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BE IT ORDAINED AND ENACTED by the Council of Borough of Langhorne 
Manor of the County of Bucks, and the same is enacted and ordained 
by authority of the Pennsylvania Municipalities Planning Code:_ 

ARTICLE I AUTHORITY AND PURPOSE 

Section 101 AdODtion 

(a) Council of Borough of Langhorne Manor hereby adopts the 
within regulations governing the subdivision and 
development of land within the Borough. 

(b) Council of Borough of Langhorne Manor hereby designates 
the Council of the Borough to administer and enforce 
these regulations and to review and approve all plats and 
applications submitted thereunder in accordance with the 
Pennsylvania Municipalities Planning Code, Act 247 ,  as 
amended. 

(c) These regulations shall become effective on July 6, 1993 
and shall remain in effect until modified, amended as 
rescinded or repealed by Council of the Borough 2- of 
Langhorne Manor. s 

Section 102 Title 

An Ordinance establishing rules, regulations and standards 
governing the subdivision and land development of land within the 
Borough of Langhorne Manor, setting forth the procedures to be 
followed by the council of the said Borough in administering these 
rules, regulations and standards, and setting forth the penalt-ies 
for the violation thereof. 

Section 103 Short Title 

These regulations shall be known and may be cited as "Sub- 
division and Land Development Regulations of the Borough of 
Langhorne Manor. I t  

Section 104 Purpose 

The regulations are adopted for the following purposes: 

(a) To assist orderly, efficient and integrated development 
of land. 

(b) To provide for the coordination of existing streets -and 
public utilities with new facilities. 

(c) To provide for efficient and orderly extension-of 
community services and facilities at minimum cost and 
maximum convenience. 

1 



TO ensure conformance of land utilization with the 
Comprehensive Plan of the Borough. 

To promote thereby the health, safety, morals and general 
welfare of the residents of the Borough of Langhorne 
Manor. 

To secure equitable handling of all subdivision and land 
development plans by providing uniform procedures and 
standards for observance, by subdividers and the Planning 
Commission of Langhorne Manor Borough. 

To encourage and promote flexibility, economy and 
ingenuity in the layout and design of subdivisions and 
land developments and to encourage other practices which 
are in accordance with modern and evolving principles of 
site planning and development. 

Section 105 Interpretation 

The provisions of this Ordinance shall be held to be minimum 
requirements to meet the above-stated purposes. Where the 
provisions of this Ordinance impose greater restrictions than those 
of any statute, other ordinance, or regulation, the provisions of 
this Ordinance shall prevail. Where the provisions of any statute, 
other ordinance or regulation impose greater restrictions than 
those of this Ordinance, the provisions of such statute, ordinance, 
or regulation shall prevail. In the event of conflict with the 
zoning ordinance of the Borough the terms of the zoning ordinance 
shall apply. 

Section 106 Separability - 

It is hereby declared to be the legislative intent that: 

(a) If a court of competent jurisdiction declares any 
provisions of this Ordinance to be invalid or ineffective 
in whole or in part, the effect of such decision shall be 
limited to those provisions which are expressly stated in 
the decision to be invalid or ineffective, and all other 
provisions of this Ordinance shall continue to be 
separately and fully effective. 

(b) If a court of competent jurisdiction finds the 
application of any provision or provisions of this 
Ordinance to any lot, building or other structure, or 
tract of land, to be invalid or ineffective in whole or 
in part, the effect of such decision shall be limited to 
the person, property, or situation immediately involved 
in the controversy, and the application of any such 
provision to other persons, property, or situations shall 
not be affected. 
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ARTICLE I1 JURISDICTION AND SANCTIONS e 

e 

Section 201 Jurisdictions .A 

(a) It shall be unlawful for any person, firm, partnership 
corporation or other legal entity or agent thereof 
owning, controlling or possessing any lot, tract or 
parcel of land in the Borough, to subdivide any lot, 
tract or parcel of land, to conduct land development, or 
to layout, construct, open or dedicate for public use or 
travel any street, sanitary or storm sewer, drainage 
facility or other facility in connection therewith, for 
the common use of occupants of buildings located within 
the subdivision or land development, or erect any 
building(s) or improvements thereon, unless final plans 
of such subdivision or land development shall (1) have 
been prepared and signed by or sealed by a professional 
engineer or land surveyor duly and currently registered 
in the State of Pennsylvania; ( 2 )  submitted to and 
approved in writing thereon by the Council of the Borough 
of Langhorne Manor; and ( 3 )  recorded in the Bucks County 
Recorder of Deeds office in Doylestown, Pennsylvania. 

(b) Before the approval of a plat by the Borough, the 
secretary of the Borough shall transmit a copy of the 
proposed plat to the County Planning Commission, and the 
commission shall make a report thereon to such local 
authority. Pending the receipt and consideration of such 
report, the Borough shall defer action thereon; but if 
such report is not received within forty-five days from 
the submission of the plat to the County Planning 
Commission, or within such further time as may be agreed 
upon by the Borough, the Borough may proceed to final 
action thereon. 

(c) It shall be unlawful to issue permits or to issue or 
record any plan required to be approved by the Borough, 
unless the same shall bear thereon by endorsement or 
otherwise the approval of the Council of the Borough of 
Langhorne Manor. 

Section 202 Sanctions and Penalties 

(a) Any person, firm, partnership, corporation or other legal 
entity or agent thereof owning, controlling or possessing 
any lot, tract or parcel of land who shall layout, 
construct open or dedicate any street, sanitary sewer, 
storm sewer, water main or other improvements for public 
use, travel or other purpose for the common user of 
occupants of buildings abutting thereon, or who shall 
construct land development, or who shall sell, transfer 
or agrees to sell any land in a subdivision or land 
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development whether by reference to or by other use of a 
plat of such subdivision or land development or erect any 
building thereon, unless and until a final plat has been 
prepared in full compliance with the provisions of this 
act and of the regulations adopted hereunder and has been 
recorded as provided herein or unlawfully issues permits 
or receives or records any plan pursuant to Section 
201(c) of these regulations shall be guilty of a 
misdemeanor, and upon conviction thereof, such person, or 
members of such partnership, or the officers of such 
corporation or other legal entity, or the agent of any of 
them, responsible for such violation pay a fine not 
exceeding one thousand dollars ($1,000.00) per lot or 
parcel or per dwelling or other use within each lot or 
parcel. Borough of Langhorne Manor may enjoin such 
construction or other unlawful activity hereunder 
including such unlawful transfer, sale, or agreement by 
injunction, in addition to the penalty herein provided. 

The description of such lot or parcel by metes and bounds 
in the instrument of transfer, or other document used in 
the process of selling or transferring, shall not exempt 
the transaction from such penalties, nor from the remedy 
herein provided. Any subdivision of land whether by mete 
and bounds or by plan shall be considered a subdivision. 1 

ARTICLE I11 DEFINITIONS 

Section 300 General 

(a) Unless a contrary intention clearly appears, the 
following words and phrases shall have for the purpose of 
this Ordinance the meanings in the following clauses. 

(b) For the purpose of this Ordinance, words and terms used 
herein shall be interpreted as follows: 

( 4 )  
(5) 

Words used in the present tense include the future. 
The singular includes the plural. 
The word I1persont1 includes a corporation, 
partnership and association as well as the 
individual. 
The word lot includes the word ttplotll or tlparcel.ll 
The word llCommissiontt and the words I'Planning 
Commissiont1 always mean the Langhorne Manor 
Planning Commission. 
The word ttMunicipalityll always means the Borough of 
Langhorne Manor. 
The word ttCouncilll always means the Council of 
Borough of Langhorne Manor. 
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(8) The words If applicable zoning ordinancegg always 
refers to the zoning ordinance of the Borough of 
Langhorne Manor. 

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

a:. - 
(c) 

Section 301 Aqent 

Any person, other than the subdivider, who, acting for the 
subdivider, submits to the Council subdivision plans for the 

' purpose of obtaining approval thereof. 

Section 302 Alley 

A right-of-way providing secondary vehicular access to the 
side or rear of two or more properties. 

Section 3 0 3  Applicant 

Any person who submits to the Council subdivision or land 
development plans for the purpose of obtaining approval -thereof. 

Section 304 Block 

An area divided into lots and usually bounded by streets. 

Section 305 Building 

A structure having a roof which is used or intended to be used 
for the shelter or enclosure of persons, animals or property. The 
word ggbuildingff shall include any part thereof. 

Section 306 Buildins Setback Line 

A line within a property defining the required minimum 
distance between any structure and the adjacent right-of-way line. 

Section 307  Cartway 

The portion of a stre,et or alley intended for vehicular use. 

Section 308 Clear-siqht Trianqle 

An area of unobstructed vision at street intersections defined 
by the right-of-way lines of the streets and by a line of sight 
between points on their right-of-way lines at a given distance from 
the intersection of the right-of-way lines. 
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Section 309 Commission Staff 

The technical personnel retained by the Langhorne Manor 
Planning Commission or Bucks County Planning Commission. 

Section 310 Crosswalk or Interior Walk 

A right-of-way or easement for pedestrian travel across or 
within a block. 

Section 311 Cul-de-sac 

A street intersecting another street at one end and 
terminating at the other in a vehicular turn-around. 

Section 312 DeveloDer 

Any landowner, agent of such landowner, or tenant with the 
permission of such landowner, who makes or causes to be made a 
subdivision or a land development. 

Section 313 Director 

The Executive Director of the Bucks County Planning 
Commission. 

Section 314 Drainaqe Facility 

Any ditch, gutter, pipe, culvert, storm sewer or other 
structure designed, intended, or constructed for the purpose of 
diverting surface waters from, or carrying surface waters off, 
streets, public rights-of-way, parks, recreational areas, or any 
part of any subdivision or contiguous land areas. 

Section 315 Dr ivewav 

A minor vehicular right-of-way providing access between a 
street and a parking area or garage within a lot or property. 

Section 316 Dwellinq Unit 

Any structure, or part thereof, designed to be occupied as 
living quarters as a single housekeeping unit. 

Section 317 Enqineerinq Considerations 

All engineering responsibilities as herein defined shall be 
those of the engineer for the Borough of Langhorne Manor; hereafter 
referred to as the municipal engineer. The municipal engineer will 
review the plan and any accompanying material for the proposed 
subdivision or land development and make his findings known in a 
report to the county planning commission and the council. The 
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report will be considered by the council when reviewing the 
proposal. 

For the purpose of clearly identifying the extent of the 
engineer's responsibility in the review of subdivision and land 
development proposals, the following engineering considerations are 
defined. The engineer shall make recommendations concerning 
approval or disapproval of the application based upon these 
considerations as they are reflected in the plans submitted. 

dimensions and areas of lots or parcels 
existing and proposed contours in relation to the 
proposed use and that of adjacent properties 
soil conditions proposed erosion controls 
surface and subrsurface drainage conditions and proposed 
storm drainage plans 
lighting plans 
utility plan; easement requirements 
road specifications, widths, cross-sections, alignment, 
profiles, and intersections 
location and design of entrance and existing accessways 
sewage disposal system 
conformance to the zoning ordinance 
acceptability of materials, construction indicated in 
final plans and specifications. 

Section 318 Easement 

A limited right of use granted in private land for public or 
quasi-public purpose. 

Section 319 Erosion 

The removal of surface materials by guidelines set forth by 
the Environmental Protection Agency. 

Section 320 Half or Partial Street 

A street parallel and adjacent to a property line having a 
lesser right-of-way width than required for satisfactory 
improvement and use of the street. 

Section 321 Improvements 

Those physical additions, installations and changes required 
such as streets, curbs, sidewalks, water mains, sewers, drainage 
facilities, public utilities and any other appropriate iyems 
required to render land suitable for the use proposed. 
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Section 322 Land Development 

The improvement of one or more lot ( s )  , tract ( s )  , or parcel ( s )  
of land for any purpose involving: 

(a) The planning or erection of a building or group of 
buildings for the following uses: residential or multi- 
family residential. The erection of a single residential 
unit on a single lot is specifically excluded. 

(b) The division or allocation of land or space between or 
among two or more existing or prospective occupants by 
means of, or for the purpose of streets, common areas, 
parking, driveways, building groups or other features; 
whether such division is by leasehold, condominium, 
homeowners associations, cooperatives, partnership or 
sale. 

Any subdivision as herein defined in Section 344. 

Section 323 

A plot or parcel of land which is, or in the future may be, 
offered for sale, conveyance, transfer or improvement as one 
parcel, regardless of the method or methods in which title was 
acquired. 

Section 324 Lot Area 

The area contained within the property lines of the individual 
parcels of land as shown on a subdivision plan, excluding any area 
within a street right-of-way, but including the area of any 
e as em.en t . 
Section 325 Mdrqinal Access Street 

Minor streets, parallel and adjacent to major traffic streets, 
providing access to abutting properties and control of 
intersections with the major traffic street. 

Section 326 Multiple Dwellins Buildinq 

A building providing separate living quarters for two or more 
families . 
Section 327 Municipality 

Borough of Langhorne Manor. 

Section 328 Owner 

The owner of record of a parcel of land. 
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Section 329 Plan, Final 

A complete and exact subdivision plan, prepared as for 
official recording, to define property rights and proposed streets 
and other improvements. 

Section 3 3 0  Plan, Preliminary 

A tentative subdivision plan, in lesser detail than a final 
plan, showing the salient existing features of a tract and its 
surroundings and approximate proposed street and lot layout as a 
basis for consideration prior to preparation of a final plan. 

Section 331 Plan, Record 

An exact copy of the approved final plan on opaque linen of 
standard size, prepared for necessary signatures and recording with 
the Bucks County Recorder of Deeds. 

Section 3 3 2  Plan, Sketch 

An informal plan, to scale, indicating salient existing 
features of a tract and its surroundings and the general layout of 
the proposed subdivisj.on for discussion purposes only and not to ..* be 
presented for approval. 

Section 3 3 3  Re-Subdivision 

Any subdivision or transfer of land, laid out on a plan which 
has been approved by the council, which changes or proposes,to 
change property lines and/or public rights-of-way not in strict . . ~ ~  
accordance with the approved plan. 

Section 3 3 4  Reverse Frontaqe Lot 

A lot extending between and having frontage on a major street 
and a minor street with vehicular access solely from the latter. 

Section 335 Riqht-of-Wav 

A strip of land occupied or intended to be occupied by a 
street, alley, crosswalk, sanitary or storm sewer, stream, drainage 
ditch, or for another special use. -The usage of the term "right- 
of-wayll for land plotting purposes in the municipality shall mean 
that every right-of-way hereafter established and shown on a final 
record plan is to be separate and distinct from lots or parcels 
adjoining such right-of-way, and not included with the dimensions 
or areas of such lots or parcels. * 
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Section 336 Riqht-of-Way, Future 

(a) The right-of-way width required for the expansion of 
existing streets to accommodate anticipated future 
traffic loads. 

