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INTRODUCTION

Delaware Water Gap Borough Officials, with the help of the Monroe County
Planning Commission, will confer, advise, and cooperate with the Subdivider, but
will not be able to do the work of preparing the subdivision plan. Best results will
be obtained when the developer retains qualified professionals to prepare the
subdivision plan: a planner, landscape architect, engineer, surveyor, etc. It will be
necessary to have a registered engineer or land surveyor prepare parts of the
preliminary and final plans. It is important that the person engaged has the skill
and imagination necessary to produce the best design under given conditions.

Many subdivisions in the Borough will be relatively simple and may not require
extensive review. However, where a major subdivision is involved, the Subdivider
is invited to informally contact the Borough officials or the staff of the Monroe
County Planning Commission with a sketch of the land they propose to
subdivide. The best time for this visit is before the land has been finally acquired
or, at least, before significant funds are spent for engineering. Any discussion of
such a sketch -- and any accompanying materials -- is not official and is
considered strictly confidential by the Borough. The goal of the Borough and the
County is to furnish the kind of advice a developer can best use at the time that it
will be most valuable.

Environmental regulations, as established by the Pennsylvania Department of
Environmental Resources (DER), governing land to be developed or subdivided
have become complex and in many cases require considerable review by DER.
Land subdivisions cannot be approved until such DER reviews have been
completed. It is therefore important that the Subdivider contact DER as early as
possible. All requirements of the Monroe County Soil Conservation District must
also be complied with. To expedite the review by the Borough and the county the
Subdivider may wish to complete and submit the required DER Planning Module
to the Borough at the same time that the Subdivision Plan is submitted.

Conformance with other regulations is also essential and should be considered
early in the development process.

The size of lots in a subdivision is one of the first decisions that has to be made.
This decision influences the street design, block length, community facilities
required, etc. Therefore, in those subdivisions which will not be provided with a
public sanitary sewer system i.e., those that will have on-site septic tanks and
absorption fields, the first step in preparing the preliminary plan is to make
percolation tests of the tract to be subdivided.

The preliminary plan stage of a subdivision is the most important. It is the stage
when ideas are considered and plans formulated, but not when construction
begins. It requires the coordinated efforts of many agencies, utility companies,




and public officials. Therefore, haste is not the solution to long-term subdivision
proposals.

In accordance with State Law all proposed subdivisions must also be reviewed
by the Monroe County Planning Commission and this review should be
scheduled early in the process prior to final approval by the- Borough.

This Ordinance establishes necessary design standards and requ1red
improvements for various types of developments and land subdivisions.
However, construction and supervision of improvements as they are installed
must be done in accordance with local Borough regulations and ordinances. It is
the responsibility of the Borough to be sure that required improvements meet all
local standards.

The following ordinance governing the subdivision of land and new development
in Delaware Water Gap Borough has been prepared by the Borough Council with
review and comment from the Planning Commission of Monroe County and other
interested local groups and persons. This Ordinance will be reviewed and
updated on a continuing basis and may be amended from time to time.

TO AVOID DELAYS

Consult by telephone, or in person, with the Borough Secretary and the Staff of
the Monroe County Planning Commission before proceeding with subdivision
plans.

If on-site disposal facilities are contemplated, consult with the Pennsylvania
Department of Environmental Resources (DEP) for recommendations and also
with the Borough Sewage Enforcement Officer.

Make sure the design of the subdivision meets the minimum standards or
designs herein.

Submit all items as required to the Borough when presenting a preliminary plan
or a final plan for review or approval. To speed up review submit plans to the
Monroe County Planning Commission at the same time.

Submit plans not later than the prescribed date, if consideration of the plan is

expected at the next regularly scheduled meeting of Borough Council or of the
County Planning Commission.
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ORDAINING CLAUSE

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE NO. 235
OF THE YEAR 1994 FOR
DELAWARE WATER GAP BOROUGH, PENNSYLVANNIA

ADOPTED AT A MEETING HELD ON JUNE 6, 1994

This Ordinance regulates the subdivision and development of land within the
Borough of Delaware Water Gap, Monroe County and requires that all proposed
plans for subdivision and land development located within the Borough shall be
submitted to the Delaware Water Gap Borough Council for review and/or
approval. Said Ordinance includes provisions for the following:

Provisions for the submittal and processing of subdivision and land
development plans.

Specifications for such plans.

Provisions governing the layout of such plans relative to streets,
easements, rights-of-way, reservations for public grounds.

Provisions for the subdivision and use of lands subject to environmental or
other hazards.

Provisions establishing standards for the installation and improvement of
facilities, in accordance with local Borough requirements.

Provisions for land development not intended for immediate use.

Provisions for encouraging modern site planning and development.

BE IT AND IT IS HEREBY ORDAINED AND ENACTED BY THE BOROUGH
COUNCIL OF THE BOROUGH OF DELAWARE WATER GAP, MONROE
COUNTY, PENNSYLVANIA, AS FOLLOWS:




ARTICLE 1

GENERAL PROVISIONS

1.100 LEGISLATIVE AUTHORITY

This Ordinance is enacted pursuant to the authority conferred by
Pennsylvania State Act No. 247 of 1968, as amended by Act 170 of 1988,
the Pennsylvania Municipalities Planning Code.

1.200 APPLICATION

1.201

1.202

1.203

1.204

Jurisdiction - This Ordinance shall apply to all subdivisions and land
developments located within Delaware Water Gap Borough.

Grant of Power to Borough Council - The Delaware Water Gap
Borough Council will receive and review all plans submitted under
this Ordinance to determine compliance with this Ordinance and
the Borough Council is hereby granted the power to approve,
disapprove, or approve with conditions all plans required to be
submitted under the terms of this Ordinance.

The Borough Council shall refer all plans to the Delaware Water
Gap Borough Planning Commission and to the Monroe County
Planning Commission for their review and comments. The Borough
Council may also appoint a Subdivision Ordinance Administrator
who will manage the review and approval process as established
by this Ordinance.

Effect of this Ordinance - No subdivision or land development (as
defined herein) of any lot, tract, or parcel of land shall be carried
out; no street, sanitary sewer, storm sewer, water main, or other
facilities in connection therewith, shall be laid out, constructed,
opened or dedicated for public use and travel, or the common use
of occupants of buildings abutting thereon, except in strict
accordance with the provisions of this Ordinance.

Recording of Approved Plan - Within ninety (90) days of the
approval of the Final Plan for any Subdivision and Land
Development, the Subdivider shall record a copy of said Final Plan
in the Office of the Recorder of Deeds of Monroe County, as
required in Section 2.400.

The Recorder of Deeds of Monroe County shall not accept any
such plan for recording unless it is the Final Record Plan as defined




herein which shall contain the official original endorsements of
approval of the Borough Council, and of the review by the Monroe
County Planning Commission.

Failure to record the Final Plan as required herein shall render all
approvals null and void.

1.205 Status of Recorded Plans - Any Subdivision or Land Development
Plan recorded prior to the effective date of this Ordinance shall be
subject to the provisions of this Ordinance in the event that any
change or resubdivision is made or legally required to be made in
the said Plan.

When a Final Plan has been approved and recorded, subsequent
to the effective date of this Ordinance, and in conformance with the
terms of this Ordinance, then no subsequent change or amendment
in any zoning, subdivision or other governing ordinance or plan
shall be applied to affect adversely the right of the applicant to
commence and to complete any aspect of the approved
development in accordance with terms of such approval within five
years from such approval. Where final approval is preceded by
preliminary approval, the five (5) year period shall be counted from
the date of the preliminary approval. In the case of any doubts as to
the terms of a preliminary approval, the terms shall be construed in
the light of the provisions of the governing ordinances, or plans as
they stood at the time when the application of such approval was
duly filed.

