome to
do so and to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

CHG:kip

[ o

Geoffrey and Jayne Fitzgibbons

Gilmote & Associates, Inc.

Mario Canales, P.E., Pickering, Corts & Summerson, Municipal Engineet
Stephanie J. Mason, Township Manager (via email)



Bucks COUNTY
PLANNING COMMISSION

The Almshouse Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 FAX 215.345.3886
E-mail: bepc@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Chairman
Charles H. Martin, Vie Chaimnan
Diane M. Ellis-Marseglia, LcSW

July 22, 2014
BCPC #12024
MEMORANDUM
TO: Falls Township Board of Supervisors
Falls Township Planning Commission
FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Land Development—38 Cabot Boulevard
TMP #13-3-8-6
Applicant: 38 Cabot Blvd., LP
Owner: 38 Cabot Blvd., LP
Plan Dated: June 20, 2014
Date Received: July 2, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, 17iz: Chairman
Walter S. Wydro, Secretury
Joseph A. Cullen, EsQ.

James |. Dowling

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Extentive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which has prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Construct an addition of 15,200 squate feet to an existing 159,300-square-foot industrial
building on a tract of 7.66 actes. An additional “future” building expansion of 15,000 square
feet is shown on the plan, but not included in the subject land development application. The site

is setved by public water and sewet.

Location: South side of Cabot Boulevard East, between U.S. Route 1 and the rail tracks.

Zoning: PIP—Planned Industrial Park District, which permits a vatiety of industrial and commetcial
uses on a lot of at least 0.5 acres. The township’s zoning heating board on June 10, 2014,

granted variances from these two design provisions of the zoning ordinance:

e Section 209-28.F, to allow a reduction in the front yard depth from 50 feet to 20 feet;
e Section 209-28.F, to inctrease the maximum impervious sutface ratio to 70 percent.

Present Use: Industrial.

Visit us at: www.buckscounty.ocg
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COMMENTS

1.

Landscaping—Section 209-28.G.2 of the zoning ordinance requires the 30 feet adjacent to
any street line and 10 feet adjacent to any lot line not to be used for parking, and to be
planted or landscaped. Section 209-28.G.5 of the zoning ordinance requires landscaping of
all improved portions of the property not used for buildings or paving. Street trees shall be
planted along the sides of all streets where they do not exist, under Section 191-48 of the
subdivision and land development ordinance (SALDO). The plan should be revised to
depict landscaping meeting the ordinance standards.

Parking

a. Parking area landscaping—~FEach off-street parking area shall have the equivalent
of one landscaped parking space for every 30, under Section 209-42.B.3 of the
zoning ordinance. And the plan should depict clustered plantings at least 4 feet high
between any lot line and the street line, except whete a building intetvenes or the
distance is greater than 150 feet, according to Section 209.42.B.1 of the ordinance.
Curbed raised planting beds planted with one shade tree per bed. shall be located at
intervals not to exceed 20 parking spaces, and offset on alternating sides of parking
rows, undet SALDO Section 191-37.G.2.

b. Accessible spaces—Disabled-accessible spaces should be provided in accordance
with the guidelines of the Ameticans with Disabilities Act and the township’s Design
Details and Practices. The plan depicts no disabled-accessible parking spaces.

Lighting—The plan should include a lighting component meeting the requirements of
Sections 209-40 and 209-42.C of the zoning ordinance.

Trash removal—The plan should demonstrate compliance with SALDO Section 191-51.H,
which requires provision of a scteened trash collection area, if indoor collection is not
provided.