(b) A right-of-way established to provide future access to or 
through undeveloped land. 

Section 337 Runoff 

The surface water discharge or rate of discharge of a given 
watershed after a fall of rain or snow that does not enter the soil 
but runs off the surface of the land. 

Section 338 Sedimentation 

The process by which mineral or organic matter is accumulated 
or deposited by moving wind, water or gravity. Once this matter is 
deposited (or remains suspended in water), it is usually referred 
to as llsediment.'l 

Section 339 Sewaqe Facility 

Any sewer, sewage system,' sewage treatment works or part 
thereof designed, i.ntended or constructed for the collection, 
treatment or disposal of liquid waste including industrial waste. 

Section 340 Siqht Distance 

The length of street, measured along the center line, which is 
continuously visible from any point three feet above the center 
line. 

Section 341 Slope 

The face of an embankment or cut section; any ground whose 
surface makes an angle with the plane of the horizon. Slopes are 
usually expressed in a percentage based upon vertical distance in 
feet per 100 feet of horizontal distance. 

Section 342 Street 

(a) A public or private way used or intended to be used for 
passage or travel by vehicles and pedestrians and to 
provide access to abutting properties. 

(b) Streets are further defined and classified as follows: 

(1) Thoroughfares 
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( i) Expressways--designed for large volume of 
high-speed thru-traffic with access 
limited to selected intersections, either 
grade-separated or at grade. 

( ii) Arterial Street--designed for large 
volumes of thru-traffic with access to 
abutting properties generally controlled. 

\ 

( iii) Collector Street--designed to carry a 
moderate to heavy volume of traffic from 
primary and secondary streets to arterial 
streets and expressways with access to 
abutting properties frequently 
controlled. 

(2) Local Streets 

Primary Residential Street--designed to 
carry a moderate volume of traffic to 
intercept secondary (residential) 
streets, to provide routes to collector 
streets and community facilities and to 
provide access to the abutting 
properties. 

Secondary Residential Street--designed to 
provide access to the abutting properties 
and a route to primary residential 
streets. 

Marginal Access or Frontage Street--a 
secondary street parallel and adjacent to 
an expressway, arterial or collector 
street, which provides access to abutting 
properties and separation from through- 
traffic. 

Alley or Service Street--a minor way used 
primarily for service-vehicle access to 
the rear of sides' of properties otherwise 
abutting directly onto another street. 

Driveway--generally a private way for the 
use of vehicles and pedestrians providing 
access between a public street and an 
interior area within a lot or property. 

Section 3 4 3  Street Line 

The dividing line between the street right-of-way and the lot. 
The street line shall be the same as the legal right-of-way line, 
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provided that (1) the street right-of-way shall not be less than 
required in Section 507 of this Ordinance and where a future right- 
of-way width for a street has been officially established, the 
street right-of-way so established. 

Section 344 Subdivision, Major and Minor 

Major Subdivision--the division of a lot, tract or parcel 
of land or part thereof into two (2) or more lots, tracts 
or parcels of land for the purpose, whether immediate or 
future, of transfer of ownership or of building 
development. Provided, however, that divisions of land 
for agricultural purposes in parcels of more than ten 
(10) acres, not involving any new streets or easements of 
access, shall be exempted. 

Minor Subdivision--the division of a single lot, tract or 
parcel of land into two (2) lots, tracts, or parcels of 
land, for the purpose, whether immediate or future, of 
transfer of ownership or of building development, 
providing the proposed lots, tracts, or parcels of land 
thereby created have frontage on an improved public 
street or streets, and providing further that there is 
not created by the subdivision any new street or streets, 
the need for required improvements, easement of access or 
the need therefore. 

Section 345 Undeveloped Land 

Land in parcels sufficiently large for future subdivision 
which is presently in agriculture, woodland or lying fallow. 

Section 346 Water Facility 

Any water works, water supply works, water distribution system 
or part thereof designed, intended or constructed to provide or 
distribute potable water. 

Section 347 Yard 

An open space unobstructed from the ground up, on the same lot 
with a structure, extending along a lot line or street line and 
inward to the structure. 

Section 348 Yard, Front 

A yard between the front of a structure and an adjacent street 
line and extending the entire length of the street line across the 
property. 
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ARTICLE IV PROCEDURE FOR SUBDIVISION AND LAND DEVELOPMENT 

Section 401 General 

In order to discharge the duties imposed by law, the 
municipality has adopted the following procedures which 
shall be observed by all subdividers. 

The review process for plans required by municipality 
shall include no more than ninety (90)  days starting from 
the day each complete submission is filed with the 
Secretary of the municipality. 

The presentation of a sketch plan, preliminary plan and 
final plan shall each be considered a separate submission 
and the maximum ninety-day review period may be required 
for each such plan. 

The separate stages of approval require the submission of 
Sketch, Preliminary and Final Plans. These plans differ 
in their purpose and required level of detail. The table 
below indicates the required plans for the different 
types of submission. 

See Minor Major Land 
Plan Section Subdivision Subdivision Development 

Sketch 402-403 Not required Recommended Recommended 

Preliminary 404-406 Not required Required Required 

Final 407-409 Required Required Required i. 

TENTATIVE SKETCH PLAN - MAJOR SUBDIVISION OR LAND DEVELOPMENT 
Section 402 Purpose 

(a) The purpose of the "Tentative Sketch Plan" is to afford 
the applicant the opportunity to consult early and 
informally with the municipality and staff of the 
reviewing Planning Commission before preparation of the 
preliminary plan and formal application. 

Section 403 Procedure 

(a) Applicant prepares sketch plan. 

(b) Applicant submits eight ( 8 )  copies of the sketch plan to 
the Secretary of Municipality. 
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(c) The Secretary will distribute copies of the sketch plan 
to the following with a request for their review and 
comment: 

Borough Planning Commission - 1 copy 
Borough Council - 2 copies 
Borough Engineer - 1 copy 
Bucks County Planning Commission - 2 copies 

(d) As promptly as possible, but within ninety (90) days of 
application, the council will informally advise the applicant of 
the result of their review and reports from the municipality and 
Borough Engineer. 

Section 404 Purpose 

The purpose of the preliminary plan is to require formal 
conditional approval in order to minimize changes and revisions 
before final plans are submitted. 

Section 405 General 

A preliminary plan shall be submitted conforming to the 
changes recommended during the sketch plan procedure. The 
preliminary plan and all information and procedures relating 
thereto shall in all respects be in compliance with the provisions 
of the applicable zoning ordinance and these regulations, except 
where variation therefrom may be specifically recommended in 
writing by the Council. 

No preliminary plan shall be required in the case of minor 
subdivisions. Preliminary plans for all other types of 
subdivisions and land developments shall be submitted unless this 
requirement is waived by the Council. 

Section 406 Procedure for Preliminary Plan Approval 

(a) 

(b) 

Applicant prepares preliminary plan and application. 

Applicant submits ten (10) copies of the preliminary plan 
and application to the Secretary of the Municipality at 
least ten (10) calendar days in advance of the monthly 
meeting. 

The Secretary will distribute copies of the preliminary 
plan and application to the following with a request for 
preliminary plan review and comment to be received prior 
to the planning commission meeting. 

(c) 

14 



Borough Planning Commission - 1 copy 
Borough Council - 2 copies 
Pennsylvania Department of Transportation - 2 copies 
Borough Engineer - 2 copies 
Bucks County Soil and Water Conservation District - 
Bucks County Planning Commission - 2 copies 

Prior 'to the council meeting at which the preliminary 
plan is to be considered, the following will be notified 
in writing that the preliminary plan has been received 
and will be considered at its meeting of specified date. 

2 copies 

Borough Engineer 
Borough Solicitor 
Owner or Developer 
Owner's Engineer, Surveyor or Architect 
School District Superintendent 
Bucks County Health Department 

The council shall, in the interest of highway safety and 
the safety of the area residents, and in order to promote 
orderly community development require the owner/developer 
and any large housing projects, apartment complexes, 
major educational or recreational facilities and other 
significant traffic generators to meet jointly with 
representatives of the County Planning Commission and the 
Pennsylvania Department of Transportation to ultimately 
achieve the best possible design from the standpoint of 
traffic. 

The council shall obtain a letter from the Pennsylvania 
Department of Transportation indicating that the plan has 
been reviewed and approved in concept and that traffic 
considerations, driveways and the discharge of water on 
the road right-of-way have been reviewed. 

The Borough Engineer, prior to the council meeting, 
shall: 

(1) Review the engineering considerations in the 
applicant's submission; and 

(2) Prepare a report for the council. 

Following receipt of the reports from the County Planning 
Commission, Borough Planning Commission, Borough 
Engineer, and the Department of Transportation and Soil 
and Water Conservation District when applicable, and 
within ninety (90) days following the receipt of a 
complete preliminary plan submission, the council shall: 
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(1) Review the applicant's submission; 
( 2 )  Review all reports received; 
( 3 )  Discuss submission with the applicant; 
( 4 )  Evaluate the plan, reports and discussion; 
( 5 )  Determine whether the preliminary plan meets the 

objectives and requirements of the I1Subdivision and 
Land Development Regulationsv1 and other Ordinances; 

(6) Recommend revisions so that the plan will conform 
to regulations; 

(7) Approve or disapprove the preliminary plan. 

(i) Within five (5) days after the council meeting, report of 
action taken shall be mailed to those persons that were 
notified that the plan was to be reviewed. See Section 
4 0 6  (d). 

FINAL PLAN - MAJOR SUBDIVISION OR LAND DEVELOPMENT 
Section 407  Purpose 

The purpose of the final plan is to require formal approval by 
the council before plans for all subdivisions and land developments 
are recorded as required by Section 415 of this Ordinance. 

Section 408 General 

A final plan shall be submitted conforming to the changes 
recommended during the preliminary plan procedure. The final plan 
and all information and procedures relating thereto shall in all 
respects be in compliance with the provisions of these regulations 
except where variation therefrom may be specified in writing by the 
council. 

Section 409 Procedure for Final Plan Approval 

Procedure for approval of final plans shall be identical to 
the procedure as outlined for preliminary plans in Section 406,  
except that: 

Substitute the word llfinal'l where the word Itpreliminaryt1 
is used. 

(a) 

(b) Applicant submits ten (10) copies of the final plan and 
application to the Secretary of the municipality at least 
ten (10) calendar days in advance of the monthly meeting. 

(c) The Secretary will distribute copies of the final plan 
and application with request for Final Plan Review and 
Comment to: 
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a Borough Planning Commission - 1 copy 
Borough Council - 2 copies 
Pennsylvania Department of Transportation - 2 copies 
Borough Engineer - 2 copies 
Bucks County Soil and Water Conservation District - .*  

Bucks County Planning Commission - 2 copies 

(d) Prior to the meeting at which the final plan is to .be 
considered, the following persons will be notifies in 
writing that the final plan has been received and will be 
considered by the council at its meeting of specified 
date: 

2 copies 

Borough Solicitor 
Borough Engineer 
Owner or Developer 
Owner's Engineer, Surveyor or Architect 
School District Superintendent 
Bucks County Health Department 

(e) Following receipt of the reports from the Bucks County 
Planning Commission, Borough Planning Commission, Borough 
Engineer and the Department of Transportation, and the 
Bucks County Soil and Water Conservation District when 
applicable, and within ninety (90) days following the 
receipt of a complete final plan submission, the council 
shall: 

(1) Review all applicable reports from the Borough 
Engineer, the Pennsylvania Department of 
Transportation, and the Bucks County Soil 
Conservation District. 

( 2 )  Re-evaluate the applicant's submission. 

( 3 )  Determine whether the final plan meets the 
objectives and requirements of the Subdivision and 
Land Development Regulations and other ordinances. 

( 4 )  Recommend plan revisions so that the plan will 
conform to Regulations. 

(5) Approve or disapprove the final plan. 

(f) Within five (5) days after the council meeting, a report 
of action taken shall be mailed to those persons who were 
notified that the plan was to be reviewed. See Section 
409  (d). 

(9) If approved, two ( 2 )  exact copies of the approved final 
plan on linen with the signatures of the required 
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agencies as specified in Article VII, Section 705, shall 
be submitted for the recording by the Bucks County 
Recorder of Deeds. 

Section 410 Appeal 

In any case where the council disapproves a final plan, any 
person aggrieved thereby may, within thirty (30) days thereafter, 
appeal therefrom, by petition to the Court of Common Pleas of Bucks 
County, which Court shall hear the matter novo, and, after 
hearing, enter a decree, affirming, reversing, or modifying the 
action of the council. The Court shall designate the matter in 
which notices of the hearing of any such appeal shall be given to 
all parties interested. The decision of the Court shall be final 
subject to the right of further appeal as allowed by law. 

MINOR SUBDIVISION 

Section 411 Purpose 

In the case of minor subdivisions, as defined in Section 344 
(b), it is the purpose of this section to provide a simplified 
procedure by which said minor subdivisions may be submitted and 
approved. 

Section 412 General 

In the event that the proposed subdivision shall involve a 
change in the location of streets, sanitary or storm sewers, water 
mains, culverts and other municipal improvements, then the 
provisions of this Section on minor subdivisions shall not be 
applicable and the owner shall be required to comply with the 
requirements of Section 409 (Final Plan). 

Section 413 Procedure for Minor Subdivision Approval 

(a) Applicant prepares minor subdivision plan and 
application. 

(b) Applicant submits five (5) copies of the minor 
subdivision plan and application to the Secretary of the 
municipality at least ten (10) calendar days in advance 
of the monthly meeting. 

(c) The Secretary will distribute copies of the minor sub- 
division plan and application to the following for review 
and comment to be received prior to the council meeting: 

Borough Planning Commission - 1 copy 
Borough Council - 2 copies 
Borough Engineer - 1 copy 
Bucks County Planning Commission - 1 copy 
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Prior to the meeting at which time the minor subdivision 
plan is to be considered, the following persons will be 
notified in writing that the plan has been received and 
will be considered by the commission at its meeting of 
specified date: 

Borough Solicitor 
Borough Engineer 
Owner or Developer 
Owner's Engineer, Surveyor or Architect 
School District Superintendent 
Bucks County Health Department 

Following receipt of the reports from the Bucks County 
Planning Commission, Borough Planning Commission and 
Borough Engineer, and within ninety (90) days following 
receipt of a complete plan submission, the council shall: 

(1) Review the applicant's submission; 
( 2 )  Discuss submission with the applicant; 
( 3 )  Evaluate applicant's submission, presentation and 

discussion with the applicant; 
( 4 )  Review the report of the Borough Engineer; 
(5) Determine whether the plan meets the objectives::of 

the Comprehensive Plan and the requirements of the 
tlSubdivision and Land Development Regulations" , 
Zoning Ordinance, and other applicable ordinances; 
and 

(6) Within five (5) days, inform the applicant in 
writing of the approval or disapproval of the plan 
and any changes, modifications, or alternatives 
required. 