1.300 PURPOSE

This Ordinance has been adopted for the purpose of regulating
subdivision and land development within Delaware Water Gap Borough in
order to create conditions favorable to the health, safety, and general
welfare of the citizens of the Borough through the provision of regulations
that will insure the harmonious development of the County.

1.400 SHORT TITLE

This Ordinance shall be known and may be cited as “The Subdivision and
Land Development Ordinance of Delaware Water Gap Borough.”




ARTICLE 2

PLAN SUBMISSION PROCEDURES

The following procedures shall be observed by all subdividers.

2.100 GENERAL PROCEDURE APPLICABLE TO THE SUBMISSION OF ALL

PLANS

It is the intent of the Borough Council to expedite the receipt and
processing of plans so as to reduce delays which may result in increased
costs or inconvenience to the Subdivider or to the Borough.

The procedure set forth below establishes maximum time limits
permissible under State Law but the Borough Council, wherever possible,
express their intent to complete its reviews in a more timely manner.

2.101

2.102

2.103

2.104

Required Plans - Preliminary and Final Plans and other required
supporting data for all proposed subdivisions and land
developments of land lying within Delaware Water Gap Borough to
which this Ordinance applies shall be submitted by the Subdivider
to the Borough Council for review.

In addition, prior to submitting the official Preliminary Plan for

review, the Subdivider may prepare a Sketch Plan for informal
discussion with the Borough Council, and/or with the Borough
Planning Commission and County Planning Commission staff.

County and Other Agency Reviews - Copies of all plans submitted
to the Borough shall be forwarded by the Applicant to the Delaware
Water Gap Borough Planning Commission, Monroe County
Planning Commission and to other appropriate agencies upon their
receipt for review and advice by these agencies within a period of
thirty (30) days.

Consideration of Plans - Subdivision and land development plans
and supporting data submitted to the Borough Council will begin to
be considered at the next regularly scheduled meeting of the
Borough Council provided that they are received at least ten (10)
calendar days in advance of said meeting.

Action and Notification - The Borough Council shall consider all
plans submitted to determine compliance with this Ordinance and
shall approve, disapprove or approve with conditions all submitted
plans. After the Plan is filed, the Borough Council shall reach a




2.105

2.106

2.107

decision on the Plan no later than ninety (90) days following the
date of the next regular meeting of the Borough Council which
follows the date that application is filed, provided that should the
said next regular meeting occur more than 30 days following the
filing of the application, the said ninety (90) day period shall be
measured from the thirtieth (30") day following the day the
application has been filed.

The Borough Council shall notify the Subdivider in writing no later
than fifteen (15) days after the date when a decision is reached by
the Borough Council. When a plan is not approved, or approved
with conditions, the decision of the Borough Council shall specify
the defects found in the plan and shall cite the provisions of the
Ordinance which have not been met.

Failure of the Borough Council to render a decision and
communicate it to the Subdivider within the time and in the manner
required herein shall be deemed an approval of the application in
terms as presented unless the applicant has agreed in writing to an
extension of time or change in the prescribed manner of
presentation of communication of the decision, in which case,
failure to meet the extended time or change in manner of
presentation of communication shall have like effect.

If the preliminary or final plan is approved, subject to conditions,
then the Subdivider shall either accept or reject such conditions in
writing within a period of the fifteen (15) days of receipt of such
conditions. Any conditional approval shall be rescinded
automatically if the Subdivider fails to accept or reject such
conditions within the fifteen (15) day time period established above.

Public Hearing - Public Hearings are not required before the
Borough Council takes action on any Preliminary or Final Plan.

Sketch Plan - Sketch Plans are not required by this Ordinance but it
is recommended that the Subdivider submit such a plan in order to
establish, at an early stage in the planning of the Subdivision or
Land Development, the basic conditions required for the approval
of a Preliminary and a Final Plan.

Preliminary Plan - Except for any Sketch Plan which is submitted,
the initial plan filed with the Borough Council for review shall be
considered the official Preliminary Plan. Said Preliminary Plan shall
be reviewed to determine compliance with these regulations and
said plan shall be approved, approved with conditions, or rejected
or disapproved and the Subdivider notified accordingly. However,




the Borough Council may proceed to final action at the first
consideration of a plan for a small subdivision containing no new
streets, in accordance with the procedure set forth in Section 2.500.

2.108 Final Plan - After approval of the Preliminary Plan, the Final Plan
for the entire subdivision or land development or a Final Plan for a
section or stage of development which has been prepared in
accordance with the approved Preliminary Plan shall be submitted
by the Subdivider to the Borough Council. Said Final Plan shall be
reviewed to determine compliance with these regulations and said
plan shall be approved, approved with conditions, rejected or
disapproved and the Subdivider notified accordingly.

2.109 Recording of Final Plan - After the effective date of Final Plan
approval, the Subdivider shall record such plan in the form of a
Record Plan within a period of ninety (90) days in the Office of the
Recorder of Deeds of Monroe County.

2.200 FEES

Monroe County has its own review fee schedule. The applicant is
responsible to pay the County fee. The applicant should contact the
Monroe County Planning Commission directly in order to avoid any delays
in processing the application.

a. Borough Personnel Review Fees

1. Plans not exempt from Standard Review Procedures

- Preliminary Plans - $150.00, plus $15.00 per Iot or unit
for subdivisions or $25.00 per acre for land developments
plus any required engineering and special review fees.

- Final Plans - $125.00, plus $10.00 per lot or unit or
$15.00 per acre for land developments plus any required
engineering and special review fees.

b. Special Review Fees - Each year the Borough may adopt a
resolution that establishes a Special Review Fee Schedule. Special
review fees shall include reasonable and necessary charges for the
Borough professional consultants for any engineering or planning
services required for the review of the submitted Plan, for any
reports to the Borough on the proposed subdivision or land '
development, for any inspection of the improvements installed by
the Subdivider.




Such special fees shall be based on estimates and actual invoices
received by the Borough from its professional advisors. Such
review fees shall be in accordance with the ordinary and customary
charges by the Borough's professional advisors, for similar service
to the Borough and shall not exceed the rate of cost normally
charged to Borough for other non-reimbursable services.

Fees, at cost, shall also include the cost of advertising or other
expenses incurred in the processing of the proposed subdivision
plan.

The Subdivider may dispute the amount of such fees in accordance
with the requirements of the PA Municipalities Code, as amended.

2.300 OFFICIAL PLAN APPLICATIONS

2.301 Preliminary Plan

a. Preliminary Plans and supporting data shall comply with the
provisions of Article 6 of this Ordinance.

b. Seven (7) copies of the Preliminary Plan shall be submitted
by the Subdivider to the Borough Council. Additional copies
may be requested if required for submission or reference to
other appropriate agencies.

C. The Applicant shall inform and/or transmit copies of the
Preliminary Plan and supporting data to the following:

1. Delaware Water Gap Borough Planning Commission -
One (1) copy

2. Monroe County Planning Commission — Two (2)
Copies

3. Other appropriate agencies - One (1) Copy as
determined by the Borough Council, to the County
Soil Conservation District, the Pennsylvania
Department of Transportation, the Pennsylvania
Department of Environmental Resources, the
Delaware Water Gap Municipal Authority, and/or
other agencies affected by or having an interest in the
plan.

d. The Preliminary Plan shall be reviewed by the Borough
Council and the official action shall be taken after receipt of




any comments and advice received from the Borough
Planning Commission and any other appropriate agency,
provided that such advice is received within thirty (30) days
of submittal of the plan to the Agency.

The official action and decision of the Borough Council shall
be in writing and shall be forwarded to the Subdivider at his
last known address, not later than fifteen (15) days following
such action with a copy to the Monroe County Planning
Commission. In the case of a rejection or disapproval of the
plan, the Borough Council shall specify the defects of the
plan and the requirements of this Ordinance which have not
been complied with.