Waivets—The applicant has requested waiver of the following six SALDO provisions, and
one provision of the stormwater management ordinance:

e SALDO Section 191.36.D, to permit use of curbing materials to match existing

conditions;

SALDO Section 191-37, to permit parking within 35 feet of the building;

SALDO Section 191-37.G.4, for exemption from parking lot tree-planting
requirements;

e SALDO Section 191-48.A (misstated on the plan as 191-45.A), for exemption from
the requirement to plant street trees;

e SALDO Section 191-52.1B.3(b)(2) (misstated on the plan as 191-53.1.B.3(b)(1)), to
permit 40 percent disturbance of steep slopes in the 15 percent to 25 percent
category;

e SALDO Section 191-61, for exemption from the sidewalk installation requirement;
and

e Section 197.15.C of the stormwater management ordinance, to permit existing
conditions to be used in lieu of meadow for facility design.
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Under the requirements of Section 512.1(b) of the Pennsylvania Municipalities Planning
Code, the applicant must state in full the grounds and facts of unreasonableness ot hardship
on which the request for waiver is based, the provision or provisions of the ordinance
involved and the minimum modification necessaty. The final plan should list all granted
waivers and variances.

6. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this ptoposed land development.

This teview will be included in the Bucks County Planning Commission board materials for the
August 6, 2014, meeting. It is not necessary for you to attend this meeting, but you are welcome to
do so and to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of yout concetns, please send us a copy of all municipal
decisions sent to this applicant.

GF:kip

cc 38 Cabot Blvd., LP
Mark Havers, Pickering, Corts & Summetrson
Nate Fox, Begley, Catlin & Mandio
Jim Sullivan, T&M Associates
Tom Beach, Remington, Vernick & Beach
Peter Gray, Township Manager (via e-mail)






Bucks COUNTY
PLANNING COMMISSION

The Almshouse  Neshaminy Manor Center 1260 Almshouse Road
Doylestown, Pennsylvania 18901 215.345.3400 [FAX 215.345.3886
E-mail: bepe@co.bucks.pa.us

COUNTY COMMISSIONERS:

Robert G. Loughery, Clairnan
Charles . Martin, I7ie Chairman
Dianc M. Ellis-Marseglia, Lcsw

July 8, 2014
BCPC #12020

MEMORANDUM

TO: Hilltown Township Board of Supervisors
Hilltown Township Planning Commission

FROM: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Land Development—201 Keystone Drive
TMP #15-1-106
Applicant: 201 Keystone Drive, LLC
Owner: Same
Plan Dated: May 29, 2014
Date Received: June 13, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chairman
David R. Nyman, [“ice Chatrnran
Walter S. Wydro, Seertary
Joseph AL Cullen, EsQ.

James |. Dowling

Raymond W. Goodnoc
Lidward Kisselback

Carol A. Pierce

Evan J. Stone

Lynn T. Bush

Liecutive Director

This proposal has been reviewed by the Bucks County Planning Commission professional staff,
which prepared the following comments in accordance with the Pennsylvania Municipalities

Planning Code (Section 502).

GENERAL INFORMATION

Proposal: Convett an existing 1,132-square-foot single-family detached residential building into an
office and construct a 2,400-square-foot shop associated with an electrician business on a
0.7981-acre site. In addition to the existing single-family dwelling, the site contains a shed that

will be removed. The site will be served by public water and sewer.

Location: On the notth side of Keystone Drive approximately 1,320 feet west of Bethlehem Pike.

Zoning: Light Industrial (LI) Disttict which is intended to provide for commercial, office, and
laboratory tesearch facilities. The putpose of this district is to encourage high quality industrial
development, which telates to adjacent areas as a "good neighbor", with appropriate design
standards to avoid advetse impacts on neighboring residential uses. Within the LI zoning
district, uses D3 Office and G8 Commetcial ot Industrial Crafts (including electrical shop) are
petmitted on lots with a minimum size of 2 acres with a minimum width of 200 feet. The subject

patcel is nonconforming in size and lot width.

Accotding to the plan, the following variances were granted (no date given):

Section 160-23.D3(A)—vatiance from patking required to be located in the rear of the

building.

Visit us at: www.buckscounty.org
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Section 160-26—variance from the minimum lot area requirement.

Section 160-27—variance from nonresidential minimum yard and lot width requitements.