If approved: 

(1) After all other signatures as required by Section 
705 shall be on the linen prints, the President of 
Council shall sign two ( 2 )  linen prints of the 
subdivision plan and one paper print. 

( 2 )  The owner shall record the plan in the office of 
the Recorder of Deeds of Bucks County, within 
ninety(90) days from the date of approval. 

Section 414 Appeal 

See Section 410 for appeal process. 
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RECORDING OF FINAL PLAN 

Section 415 Recordins Final Plan 

The action of the council or of the Court of Appeals in 
approving any subdivision or land development plan and approved 
duplicate copy of such plan shall, within ninety (90) days of the 
date of approval, be recorded by the applicant in the office of the 
Recorder of Deeds of Bucks County. The applicant shall notify the 
council in writing, of the date of such recording and the plan book 
and page wherein such subdivision or land development plan is 
recorded. If the plan is not recorded within the ninety (90) day 
period, the approval shall lapse and become void unless otherwise 
specified by the court. The council may extend the ninety (90) day 
period upon written application by the applicant. 

Section 416 Effect of Recordinq 

After a subdivision or land development plan has been 
duly recorded, the streets, parks and other public 
improvements shown thereon shall be considered to be a 
part of any official map which is adopted by the 
municipality in accordance with Article IV of Act 247. 

Streets, parks and other public improvements shown on a 
subdivision or land development plan to be recorded, may 
be offered for dedication to the municipality by formal 
notation thereof on the plan; or the owner may note on 
the plan that such improvements have not been offered for 
dedication to the municipality. 

Every street, park or other improvement shown on a 
subdivision or land development plan that is recorded, as 
provided herein, shall be deemed to be a private street, 
park or improvement until such time as the same has been 
offered for dedication to the municipality, and accepted 
by resolution, and recorded in the Office of the Clerk of 
the Court of Bucks County, or until it has been condemned 
for use as a public street, park or other improvement. 

Section 417 Auction Sales 

When an owner proposes to offer his land for sale at auction 
in two ( 2 )  or more parts, the following procedures shall be 
followed : 

(1) Preliminary plans, showing the manner in which the 
applicant desires to divide his land for sale at 
auction, shall be submitted for approval or review 
as required under Section 406 of these regulations, 
prior to advertisement of the sale. 
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( 3 )  

( 4 )  

(5) 

Section 418 

After preliminary approval, the land may be 
advertised and offered for sale as shown on the 
approved preliminary plan. 

All agreements of sale shall be subject to approval 
of final plans; and final settlement shall not be 
made until after such final approval and recording 
of the plan has been completed in accordance with 
the provisions of Section 409 and 415 of these 
regulations. 

The final plan shall show the land divided into the 
number and size of parcels as sold. 

If the land is sold as an entirety, the subdivider 
shall so notify the Borough Planning Commission in 
writing and need not proceed with further approval 
of plans. 

Residential Performance Standards Subdivision 
i 

(a) Procedure 

Standard Subdivisions: 
Additional material required for Residential Performance 

(1) Site Capacity Calculation - A plan showing (1) 
soil conditions (slope, flood plains, high 
water table, etc.) ; (2) vegetation, forest 
cover and large trees; ( 3 )  drainage ways, 
streams, swales, and ponds. The developer 
shall use the form in Section 522 of this , 

Ordinance to calculate the usable land. Akea 
measurements shall be labeled on the plan. 

(2) General site plan - showing types of 
buildings, number of units, size, required 
open space and maximum impervious surface. 

( 3 )  Written statement indicating the method for 
administration and maintenance of open space. 

(b) Preliminary Plan 

Standard Subdivisions: 
Additional material required for Residential Performance 

(1) All open spaces shall be so identified, and 
their proposed use and level of maintenance 
specified. The method of administration and 
maintenance of the open space shall .be 
detailed. 
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A plan for planting is required for open 
space; this plan shall show the location of 
all existing trees greater than 4 "  caliper to 
be removed or within 25,feet of buildings, 
roads or parking areas. All new planting 
shall indicate species and size. Undisturbed 
forests, treelines or groves may be indicated 
as such. 

A table showing open space ratio., density and 
impervious surface ratio and calculations 
relating thereto. Regardless of method of 
ownership, lot lines, buildings, streets, 
street rights-of-way, walks and other 
impervious surfaces shall be shown so that the 
calculations may be verified. 

Methods of retaining storm water retention and 
preliminary layout of structures or holding 
areas indicated. 

(c) Final Plan 

Additional material required for Residential Performance 
Standard Subdivisions: 

All Open Spaces shall be so identified, and 
their proposed use and level of maintenance 
specified. Sample deeds, covenants, 
condominium agreements or homeowners 
association agreements shall be submitted. 

A plan for planting is required for open 
space; plan shall show the location of all 
existing trees greater than 4 "  caliper to be 
removed or within 25 feet of buildings, roads 
or parking areas. All planting shall indicate 
species and size. Undisturbed forests, 
treelines or groves may be indicated as such. 

A table showing open space ratio, density, and 
impervious surface ratio and calculations 
relating thereto. Regardless of method of 
ownership, lot lines, buildings, streets, 
street rights-of-way and other impervious 
surfaces shall be shown so that the 
calculations may be verified. 

Final plans for storm water retention approved 
by the Department of Environmental Resources, 
Commonwealth of Pennsylvania. 
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ARTICLE V DESIGN STANDARDS 

Section 501 Application 

The following land subdivision and land development 
principles, standards and requirements will be applied by 
the Langhorne Manor Borough Planning Commission .-in 
evaluating plans for proposed subdivisions and land 
developments. 

The standards and requirements outlined herein shall be 
considered minimum standards and requirements for the 
promotion of the public health, safety, morals and 
general welfare. 

Whenever municipal or other applicable regulations impose 
more restrictive standards and requirements than those 
outlined herein, such other regulations shall control. 

Where literal compliance with the standards specified 
herein is clearly impractical, the Langhorne Manor 
Borough Planning Commission may modify or adjust the 
standards to permit reasonable utilization of property 
while securing substantial conformance with $he 
objectives of these regulations. 

Section 502 General Standards 

All portions of a tract being subdivided shall be taken 
up in lots, streets, public lands or other proposed uses 
so that remnants and landlocked areas shall not be 
created. - 

Reserve strips controlling access of lots, public rights- 
of-way, public lands or adjacent private lands are 
prohibited. 

In general, lot lines shall follow municipal and county 
boundary lines rather than cross them. 

Wherever possible, developers shall preserve trees, grove 
waterways, scenic points, historic sites and other 
community assets and landmarks. 

Subdivisions and land developments shall be laid out so 
as to avoid the necessity for excessive cut or fill. 

Land subject to flooding or other hazards to life, health 
or property, and land deemed to Be topographically 
unsuitable, shall not be platted for residential 
occupancy nor for such other uses as may increase danger 
to health, life or property, not aggravate erosion or 
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flood hazard, until all such hazards are provided by the 
subdivision plans. Such land within the subdivision or 
land development shall be set aside on the plat for uses 
as shall not be endangered by periodic or occasional 
inundation and shall not produce unsatisfactory living 
conditions. 

(9) Where flooding is known to have occurred within the area 
shown on the plan, such area shall be clearly marked 
ttsubject to periodic flooding" and no building or streets. 
shall be permitted in this area except as set forth and 
in conformity with the requirements of the Zoning 
Ordinance of the Borough. 

Section 503 Community Facilities 

(a) In reviewing subdivision plans, the planning commission 
will consider the adequacy of existing or proposed 
community facilities to serve the additional dwellings 
proposed by the subdivision. 

(b) Where deemed essential by the council, upon consideration 
of the particular type of development proposed and 
especially in large-scale residential developments, the 
planning commission may require the dedication or 
reservation of such areas or sites of an extent and 
location suitable to the needs created by the development 
for schools, parks and other purposes. 

(c) Areas provided or reserved for such community facilities 
shall be adequate to provide for building sites, 
landscaping and off-street parking as appropriate to the 
use proposed. 

Where a proposed park, playground, school or other public 
use shown in the Comprehensive Plan of the municipality 
is located in whole or in part in a subdivision or land 
development, the council may require the dedication or 
reservation of such area within the subdivision or land 
development, those cases in which the Council deems such 
requirements be necessary. 

(e) Standards for community facilities. The following 
standards shall apply to the provisions of recreation 
space: 

(d) 

1) Areas set aside for recreational purposes, such as 
playgrounds or playfields, shall be of adequate 
size and configuration to accommodate the intended 
use. They should be located to serve all the 
residents, and in large developments more than one 
area may be required to serve the residents in 
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close proximity to their dwellings. Access should 
be provided from a public street. 

In subdivisions or land developments which provide 
or intend to provide housing facilities for more 
than fifty (50) families, suitable open areas shall 
be required for aesthetics and recreation. 

Standards to be used as a guide in determining the 
adequacy of space provided shall be as follows: 

( 2 )  

5 0  to 300 families - five ( 5 )  acres per hundred 
(100) families 

Over 300 families - fifteen (15) acres plus one- 
half (1/2) acre per hundred 
- ( l o o )  families over 300 

Section 5 0 4  Street - General 
Proposed streets shall conform in all respects to the 
Official Map and General Development Plan of- the Borough, 
if one has been adopted, or to such other street plans or 
parts thereof as have been officially prepared and 
adopted. 

Proposed streets shall further conform to such county and 
state street and highway plans as have been prepared, 
adopted and/or filed as prescribed by law and to the 
requirements of a general plan of the area. 

Streets shall be logically related to topography so as to 
produce reasonable grades, satisfactory drainage and 
suitable building sites. 

Residential streets shall be so laid out as to discourage 
through traffic; however, the arrangement of streets 
shall provide for continuation of existing or platted 
streets as for proper access to adjoining undeveloped 
tracts suitable for future subdivision. 

If lots resulting from original subdivision are large 
enough to permit re-subdivision, or if a portion of the 
tract is not subdivided, adequate street rights-of-way to 
permit further subdivision shall be provided as 
necessary. 

Dead-end streets shall be prohibited, except as stubs to 
permit future street extension into adjoining tracts, or 
when designed as cul-de-sacs. 

2 5  



(9) Stub streets greater in length than one lot depth, shall 
be provided with a temporary turn-around to the standards 
required for cul-de-sacs, or shall be paved to the full 
width of the right-of-way for the last seventy-five ( 7 5 )  
feet of their length. 

(h) Streets that are extensions of or obviously in alignment 
with existing streets shall bear the names of the 
existing streets. Street names shall not be repeated 
within the Borough, and all street names shall be subject 
to the approval of council. 

(i) Private streets are prohibited. They will be approved 
only if they are designed to meet municipal street 
standards. 

Section 5 0 5  Cul-de-sac Streets 

A permanent or temporary cul-de-sac exceeding five 
hundred ( 5 0 0 )  feet in length may be approved by the 
planning commission only if conditions of the tract 
warrant a longer cul-de-sac. 

Cul-de-sacs shall have at the closed end a turn-around 
with a right-of-way having a minimum outside radius of 
not less than sixty ( 6 0 )  feet and shall be paved to a 
radius of not less than forty-eight (48) feet. 

Drainage of cul-de-sacs shall preferably be toward the 
open end. 

A temporary cul-de-sac shall be designed so that the 
cartway is widened to a fifty (50) foot width for a 
distance of seventy-five ( 7 5 )  feet at the turn-around. 
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Section 506 Street Standards 

(a) , The following chart is a general guide to the dimensional 
standards for the various classifications of roads as 
defined in Section 342. I <. 

R/W (feet) Cartway (feet 1 Curb Sidewalks 
Arterial 
Street 100-120 * * * .  

Collector 
Street 80 40 * * 

36 **  **  Primary 60 

26 **  **  Secondary 50 

Marginal Access 
Street 

22 **  **  Residential 35 

Other Districts 50 30 Yes 

*As recommended by the Pennsylvania Department of Trans- 
portation 

**Curbs and sidewalks shall be installed when required by the 
council. 

(b) Additional rights-of-way and cartway widths may be 
required by the municipality and shall be built to their 
specifications. 

(c) Additional rights-of-way and cartway widths may be 
required by the commission in order to lessen traffic 
congestion, to secure safety from fire, panic and other 
dangers, to facilitate the adequate provision for 
transportation and other public requirements, and .to 
promote the general welfare. 

(d) Short extension of existing streets with lesser right-of- 
way and/or cartway widths than prescribed above may be 
permitted; provided, however, that no section of new 
right-of-way be less than fifty (50) feet in width. 

Where a subdivision abuts or contains an existing street 
of inadequate right-of-way width, additional right-of-way 
width shall be dedicated to conform to the standards set 
by the municipality. 

(e) 

27 



(f) New half or partial streets will not be permitted, except 
where essential to reasonable subdivision of a tract in 
conformance with the other requirements and standards of 
these regulations and where, in addition, satisfactory 
assurance for dedication of the remaining part of the 
street can be secured. 

(9) Wherever a tract to be subdivided borders an exlsting 
half or partial street, the other part of the street 
shall be plotted within such tract. 

Section 507 Street Aliqnment 

(a) Whenever street lines are deflected in excess of five ( 5 )  
degrees, connection shall be made by horizontal curves. 

(b) To ensure adequate sight distance, minimum center line 
radii for horizontal curves shall be as follows: 

1. Secondary Streets: One hundred and fifty (150) 

2. Primary Streets: Three hundred (300) feet. 
feet . 

3 .  Collector Streets: Five hundred (500) feet. 

(c) Except on minor streets, a minimum tangent of one hundred 
(100) feet shall be required between curves. 

A long radius curve shall be preferred in all cases to a 
series of curves and tangents. 

(d) 

(e) The approaches to an intersection shall follow a straight 
course for at least fifty ( 5 0 )  feet. 

(f) Any applicant who encroaches within the legal right-of- 
way of a State Highway (i.e. Bellevue, Hulmeville, Comly 
Avenues and Route #1) is required to obtain a highway 
occupancy permit from the Pennsylvania Department of 
Transportation, Permits Office, St. David s ,  
Pennsylvania. 

Section 508  Street Grades 

(a) Center line grades shall not be less than one-half of one 
percent ( 0 . 5 % )  . 

(b) The maximum street grades shall be as follows: 

(1) Secondary Streets: Ten percent (10%). 

( 2 )  Primary and collector streets: Six percent ( 6 % ) .  
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(c) Vertical curves shall be used at changes of grade 
exceeding one percent (1%) and shall be designed in 
relation to the extent of the grade change and to provide 
the following minimum sight distances: t 

(1) For over crests (summits), each four percent ( 4 % )  
difference in gradients use one hundred and twenty- 
five (125) foot length of curve. 