Approval of the Preliminary Plan, subject to conditions,
revisions and modifications as stipulated by the Borough
Council, shall constitute conditional approval by the Borough
Council of the subdivision as to the character and intensity of
the development and the general layout and appropriate
dimensions of streets, lots, and other proposed features, and
such approval shall entitle the Subdivider to submit plans for
final review as set forth below.

2.302 Final Plan

a.

A Final Plan with supporting data shall be submitted within
five (5) years after approval of the Preliminary Plan by the
Borough Council.

The Final Plan shall conform in all important respects with
the Preliminary Plan as previously reviewed by the Borough
Council and shall incorporate all modifications and revisions
specified by the Borough Council in its conditional approval
of the Preliminary Plan. The Borough Council may accept a
Final Plan which has been modified to reflect changing
conditions since the time of Preliminary Plan review. Other
modifications, not previously submitted to and considered by
the Borough Council, may be sufficient cause for considering
the plan to be a revised Preliminary Plan.

The Borough Council may permit submission of the Final
Plan in sections or stages, each covering a portion of the
entire proposed subdivision as shown on the Preliminary
Plan, except that the first stage shall be submitted within one
(1) year after approval of the Preliminary Plan as required in
Section 2.302




The Borough Council may require that any Final Plan or any
section or stage of a Final Plan not completed within five (5)
years from the date of Preliminary Plan approval, as required
by Section 1.205, may require a new Preliminary Plan
submission to reflect changing conditions or legal
requirements which may affect the subdivision or land
development unless an extension of this five (5) year limit is
granted by the Borough Council upon written request.

The Final Plan and supporting data shall comply with the
provisions of Articles 6 and 7 of this Ordinance. Failure to do
so may be sufficient cause for tabling or rejecting the plan.

Seven copies of the Final Plan with supporting data shall be
submitted to the Borough Council. The Borough Council
shall transmit copies of the plan to:

1. Delaware Water Gap Borough Planning
Commission - One (1) Copy
2. Monroe County Planning
Commission - One (1) Copy
3. Utility Companies - One (1) Copy

Additional copies of the Plan shall be submitted if required
by the Borough Council to properly review the plan.

The Final Plan shall be reviewed by the Borough Council
and official action and a decision taken after receipt of any
recommendations from the Delaware Water Gap Borough
Planning Commission, any comments and advice received
within thirty (30) days from any other appropriate agencies.

Such actions shall include approval, approval with conditions
or disapproval, with reasons for disapproval specifically
stated. Approval by the Borough Council shall in all cases be
subject to agreement by the Borough Council and the
Subdivider to execute the proposed Development
Agreement required in Article 7.

When a Final Plan is approved subject to conditions or other
actions to be taken by the Subdivider, the Borough Council
shall specify a time limit for compliance by the Subdivider.




h. The official action and decision of the Borough Council shall
be in writing and shall be forwarded to the Subdivider
personally or to his last known address not later than fifteen
(15) days following such action.

A copy of said notification shall be sent to the Monroe
County Planning Commission. In the case of a rejection or
disapproval of the plan, the Borough Council shall specify
the defects of the plan and the requirements of this
Ordinance which have not been complied with.

i. When the Borough Council has approved the Final Plan, and
when all other approvals, conditions and agreements
required herein, including the provisions of Sections 7.200,
7.300 and 7.400 as required herein, have been satisfied, the
President and Borough Secretary of the Borough Council
shall endorse four copies of the Final Plan to that effect. One
(1) copy of the endorsed Final Plan shall be kept in the
Borough files, one (1) copy shall be transmitted to the
County Planning Commission and the other two (2) returned
to the Subdivider. Additional copies may be endorsed to
meet the needs of the Subdivider and other agencies.

- The effective date of Final Plan approval shall be the date
when the Final Plan is endorsed as set forth in subsection “i”
above.

2.303 Conditional Approval - If the preliminary or final plan is approved,
subject to conditions, then the Subdivider shall either accept or
reject such conditions in writing within a period of the fifteen (15)
days of receipt of such conditions. Any conditional approval shall be
rescinded automatically if the Subdivider fails to accept or reject
such conditions within the fifteen (15) day time period established
above.

2.400 RECORDING OF FINAL PLAN

The Borough Council shall record the Final Plan in the Office of the
Recorder of Deeds of Monroe County within ninety (90) days after the
effective date of approval by the Borough Council. The copy of the Final
Plan filed for recording shall be known as the Record Plan. It shall be a
clear and legible document in a form as required by the County Recorder
of Deeds, bearing all required endorsements. Failure to record the Final
Plan as required herein shall render all approvals null and void.
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2.500

The Borough Council may extend said ninety-day (90) limit, if requested in
writing and if compliance with any condition for approval as set forth by the
Borough Council shall require a greater time limit for recording.

The recording of the plat shall not constitute grounds for assessment
increases until such time as lots are sold or improvements are installed on
the land included within the subject plat.

PLANS EXEMPTED FROM STANDARD REVIEW PROCEDURES

A simplified procedure for the submission and approval of subdivision and
land development plans may be utilized when the following conditions
exist:

2.501 Agricultural-Forestry Parcels - The division of land, by lease, for
agricultural and/or forestry-wood plot purposes into parcels of more
than ten (10) acres and not involving any new street or easement
access is exempted from the provisions of this Ordinance, except
that this shall not apply to agricultural subdivisions which are also
used for other purposes such as for recreation, seasonal
residential, commercial, industrial or other non-agricultural
activities.

The erection of a barn or farm building shall not be considered a
land development under this Ordinance. Therefore, the subdivision
and land development regulations of this Ordinance shall not apply
to the erection of a barn structure.

2.502 Other Exemptions - Certain “land developments” as set forth in the
definition of land development included herein have been exempted
from the provisions of this Ordinance.

11




ARTICLE 3

DESIGN STANDARDS

3.100 APPLICATION

This Article sets forth certain minimum Design Standards which shall
apply to all Subdivisions and Land Developments and which shall govern
the layout and location of physical features included in any Plan.

3.200 DESIGN STANDARDS DETAILS

The design standards listed below, and in Tables 1 and 2 herein, shall be
incorporated in all proposed plans.

3.201 Conformance with Other Requirements

a.

All subdivisions and land developments shall comply fully
with all Federal, State, County, Borough and other applicable
laws and regulations. Evidence of the receipt of any permits
or approvals required by such laws and regulations shall be
submitted by the Subdivider and shall be a condition of the
approval of any plan submitted under this Ordinance.

Where such other laws and regulations are more restrictive
than those contained herein, such other regulations shall be
observed unless specifically stated otherwise herein.

3.202 General Design Standards and Comprehensive Plan Requirements

a.

Land shall be suited to the purpose for which it is to be
subdivided. Land which is unsafe or unsuited for
development due to flooding, wetlands, subsidence,
underground fires, open quarries, unconsolidated fill, steep
slopes or other hazardous conditions shall not be subdivided
unless proper safeguards are provided by the developer and
approved by the Borough Council.

Consideration shall be given in the design of all land
developments and subdivisions to the future development
needs of the Borough and to any objectives established in
any Borough comprehensive or master plan for land use,
streets and thoroughfares, public utilities and facilities and to
other governmental plans affecting the subdivision and land
development.
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All subdivision and land development plans shall conform
with any officially adopted Zoning Ordinance or official map
concerning the area.

No subdivision or land development plan shall create a
“nuisance” for any abutting property, the neighborhood in
which the plan is proposed or for the Borough as a whole.
The Borough Council shall determine if a “nuisance” is being
created by the Plan, as defined by applicable Federal, State,
County, Borough laws and regulations.

In reviewing subdivision and land development plans, the
Borough Council will consider the adequacy of existing or
proposed community facilities to serve the additional
dwellings or uses proposed by the subdivision.

Areas may be required to be provided or reserved for such
community facilities and these should be adequate to
provide for building sites, landscaping and off-street parking
as appropriate to the use proposed.