Section 160-33.A(4)—variance from buffer yard setback distance from side and rear yard
requirement.

Section 160-33.C(1)—variance from Type 1 buffer yard requirement along a residential use.

Section 160-33.C(6)—variance from parking lot periphery buffer yard requirement.

Present Use: Residential.

COMMENTS

1

Variance—Our office did not receive a copy of the decision by the township Zoning
Hearing Board related to the variances granted to the applicant for the proposed
development. Township officials should determine if any conditions were placed on the
proposed development as part of the granted variances and if the plan complies with the
conditions.

Parking—The plan shows 14 off-street parking spaces to meet the required 13.46 spaces
required by the zoning ordinance for the two uses. Four of the spaces are shown located in
the proposed shop area. Township officials should determine if this arrangement meets the
patking requirements of Section 160-46.B of the zoning ordinance and complies with the
definition of floor area in Section 160-11 of the zoning ordinance. The definition of floor
area excludes floor space in an accessory or main building intended or designed for the
patking of motor vehicles in order to meet the parking requirements of the zoning
ordinance. If deemed appropriate, we recommend that the development be deed restricted
to ensure that the area of the shop comprising the parking of vehicles cannot be used for any
use ot activity other than the parking of vehicles.

Impervious surface calculations—The impervious surface calculations provided on Sheet
1 as part of the site capacity calculations indicate 4,089 square feet of impervious surface for
the proposed buildings; whereas, the sum of the existing building area and proposed building
area listed in the parking calculations on Sheet 1 is 3,532 square feet. This discrepancy
should be resolved.

Signage—The plan provides no indication of any signs for the proposed business. If
business signage is intended for the site, the plans should be revised to indicate such and the
signage should be consistent with the requitements of Article VII of the zoning ordinance,
patticularly Section 160-80 pertaining to signs permitted in the LI district.

One-way signage—The eastern driveway entrance to the site is proposed as one-way with
one-way arrow striping. We recommend that one-way signage also be placed in an
appropriate location to ensure the motorists, particulatly those using the two parking spaces
in front of the proposed office, do not inadvertently exit the site using the one-way drive.

Street width—Section 140-29.D(1) of the subdivision and land development ordinance
requires a minimum width of paving on existing streets of 26 feet (where curbs are not
required). The cartway width of Keystone Drive as shown on the plan appeats to be 22.5
feet. Township officials should determine if the plan should be revised to widen the cartway
of Keystone Drive to meet this requirement.
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10.

11.

12.

3.

Sidewalks—Section 140-36 of the subdivision and land development ordinance requires
sidewalks on both sides of existing stteets unless waived by the Board of Supervisors. We
note there are no sidewalks in the immediate vicinity of the subject site; however, there is a
restaurant in proximity to the site. Township officials should determine if the subject
proposal should offer the beginning of establishing a sidewalk system that could be used by
future employees of this site and existing and future employees of other business along
Keystone Drive.

Plant material—The landscape plan (sheet 7) indicates that Leyland Cypress is proposed to
be planted in the partial buffer yard adjacent to TMP #15-1-114. This tree is not listed in
Appendix K Plant Materials List of the subdivision and land development ordinance. Section
160-37.B.7 of the subdivision and land development ordinance indicates that required plant
material shall meet the genus, species, and minimum size requirements specified in Appendix
K. The plan should be revised accordingly.

Street trees—Township officials should determine if the existing trees in the site frontage
along Keystone Drive are sufficient and suitable to meet the street tree requitements of
Section 140-37.C of the subdivision and land development ordinance.

Landscaping of parking areas—Township officials should determine if the plan complies
with Section 140-37.D of the subdivision and land development ordinance related to
landscaping, which tequites that parking areas be landscaped so that 50 percent of each
facility will be shaded with trees. Section 140-37.D.4 also requires that a parking facilities
shading plan be submitted with any subdivision or land development application including
an off-street parking facility.