(2) For under crests (sags), each four percent ( 4 % )  
difference in gradients use one hundred (100) foot 
length of curve. 

(d) Where the grade of any street at the approach to an 
intersection exceeds seven percent ( 7 % ) ,  a leveling area 
shall be provided having not greater than four percent 
( 4 % )  grades. 

(e) Maximum grade within any intersection shall not exceed 
one percent (1%). 

POOR GOOD 

Section 509 Street Intersections 

(a)  Streets shall be laid out to intersect as nearly as 
possible at right angles. No street shall intersect 
another at an angle of less than sixty (60) degrees. 

(b) Multiple intersections involving junction of more than 
two streets shall be avoided. Where this proves 
impossible, such intersections shall be designed with 
extreme care for both pedestrian and vehicular safety. 

(c) Clear sight triangles of fifty (50) feet measured along 
street right-of-way lines from their points of junction 
shall be provided at all intersections; and no building, 
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structure, grade or planting higher than two feet above 
the center line of the street shall be permitted within 
such sight triangles. 

(d) Primary and secondary residential streets shall not 
intersect on the same side of a major thoroughfare at an 
interval of less than eight hundred (800) feet. 

I GOOD GOOD POOR 

(e) Streets entering opposite sides of another street shall 
be laid out either directly opposite one another or with 
a minimum offset of one hundred and twenty-five (125) 
feet between their center lines. 

(f) Minimum curb radii at street intersections shall be 
fifteen (15) feet; and at the property line, the radius 
shall be ten (10) feet. 

Section 510 Street Access 

Where a subdivision abuts or contains an existing or 
proposed expressway, arterial or collector street, the 
commission may require marginal-access streets or 
reverse-frontage lots or such other treatment as will 
provide protection for abutting properties, reduction in 
the number of intersections with the major street, and 
separation of local and through-traffic. 

Access parking areas on commercial and industrial sites 
shall be controlled and shall be so located as to provide 
a minimum of two hundred (200) feet between points of 
access. 

Private driveways, where provided, shall be located not 
less than forty (40) feet from the intersection corner of 
corner lots and shall provide access to the street of 
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lower classification when a corner lot is bounded by 
streets of two different classifications as defined 
herein. .., 

Section 511 Gradinq and Drainaqe 

Blocks and lots shall be graded to secure proper drainage 
away from buildings and to prevent the collection of 
storm water in pools. 

All drainage provisions shall be of such design as to 
carry surface waters to the nearest practical and 
adequate street, storm drain, or natural water course. 
Subdividers must carry surface waters to the nearest 
practical storm'drain or natural water course. 

The subdivision owner shall construct and/or install such 
drainage structures and/or pipes as are necessary to 
prevent erosion damage and to satisfactorily carry off 
surface waters. 

No excavation shall be made with a cut face steeper then 
3:1, except under one or more of the follow.ing 
conditions: 

(1) The excavation is located so that a line having a 
slope of 3 : l  and passing through any portion of the 
cut face will be entirely inside the property lines 
of the property on which the excavation was made. 

(2) The material in which the excavation is made is 
sufficiently stable to sustain a slope of steeper 
than one horizontal to one vertical. A written 
statement to that effect from a civil engineer, 
licensed by the Commonwealth of Pennsylvania and 
experienced in erosion control, is submitted to the Borough Engineer and approved by him. The 
statement shall affirm that the site has been 
inspected and that the deviation from the slope 
will not result in injury to persons or damage to 
property. 

( 3 )  A concrete or stone masonry wall constructed in 
accordance with approved standards is provided to 
support the face of the excavation. 

No fill shall be made which creates any exposed surface 
steeper in slope than one and one-half horizontal to-one 
vertical, except under one or more of the following 
conditions: 
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The fill is located so that settlement, sliding or 
erosion will not result in property damage or be a 
hazard to adjoining property, streets, alleys or 
buildings. 

A written statement from a civil engineer licensed 
by the Commonwealth and experienced in erosion 
control, certifying that he has inspected the site 
and that the proposed deviation from the slope 
specified above will not endanger any property or 
result in property damage, is submitted to and 
approved by the Borough Engineer. 

A concrete or stone masonry wall constructed in 
accordance with approved standards is provided to 
support the face of the excavation. 

top of bottom edqe of slopes shall be a minimum of 
five (5) feet from property -or right-of-way lines of 
streets or alleys in order to permit the normal rounding 
of the edge without encroaching on the abutting property. 

In view of the need for erosion and sediment control, the 
council may request a review of development plans by the 
Bucks County Soil and Water Conservation District and ask 
for technical assistance in determining water run-off and 
solutions for water problems as they relate to erosion 
and soil control. 

Storm drains and appurtenances shall be required to be 
constructed by the owner to take surface water from the 
bottom of vertical grades, to lead water away from 
springs, and to avoid excessive use of cross gutters at 
street intersections and elsewhere. 

Unless otherwise directed by council, water courses shall 
remain open and shall n0.t be piped or incorporated into 
a storm sewer system. 

In the design of storm sewerage systems, the future use 
of undeveloped areas upstream shall be taken into account 
in calculating pipe size. 

Section 512 Blocks 

The length, width and shape of blocks shall be determined 
with due regard to the following: 

(1) Provision of adequate sites for type of buildings 

(a) 

proposed. 
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(2) Zoning requirements as to lot size, dimension and 
minimum lot area per dwelling unit. 

(3) The limitations and opportunities of the 
topography. 

( 4 )  Requirements for safe and convenient vehicular and 
pedestrian circulation and access. 

(b) Blocks shall have a maximum length of sixteen hundred 
(1,600) feet, and so far as practical, a minimum length 
of five hundred ( 5 0 0 )  feet. In the design of blocks 
longer than eleven hundred (1,100) feet, special 
consideration shall be given to the requirements of 
satisfactory fire protection. 

(c) Residential blocks shall be of sufficient depth to 
accommodate two (2) tiers of lots, except where reverse 
frontage lots bordering a major traffic street are used. 

(d) Pedestrian interior walks may be required where necessary 
to assist circulation or provide access to community 
facilities. Such crosswalks shall have a right-of-way 
width of not less than ten (10) feet and a paved walk. of 
not less than four (4) feet. 

Section 513 Lots 

(a) Lot dimensions and areas exclusive of easements shall be 
not less than specified by provisions of the Zoning 
Ordinance for the Borough of Langhorne Manor. 

(b) Corner lots shall provide for equal setbacks on b6th 
streets (See Langhorne Manor Borough Zoning Ordinance 
Page 42, Section 510). 

(c) Residential lots shall front on a municipal street, 
existing or proposed. 

(d) Double-frontage lots are prohibited, except where 
employed to prevent vehicular access to major traffic 
streets. 

(e) Side lot lines shall be substantially at right angles or 
radial to street lines. 

(f) Building setback lines shall be not less than specified 
by provisions of the Zoning Ordinance for the Borough of 
Langhorne Manor. 

(9) If remnants of land exist after subdividing, they shall 
be incorporated into existing or proposed lots, or 
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dedicated to public use for recreation or open space, if 
acceptable to the Borough. 

The subdivision of a tract which creates non-conforming 
side and rear yard requirements for existing buildings 
will not be approved. Non-conforming front yards may be 
approved if necessary to obtain proper street alignment. 

(h) 

Section 514 Alleys 

Alleys are prohibited in developments of single-family 
detached residences, but may be permitted in other types 
of residential development, provided the applicant 
produces evidence satisfactory to the council of the need 
for such alleys, and provided these are not primary means 
of access. 

Where permitted, alleys in residential developments shall 
have a minimum paved surface of twenty-two (22) feet. 

Dead-end alleys shall be avoided; but where this proves 
impossible, shall be terminated with a paved circular 
turn-around of adequate dimensions. 

Alley intersections and sharp changes in alignment shall 
be avoided; but where necessary, corners shall be rounded 
or cut back sufficiently to permit safe vehicular 
circulation. 

Section 515 Easements 

(a) Easements with a minimum width of twenty (20) feet shall 
be provided as necessary for utilities. 

(b) To the fullest extent possible, easements shall be 
centered on or adjacent to rear or side lot lines. 

(c) Nothing shall be permitted to be placed, planted, set or 
put within the area of an easement. The area shall be 
kept as lawn. 

Where a subdivision or land development is traversed by 
a watercourse, there shall be provided a drainage 
easement or right-of-way conforming substantially with 
the line of such watercourse and of such width as will be 
adequate to preserve natural drainage but not less than 
twenty (20) feet, or as may be required or directed by 
the Department of Environmental Resources. The owner 
shall properly grade and seed slopes and fence any open 
ditches when it is deemed necessary by the municipality. 
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(e) Where storm water or surface water will be gathered 
within the subdivision or land development and discharged 
or drained in volume over lands within or beyond the 
boundaries of the subdivision or land development, the 
applicant or owner shall reserve or obtain easements over 
all lands affected thereby, which easements shall be 
adequate for such discharge of drainage and for the 
carrying off of such water, and for the maintenance, 
repair and reconstruction of the same, including the 
right of passage over and upon the same by vehicles, 
machinery and other equipment for such purposes, and 
which shall be of sufficient width for such passage and 
work. The owner shall convey, free of charge or cost, 
such easements to the municipality upon demand. 

(f) No right-of-way or easement for any purpose whatsoever 
shall be recited or described in any deed unless the sale 
has been shown on the approved plan. 

Section 516 Curbs 

(a) Curbs shall be provided along streets when required by 
the municipality. 

Along the existing street on which a subdivision or land 
development abuts (hereinafter called boundary streets), 
curbs shall be constructed and the existing paved cartway 
shall be widened to the curb. The location of curbing 
along a boundary street shall be determined by the width 
of the required cartway of the road as established by the 
municipality. 

1- 

(b) 

I 

(c) Curbs shall be designed and constructed in accordance 
with the municipality's specifications. 

Section 517 Automobile Parkins Facilities 

(a) Automobile parking facilities shall be provided off 
street in accordance with the requirements of the 
applicable zoning ordinance. 

(b) At no time shall angle or perpendicular parking be 
permitted along public streets. All parking lots and 
bays permitting parking other than parallel shall be 
physically separated from the street and confined by 
curbing or other suitable separating device. 

(c) No one area for off-street parking .or motor vehicles 
shall exceed thirty-six (36) cars in capacity. Separate 
areas on a parcel shall be physically separated from one 
another by ten (10) foot planting strips. 
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TYPICAL PARKING ISLAND 

Light Standard 

0 -10' Raised Island 
Island 

NOTE! Raised separation - 36 
cars.max. or every 200 Ft. 10' X 20' Stalls 

(d) No less than twenty (20) feet of open space shall be 
provided between the edge of any parking area and the 
outside wall of the nearest building. 

(e) Parking area dimensions shall be no less than those 
listed in the following table: 

Parking 
Angle of Stall Stall 
Parking Width Depth 

Driveway 
One- TWO- 
Way Way 

9 0" 

60 

10 20' 20' 

10, 21 18 

2 4  

21 

45 10 20 15 18 

30 10 18 

Parallel 8 22 

12 15 

12 18 

(f) All dead-end parking areas shall be designed to provide 
sufficient back-up area for the end stalls of the parking 
area. 

(9) Parking areas shall be designed so that each motor 
vehicle may proceed to and from the parking space 
provided for it without requiring the moving of any other 
motor vehicle. 
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No less than a five ( 5 )  foot radius of curvature shall be 
permitted for all curblines in all parking areas. 

Except at entrance and exit drives, all parking areas 
shall be set back from the future right-of-way line and 
all property lines at least fifteen (15) feet. The 
distance between this required setback and the future 
cartway shall be maintained as a planting strip. 

All automobile parking areas shall be paved and 
constructed in accordance with the standards established 
by the municipality in which the development is located. 

The depth and width of lots reserved or laid out for 
commercial and' industrial uses shall be adequate to 
provide for the off -street parking generated by the use. 

The layout of every parking area shall be such as to 
permit safe and efficient internal circulation, in 
accordance with accepted traffic engineering principles 
and standards. 

Entrances and exists to and from off-street parking ar-eas 
shall be located so as to avoid interference with street 
traffic. 

Every off-street parking area shall include sufficient 
reservoir space to accommodate entering and exiting 
vehicles without overflowing out onto adjacent streets or 
service roadways. 

Pedestrian crosswalks and refuge island shall be provi-ded 
at intervals not exceeding 200 feet along the length of 
each parking area. 

All public parking areas shall be adequately lighted 
during after-dark operating hours. All light standards 
shall be located on the raised parking islands and not on 
the parking surface. (See Typical Parking Island 
sketch). 

- 

Section 518 Sidewalks 

(a) The minimum width of all sidewalks shall be four ( 4 )  
feet . There shall be a minimum six (6) foot wide 
planting strip between the curb and sidewalk. This 
planting strip can be used for the location of -the 
underground utilities. 

(b) The grades and paving of the sidewalks shall be 
continuous across driveways except in non-residential and 
high-density residential developments and in certain 
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other cases where heavy traffic volume dictates special 
treatment. 

The thickness and type of construction of all sidewalks 
shall be in accordance with the standards established by 
the municipality in which the development is located. 

Sidewalks shall be laterally pitched at a slope not less 
than one eighth (1/8) inch per foot to provide for 
adequate surface drainage. 

At corners and pedestrian street-crossing points, 
sidewalks shall be extended to the curbline with an 
adequate apron area for anticipated pedestrian traffic. 

Sidewalks shall not exceed a seven (7) percent grade. 
Steps or a combination of steps and ramps shall be 
utilized to maintain the maximum grades, where necessary. 
Where sidewalk grades exceed five ( 5 )  percent, a non-slip 
surface texture shall be used. 

Sidewalks adjacent to angle parking areas shall be set 
back a minimum of five (5) feet to prevent car overhang 
from restricting pedestrian movement along the sidewalk. 

Section 519 Multi-Family Developments 

The density, parking, lot area and building requirements 
shall in all respects conform to the applicable zoning 
ordinance for multi-family developments. 

Preliminary approval of the site plan must be obtained 
for the entire proposed multi-family development. Final 
approval may be obtained section by section, but such 
development sections shall be specified on the 
preliminary plan and must be numbered in the proposed 
order that they are to be developed. Such order of 
development must be adhered to, and if changes are 
required, plans must be re-filed and reviewed and 
approved. 

If the municipality requires bonding procedures, they 
shall be resolved before final approval of the land 
development plan, and shall guarantee the improvements by 
the builder of the streets, sidewalks, curbs, street 
lighting, street trees, drainage facilities, utilities 
and other facilities that the planning commission and 
municipality may deem necessary. 
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(d) Arrangement of Buildings and Facilities 

(1) All of the elements of the site plan shall-be 
organized harmoniously and efficiently in relation 
to topography, the size and shape of the plot, the 
character of the adjoining property, and the type 
and size of the buildings, in order to produce a 
usable, efficient and economical land use pattern. 