The layout of the proposed subdivision shall be in general
conformity with the features or developments proposed in
any officially adopted plan of the Borough.

All plan proposals shall be coordinated with existing and
proposed development on adjoining or adjacent land.

Unless specifically set forth herein design standards for
streets and driveways shall be as set forth in the latest
edition of Penn DOT publication entitled “Guidelines for
Design of Local Roads and Streets - Publication 70.”

3.203 Environmental Protection Standards

a.

In the design of any subdivision and land development, the
Borough Council shall require that maximum consideration
be given to the preservation and protection of the natural
environment so as to safeguard the public health, safety,
and welfare of all residents of the Borough and to minimize
any adverse effects resulting from the proposed
development.

Where one of the required subdivision-land development

plan reviews indicates that the development may create an
adverse environmental impact upon the public health, safety
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or welfare, the Borough Council may require and the
Subdivider, at his expense, shall present a plan indicating
the specific manner in which the adverse impact will be
minimized, eliminated, or mitigated as further set forth in
3.203 c. below.

No Preliminary or Final Plan application shall be considered
effective until such a required environmental plan has been
submitted. The Borough Council may refer such a plan to
any appropriate governmental or other agency or authority
qualified to review and/or determine if the plan meets the
requirements and objectives of this Ordinance and the
requirements of any other Federal, State, County, Borough,
or other applicable law or regulation.

Environmental factors for which the Borough Council may
require a plan include but are not limited to the following:

- Erosion and sediment control for which a plan is required
as set forth in Section 3.215.

- Soil conservation and topsoil protection.

- Identification and preservation of wetland areas.
- Avoidance of “wetlands” and drainage problems.
- Natural and historic feature preservation.

- Adequate provision of utilities in accordance with
Sections 3.213 and 3.214.

- Sewage system for which a plan may be required in
accordance with Section 3.213.

- Protection of flood plain areas and avoidance of future
flooding problems.

- Lake, stream and river frontage preservation.
- Tree preservation, removal and planting.
- Topographic and geologic factors.

- Preservation of prime agricultural land.
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- Control of excessive noise.

- Control of excess traffic created by the proposed
subdivision.

- Where applicable, as determined by the Borough
Council, a reclamation and a reseeding plan may be
required for mining or earth moving activities or for any
use which substantially modifies the nature of the existing
terrain or environment, or which is of a type identified in
Sections d, e and f below.

No subdivision or land development plan shall be approved if
it creates any dangerous, injurious, noxious or otherwise
objectionable fire, explosive, radioactivity, chemical storage,
environmental or other hazard; noise or vibration; smoke,
dust, dirt, or other form of air, solid waste or water pollution;
electrical, glare, traffic congestion or other disturbance of a
permanent or recurring nature which will adversely affect the
surrounding area or premises, or be dangerous to public
health and safety.

The Borough may determine compliance with this section
based on the following:

1. Data and information submitted by the Subdivider.

2. Where such data and information is not sufficient to
reach a determination, the Borough may require
additional information from the Subdivider.

3. The Borough may also require detailed expert review
of all such plans to determine compliance in
accordance with established standards or with
regulations of applicable governmental agencies.

No subdivision or land development shall create any
environmental or nuisance problems which adversely affect
areas which are predominately used for residential
purposes.

Timber foresting, harvesting and logging operations shall be

subject to all applicable DER, County Conservation District
or other existing State or Federal regulations.
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3.204 Street System Layout and Design Standards

a.

Street dimensions and design standards shall be in
accordance with Table 1 (See Page 20).

Proposed streets shall be designed to provide safe and
efficient access to all parcels, to create a functional street
system and each street contained in a subdivision or land
development plan shall be classified as either a “major
street,” “collector street,” “local street” or “non-residential
street” as defined herein. Such streets shall be designed to
minimize street intersections and pedestrian-vehicular
conflicts and in accordance with the standards for the
appropriate class of street as defined herein and as shown
on Table 1.

The location of all major streets in the proposed subdivision
and land development shall conform in general alignment to
any official approved Comprehensive Plan, adopted by the
Borough or the County.

Where a proposed subdivision abuts an existing street which
has a narrow width, improper alignment or other deficiency,
the Borough Council may require dedication, reservation or
easement for additional right-of-way within the property limits
of said proposed subdivision to correct the existing
deficiency in accordance with the requirements of Table 1.

The street system layout shall make adequate provision for
any possible resubdivision or new additional subdivision of
the area being subdivided.

All streets shall be either “public streets” suitable for
dedication to the Borough or, if requested by the Subdivider
all streets may be “private streets” subject to the following:

- Streets less than 250 lineal feet in length may not be
accepted by the Borough for dedication.

- Where private streets are provided, they shall meet all of
the Design and Improvement requirements of Tables 1
and 3* (including installation of sub base, base courses,
and top binder, paved wearing or surface course).

* Table No. 1 is on page 20 and Table No. 3 is on page 39 of this
document.
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In all cases where “private streets” are permitted,
responsibility for improvement and continuing maintenance
shall be the responsibility of the Subdivider and the owner of
each abutting parcel and the Borough or the County does
not imply any acceptance of responsibility for improvement
or maintenance of “private streets.”

In all cases where private streets are permitted, a note shall
be added to the plan indicating the following:

- Who owns the streets.

- Who is responsible for construction and for continued
maintenance.

- That the Borough or the County has no responsibility for
ownership, construction or continued maintenance of
said streets.

The Borough may, at its discretion, refuse to approve any
“Private Streets” which should remain open and accessible
to the public in order to preserve the safety, health and
welfare. The Borough may also require the creation of a
permanent means for ensuring the continued maintenance
of all “private streets.”

The proposed street layout shall provide for the continuation
or projection of existing streets in the surrounding area
unless the Borough Council deems such extension
undesirable for specific reasons of topography or design.

Streets shall be logically related to the topography to
produce usable lots or development parcels and reasonable
grades.

Local streets shall be laid out to discourage through traffic,
but provisions for street connections into and from adjacent
areas will generally be required.

Alleys may be provided in residential districts but shall be
included in commercial and industrial areas where needed
for loading and unloading or access purposes.

Proposed streets shall be extended to provide access to

adjoining property where necessary to preserve the public
health, safety or welfare.
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Adequate street rights-of-way shall be provided as
necessary, where lots in the proposal are large enough to
permit resubdivisions, or if a portion of the tract is not
subdivided.

Where a subdivision abuts or contains an existing or
proposed major street, the Borough Council may require
marginal access streets, rear service alleys, 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.

Where residential reverse frontage lots are utilized, they
shall have a rear yard with a minimum depth of seventy five
(75) feet to the ultimate right-of-way of the major street on
which they abut and they shall have a planting screen
easement at least ten (10) feet wide, across which there
shall be no right of access.

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
contained herein and where satisfactory assurance for
dedication of the remaining part of the street can be secured.

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

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

New reserve strips, including those controlling access to
streets, shall be prohibited.

Names for all new subdivisions, streets, playgrounds and
parks shall be shown on all Plans and approved by the
Borough. No name shall be approved which will duplicate or
be confused with the name of an existing subdivision, street,
playground or park. Existing street names shall be continued
whenever possible. Street names shall be designated
according to direction and length, by the proper term

as set forth in the following table:
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STREET NAMING SYSTEM

Long or Short or

General Continuous Discontinuous
Direction Street Street

North and South Streets Places

East and West Avenues Courts
Diagonal Roads Ways

Curving Drives Lanes
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TABLE 1

MINIMUM DESIGN STANDARDS FOR PUBLIC AND PRIVATE STREETS (a)

Medium Density Low Density
Non- Residential Residential or
Design Major Residential Area (e) Recreational Area (d)
Specification Street Street Collector  Local Collector Local
A. Right-Of-Way
Width (ft.) 80 55 50 50 50 40
B. Cartway
Width (ft.) 44 40 34 28 28 26
- Sidewalk (f) 6 6 4 3 3 3
- Minimum Improved
Portion (g) 44 24 22 20 20 20
- Shoulders (h)
(each side) 0 8 6 4 4 3
C. Minimum Centerline
Radii for Horizontal
Curves (ft.) (b) 700 200 400 200 400 200
D. Minimum Sight
Stopping Distance
(ft.) (c) 475 350 350 235 350 235
E. Minimum Corner
Intersection Sight
Distance (c) 950 500 500 350 500 350
F. Maximum Grade (%) * * * * * *

* NOTE: Maximum Grade (i) shall be based upon the type of road or street proposed.