Tree protection—The plan should be revised to show tree protection zones around the
existing trees that ate to temain on the site in accordance with Section 140-37.F of the
subdivision and land development ordinance.

Edge of slope—Section 140-39 of the subdivision and land development otdinance
requires that the top or bottom edges of slopes shall be a minimum of five feet from the
propetty lines or tight-of-way lines of streets to permit normal rounding of the edge without
encroachment on abutting ptroperty. The proposed bottom edge of the slope of the rain
garden berm appears to be less than 5 feet from both TMPs #15-1-114 and 15-1-107-1. The
township engineer should determine if the plan complies with Section 140-39 and the plan
should be revised if determined necessary.

Lighting—Section 140-45.C(7) of the subdivision and land development ordinance requites
that all patking lots be provided with adequate lighting to assure safe maneuverability of
vehicles and to promote safety for pedestrians. Section 140-48.A of the subdivision and land
development ordinance also requires that lighting shall be provided within parking facilities
as requited by the township Board of Supervisors. If township officials determine that
lighting should be provided, a lighting plan should be prepared in accordance with Section
140-17.1 of the subdivision and land development ordinance and any lighting fixtures should
comply with the nonresidential lighting requirements of Section 160-41 of the zoning
ordinance. We note that outdoor lighting may assist in assuring motorists and pedestrian
safety and also provide secutity for the existing and proposed buildings.
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14.

15.

16.

17.

Parking lot v1s1b1hty and screemng—The subdivision and land development otdinance
contains requitements in sections 140-45.C.(10) and 140-45.E.(6) for the screening of
patking facilities. Township officials should determine if the existing and proposed planting
will provide sufficient screening to prohibit glare onto adjacent properties.

Dtiveway width—The plan should be revised to provide a two-way driveway width of 24
feet in accordance with Section 140-45.F(2) of the subdivision and land development
ordinance. The plan cutrently shows the proposed two-way driveway with a width that scales
at 20 feet and is labeled 18 feet.

Maintenance of stormwater facilities—The applicant should provide information on the
maintenance that will be required for the stormwater management facilities. Information on
the recommended schedule of inspections and required maintenance tasks should be
provided to the township. It is important to ensute that the facilities continue to function
effectively by defining maintenance requirements and assigning maintenance responsibilities.

Sewage facilities—The applicant must submit a Sewage Facilities Planning Module
Application Mailer to the Pennsylvania Department of Environmental Protection (PaDEP)
to determine if an Act 537 Planning Module for Land Development must be submitted for
this proposed land development. We recommend that the planning module be submitted at
the preliminary plan stage to coordinate the land development review with the planning
module review.

This review will be included in the Bucks County Planning Commission board materials for the
August 6, 2014, meeting, It is not necessaty for you to attend this meeting, but you are welcome to
do so and to offer comments on the proposal to the BCPC board and staff.

In otder that we may be more aware of your concerns, please send us a copy of all municipal
decisions sent to this applicant.

MMW:kjp

CC:

201 Keystone Drive, LL.C

Jason T. Smeland, P.E., Lenape Valley Engineeting
C. Robett Wynn, P.E., Township Engineer (via email)
Richard C. Schnaedter, Township Manager (via email)
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MEMORANDUM

TO: Hilltown Township Board of Supervisors
Hilltown Township Planning Commission

FROM.: Staff of the Bucks County Planning Commission

SUBJECT:  Preliminary Plan of Subdivision for Smith
TMP #15-35-59
Applicant: Carolyn Landis
Owner: Walter J. Smith c/o Jeffery K. Landis
Plan Dated: June 30, 2014
Date Received: July 2, 2014

PLANNING COMMISSION:

Robert M. Pellegrino, Chainman
David R. Nyman, [“ice Chairman
Walter S. Wydro, Secrerary
Joseph A. Cullen, EsQ.