( 2 )  Arrangements of buildings shall be in favorable 
relation to the natural topography, existing 
desirable planting, bodies of water, views within 
and beyond the site, and exposure to the sun and 
other buildings on the site. 

(e) Access and Circulation 

(1) Access to the dwellings and circulation between 
buildings and other important project facilities 
for vehicular and pedestrian traffic shall be 
comfortable and convenient for the occupants. 

( 2 )  Access and circulation for fire-fighting and other 
emergency equipment, moving vans, fuel trucks, 
garbage collection, deliveries and snow removal 
shall be planned for efficient operation and 
convenience. 

( 3 )  Walking distance from the main entrance of building 
to a street, driveway or parking area shall usually 
be less than one hundred (100) feet; exception to 
this standard shall be reasonably justified by . 
compensating advantages, such as desirable views 
and site preservation through adaptation to 
topography. In no case shall the distance exceed 
two hundred and fifty ( 2 5 0 )  feet. 

(f) Yards 

Yards shall assure adequate privacy, desirable 
outlook, adequate natural light and ventilation, 
convenient access to and around the dwellings, and other 
essential uses. 

(9) Grading 

(1) Grading shall be designed for buildings, lawns, 
paved areas and other facilities, to assure 
adequate surface drainage, safe and convenient 
access to and around the buildings and for the 
screening of parking and other service areas and 
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the conservation of desirable existing vegetation 
and natural ground forms. 

Grading around buildings shall be designed to be in 
harmony with natural topography. 

( 2 )  

(h) Streets 

(1) Streets shall be provided on the site where 
necessary to furnish principal traffic-ways for 
convenient access to the living units and other 
important facilities on the property. 

( 2 )  Streets proposed to be dedicated for public use and 
maintenance shall conform to the design 
requirements and specifications of this Ordinance 
and local municipal standards. 

(i) Driveways 

(1) Driveways shall be provided on the site where 
necessary for convenient access to the living 
units, garage compounds, parking areas, service 
entrances of buildings, collection of refuse and 
all other necessary services. Driveways shall 
enter public streets at safe locations. 

( 2 )  Driveways shall be planned for convenient 
circulation suitable for traffic needs and safety. 

( 3 )  All driveways shall be paved and constructed in 
accordance with local municipal standards. 

(j) Parking Areas 

(1) Paved parking areas shall be provided to meet the 
needs of the residents and their guests without 
interference with normal street traffic. 

(2) Parking areas shall conform to the standards and 
requirements of Section 517 and those of the Zoning 
Ordinance. 

(k) Sidewalks 

(1) Street sidewalks and on-site walks shall be 
provided for convenience and safe access to all 
living units from streets, driveways, parking 'areas 
or garages and for convenient circulation and 
access to all facilities. 
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Width, alignment and gradient of walks shall 
provide safety, convenience and appearance for 
pedestrian traffic. Small jogs in the alignment 
shall be avoided. 

The alignment and gradient of walks shall be 
coordinated with the grading plan to prevent the 
passage of concentrated surface water on or across 
the walk and to prevent the pocketing of surface 
water by walks. 

Sidewalks shall be constructed in accordance with 
the requirements of Section 518.  

(1) Refuse Collection Stations 

(1) Outdoor collection stations shall be provided for 
garbage and trash removal when individual 
collection is not made and indoor storage is not 
provided. 

( 2 )  Collection stations shall be located so as to be 
separated adequately from habitable buildings. to 
avoid being offensive, but at the same time+be 
convenient for both collectors and residents and 
shall be screened and landscaped adequately. 

(m) Planting 

The appeal and character of the site shall be 
preserved and enhanced by retaining and protecting 
existing trees and other site features; and additional 
new plant material shall be added for privacy, shade, 
beauty of buildings and grounds and to screen out 
objectionable features. 

Section 520  Plantinq 

Within any land development or subdivision consisting of 
over ten (10) lots, street trees shall be planted along 
all streets where suitable street trees do not exist. 

Street trees shall be planted at intervals of not less 
than fifty (50) feet, or an equivalent number shall be 
planted in an informal arrangement. 

Street trees shall not be planted opposite each other but 
shall alternate. 

At intersections, trees shall be located no closer than 
thirty (30) feet from the intersection of the street 
right-of-way lines. 
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Where the planting strip between the curb and sidewalk is 
less than seven (7) feet wide, the street trees shall be 
planted on the lots. 

Street trees and other required plants shall be of 
nursery stock. They shall be of symmetrical growth, free 
of insects, pests, and disease, and suitable for street 
use and durable under the maintenance contemplated. 

The minimum trunk diameter measured at the height of six. 
( 6 )  inches above the finished grade level shall be a 
minimum of two and one-half (2 1/2) inches. 

In particular, approved trees for street planting include 
the following: 

Acer saccharum - Sugar Maple 
Fraxinus Americana - White Ash 
Fraxinus Pennsylvania lanceolata - Green A s h  
Ginkgo biloba - Ginkgo (male) 
Platanus acerifolia - London Plane Tree 
Quercus alba - White Oak 
Quercus borealis - Red Oak 
Quercus coccinea - Scarlet Oak 
Quercus phellos - Willow Oak 
Tilia-Linden - All species hardy to the area 
Zalkova Serrata - Japanese Zelkova 

-. 
Where buffer strips are required along two different land 
uses and along the rear of reverse-frontage lots, an 
evergreen planting screen shall be used to provide an 
adequate visual barrier. The plant material used shall 
be of a minimum height of four (4) feet at the time of 
planting and shall be planted in a staggered arrangement 
in order to provide an immediate effect. Deciduous and 
semi-deciduous shrubs may be used with evergreens to 
provide an immediate effect and to provide accent and 
color. It is recommended that a Landscape Architect 
licensed by the Commonwealth of Pennsylvania be employed 
to insure the proper use and arrangement of plant 
material and to provide an aesthetically pleasing effect. 
The following are evergreens recommended for screening 
purposes : 

(1) Pinus 
(2) Picea 
(3) Pinus 
(4) Thuja 
( 5 )  Tsuja 

strobus - White Pine 
abies - Norway Spruce 
nigra - Austrian Pine 
orientalis - Oriental Arbor-vitae 
canadensis - Canadian Hemlock 
caroliniana - Caroline Hemlock 
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Section 521 Erosion and Sediment Controls 

1. General 
-. 

No changes shall be made in the contour of the land, and 
no grading, excavating, removal nor destruction of the 
topsoil, trees or other vegetative cover of the land 
shall be commenced, until such time that a plan for 
minimizing erosion and sedimentation has been processed 
with and reviewed by the council, or there has been a 
determination by the council that such plans are not 
necessary. 

No subdivision or land development plan shall be approved 
unless (1) there has been a plan approved by the council 
that provides for minimizing erosion and sedimentation 
consistent with this section, and an improvement bond or 
other acceptable security is deposited with the 
municipality in the form of an escrow guarantee which 
will ensure installation and completion of the required 
improvements, or ( 2 )  there has been a determination by 
the council that a plan for minimizing erosion and 
sedimentation is not necessary. 

Measures used to control erosion and reduce sedimentation 
shall as a minimum meet the standards and specifications 
of the Bucks County Soil and Water Conservation District. 
The Engineer shall ensure compliance with the appropriate 
specifications, copies of which are available from the 
District. 

2.  Performance Principles 

The following measures are effective in minimizing 
erosion and sedimentation and shall be included where 
applicable in the control plan: 

Stripping of vegetation, regrading, or other development 
shall be done in a way that will minimize erosion. 

Development plans shall preserve salient natural 
features, keep out fill operations to a minimum, and 
ensure conformity with topography so as to create the 
least erosion potential and adequately handle the volume 
and velocity of surface water runoff. 

Whenever feasible, natural vegetation shall be retained, 
protected, and supplemented. 

The disturbed area and the duration of exposure shall be 
kept to a practical minimum. 
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(e) Disturbed soils shall be stabilized as quickly as 
practicable. 

(f) Temporary vegetation and/or mulching shall be used to 
protect exposed critical areas during development. 

(9) The permanent (final) vegetation and mechanical erosion 
control and drainage shall be installed as soon as 
practical in the development. 

(h) Provisions shall be made to effectively accommodate the 
increased run-off caused by changed soil and surface 
conditions during and after development. Where 
necessary, the rate of surface water run-off will be 
mechanically retarded. 

(i) Sediment in the run-off water shall be trapped until the 
disturbed area is stabilized by the use of debris basins, 
sediment basins, silt traps, or similar measures. 

3 .  Gradins for Drainase 

In order to provide more suitable sites for building and 
other uses, improve surface drainage, and control erosion, the 
following requirements shall be met: 

(a) All lots, tracts or parcels shall be graded to provide 
proper drainage away from buildings and dispose of it 
without ponding, and all land within a development shall 
be graded to drain and dispose of surface water without 
ponding, except where approved by the council. 

(b) All drainage provisions shall be of such design as to 
adequately handle the surface run-off and carry it to the 
nearest suitable outlet such as a curbed street, storm 
drain, or natural water course. Where drainage swales 
are used to divert surface waters away from buildings, 
they shall be sodded and planted as required and shall be 
of such slope, shape and size as to conform with the 
requirements of the municipality. 

(c) Concentration of surface water run-off shall only be 
permitted in swales of watercourses. 

(d) Excavations and fills. 

(1) Cut and fill slopes shall not be steeper than 3:l 
unless stabilized by a retaining wall or curbing, 
except as approved by the council when handled 
under special conditions. 
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( 2 )  Adequate provisions shall be made to prevent 
surface water from damaging the cut face of 
excavations and the sloping surfaces of fills. :- 

( 3 )  Cut and fill shall not endanger adjoining property. 

( 4 )  Fill shall be placed and compacted so as to 
minimize sliding or erosion of the soil. 

(5) Fills shall not encroach .on natural water courses 
or constructed channels. 

Fills placed adjacent to natural water courses or 
constructed channels shall have suitable protection 
against erosion during periods of flooding. 

(6) 

(7) Grading shall in no case be done in such a way so 
as to divert water onto the property of another 
landowner. 

(8) During grading operations, necessary measures for 
dust control must be exercised. 

(9) Grading equipment will not be allowed to cross live 
streams. Provision shall be made for the 
installation of temporary culverts or bridges. 

( 4 )  Responsibility 

(a) Whenever sedimentation is caused by stripping vegetati.on, 
regrading or other development, it shall be the 
responsibility of the person, corporation or other entity 
causing such sedimentation to remove it from all 
adjoining surfaces, drainage systems and watercourses and 
to repair any damage at his expense as quickly as 
possible. 

(b) Maintenance of all drainage facilities and watercourses, 
both existing and proposed, within any proposed sub- 
division or land development shall be the responsibility 
of the developer until such time as one of the following 
is accomplished: 

(1) A right-of-way for these facilities is offered for 
dedication by the developer and is accepted by the 
borough; it shall then be the responsibility of the 
borough. 

( 2 )  An easement acceptable to the Borough is 
established. In the case of a subdivision, .the 
maintenance shall then be the responsibility of.,the 
individual not owners over whose property the 
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easement passes. For land developments, the 
maintenance shall then be the responsibility of the 
owner. 

( 3 )  A home-owners association, approved by the Borough, 
assumes responsibility for the maintenance of the 
development, including the maintenance of the 
watercourses and/or drainage facilities. 

It is the responsibility of any person, corporation, or 
other entity doing any act on or across a communal 
stream, watercourse or swale, or upon the flood plain or 
right-of-way during the period of the activity, to return 
it to its original or equal condition after such activity 
is completed. 

No person, corporation, or other entity shall block, 
impede the flow of, alter, construct any structure or 
deposit any material or thing or commit any act which 
will affect normal or flood flow in any communal stream 
or watercourse without having obtained prior approval 
from the Borough Engineer and/or Department of 
Environmental Resources, whichever is applicable. 

Each person, corporation or other entity which makes any 
surface changes shall be required to: 

Collect on-site surface run-off and dispose of it 
to the point of discharge into the common natural 
watercourse of the drainage area. 

Handle existing off-site run-off through his 
development by designing it to adequately handle 
storm run-off from a fully developed area upstream. 

Pay his proportionate share of the total cost of 
off-site improvements to the common natural 
watercourse, based on a fully developed drainage 
area. 

Provide and install at his expense, in accordance 
with municipal requirements, all drainage and 
erosion control improvements (temporary and 
permanent) as required by the Erosion and Sediment 
Control Plan. 

5. Compliance with Requlations and Procedures 

(a) The council in its consideration of all preliminary plans 
of subdivision and land development shall condition its 
approval upon the execution of erosion and sediment 
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control measures as contained in Sections 2,  3 and 4 of 
this article. 

The installation and design of the required erosion and 
sediment control measures shall be in accordance with 
standards and specifications found in the tlErosion and 
Sediment Control Handbooktt available through the District 
Planning Commission or municipality. 

Debris Basin 
Grade stabilization structure 
Grassed waterway or outlet 
Mulching 
Sodding 
Temporary cover on critical areas 
Temporary diversion (urban) 
Permanent diversion (urban) 
Permanent grass and legume cover on critical areas 
with prepared seedbed 
Permanent grass and legume cover on critical areas 
with unprepared seedbed 
Stream channel construction, bank erosion 
structures, bench terrace, and other temporary or 
permanent measures deemed appropriate by the 
municipality 

Stream channel construction on watersheds with a drainage 
area in excess of 320 acres, or in those cases where 
downstream hazards exist, shall be approved by the 
Pennsylvania Department of Environmental Resources prior 
to development. 

Final plans for minimizing erosion and sedimentation as 
approved will be incorporated into the agreement and bond 
requirements as required by the municipality. 

The approval of plans and specifications for the control 
of erosion and sedimentation shall be concurrent with the 
approval of the final plats of subdivision .or land 
development, and become a part thereof. 

At the time a building permit is applied for, a review 
shall be conducted by the Borough Engineer to insure 
conformance with the plan as approved. During the 
construction, further consultative technical assistance 
will be furnished, if necessary, by the County Engineer 
and the Bucks County Soil and Water Conservation 
District. During this development phase, the Engineer 
shall inspect the development site and enforce compliance 
with the approved plans. 
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(9) Permission for clearing and grading prior to recording of 
plats, may be obtained under temporary easements or other 
conditions satisfactory to the municipality. 

(h) In the event the developer proceeds to clear and grade 
prior to recording plats, without satisfying conditions 
specified under sub-paragraph (f), the council may revoke 
its approval of the preliminary plan. 