Low Density and Non-Residential Roads

Major Roads . Speed Limits (Design or Proposed)
Maximum Vertical Grade Speed Limit 55 MPH 40 MPH 30 MPH 20 MPH
In Areas that Are 55 MPH COL LR COLLR COLLR COLLR
1) Generally Level 3.5% 55% 55% 7.0% 7.0%  7.0% 7.0% 7.0%. 8.0%
2) Generally Rolling 4.5% 6.5% 7.0% 8.0% 9.0%  9.0% 10.0% 10.0% 11.0%
3) Generally Mountainous 6.0% 85% 9.0% _ 9.0% 10.0% 9.0% 11.0% 10.0% 12.0%

Footnotes: See next page.

20




FOOTNOTES FOR TABLE 1:

(@) The standards in Table 1 are the minimum requirements for all
Subdividers. Designers should refer to Penn DOT publication entitled
“Guidelines for Design of Local Roads and Streets - Publication 70" for
more detailed design criteria. Low and Very Low Density Residential in
this table generally corresponds with the “Rural” design criteria of that
Publication, while Medium Density Residential corresponds with the
“Urban” design criteria.

All streets may be proposed as either “public streets” suitable for
dedication to the Borough or as “private streets” in accordance with the
provisions of Section 3.204.

(b)  Whenever street lines are deflected in excess of five (5) degrees,
connection shall be made by horizontal curves. Except on “local streets,” a
one-hundred-foot (100) minimum tangent shall be required between
curves.

(c)  Minimum sight distance is measured with the height of the eye at three
and three quarters (3.75) feet to the height of the object on the road at
one-half (0.5) feet. Vertical curves shall be used at changes of grade
exceeding one percent and shall be designed in relation to the extent of
the grade change and to provide the minimum sight distances listed
above.

(d)  Very Low Density includes residential developments having a net project
density of less than one (1) unit per acre or recreation subdivisions as
defined herein, which are considered by the Borough Council to have an
equivalent density.

(e) Low density includes developments having a net project density between
one (1) and three (3) units per acre.

4] Sidewalks will normally be required except where there is a physical site
limitation that results in a hardship situation. However, the Borough will
expect the applicant to provide alternative pedestrian circulation
improvements which may include development of new sidewalk on the
opposite side of the street or along the rear of the property.

(@)  Improvement of right-of-ways, cartways (including pavement and shoulder
areas) shall be carried out in accordance with any Delaware Water Gap
Borough Road Construction Resolution, and with Appendix A herein.

(h)  The Borough Council may require shoulder areas to be fully improved if
warranted by individual street requirements or function.
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(i)

Maximum grades in excess of those shown in the above Table 1 may be
permitted by the Borough Council in steep slope areas where complete
compliance with the requirements of Table 1 is not topographically or
economically feasible, provided that safe and efficient access shall be

preserved.

3.205 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.

Multiple intersections involving junction of more than two and
one-half (2 72) streets shall be avoided. Where this proves
impossible, such intersections shall be designed with
extreme care for both pedestrian and vehicular safety.

Clear sight triangles shall be provided at all street
intersections within which no obstruction to vision shall be
permitted between a height of two and one-half (2.5) to ten
(10) feet above the center line grade of each street. Such
clear sight triangles shall be established from the point of
intersection of the center lines of the intersecting streets for
a distance of seventy five (75) feet where both streets are
local streets, one hundred (100) feet where one (1) or both
streets are collector streets or non-residential streets, and
one hundred fifty (150) feet where one or both streets are
major streets.

To the fullest extent possible, intersections with major streets
shall be located not less than eight hundred (800) feet apart,
measured from center line to center line.

Two streets intersecting a third street from opposite sides
shall be laid out directly opposite one another or with a
minimum center line offset of one hundred twenty five (125)
feet when all streets are local streets, or with a minimum
center line offset of three hundred (300) feet when one (1) or
more of the streets is a collector street, a non-residential
street or a major street.

Minimum curb radii at street intersections shall be fifteen
(15) feet for intersections involving only local streets, thirty
five (35) feet for intersections involving collector streets or
non-residential streets and fifty (50) feet for intersections
involving major streets.
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Where the grade of any street at the approach to an
intersection exceeds seven (7) percent, a leveling area shall
be provided having not greater than a five (5) percent grade
for a distance of thirty five (35) feet measured from the
nearest right-of-way line of the intersecting street.

3.206 Cul-de-sac Streets

a.

Dead-end streets serving more than four (4) dwelling units
shall be designed as cul-de-sac streets with an improved
turnaround.

Cul-de-sac streets, or any system of connected cul-de-sacs
served by one access point, permanently designed as such,
shall be considered to be local streets and they shall not
exceed eight hundred (800) feet in length, and shall
generally furnish access to not more than eighteen (18)
dwelling units.

Cul-de-sac street shall be provided at the closed end with a
paved turnaround having a minimum radius to the outer
improved edge or curb line of forty (40) feet and a minimum
right-of-way radius of fifty (50) feet.

Unless future extension is clearly impractical or undesirable,
a right-of-way of the same width as the street shall be
carried to the property line from the end of the cul-de-sac in
such a way as to permit future extension of the street into
the adjoining tract.

3.207 Lot Design Standards

a.

Area and other dimensions of lots and parcels shall conform
with the requirements of any Zoning Ordinance of the
Borough.

All lots shall front on a public street, except that such
frontage may be located on a private street where such a
private street is permitted as set forth in Table 1 and Section
3.204 f.

For lots which are less than one (1) acre in size, the ratio of
the depth of any lot to its width shall not be greater than
three (3) to one (1), except as may be specified in any
Zoning Ordinance of the Borough.
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d.

3.208 Blocks

a.

3.209 Off-Str

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

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

1. Provision of adequate sites for buildings of the type
proposed.

2. Zoning requirements.
3. Topography.

4. Requirements for safe and convenient vehicular and
pedestrian circulation.

Blocks shall normally have a maximum length of twelve
hundred (1200) feet. In the design of blocks longer than one
thousand (1000) feet, special consideration shall be given to
the requirements of satisfactory fire protection and
pedestrian travel.

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; where
special superblock, cluster design, planned unit
developments or other large scale, commercial or industrial
developments are proposed or where topographic or other
conditions prevent such a design.

Pedestrian interior crosswalks 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. Sidewalks shall have handicapped
access provided at all street intersections.

eet Parking and Loading

a.

Every type of residential land development or subdivision

shall provide off-street space for at least two (2) vehicles for
each proposed dwelling unit. Such off-street parking spaces
may be in an individual garage, carport, or driveway (located
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within the lot line) or in a common compound area
convenient to the dwelling units to be served.

b. Depth and width of parcels laid out or reserved for non-
residential use shall be sufficient to provide satisfactory
space for off-street parking and unloading for the intended
use.

C. Parking stalls shall be a minimum of nine (9) feet wide by
eighteen (18) feet long.

3.210 Driveways

a. Driveway widths shall be designed to properly and safely
serve the function for which they are intended. Such
driveways shall not be less than ten (10) feet wide or greater
than thirty (30) feet wide.

b. Driveway entrances shall be clearly defined and shall
provide a minimum turning radii at the street intersection of
ten (10) feet when serving a residential area and thirty (30)
feet when serving a non residential development. Such
turning radii shall be properly constructed in relation to the
type of curb provided.