James J. Dowhng

Raymond W. Goodnoe
Edward Kisselback

Carol A. Pierce

Evan J. Stone

Lyan T. Bush

Exeentive Director

This proposal has been teviewed by the Bucks County Planning Commission professional staff, which
has prepared the following comments in accordance with the Pennsylvania Municipalities Planning

Code (Section 502).

GENERAL INFORMATION

Proposal: Subdivide a 26.342 (net) acte parcel into two single-family residential lots. Lot 1 would be
15.701 (net) acres and contain an existing single-family detached dwelling and associated accessory
buildings. Lot 2 would be 10.64 (net) actes and contain a proposed single-family detached dwelling.

The site is to be setved by individual on-lot wells and sewage disposal systems.

Location: Southeastetn side of Broad Street, approximately 850 feet notth of Upper Church Road.

Zoning: Rural Residential (RR) District is primarily intended to serve low-density tesidential
developments on lots of 50,000 square feet (minimum). Use B1 Single-Family Detached is a

petmitted use by right within the RR district.
Present Use: Residential.

COMMENTS

1. Street and drainage improvements—Sections 140-28 and 140-29 of the subdivision and
_land development ordinance require that where a subdivision abuts an existing stteet, drainage

Visit us at: www.buckscounty.org
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improvements and street widening shall be required to meet minimum construction standards.
Township officials should determine if improvements are necessaty.

2 Sidewalks and street trees—Township officials should determine if the plan should be
revised to include a sidewalk and street trees along Broad Street as required by sections 140-

36.A and 140-37.A.(1) of the subdivision and land development ordinance.

) Lighting—Section 140-48 of the subdivision and land development ordinance requires that
lighting shall be provided along all public streets.

4. Dedication of recreation land—Section 140-60 of the subdivision and land development
ordinance requires all residential subdivisions to provide for public dedication of land suitable
for patk and/or recteation use, unless the applicant agrees to a fee-in-lieu-of option. As
recreation land has not been proposed within the subject plan, we recommend that the
Hilltown Park and Recreation Board provide recommendation for a fee-in-lieu of land
dedication.

This review will be included in the Bucks County Planning Commission board materials for the August
6, 2014 meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and
to offer comments on the proposal to the BCPC board and staff.

In order that we may be more aware of your concerns, please send us a copy of all municipal decisions
sent to this applicant.

MMW:kjp

cc: Carolyn Landis
Mease Engineering, P.C.
C. Robert Wynn, Township Engineer (via email)
Richard C. Schnaedter, Township Manager (via email)
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BCPC #6494-M
MEMORANDUM
TO: Milford Township Boatd of Supervisots
Milford Township Planning Commission
FROM: Staff of the Bucks County Planning Commission
SUBJECT:  Preliminary Plan of Lot Line Change and Land Development—Kiddie Academy

TMP #23-2-150-2 (Lots 2 and 3)
Applicant: Gorski Engineering, Inc.

Ownet: Milford Commerce Investments, LLC (aka Gorski Engineering, Inc.)

Plan Dated: June 13, 2014
Date Received: June 23, 2014

This proposal has been reviewed by the Bucks County Planning Commission professional staff, which
prepared the following comments in accordance with the Pennsylvania Municipalities Planning Code

(Section 502).

GENERAL INFORMATION

Proposal: Convey a 1.305-acre parcel from Lot 3 to Lot 2 and construct a 9,860-square-foot building
for a daycare. The resulting lot sizes would be: Lot 2—7.3051 gross acres (5.3453 net acres) and
Lot 3—8.4416 gross acres (3.5817 net acres). Existing conservation easements are located on both
lots. After the lot line adjustment, approximately 1.9599 acres of Lot 2 and 4.8599 acres of Lot 3
will be located within conservation easements.

Also, the plan proposes a 9,860-square-foot building intended to be used for a daycare facility on
Lot 3. A total of 52 parking spaces is shown for the daycare. Public water and sewer facilities ate
intended to setve the development.

Location: At the nottheastern corner of the intersection of Progress and AM drives.