Section 522 Site CaDacity Calculation 

Each site is unique. It has physical features which are 
rarely precisely duplicated on another site. Portions of some 
sites may not be usable, and a minimum amount of buildable land 
should be retained for recreation. The purpose of this Section is 
to determine the appropriate intensity of use to which a specific 
tract may be put. For each tract, the following calculation shall 
be submitted by the developer with the initial plan: 

1. BASE SITE AREA: Certain portions of tracts may not be 
usable for the activities proposed for the site. These 
shall therefore be subtracted from the site area to 
determine base site area. 

b. Subtract - land within ultimate right-of-way 
a. Site Area as determined by actual on-site survey A 

of existing roads, or utility rights-of-way 
or easements A 

c. Subtract - land which is not contiguous; i.e., 
(1) a separate parcel which does not abut or 

adjoin, nor share common boundaries with 
the rest of the development, and/or; 

(2) land which is cut off from the main 
parcel by a road, railroad, existing land 
uses, or major stream so as to serve as a 
major barrier to common use, or so that it 
is isolated and unavailable for building 
purposes A 

such as flooding or recreation A 

d. Subtract - land which is a previously approved 
subdivision was reser,ved for resource reasons 

e. Subtract - land used or zoned for another use; 
i.e., land which is used or to be used for 
commercial or industrial uses in a residential 
development, or land in a different zoning 
district than the primary use A 

Equals BASE SITE AREA A 

2. RESOURCE PROTECTION LAND: All land within the base site 
area shall be mapped and measured for the purpose of 
determining the amount of open space needed to protect 
it. 
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OPEN ACRES OF LAND (ACRES IN 
SPACE LAND IN RESOURCE X OPEN 

RESOURCE RATIO RESOURCE SPACE RATIO) - 
Floodplains 1.00 
Floodplain soils 1.00 
Lakes or ponds 1.00 
Wetlands 1.00 

Steep Slope 
( 2 5 %  or more) . 85  
Forest . 8 0  
Pond Shore . 8 0  
Lake Shore .70 
Steep Slope (15-25%)  .70 ' 

Steep Slope ( 8 -15%)  .60 

TOTAL LAND WITH 
RESOURCE 

RESTRICTIONS 

TOTAL RESOURCE PROTECTION LAND 

3 .  RECREATION LAND: While some of the open space required by 
the zoning district may be resource protection land, the 
intent is to provide for usable public or common open 
space as near to each unit as possible. Thus there is a 
need for specific guidelines insuring that a minimum 
amount of land not restricted by 1 or 2 above is retained 
for this purpose. Therefore: 

Take base site area 
Subtract Total land with Resource Restriction - 
EQUALS TOTAL UNRESTRICTED LAND - - 
Multiply Total Unrestricted Land by: X .10 

EQUALS TOTAL RECREATION LAND 

4 .  DETERMINATION OF SITE CAPACITY: Individual site capacity 
is found by calculating net buildable site area. For 
single-family dwellings or performance subdivisions, the 
number of allowable dwelling units is determined by 
multiplying the net density by net buildable site area. 
The calculations are as follows: 
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c 
Take Resource Protection Land A 

Add Recreation Land + A 

A 

A 

- - Equals TOTAL OPEN SPACE 

Take Base Site Area 

Multiply by Open Space Ratio X A 

- - Equals MINIMUM REQUIRED OPEN SPACE 

Take Base Site Area A 

Subtract Total Open Space or Minimum 
Required Open Space, whichever 
is greater - A 

A - - Equals NET BUILDABLE SITE AREA 

Multiply by Net Density X 

Equals NUMBER OF DWELLING UNITS 
(do not round up) 

Section 523 Open Space in Residential Developments 

1. Residential Performance Standard Subdivisions shall meet 
the open space requirements of the Zoning Ordinance. The 
plan shall contain or be supplemented by such material as 
required to establish the method by which open space 
shall be perpetuated, maintained, and administered. The 
plan and other materials shall be construed as a contract 
between the land owner ( s )  and the municipality, and shall 
be noted on all deeds. 

All land held for open 'space shall be so designated on 
the plans. The plans shall contain the following 
statement: IlOpen space land may not be separately sold, 
nor shall such land be further developed or subdivided." 

2. 

3. The subdivision plans shall designate the use of open 
space, the type of maintenance to be provided, and a 
planting plan schedule. In designating use and 
maintenance, the following classes may be used: 

a. Lawn: A grass area with or without trees which may 
be used by the residents for a variety of purposes 
and which shall be mowed regularly to insure a neat 
and tidy appearance. 
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b. Natural Area: An area of natural vegetation 
undisturbed during construction, or replanted; such 
areas may contain pathways. Meadows shall be 
maintained as such and not left to become weed- 
infested. Maintenance may be minimal but shall 
prevent the proliferation of weeds and undesirable 
plants such as honeysuckle or poison ivy. Litter, 
dead trees and brush shall be removed and streams 
kept in free-flowing condition. 

c. Recreation Area: An area designated for a specific 
recreation use including but not limited to tennis, 
swimming, shuffle board, playfield, and tot lot. 
Such areas shall be maintained so as to avoid 
creating a hazard or nuisance, and shall perpetuate 
the proposed use. 

4 .  Designated planting and recreation facilities within the 
open space areas shall be provided by the developer. A 
performance bond or other securities may be required to 
cover costs of installation in accordance with this 
ordinance. 

5. Any of the following methods may be used to preserve, 
own, or maintain open space: condominium, homeowners 
association, dedication in fee simple, or dedication of 
development rights. The following specific requirements 
are associated with each of the various methods. 

a. Condominium: The open space may be controlled 
through the use of condominium agreements. Such 
agreements shall be in conformance with the Unit 
Property Act of 1963. All open space land shall be 
held as IICommon Element." Such land shall not be 
eligible for sa'le to another party except for 
transfer to another method of ownership permitted 
under this section, and then only where there is no 
change in open space ration. All plans required by 
this ordinance shall show required lot area, 
whether this land is to be converted or not. 

b. Homeowners Association: The open space may be held 
in common ownership by a homeowners association. 
This method shall be subject to all of the 
provisions for homeowners associations set forth in 
Article VI1 of Act 247. 

c. Fee simple dedication: The municipality may, but 
shall not be required to, accept any portion or 
portions of the open space, provided: (i) such land 
is freely accessible to the public, (ii) there.is 
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no cost involved, and (iii) the municipality agrees 
to and has access to maintain such lands. 

d. Dedication of development rights: The municipality 
or County may accept, but shall not be required to 
accept, title to the development rights or 
easements to any portion or portions of the open 
space. In such cases, the land remains in the 
ownership of the individual, condominium, or 
homeowners association while the development rights 
are held in public ownership. The County shall 
accept ownership only in accordance with the 
provisions of Act 442 and county plans. The 
municipality may accept such lands as it sees fit. 
In either case, there shall be no cost to County or 
municipality for acquisition or maintenance. 

6 .  The open space shall be laid out in accordance with the 
best principles of site design. It is intended that the 
open space shall be as close to all residences as 
possible, with green ways leading to major recreation 
spaces. Major recreation areas shall be located to serve 
all residents. The open space is most needed in areas of 
the highest density. 

Section 524 Varvinq Desiqn Standards 

1. The council, in accordance with the provisions of this 
section, is authorized to alter dimensional requirements 
for building spacing, front, side or rear yards, lot 
widths, building size or height, parking requirements, 
number of units in a structure, and other design 
standards. 

2. The bupden -of proof shall be upon the builder or 
developer wishing to have the standards varied. The 
builder or developer shall submit drawings, models or 
plans, including alternatives as specified by the 
council. The builder may be required to post bond to 
insure compliance with the decision and any conditions 
imposed by the council. 

3 .  Standards : 

a. Building Spacing - The requirement for building 
spacing, side yards as they are often defined, is 
based on several related factors. 

(1) Privacy: The minimum building spacing 
requirement is intended to provide privacy 
within the dwelling unit. Where windows are 
placed in only one of two facing walls or 
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there are no windows, or where the builder 
provides adequate screening for windows, or 
where the windows are at such a height or 
location to provide adequate privacy, the 
building spacing may be reduced. ' 

Light and air: The building spacing provides 
one method of insuring that each room has 
adequate light and air. Building spacing may 
be reduced where there are no windows or very 
small window areas, and where rooms have 
adequate provisions for light and air from 
another direction, or where building 
orientation, layout and shapes are such that 
adequate light and air are available. 

Use: Areas between buildings are often used as 
service yards for storage of trash, 
clotheslines or other utilitarian purposes. 
Where this use is similar for both houses, a 
reduction of building space permitting 
effective design of a utility space shall be 
permitted. Kitchens and garages are suitable 
uses for rooms abutting such utility yards. 

b. Front yard - The minimum front yard is intended to 
provide privacy and usable yard area for residents. 
In practice, however, front yards are rarely used, 
so that only the privacy factor is important. 
Where the developer provides privacy by reducing 
traffic-flow through street layout such as cul-de- 
sacs, or by screening or planting, or by facing the 
structure toward open space or a pedestrian way; or 
through the arrangement of rooms and design of the 
front of the building, it is possible to reduce the 
front yard requirements. Where garages are placed 
on the lot, they need not meet the minimum setback, 
although adequate visibility must be provided for 
safe backing onto the street. 

c. Lot Width - A minimum lot width is intended to 
prevent the construction of long, narrow buildings 
with inadequate privacy, light and air. There are 
situations as in cul-de-sacs, steep slopes or off- 
set lots, where because of lot configuration or 
topography, narrow or irregular lots provide the 
best possible design. Where the design is such 
that adequate light, air and privacy can be 
provided, especially for living spaces as bedrooms, 
a narrower lot width may be permitted. 
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d. 

e. 

f. 

h. 

Building size or number of units in structure - 
These requirements are intended to prevent monotony 
in developments. In fact, these requirements often 
prevent the land planner from utilizing interesting 
types of layout and working with unique site 
conditions; or they lead to a dull repetition of 
similar units. Where it can be demonstrated by 
presenting alternative site plans that a superior 
and less monotonous plan will result by granting 
relief from these standards, this may be done. 

Height - Limitations on height are often used to 
regulate the light available in limited yard areas 
and to prevent fire losses where inadequate 
equipment is available. For the individual 
dwelling unit types, only the former is important. 
Where unique site condition and design permit 
height standards to be relaxed without adverse 
effects on light and air or privacy, then this may 
be done. 

Parking - Parking requirements are set for typical 
family situations. Only where subsidized housing 
for the elderly is being built shall these 
standards be relaxed. In no case shall there be 
less than one (1) parking space per two ( 2 )  
dwelling units. Where these standards are relaxed, 
the municipality shall insure that adequate parking 
is provided at the owner's expense if the 
building's use is changed. A notation to this 
effect shall be required on the plot plan. 

Lot size and coverage - The required lot area for 
individual dwelling units is small, to encourage 
the provision of housing at reasonable costs. 
Where larger dwellings or garages are provided, 
larger lots are required. If the plan and lot 
layout are good and the parking problem is properly 
solved, then the on-lot impervious surface ratio 
may be relaxed; the impervious surface ratio for 
the total site shall not be changed. This section 
shall apply to Duplexes, Patio Houses, Atrium, 
Multiplex and Townhouses only, not to any type of 
apartment or single-family detached unit. In any 
case, the absolute amount of private open space 
required by the standards shall not be reduced. 

Roads: Standards for roads expressed in this 
ordinance are intended to provide for safe and 
intelligent layout of streets which can easily be 
maintained. There are several aspects which may 
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lead to the varying of size or design of specific 
streets. 

(1) Road width: The width of roads has been 
established to insure adequate movement of 
traffic in times of greatest parking loads. 
Where a road is designed so that all units 
face onto secondary streets, and where 
overflow parking of 3 spaces per dwelling unit 
is provided, the road width may be reduced by 
council. The overflow parking is a 
requirement to insure adequate parking since 
the street normally provides this function. 

L+l 

( 2 )  Right-of-way width: Right-of-way width is 
intended to provide enough land for roads, 
sidewalks, or other utilities. Secondly, it 
is intended to provide an additional buffer 
between home and street. Where sidewalks are 
not run along streets, cartway widths are 
reduced (see 1 above), where utilities are 
located outside of the right-of-way, where 
houses do not front on the street, a reduction 
in the width of the right-of-way may be 
permitted. Where atrium or patio houses are 
present the need for this buffer is reduced. 

( 3 )  Curbs: Curbs are used to channel water to 
stormwater systems and to keep cars off grass. 
In low-intensity developments, natural 
drainage should be encouraged. The soils and 
topography shall be considered. Swales should 
be saucer-shaped in profile and seeded to 
prevent erosion. Steep slopes for swales 
should be avoided. 

i. Sidewalks: Sidewalks are intended to provide a 
separate means of movement for pedestrians. Modern 
design practice encourages moving sidewalks away 
from streets. In doing so, the function of 
sidewalks must be kept in mind. First, the walks 
must be all-weather and easily cleared of snow. 
Second, they must be convenient for the most 
frequent trips such as children walking to school 
bus stops. Where deemed appropriate, one or both 
sidewalks within street rights-of-way may be 
eliminated. 
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ARTICLE VI REQUIRED IMPROVEMENTS 

Section 601 Purpose 

(a) The purpose of this article is to establish and define 
the public improvements which will be required by the 
council to be constructed or cause to be constructed by 
the applicant. Inspection of improvements shall be the 
responsibility of the municipality in which the 
subdivision or land development is located. 

(b) All improvements shall be constructed in accordance with 
the specifications of the municipality. 

Section 602 Application 

(a) The improvements included in this article are minimum 
requirements. However, the council reserves the right in 
any case to increase the same if conditions so warrant. 

(b) If any mandatory provisions of this Ordinance are shown 
by the applicant to be unreasonable and cause undue 
hardship as they apply to his proposed subdivision, the 
council may grant a variance to such applicant from such 
mandatory provisions, so that substantial justice may be 
done and the public interest secured; provided that such 
variations will not have the effect of nullifying the 
intent and purpose of this Ordinance, and that the full 
enforcement of the provisions is not necessary to 
maintain or protect the public interest. 

(c) In granting variances and modifications, the council may 
impose such conditions as will, in its judgment, secure 
substantially the objectives of the standards or 
requirements so varied or modified. 

Section 603 Revision of Plans 

When changes from the accepted drawings and specifications 
become necessary during construction, written acceptance by the 
council with the advice of the Engineer shall be secured before the 
execution of such changes. 

Section 604 Maintenance 

Adequate provisions for the satisfactory maintenance of all 
streets shall be made by dedication to, and acceptance for 
maintenance by, the municipality, or by other acceptable means. 
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Section 605  Streets 

The construction of streets, roads, lanes, and drivewaGs, 
as shown upon final plans and as contained in contract 
agreements, shall in every respect conform to such 
requirements as the municipality may by resolution 
require for the con'struction of streets. 

Specifications. The minimum requirements for 
improvements shall be those contained in the Pennsylvania 
Department of Transportation's Specifications (Form 408) 
as last revised. 