C. The number of driveways and driveway intersections on a
major street shall be minimized and avoided where possible.
Permits for driveways intersecting with State roads or
highways shall be secured from the Pennsylvania
Department of Transportation. Such driveway intersections
shall generally not be located closer than seventy (70) feet
from any street intersection right-of-way line.

d. Driveway grades shall not exceed ten (10) percent when
access is to a collector or local street, or seven (7) percent
when access is with a major street, except where such
excess grade is required to provide adequate access to the
parcel and in such cases, a seven (7) percent leveling area
shall be provided within twenty (20) feet of the street right-of-
way line.

3.211 Storm Drainage

a. All parcels shall be laid out and graded to provide positive
drainage away from buildings.

25




Storm sewers, culverts and related installations shall be
provided:

1. To permit unimpeded flow or natural water courses.

2. To insure adequate drainage of all low points along
the line of streets.

3. To intercept storm water run-off along streets at
intervals reasonable related to the extent and grade of
the area drained.

In the design of storm sewerage installations, special
consideration shall be given to avoidance of problems which
may arise from concentration of storm water run-off over
adjacent properties.

Storm water management shall conform with the
requirements of the Pennsylvania Storm Water Management
(P.L. 864), as amended, and by the Storm Water
Management Guidelines established by the Pennsylvania
Department of Environmental Resources and any Storm
Water Management Plan adopted by the County.

All developments shall limit the rate of storm water run-off so
that no greater rate of run-off is permitted than that of the
site in its natural condition.

Storm drainage systems shall be designed separately from
any sanitary sewer systems and such storm systems shall
be installed in accordance with sound and established
engineering practices as determined by the Borough
Council. Such storm systems shall be designed to
accommodate any storm discharges from the property being
subdivided and additional run-off which may occur from
higher elevations within the same watershed when it is fully
developed. Such storm systems shall not overload existing
storm drainage systems or create flooding hazards.

Facilities such as bridges, culverts, dams and other drainage
facilities affecting the flow of water in a watershed shall meet
the requirements and be approved by any State Agency
having jurisdiction over such facilities.
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3.212 Easements

a.

Easements with a minimum width of fifteen (15) feet plus the
width of any physical improvement, or with the minimum
width of any natural swale shall be provided as necessary for
all utilities and drainage facilities, including installation of
“private” utility services.

Easements for installation of underground conduits for
electric power, telephone, and television cable lines shall be
provided so that each lot or leased unit can be practically
served.

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

Where a subdivision is traversed by a water course, there
shall be provided a drainage easement or right-of-way
conforming substantially with the line of such water course
and of such width as will be adequate to preserve natural
drainage.

Special requirements for environmental easements are
presented in section 3.218 of this Ordinance.

3.213 Water Supply and Sewerage Facilities

a.

All subdivisions and land developments located within the
Borough shall be served with an adequate water supply
system and with an adequate sewage system. If Borough
centralized water or sewer service is available to the
proposed subdivision, then the Borough shall require the
subdivision to connect to the Borough centralized system. If
a Borough centralized water or sewer system is not
available, then the Subdivider shall design either an on-lot,
publicly owned, or private central systems.

The sewer system shall meet the requirements of the
“Official Sewage Facilities Plan” for Sewage Systems
adopted by the Borough as required by the Pennsylvania
Sewage Facilities Act, as amended, and by the requirements
of the Pennsylvania Department of Environmental
Resources. Such facilities shall be designed in accordance
with requirements of the Pennsylvania Department of
Environmental Resources, the Borough and any Authority
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having jurisdiction over such facilities, subject to the review
and approval of the Borough Council.

Capped sewers and/or water lines shall be installed when a
public sewer and/or water system will be available to serve
the subdivision in a reasonable time, not to exceed ten (10)
years, in accordance with the “Official Sewage Facilities Plan
and/or water plans” and other ordinances of the Borough.

Any “Supplement” or “Plan Revision” of the “Official Plan” for
Sewage Systems, as required by Pennsylvania DER
requirements, shall be obtained by the Subdivider and made
a condition for the Final Approval of any subdivision or land
development. It is recommended that an application for such
required “Supplements” or “Plan Revisions” be initiated by -
the Subdivider during the Preliminary Plan Phase and prior
to submission of the Final Plan.

All water supply systems and sanitary sewer systems,
whether public or private, located in any designated flood
plain district shall be flood proofed up to the regulatory flood
elevation.

Where a Subdivider proposes to provide a water supply by
means other than by private wells owned and maintained by
the individual owners of lots within the subdivision then the
Subdivider shall present evidence to the Borough that the
subdivision or development is to be supplied by a certified
public utility, a bona fide cooperative association of lot
owners, or by a municipal corporation, authority or utility. A
copy of a Certificate of Public Convenience from the
Pennsylvania Public Utility Commission or an application for
such certificate or cooperative agreement or a commitment
or agreement to serve the area in question, whichever is
appropriate shall be acceptable evidence.

Any centralized water system shall also include a
requirement in the developer agreement that any new
dwelling unit or equivalent dwelling unit shall be required to
have a separate water meter.

3.214 Other Utilities

a.

A plan for providing all necessary utility services to the
proposed subdivision and land development shall be
prepared by the Subdivider in cooperation with the
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appropriate public utility companies and governmental
agencies.

Wherever possible, utilities shall not be placed under the
paved portion of a street and easements should be provided
to facilitate utility locations in areas which will facilitate easy
access to and repair of utility lines.

Fire hydrants shall be required in medium density areas (net
project density of more than three (3) units per acre) and
wherever a central water system is installed. Spacing of
hydrants shall be such that no residential structure shall be
farther than six hundred (600) feet and no non-residential
structure shall be farther than four hundred (400) feet from a
hydrant.

Additional standards published by the Insurance Services
Office of Pennsylvania may also be applied by the Borough
Council.

All electric utility distribution lines, telephone, cable TV, and
other similar lines shall be installed underground in
subdivisions or land developments.

Wherever practicable, in accordance with good engineering
practice, utility easements and trenches shall be occupied
jointly by compatible utilities.

All public and/or private utilities and facilities including gas
and electric shall be elevated or flood proofed up to the
regulatory flood elevation.

3.215 Erosion and Sediment Control

a.

The Pennsylvania Department of Environmental Resources
under the authority of the Pennsylvania Clean Streams Act
requires that all land owners or persons shall develop an
Erosion and Sedimentation (E&S) Control Plan. Subdividers
proposing subdivisions and land developments requiring the
movement of earth shall prepare an Erosion and
Sedimentation Control Plan. The standards and
requirements for such a plan shall comply with the latest
Erosion and Sediment Pollution Control Program Manual
published by the Pennsylvania Department of Environmental
Resources, Bureau of Soil and Water Conservation.
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Said Plan shall be prepared in accordance with Title 25,
Rules and Regulations of the Clean Streams Law (P.L.
1987) and shall be submitted to the Borough as a part of the
Preliminary Plan submission or said Plan may be required by
the Developer’'s Agreement after Preliminary Plan approval,
but before Final Plan approval or construction of
improvements.

If the proposed subdivision and land development is over
twenty five (25) acres then the Subdivider is required by the
State to secure a permit from the Pennsylvania DER. Said
permit shall be a condition for the Final Approval of any
subdivision or land development.

The Conservation District shall review all plans for E&S that
are required as part of this Subdivision and Land
Development Ordinance.

3.216 Additional Non-Residential Requirements

a.

Wherever possible, commercial and industrial parcels should
include enough land to provide for a group of commercial
establishments to be planned, developed and operated as a
unit. Such a development shall be planned with coordinated
driveways, parking areas and other common facilities.
Narrow, highway ribbon developments fronting directly on a
major street should be discouraged, whenever possible.