Zoning: PI—Planned Industrial District which permits a variety of nontesidential uses on a minimum
site area of 1 acre with a maximum impervious sutface ratio of 60 percent. However, Use C10
Day Care Centet is not a permitted use in the PI district.

Visit us at: www.buckscounty.orcg
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Present Use: Vacant.

COMMENTS

Proposed use—Per zoning ordinance Section 403 Table of Use Regulations, Use C10 Day
Care Center is not a permitted use in the PI District. Therefore, this plan should not be
approved as submitted.

If the above noted issue is resolved, we have the following additional comments:

1.

Day cate center license—Section 404.C10.e of the zoning ordinance requires day care
centers to treceive a license from the Pennsylvania Department of Public Welfare. The
township should verify that a permit application has been applied for and any future actions
on the land development plan should be contingent upon the applicant receiving the required
permit.

Outdoor recteation area—Section 404.C10.b of the zoning ordinance requires an outdoor
tecreation area consisting of a minimum of 200 feet for each child and 100 feet for each
disabled ot eldetly petson. This section requires that the outdoor play area be located to the
side ot reat of the lot and be fully enclosed by a 4-foot high fence. Information on Sheet SP-
2 indicates that 156 children are intended to be setrved by the facility. Given the number of
childten indicated, approximately 31,200 square feet of outdoor recreation area would be
requited. The fenced-in area shown to the rear of the proposed building consists of
approximately 5,500 squate feet. The plan should be revised to comply with this ordinance
requirement.

Drop-off areas—To provide a safer layout, we recommend that consideration be given to
redesigning the citculation system to provide a greater sepatation between parking areas and
the access lanes to the drop-off areas.

Sidewalks and pedestrian amenities—The plan shows a short walkway in front of the
proposed building along the designated drop-off area. To facilitate safe pedestrian access to
and from the building for employees and visitors patking in the lot, it is recommended that
the proposed sidewalk be extended along the entire curb line of the parking lot. Additional
sidewalks along the parking lot would provide individuals parking in the lot with a safer route
to access the building.

Sidewalks—The plan should be revised to provide sidewalks along the adjacent streets.
Section 519 of the subdivision and land development ordinance requires sidewalks.

Required buffer—Per Section 520.c and Table 1 of the subdivision and land development
otdinance, a Class A buffer (25 feet) would be required between a proposed institutional and
recteational use and adjacent vacant land in the PI district. While the existing vegetation in the
conservation easement would provide a buffer along the eastetn property line, the plan should
be revised to indicate required buffer yards along other property lines.
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10.

11.

12.

13.

Lighting—Section 517.a.5 of the subdivision and land development ordinance trequires
lighting standards to be located on the raised parking islands and not on the patking surface.
The plan should be revised to relocate the lighting standards shown on the parking surface in
the center row of parking,

Clear sight triangle—Section 523.b of the zoning ordinance states that at each point where
a ptivate accessway intersects a public street, a clear sight triangle of 10 feet measured from
the point of intersection of the street line and the edge of the accessway shall be maintained
within which vegetation or other visual obstructions shall be limited to a height of not more
than two feet above the street grade. The plan should be revised to indicate the required clear
sight triangle.

Ttee protection zone—Section 521.a of the subdivision and land development ordinance
requires a tree protection zone (IPZ) to be delineated on the site prior to construction that
conforms to the approved development plans. The plan includes a tree protection detail and
tree protection notes on Sheet SP-10 of 13, but does not indicate the location of the proposed
tree protection fencing on the site. The plan should be revised to indicate whete the protection
fencing will be located.

Proposed tree—The plan proposes three Fraxinus pennsylvanica (green ash) trees. Due to the
discovery. of the emerald ash borer (EAB) in Bucks County, the proposed green ash should
be replaced with another type of tree from the township’s tree list. The EAB is very destructive
and once ash trees are infested, they will die without insecticide tteatment. Additionally,
township officials shoul<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>