All streets shall be graded to: 

(1) The grades shown on the street profiles and cross- 
section plan submitted and approved with the final 
plan. 

( 2 )  The full width of the right-of-way. 

Along the existing street on which a subdivision or land 
development abuts (hereinafter called a boundary street) 
improvements shall be made to the street. The 
improvements to the boundary street shall be determined 
by the width of the requi'red cartway and built to the 
specifications established by the municipality. 

At the discretion of the municipality, an escrow account 
may be established to be used by the municipality for the 
improvement of the cartway to the required standards. 

Section 6 0 6  Street Siqns 

(a) The developer shall erect at every street intersection a 
street sign or street signs having thereon the names of 
the intersecting streets. At intersections where streets 
cross, there shall.be at least two ( 2 )  such street signs 
and at the intersections where one (1) street ends or 
joins with another street, there shall be at least one 
(1) such street sign. 

(b) Street signs are to be erected when the first dwelling on 
the street is occupied. Temporary street signs may be 
erected on the approval of the municipality but shall be 
made permanent before final offer for the dedication of 
roads is made. 

Section 607 Street Liqhts 

Where appropriate, the owner shall install or cause to be 
installed, at the owner's expense, metal pole street lights 
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serviced by underground conduit in accordance with a plan to be 
prepared by the owner's engineer and approved by the Philadelphia 
Electric Company and by the council. The equipment of metal poles 
may be waived in such instances as approved by the council due to 
the existence of wooden poles already in place. Provision shall be 

' made for energizing said lighting after fifty (50) percent or more 
I of the dwellings in a given subdivision have been occupied. The 

owner shall be responsible for all costs involved in lighting and 
streets until such time that the streets are accepted or condemned 
as public streets by the municipality. 

Section 608 Monuments 

(a) Monuments shall be placed at each change in direction of 
boundary; two ( 2 )  to be placed at each street 
intersection and one (1) on one side of each street at 
angle points and at the beginning and end of curves. 
Utility easements shall be monumented at their beginning 
and at their end; and areas to be conveyed for public use 
shall be fully monumented at their external boundaries. 

(b) Monuments shall be placed in the ground after final 
grading is completed, at a time specified by the County 
Engineer. The monument shall be concrete, the size and 
length as may be approved by the County Engineer. 

(c) All monuments shall be checked for accuracy by the 
Engineer, or their accuracy certified by the owner's 
engineer. Accuracy of monument shall be within three 
one-hundredths (3/100) of a foot. 

Section 609 Sidewalks 

Sidewalks shall be constructed as required by Section 
507. These standards shall apply on all new streets and 
on existing streets, unless in the opinion of the council 
and municipality they are unnecessary for public safety 
and convenience. 

All sidewalks shall be constructed in accordance with 
Section 518 of this Ordinance and municipal 
specifications. 

It is required to install sidewalks, on-site walks and 
curbs for convenience and access to all living units from 
streets, driveways, parking areas or garages, and for 
convenient circulation and access to all project 
facilities. 

) 

Width, alignment and gradient of walk shall provide 
safety, convenience and appearance for pedestrian 
traffic. Small jogs in the alignment shall be avoided. 
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(e) The alignment and gradient of walks shall be coordinated 
with the grading plan to prevent the passage of 
concentrated surface water on or across the walk and-to 
prevent the pocketing of surface water by walks. .. 

Section 610 Curbs 

(a) Curbs shall be provided as required in Section 516, 
unless in the opinion of the Engineer they are 
unnecessary. 

(b) All curbs shall be, designed and constructed in accordance 
with the standards and specifications of the 
municipality. 

Section 611 Storm Sewaqe System 

The owner shall construct storm water drainage facilities, 
including curbs, catch basins and inlets, storm sewers, culverts, 
road ditches, open channels and other structures in order to 
prevent erosion, flooding and other hazards to life and property. 
All such facilities are to be of adequate size and grade to 
hydraulically accommodate maximum potential volumes of flow; and 
size, type, and installation of all storm drains and sewers sh-all 
be constructed in accordance with the plans. 

Section 612 Public Water Supply 

(a) The owner shall construct water mains in such a manner as 
to make adequate water service available to each lot or 
dwelling unit within the subdivision or land development. 
A minimum pressure of 20 pounds per square inch shall be 
provided at each house or other building to be connected 
to the water supply main. The water supply must comply 
with the Regulations and the standards of the State 
Department of Environmental Resources. 

The system shall also be designed with adequate capacity 
and appropriately spaced fire hydrants for fire-fighting 
purposes. Review and approval by the appropriate 
municipal or volunteer fire official shall be required in 
order to insure that adequate fire protection is 
provided. 

(b) 

Section 613 Private Water Supplv 

Where no public water is accessible, water shall be furnished 
by the owner on an individual lot basis. If wells are installed on 
each lot and the lot also contains its own sewage disposal 
facilities, the well shall be of the drilled type, cased and grout- 
sealed into the bedrock. The well will be required to have a 
production of not less than six (6) gallons per minute as 
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established by bailor tests, and certified by the well driller. 
Before being placed in consumer use, it shall be disinfected by the 
use of sodium hypochlorite or other acceptable solutions, and a 
sample bacteriological examination collected by a licensed water 
analyst. 

Section 614 Public Sanitary Sewers 

(a) Wherever practical, sanitary sewers shall be installed 
and connected to the Municipal Sanitary Sewer System. 
Where a sanitary sewer is not yet accessible, but is 
planned for extension to the subdivision, the subdivider 
shall install sewer lines, including lateral connections, 
as may be necessary to provide adequate service to each 
lot when connection with the municipal sanitary sewer 
system is made. The sewer lines shall be suitably capped 
at the limits of the subdivision and the laterals shall 
be capped at the right-of-way line. The sewer 
installation shall include the construction within 
rights-of-way or easements to bring the sewer to the 
future connection with the municipal sanitary sewer 
system. 

(1) A sewer shall be considered to be planned for 
extension to a given area any time after 
preliminary engineering and related studies have 
been completed and the construction of facilities 
adequate to serve the area containing the 
subdivision has been programmed for completion 
within a reasonable time. 

( 2 )  When capped sewers are provided, on-site disposal 
facilities shall also be provided. 

(b) All public sanitary sewers shall be designed and 
constructed in accordance with the "Sewerage Manual1' 
issued by the Pennsylvania Department of Environmental 
Resources. 

(c) No public sanitary sewer or treatment plant shall be 
constructed until plans and specifications have been 
submitted to the State Department of Environmental 
Resources and the Municipal Authority and approved in 
accordance with existing laws. 

Section 615 Private Sewaqe Disposal Systems 

(a) If public sewer facilities are not available, the owner 
shall provide for sewage disposal on an individual lot 
basis according to the rules, regulations, terms, 
definitions, and conditions of the Individual Sewage 
Disposal System application and certification procedure 
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a 

a 

for Bucks County, Pennsylvania, adopted by the Bucks 
County Board of Commissioners on March 2 4 ,  1971, and any 
amendments made thereto. 

(b) When on-lot sewage disposal facilities are proposed, a 
satisfactory Bucks County Health Department Feasibility 
Report must be received by the council before approval of 
the final plan. 

Section 616 On-Lot Sewer and Water Locations 

The dimensioned location of the on-lot sewage system and the 
well must be shown on the plan prior to the issuance of a building 
permit. 

Section 617 Carsped Sewers 

If, at the time of final approval, public sanitary sewer 
facilities are not available to the subdivision or land 
development, but will become available within a period of five ( 5 )  
years, the owner shall be required to install or cause to be 
installed at his expense sanitary sewers and sewer laterals to the 
street line in accordance with the requirements and standards of 
the municipal authority; and shall cap all laterals. 

Section 618 Electric, Telephone and Communication Facilities 

All electric, telephone and communication service 
facilities, both main and service lines, shall be 
provided by underground cables, installed in accordance 
with the prevailing standards and practices of the 
utility and other companies providing such services, 
except where it is demonstrated to the satisfaction of 
the council that the underground installation required 
herein is not feasible because of the physical condition 
of the lands involved. 

Where practicable, all utilities shall be located within 
the street right-of-way; otherwise, easements or rights- 
of-way of sufficient width for installation and 
maintenance shall be provided. 

Final plans shall show locations of all utilities and 
shall be coordinated with required street tree planning. 

Section 619 Gradinq 

Grading shall conform in all respects to the final plan. 
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Section 620 Plantinq 

(a) Street trees and other required planting shall be in 
accordance with Section 521 of this Ordinance. 

Street trees and other required plant material shall not 
* be planted until the finished grading of the subdivision 
or land development has been completed. 

(b) 

(c) Plans for proposed street tree planting or buffer zone 
plantings shall be reviewed and approved by the council. 

Section 621 Community Facilities 

Additional community facilities may be required to serve the 
proposed lots or dwellings in a subdivision or land development. 
Where a proposed park, playground or other public facility shown in 
the Comprehensive Plan or Community Facilities Plan or parts 
thereof is located in whole or in part in a subdivision or land 
development, the dedication or reservation of such area may be 
required by the council in those cases in which it deems such 
requirements to be reasonable. 

Section 622 Special Drainaqe Problems - Flood Plain Area 
(a) The council may, when it deems necessary for the health, 

comfort, safety, or welfare of the present and future 
population of the area, and necessary to the conservation 
of water, drainage and sanitary facilities, prohibit 
subdivision of any portion of the property which lies 
within the flood plain of any stream or drainage course. 

'(b) The areas referred to in (a) above shall be preserved 
from any and all destruction or damage by clearing, 
grading, or dumping of earth, waste material, stumps, or 
other material of any kind. 

Special exceptions may be granted by the council when in 
its opinion certain fill, structures, parking areas, 
loading areas, recreational sites, or other specific use 
will not be detrimental to the health, comfort, safety or 
welfare of the public. 

(c) 

1) Building Elevation. Every permitted building or 
structure shall be so placed that the basement 
floor or the main floor of buildings or structures 
without basements, shall be three ( 3 )  feet above 
the known high-water mark of the maximum flood of 
record. 

62  



( 2 )  All other uses shall be so constructed that the 
finished elevation of the improvement will confiorm 
to (1) above. 

( 3 )  The subdivision must show, before the granting of 
permission to use any part of a flood plain area, 
that the proposed improvement will not adversely 
affect any property above or below the proposed 
improvement. 

Whenever a stream or important drainage course is located 
within or along a proposed subdivision, the council shall 
determine the method of treatment of such stream or 
drainage course, whether it shall remain in its natural 
state, whether it shall be straightened, widened, or 
otherwise left open in an appropriately constructed 
channel, or whether closed drainage structures shall be 
required. Said determination shall be incorporated into 
the plan. The council may request dedication of a right- 
of-way or establishment of an easement along such stream 
or drainage course, sufficient in,extent and width (but 
not less than twenty ( 2 0 )  feet wide) to provide proper 
space for the necessary public uses involved in such 
treatment, including extra space for a street if needed 
or for protection of the stream if it is to be left in 
the natural state, and for protection of the health and 
safety of abutting property owners and the public 
aenerallv from flood waters. 
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ARTICLE VI1 PLAN REQUIREMENTS 

Section 701 Sketch Plan 

A subdivision sketch plan may be submitted by the subdivider 
Data as a basis for informal discussion with the council. 

furnished in a sketch plan shall include the following information: 

(a) Name of subdivision or land development. 

(b) Name and address of the owner/applicant. 

(c) Name and address of engineer, surveyor or architect. 

(d) Tract boundaries. 

(e) Municipality in which the subdivisi.on is located. 

(f) North point. 

(9) Location map. 

(h) Streets on and adjacent to the tract. 

(i) Significant topographical and physical features. 

(j) Proposed general street layout. 

(k) Proposed general lot layout. 

(1) Contours-basis for topography; vertical datum base. 

Section 702 Preliminary Plan 

The preliminary plan shall show or be accompanied by the 
following information: 

(a) Drafting Standards 

(1) The plan shall be drawn at a scale of 1" = 5 0 '  or 
100'. 

(2) Dimensions shall be set in feet and decimal parts 
thereof; and bearings in degrees, minutes and 
seconds. 

( 3 )  Each sheet shall be numbered and shall show its 
relationship to the total number of sheets. 

( 4 )  Where any revision is made, or when the plan is a 
revision of a previously approved plan, dotted 
lines shall be used to show features or locations 
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to be abandoned and solid lines to show the 
currently proposed features. 

(5) The plan shall be so prepared and bear an adequate 
legend to indicate clearly which features are 
existing and which are proposed. 

(6) The boundary line of the subdivision shall be shown 
as a solid heavy line. 

(b) General information to be shown. 

(1) Name of subdivision or land development. 

(2) 

( 3 )  Name and address of the registered engineer, 

Name and address of the owner/applicant. 

surveyor or architect responsible for the plan. 

( 4 )  Municipality in which the subdivision or land 
development is located. 

(5) Type of water supply and sewage disposal facilities 
proposed, i.e., on-lot or public. 

(6) Zoning requirements including applicable district, 
lot size and yard requirements, and proof of any 
variances or special exceptions which may have been 
granted. 

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

( 7 )  

(8) Total acreage of the tract. 

(9) Date, north point and scale. 

(c) Existing Features. 

(1) Complete outline survey of the property to be 
subdivided or developed shall be provided, showing 
all courses, distances and area, and tie-ins to all 
adjacent intersections. 

( 2 )  The location, names, and widths of streets, the 
location of property lines and names of owners, the 
location of watercourses, sanitary sewers, storm 
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drains and similar features within four hundred 
(400) feet of any part of the land to be subdivided 
or developed. 

Location of all existing monuments. 

Location, size, and ownership of all underground 
utilities, and any rights-of-way or easements 
within the property. 

Contours at vertical intervals of two (2) feet for 
land with average natural slope of four percent 
( 4 % )  or less; vertical intervals of five ( 5 )  feet 
for more steeply sloping land. 

Datum to which contour elevations refer. Where 
reasonably practicable, data shall refer to known, 
established elevations. 

Location of existing buildings, species and size of 
large trees standing alone, the outline of all 
wooded areas, quarries, marshy areas, and areas 
subject to inundation. 

(d) Proposed Layout. 

( 1) The layout of streets, including width of the 
streets, alleys and cross-walks. 

( 2) The layout ,and approximate dimensions of lots. 

( 3 )  The arrangement of buildings and parking areas in 
commercial and multi-family developments with all 
necessary dimensions shall be noted on the plan. 

( 4 )  For multi-family developments, the total areas, 
total dwelling units, number of buildings, proposed 
density, total parking spaces, building coverage 
and the bedroom ratio shall be on the plan. 

( 5 )  A plan for the surface drainage of the tract to be 
subdivided shall be provided. A plan to control 
erosion during and after the construction period is 
required. This plan will receive approval if it 
has been prepared by the Bucks County Soil and 
Water Conservation District and reviewed by the 
council. 