Traffic movements in and out of commercial and/or industrial
areas should not interfere with external traffic, nor should it
create hazards for adjacent residential areas. The Borough
will require a traffic impact study for any new development
and enlargement that shall generate more than five hundred
(500) trips per day.

The design of streets, service drives and pedestrian ways
should provide for safe and hazard-free internal circulation.

Block layout and design shall give due consideration to site
conditions, to the best possible service to customers, traffic
and parking circulation and pick-up and delivery services.

The total area shall be sufficient to provide adequate space

for off-street parking and loading, landscaping and other
facilities required to properly serve the intended use.
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3.217 Solar Orientation and Energy Conservation

a. All developers are encouraged to use recognized solar
design principles and features which will maximize the use of
individual building sites for passive solar building
construction.

b. Such solar principles include the following:

- Layout of streets to provide a maximum number of sites
with a southern orientation to maximize solar heat gain.

- Minimum use of north facing building exposures.
- Protection of solar access.

- Landscaping to complement solar use and to promote
cooling in the summer.

- Protection of trees.
- Shading for summer solar exposures.

3.218 Environmental Protection Required Easements and Consideration -
Proposed subdivisions and proposed land developments shall be
subject to special environmental/easements and planning
considerations. These environmental considerations are identified
because, if not properly considered, the proposed subdivision
and/or land development could adversely affect the public health,
safety or welfare. The following regulations shall be required for
environmental protection. Such environmental or hazardous
conditions shall include a flood hazard, wetlands, rivers and
streams, groundwater aquifers and recharge areas, areas with a
slope in excess of fifteen (15) percent. It is the intent of this
Ordinance that all development follow standards for environmental
protection while providing a reasonable use for the property owner.
Special review requirements are described at the end of this

Section.
a. Areas Subject To Flooding
1. Definition - Floodplain here means those areas

designated on FEMA Flood Insurance Rate Maps as
areas of special flood hazard, as defined by the 100-
year floodplain boundary.
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b. Wetlands

1.

Special Requirements for Development in Floodplain -

Structure or disturbance within the 100-year flood
boundary shall conform with the following standards:

Any obstruction of floodwater, as well as any
increase in potential for flooding on other
properties, should be prohibited.

New development shall not result in a rise in
flood elevations on or off the site, either
upstream or downstream.

Finished grade of the lowest habitable floor of
a structure shall be at least one (1) foot above
base flood elevation.

No lakes, ponds, or natural areas which detain
natural drainage flows shall be filled without
approval from the Zoning Hearing Board.

All structures shall be floodproofed and
securely anchored unless otherwise exempted.

No structural development shall be permitted in
the floodway except where the effect of such
permitted development on flood heights is fully
offset by accompanying stream improvements
which have been approved by all appropriate
local and/or State authorities.

Disturbed areas shall be properly stabilized to
prevent future damage from storms, heavy
runoff and flooding.

No on-site sewage disposal systems shall be
placed within the 100-year flood limits.

Delineation of Wetland Boundaries - Wetland here

means lands of the Borough as shown on the
National Wetlands Inventory Map of U.S. Fish and
Wildlife Services, or those lands which are identified
as wetlands by recognized applicable authorities or
studies, or some other competent authority or agency
recognized by Borough Council.
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The National Wetland Inventory Map shall be used as
a legal basis for the delineation of wetland. In
addition, an on-site inspection or survey by a licensed
wetland inspector or soil technician recognized by the
Planning Commission shall be required.

Special Requirements for Wetland Protection - All
developments or activities proposed within the
designated wetlands or the 100-foot protective buffer
zone shall be subject to special permit review by the
Board, and should comply with all relative Federal
and State laws as a condition of subdivision and land
development approval.

No development that would result in the despoliation
and destruction of wetlands should be permitted.

No sewage disposal systems shall be located within
the wetland boundary or the 100-foot buffer zone.

Where development on wetlands is inevitable due to
factors, wetland mitigation shall be required.

C. Groundwater Aquifers and Recharge Areas

1.

Definition - Groundwater is replenished, or recharged
by the rain or snow that falls on the land.

Groundwater aquifers are permeable saturated
underground formations of rock, sand or gravel
groundwater.

Recharge areas are land surface areas through which
groundwater enters the earth.

Special Requirements for Groundwater Protection -
Any proposed land use which may directly by means
of effluent discharge into the ground or indirectly
through leaching of stored materials result in the
pollution of the groundwater shall be prohibited from
developing in the aquifer outcrops and/or recharge
areas. The determination of such hazards shall be
made by the appropriate State Agency and/or a
qualified sanitary engineer recognized by Borough
Council.
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River, Streams, Ponds and Lakes - Rivers, streams, ponds
and lakes shall be left as permanent open space. No
development, filling, piping or diverting shall be permitted
except for required roads. Even roads shall be designed to
minimize disruption. This regulation also applies to wetlands.

All developments shall protect rivers, streams, lakes and
ponds from sedimentation and shall control erosion in
accordance with PA Stream Law Act and DER implementing
regulations.

No alteration of watercourses, whether by excavation, filling,
grading, clearing, draining or otherwise shall be made that
affects the water levels or flow of such watercourses without
review as to the effect of such alteration and any related
facilities on water recharge areas, water table levels, water
pollution, aquatic animal and plant life, temperature change,
drainage, flooding, runoff and erosion. This review and
recommended approval of such alteration shall be made by
the Borough Planning Commission in consultation with the
Soil Conservation Service and the DER.

All development proposed within one hundred (100) feet of
the normal stream bank of river, stream within the Borough
or within one hundred (100) feet of any pond, reservoir or
other water body in excess of one-fourth (1/4) acre of water
surface area shall be subject to special permit review by the
Borough Council.

Steep Slopes

1. Definition - Steep slopes here mean areas with a
slope of greater than fifteen (15) percent (i.e., a rise or
fall of more than fifteen (15) feet in a horizontal
distance of one hundred (100) feet).

2. Special Requirements for Developments on Steep
Slopes - Development on sites with steep slopes shall
be minimized wherever possible so as not to
excessively increase water runoff, cause soil erosion,
stream sedimentation, stream siltation, mud slides or
cause any other significant disruption of the
environment. Disturbances of any such areas shall be
stabilized and reclaimed as much as possible during
and after construction.
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Grading plan, soil erosion and sedimentation control
plan, and landscaping plan, prepared by the owner or
developer of the land, shall be required and be
submitted with any site plan proposal which involves
slopes greater than fifteen (15) percent. The plans
should contain methods to minimize rainfall runoff and
to prevent erosion and the resulting sedimentation.
The erosion and sedimentation control plan shall
meet the requirements of PA DER in this regard.

Grading shall be minimized to the extent possible on
sites with slopes over fifteen (15) percent. There shall
be no grading permitted on slopes greater than twenty
five (25) percent without a positive recommendation
from the Borough Planning Commission after they
receive a review comment from the local Soil
Conservation Service.

Special Review Requirements - The Borough Planning
Commission and Borough Engineer shall perform a special
review for proposed subdivisions and/or land developments
that contain one or more of the above areas of
environmental concern. The Borough shall require that areas
affected by these environmental limitations be placed in an
environmental easement thereby limiting the use of these
lands appropriate to their environmental limitation. Every lot
created or proposed to be developed through this
subdivision and land development process shall also meet
the minimum zoning ordinance standards for land use and
development. Otherwise, the lots adversely affected by
environmental limitations should be enlarged and redesigned
in order to create usable lots.
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ARTICLE 4

MOBILE HOME PARKS

4.100 DESIGN STANDARDS DETAILS

All subdivisions and land developments designed as a mobile home park
shall comply with the requirements of the State of Pennsylivania for such
mobile home parks. All such parks shall be subject to the following
requirements and to all other applicable requirements of this Ordinance:

a.

Lot Requirements - All individual mobile homes located in a mobile
home park shall have a minimum lot size, set back, area and side
yard as required by any Zoning Ordinance of the Borough.

Landscaped Buffer Areas - Except where affected by access roads
or other functional design reasons the Subdivider of all mobile
home parks shall provide for the development and maintenance of
a landscaped buffer area at least ten (10) feet in width (in addition
to any required yards) along all property boundary lines consisting
of fences and/or appropriate trees and/or other suitable natural
plant materials. The construction of any buildings or accessory
structures shall not be permitted within this buffer area. A planting
plan specifying the type, size, and location of existing and proposed
plant and fence material shall be required.

Size and Location of Mobile Home Parks

1. All mobile home parks shall have a minimum overall tract
area of five (5) acres.

2. There shall be a minimum distance of twenty five (25) feet
between an individual mobile home and the adjoining mobile
home. There shall be a 15-foot minimum setback distance
between any part of a mobile home and the adjoining
pavement of any other mobile home, park street or other
common area.

Foundation Anchors and Enclosures

1. An adequate number of foundation anchors for the
placement and tie-down of the mobile home shall be
provided for the purpose of stabilizing the super-structure
against uplift, sliding, rotation and over-turning. Foundation
anchors shall be adequately designed and installed to
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provide adequate tie-down as required above. Anchors shall
be positioned at random distances as required for tie down
purposes.

2. All mobile home parks shall provide for the enclosure of the
foundation area on which the mobile home unit is situated.
Enclosures shall be installed within a minimum of one
hundred eighty (180) days after placement of a mobile home
unit.

Off-Street Parking - At least two (2) off-street parking places shall
be provided for each mobile home. Off-street parking stalls shall be
a minimum of nine (9) feet wide by eighteen (18) feet long.

Required Improvements - All mobile home parks shall comply with
the Required Improvements set forth in Article 5 and shall conform
with the Design Standards set forth in Article 3.

The Developer shall provide all mobile home parks with adequate
streets, sewer, water and other facilities and shall meet all the
requirements of this Ordinance for residential subdivisions and land
developments.

Other Utility Requirements

1. Each mobile home lot shall be provided with a suitable
method for connecting the mobile home sewage drain outlet
to the sewer line. Provision shall be made for plugging the
sewer riser pipe when a mobile home does not occupy the
lot. Surface drainage shall be diverted away from the riser.
The rim of the riser pipe shall be encased in a waterproof

catch basin.

2. Each mobile home lot shall have a water riser pipe which
connects the mobile home water system to the central water
system.

3. All fuel storage tanks shall be constructed in accordance

with appropriate State agency and fire code regulations.

Special Design Features - The Borough Council will give special
consideration to any unique design features required or provided by
the mobile home park, including such factors as:

- Lots laid out at an angle to streets to facilitate the movement
of mobile homes.
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One-way streets.

Design to facilitate vehicular circulation and vehicular access
to each lot.

Common vehicle parking areas.
Provision of common recreation, open space or service
facilities required to meet the needs of the mobile home

park.

Provision of adequate and secure storage space and
buildings to service the mobile home park.
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5.100

5.200

ARTICLE &

REQUIRED IMPROVEMENT

APPLICATION

The minimum improvements required for all subdivisions and land
developments which shall be provided and installed by the Subdivider as a
condition for final approval of any plan shall be set forth in this section.
Alternate improvement standards may be permitted if the Borough Council
deems them equal or superior in performance characteristics to any
specified improvements. All improvements are subject to the review,
advice and inspection of the Borough Council. Additional or higher type
improvements may be required in specific cases where the Borough
Council find them to be necessary to create a condition essential to the
public health, safety and general welfare of the citizens of the Borough.

SUMMARY OF REQUIRED IMPROVEMENTS

Minimum improvements to be required of the Subdivider, where
applicable, shall include the following. Additional improvements may be
required in accordance with other adopted ordinances or regulations.

TABLE 3
REQUIRED IMPROVEMENTS TO BE PROVIDED
Medium Low
Type of Non-Residential Density Density Mobile
Improvement Areas Residential Residential Home
Required (a) (b) (b) Parks
Improved Streets X X X X
Adequate
Drainage and/or
Storm Sewers (¢) X X X X
Sidewalks X X X (d)
Monuments and
Markers X X X (e)
Shade Trees X X X X
Street Name Signs X X X
Street Lighting X X X X
Fire Hydrants 1) ) (f) ()
Electric &
Telephone X X X X
Central Water &
Sewer (9) X (9) X

Footnotes: See next page.
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Footnotes:

(@)

(b)

(c)

(d)

(e)
()
(9)

This column includes requirements for non-residential development such
as shopping centers, office development, and industrial development.

Low density includes developments In R-1 Zoning District. Medium
density includes development in R-2 Zoning Districts.

Sod, stone or concrete swales and/or concrete or asphalt rolled curbs
and gutters or valley gutters shall be provided in accordance with sound
design and maintenance standards where required to adequately control
storm water.

Sidewalks will not normally be required except where they would be an
extension of an existing sidewalk system or where they are needed to
facilitate pedestrian traffic to school, shopping, park or other uses which
generate pedestrian traffic as determined by the Borough Council.

Monuments required at corners of Mobile Home Park property.

Fire hydrants are required wherever a central water system is installed.
Central water and sewer facilities and capped sewers shall be required in
accordance with County and Borough sewer and water plans and also

with PA DER requirements.

Alternate or experimental water or sewage systems may be permitted if
approved by PA DER.

X Indicates that the improvement is required.

5.300 REOQUIRED IMPROVEMENTS DETAILS

5.301 All required improvements shall be constructed in accordance with
the requirements of this Ordinance and with Appendix A to this
Ordinance which is on file at the office of the Borough Secretary.
Said Appendix is entitled “Required Subdivision and Land
Development Improvements.” Said Appendix A may be updated by
separate resolution(s) at a legally convened meeting of the
Borough Council after publication of a Notice of Intent to adopt such
a resolution.

The design of all required improvements shall be reviewed by
qualified Borough staff, Community Planner and/or the Borough
Engineer and said review shall include a determination that all
improvements have been designed in accordance with the Design
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Standards set forth in Article 3 and with other applicable Borough
requirements and shall be consistent with sound engineering and
construction practices.

5.400 FLOOD PRONE AREA REQUIREMENTS

a.

All development proposed in any identified 100-year floodplain, as
set forth in “Flood Insurance” or Floodplain Ordinances or other
applicable authoritative studies shall be designed in accordance
with sound floodplain management principles. Such principles shall
include the following:

- Development in the “floodway” portion of the floodplain shall
be kept free of any encroachment which obstructs or limits
the flow of water, except that temporary or seasonal uses
which are not permanent and which can be moved or which
do not obstruct the flow of water may be permitted by the
Borough Council if they do not constitute a potential threat or
hazard to life and property.

- Development in the “floodway fringe” portion of the
floodplain will be permitted, provided that hazardous
velocities are not produced.

The “floodway” plus the “floodway fringe” constitute the 100-year
floodplain area. The “floodway fringe” includes the outer limits of
the 100-year floodplain area, which if completely obstructed would
not increase the water surface elevation of the 100-year flood by
more than one (1) foot within the floodway.

No subdivision and/or land development, or part thereof, shall be
approved if the proposed development and/or improvements will
individually or collectively, increase the 100-year flood elevation
more than one (1) foot at any point in the floodway area.

Building sites for residences or other types of buildings or
accommodation shall not be permitted in the floodway area. Sites
for these uses may be permitted outside the floodway area if the
buildings are protected or are elevated up to the regulatory flood
elevation.

If the Borough Council determine that only a part of a proposed
plan can be safely developed, it shall limit development to that part
and shall require that development proceed consistent with this
determination.
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