( 6) Tentative typical cross-sections and center-line 
profiles shall be provided for each proposed street 
shown on the preliminary plan. These plans may be 
submitted as separate sheets. 
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( 7) Lots for which other than a residential use is 
intended shall be indicated. 

( 8) A plan of proposed planting shall be provided, 
showing the locations for street trees and the 
landscape treatment and reverse frontage lots and 
any required buffer strips. 

( 9) For subdivisions, the total area, number of lots, 
lot area for -each lot, and length of proposed 
streets shall be noted on the plan and each lot 
numbered. 

(10) Building setback lines, established by zoning or 
other ordinances. 

(11) An indication of any lots in which other than a 
residential use is intended. 

Rights-of-way and/or easements proposed to be 
created for all drainage purposes, utilities or 
other reasons. 

Tentative typical, cross-sections and centerline 
profiles for each proposed street shown on the 
preliminary plan. These plans may be submitted as 
separate sheets. 

(14) Where the preliminary plan covers only a part of 
the applicant's entire holding, a sketch shall be 
submitted of the perspective street layout for the 
remainder. 

Section 703 Final Plan 

The final plan shall show or be accompanied by the following 
information: 

(a) Drafting Standards 

(1) The plan shall be drawn at a scale of 1" = 50' or 
100'. 

(2) Dimensions shall be set in feet and decimal parts 
thereof; and bearings in degrees, minutes: and 
seconds. 

(3) Each sheet shall be numbered and shall show. its 
relationship to the total number of sheets. 

( 4 )  Where any revision is made, or when the plan is a 
revision of a previously approved plan, dotted 
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lines shall be used to show features or locations 
to be abandoned and solid lines to show the 
currently proposed features. 

development shall be shown as a solid heavy line. 

.- 

( 5 )  The boundary line of the subdivision or land 

(6) Final plans shall be on sheets either 18" x 2 2 "  or 
36"  x 4 4 " ,  and all lettering shall be so drawn as 
to be legible if the plan should be reduced to half 
size. 

(b) General information to be shown: 

(1) Name of subdivision or land development. 

(2) 

( 3 )  Name and address of the registered engineer, 

(4) Municipality in which the subdivision or land 
development is located. 

Type of water supply and sewage disposal facilities 
proposed, i.e., on-lot or public. 

Zoning requirements including applicable district, 
lot size and yard requirements, and proof of any 
variances or special exceptions which may have been 
granted. 

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

Name and address of the owner/applicant. 

surveyor or architect responsible for the plan. 

( 5 )  

( 6 )  

(7) 

(8) Total acreage o,f the tract. 

(9) Date, north point and scale. 

(c) Existing Features 

(1) Complete outline survey of the property to be 
subdivided or developed shall be provided, showing 

' all courses, distances and area, and tie-ins to all 
adjacent intersections. 
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(2) The location, names, and widths of streets, the 
location of property lines and names of owners, the 
location of watercourses, sanitary sewers, storm 
drains and similar features within four hundred 
(400) feet of any part of the land to be subdivided 
or developed. 

( 3 )  Location'of all existing monuments. 

(4) Location, size, and ownership of all underground 
utilities, and any rights-of-way or easements 
within the property. 

( 5 )  Contours at vertical intervals of two ( 2 )  feet for 
land with average natural slope of four (4) percent 
or less; vertical intervals of five ( 5 )  feet for 
more steeply sloping land. 

( 6) Tentative typical cross-sections and center-line 
profiles shall be provided for each proposed street 
shown on the preliminary plan. These plans may be 
submitted as separate sheets. 
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( 6 )  Location of existing buildings, species and size of 
large trees standing alone, the outline of all 
wooded areas, quarries, marshy areas, and areas 
subject to inundation. 

(d) Proposed Layout 

( 1) The layout of streets, including width of the 
streets, alleys and cross-walks. 

( 2 )  The layout and approximate dimensions of lots. 

( 3 )  The arrangement of buildings and parking areas in 
commercial and multi-family developments with all 
necessary dimensions shall be noted on the plan. 

( 4) For multi-family developments, the total areas, 
total dwelling units, number of buildings, proposed 
density, total parking spaces, building coverage 
and the bedroom ratio shall be on the plan. 

( 5 )  A plan for the surface drainage of the tract to be 
subdivided shall be provided. A plan to control 
erosion during and after the construction period is 
required. This plan will receive approval if it 
has been prepared by the Bucks County Soil and 
Water Conservation District and reviewed by the 
council. 



( 7) Lots for which other than a residential use is 
intended shall be indicated. 

( 8) A plan of proposed planting shall be provided, 
showing the locations for street trees and the 
landscape treatment and reverse frontage lots and 
any required buffer strips. 

( 9) A satisfactory Bucks County Health Department 
Feasibility Report for all proposed, lots. 

(10) For subdivisions, the total area, number of lots, 
lot area for each lot; length of proposed streets 
shall be noted on the plan and each lot numbered. 

(11) Building setback lines, established by zoning or 
other ordinances. 

(e) Improvement Construction Plan (drainage and 
construction) : 

( 1) The improvement construction plan shall be at any 
of the following scales: 

Horizontal 
20 /inch 
50 /inch 
100 /inch 

Vert ica 1 
2 /inch 
5 /inch 
10 /inch 

Horizontal Plan (streets). The horizontal plan shall 
show details of the horizontal layout including: 

( 2) Center line with bearings, distances, curve data 
and stations corresponding to the profile. 

( 3 )  Right-of-way and curb lines with radii at 
intersections. 

( 4 )  Beginning and end of proposed construction. 

( 5) Tie-ins by courses and distances to intersection of 
all public roads, with their names and widths. 

( 6) Location of all monuments with reference to them. 

( 7) Property lines and ownership of abutting 
properties. 
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( 8 )  Location and size of all drainage structures, 
sidewalks, public utilities, lighting standards, 
and street name signs. 

Horizontal plan (storm drains and sanitary sewers): 

( 9) Location and size of line with stations 
corresponding to the profile. 

(10) Location of manholes or inlets with grade between 
and elevation of flow line and top of each manhole 
or inlet. 

(11) Property lines and ownership, with details of 
easements where required. 

(12) Beginning and end of proposed construction. 

(13) Location of laterals. 

(14) Location of all other drainage facilities and 
public utilities in the vicinity of storm and/or 
sanitary sewer lines. 

(15) Hydraulic design data for culverts and/or bridge 
structures. 

Profile (streets) : 

(16) Profile of existing ground surface along center 
line of street. 

(17) Proposed center line grade with percent on tangents 
and elevations -at fifty ( 5 0 )  foot intervals, grade 
intersection and either end of curb radii. 

(18) Vertical curve data including length, elevations 
and minimum sight distance as required by the 
engineer. 

Cross-section (streets) : 

(19) Right-of-way width and location and width of 
paving. 

( 2 0 )  Type, thickness, and crown of paving. 

(21) Type and size of curb. 

( 2 2 )  Grading of sidewalk area., 

(23) Location, width, type and thickness of sidewalks. 
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( 2 4 )  Typical location of sewers and utilities with 
sizes. 

Profile (storm drains and sanitary sewers): 

( 2 5 )  Profile of existing ground surface with elevations 
at top of manholes or inlets. 

( 2 6 )  Profile of storm drain or sewer showing type and 
size of pipe, grade, cradle, manhole, and inlet, 
locations, and elevations along flow line at fifty 
(50) foot intervals. 

Section 7 0 4  Minor Subdivision Plan 

The minor subdivision plan shall show or be accompanied by the 
foll.owing information: 

(a) Drafting Standards 

(1) The plan shall be drawn at a scale of 1'' = 5 0 '  or 
100'. 

( 2 )  Dimensions shall be in feet and decimal parts 
thereof, and bearings in degrees, minutes and 
seconds. 

(b) General information to be shown 

(1) Name of subdivision. 

( 2 )  Municipality in which the subdivision is located. 

( 3 )  Name and address of owner. 

( 4 )  Name and address of the engineer or surveyor 

( 5 )  Zoning classification and requirements. 

responsible for the plan. 

( 6 )  Date, north point and scale. 

( 7 )  A location map for the purpose of locating the site 
at a scale of not less than eight hundred (800) 
feet to the inch. 

: (c) Existing features 

(1) Complete outline survey of the property to be 
subdivided, showing all courses, distances, and 
area, and tie-ins t o .  all adjacent street 
intersections. 
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( 2 )  The location, names and widths of streets, the 
location of property lines and names of adjacent 
owners, the location of watercourses, sanitary 
sewers, storm drains, easements or right-of-w,ay, 
and similar features. 

The location and character of existing buildings, 
wooded areas, and other features. 

( 3 )  

(d) Proposed Layout 

(1) Proposed lot layout. 

( 2 )  Lots numbered. 

( 3 )  Building set-back lines, 

(4) Total area of the tract lot size for each lot. 

Section 7 0 5  Record Plan 

The Record Plan shall be a clear and legible blue or black 
line print on white opaque linen and one paper print, and shall be 
an exact copy of the approved final plan on a sheet of the size 
required for final plans. 

in 
addition to the information required in Section 7 0 3  for the final 
plan: 

The following information shall appear on the record plan, 

(a) Seals: 

(1) The impressed seal of the licensed engineer or 
surveyor who prepared the plan. 

(2) The impressed corporation seal, if the subdivider 
is a corporation. 

( 3 )  The impressed seal of a notary public or other 
qualified officer acknowledging owner's statement 
or intent. 

( 4 )  The impressed seal of the municipality within which 
the subdivision is located, if the municipality has 
a seal. 

(b) Acknowledgements: 

(1) A statement to the effect that the applicant is the 
owner of the land proposed to be subdivided' and 
that the subdivision shown on the final plan is 
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made with his or their free consent and that it is 
desired to record the same. 

(2) An acknowledgement of said statement before an 
officer authorized to take acknowledgements. 

(C) The following signatures shall be placed directly on the 
plan in black ink: 

(1) The signatures of the owner or owners of the land. 
If the owner of the land is a corporation, the 
signatures of the president and secretary of the 
corporation shall appear. 

(2) The signature of the notary public or other 
qualified officer acknowledging the owner's 
statement of intent. 

( 3 )  The signatures of the licensed engineer or surveyor 
who prepared the plan. 

The signature of the chairman and secretary of the 
municipal planning commission. 

( 4 )  

( 5 )  

(6) The endorsement of the Borough in the form of the 
following signatures: the president and secretary 
of borough council. 

(7) The signatures of the chairman and the executive 
director of the Bucks County Planning Commission, 
acknowledging that the plan has been reviewed by 
the commission. All of the above signatures shall 
appear on the plan when presented for the 
chairman's and executive directors' endorsement. 

The signature of the Borough Engineer. 

Section 706 Modification of Reauirements 

The above requirements for preliminary and final plans and for 
supporting data may be modified by the commission as warranted by 
special circumstances. 

In subdivisions requiring no new streets, and in case of re- 
subdivision, the requirements for the contours may be waived at the 
discretion of the council. 
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ARTICLE VI11 ADMINISTRATION 

Section 800 Hardship 

(a) If any mandatory provisions of these regulations are 
shown by the applicant, to the satisfaction of a majority 
of the councilmen present at a regular meeting, to be 
unreasonable and to cause undue hardship as they apply to 
his proposed subdivision, the council shall grant a 
variance to such applicant from such mandatory 
provisions, so that substantial justice may be done and 
the public interest secured; provided that such variance 
will not have the effect of nullifying the intent and 
purpose of these regulations. 

In granting variances and modifications, the council may 
impose such conditions as will, in its judgment, secure 
substantially the objectives of the standards or 
requirements so varied or modified. 

(b) 

Section 801 Fees 

The applicant for a subdivision and land development approval 
shall at the time of making application, pay to the Borough for the 
use of the Borough a fee in accordance with a Fee Schedule adopted 
by resolution of the council upon the enactment of those 
Regulations or as such schedule may be amended by resolution of the 
council. (See schedule of fees adopted on January'l5, 1990). 

Section 802 Council Records 

(a) The council shall keep a record of its findings, . 
decisions, and recommendations relative to all 
subdivision plans filed with it for review or approval. 

(b) All records of the council shall be public records. 
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ARTICLE IX AMENDMENTS 

Section 900 Power of Amendment 

The council of the Borough of Langhorne Manor may from time to 
time amend, supplement, change, modify or repeal this ordinance. 
When doing so, the council shall proceed in the manner prescribed 
in this Article. 

Section 901 Definition ' 

The words "amend , "amendment, llamendments , or ltamended't in 
this Ordinance shall be deemed to include any modification of the 
text or phraseology of any provision or amendment thereof, or any 
repeal or elimination of any such provision or part thereof, or any 
addition to the ordinance or to.an'amendment thereof. 

Section 902 Initiation of Amendments 

Proposals for amendment, supplement, change, modification or 
repeal may be initiated by the council. 

(a) Proposals originated by council.--The council shall refer 
every proposed amendment, supplement, change , 
modification, or repeal originated by said Board to the 
Borough Planning Commission and Bucks County Planning 
Commission. Within thirty (30) days of the submission of 
said proposal, the planning commissions shall submit to 
the council a report containing the Commissions' 
recommendations, including any additions or modifications 
to the original proposal. 

(b) Proposals originated by the Planning Commissions.--The 
Bucks County Planning Commission or Borough Planning 
Commission may at any time transmit to the council any 
proposal for the amendment, supplement, change, 
modification, or repeal of this Ordinance. 

Section 903 Hear inqs 

Before voting on the enactment of an amendment, the council 
shall hold a public hearing thereon. No amendment shall become 
effective until after such hearing at which parties in interest and 
citizens shall have an opportunity to be heard. If, after any 
public hearing held upon an amendment, the proposed amendment is 
revised, or further revised, to include land not affected 
previously by it, the council shall hold another public hearing, 
pursuant to public notice, >before proceeding to vote on the 
amendment. 

Notice shall be given not more than thirty (30) days, and not 
less than fourteen (14; days, in advance of such hearing and shall 
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be published in a newspaper of general circulation in the Cc nt?, 
once each week for two successive weeks. Such notice shall Sta:e 
the time and place of the hearing and shall include either the full 
text of the proposed amendment, or a brief summary setting forth 
the principal provisions in reasonable detail, with reference to a 
place where copies of the proposed amendment may be examined. 

No hearing shall be held before or during the thirty (30) day 
period in which the planning commissions have been directed to 
review and report their recommendations to the council. 

Section 904 Effective Date 

The effective date of this Ordinance shall be 

Section 905 Enactment 

ENACTED AND ORDAINED this ($d day of , 1993. 

COUNCIL OF BOROUGH OFrLANGHORNE MANOR 

Attest: 

e n  

* EXAMINED and APPROVED this b$ day of , 1993. 
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