
Lower Paxton Township 

Board of Supervisors 

Tuesday, July 7, 2020   7:00 PM 

425 Prince Street, Harrisburg, PA 

 

CALL TO ORDER - CHAIRMAN HENRY 

PLEDGE OF ALLEGIANCE 

APPROVAL OF MINUTES 

PUBLIC COMMENT 

CHAIRMAN & BOARD MEMBERS' COMMENTS 

MANAGER'S REPORT 

OLD BUSINESS 

NEW BUSINESS 

ACTION ON TASK ORDER 2020-01; AUTHORIZING PAYMENT TO CRW FOR THE 

PAXTON CREEK WATERSHED SEDIMENT REDUCTION PROJECT - Mr. Weaver 

ACTION ON ORDINANCE 20-06; REPEALING PRIOR BUILDING PERMIT ISSUANCE 

PROCEDURES UNDER ORDINANCE 95-6, 95-7, 95-10, AND 19-04 - Mr. Weaver 

ACTION ON ORDINANCE 20-07; AMENDING THE LOWER PAXTON TOWNSHIP 

ZONING ORDINANCE TO CREATE A TOWNE CENTER (TC) ZONING DISTRICT - Mr. 

Gotshall 

ACTION ON CHANGE ORDER #1 WITH ROGELE, INC., FOR THE EMERGENCY 

REPAIRS TO WASTEWATER SYSTEM 2018 CONTRACT - Mr. Weaver 

SUBDIVISION AND LAND DEVELOPMENT 

ACTION ON A FINAL LAND DEVELOPMENT PLAN FOR LOT 3 AT BLUE RIDGE 

VILLAGE (PLAN #20-06) - Mrs. Zerbe 

PAYMENT OF BILLS - LOWER PAXTON TOWNSHIP & LOWER PAXTON TOWNSHIP 

AUTHORITY 

ANNOUNCEMENTS 

ADJOURN 

 

Next Board Meeting (Workshop): Tuesday, July 14, 2020 at 7:00 PM 



































ORDINANCE NO. 20-______

AN ORDINANCE OF LOWER PAXTON TOWNSHIP,
DAUPHIN COUNTY, PENNSYLVANIA, AMENDING, MODIFYING

AND CHANGING THE LOWER PAXTON TOWNSHIP
ZONING ORDINANCE TO CREATE A TOWNE CENTER (TC) ZONING DISTRICT

BE IT ORDAINED by the Board of Supervisors of Lower Paxton Township, Dauphin County, 
Pennsylvania, as follows:

SECTION 1: Section 203-301.A of the Lower Paxton Township Zoning Ordinance

(the “Zoning Ordinance”) is hereby amended to add TC Towne Center to the list of 

designated zoning districts.

ARTICLE III
Districts

§ 203-301. Designation of districts and purposes.

A. For the purpose of this chapter, Lower Paxton Township is hereby divided into the 
following zoning districts, with the following abbreviations:

CO Conservation
AR Agricultural Residential
R-1 Residential - Low Density
R-2 Residential - Medium Density
R-3 Residential - Medium High Density
R-C Residential Cluster
V Village
CN Commercial – Neighborhood
CG Commercial – General
ON Office – Neighborhood
BC Business Campus
LI Light Industrial
GI General Industrial
IN Institutional
TND Traditional Neighborhood Development Overlay District
OSD Open Space Development Overlay District
TC Towne Centre

 SECTION 2: Section 203-301.D of the Zoning Ordinance is hereby amended to add paragraph 17, 
which provides as follows:

(17) TC Towne Centre District. The provisions of § 203-321.A. shall apply.



SECTION 3: A new Section 203-321, TOWNE CENTER (TC) District is hereby added to the Zoning 
Ordinance, and provides as follows: 

§203-321. TOWNE CENTRE (TC) DISTRICT

321.A. Intent.
The primary purpose of the Towne Centre (TC) zone is to create walkable, livable, and attractive
mixed- use development centers of a sustainable density to create a sense of place. Specifically,
the Towne Centre zone is intended to blend residential, commercial, cultural, institutional, and/or
entertainment uses, where those functions are physically and functionally integrated and:

1. Allow market-driven growth in places that are most conducive to accommodating additional 
activity.

2. Encourage economic development through the creation of a mix of uses within existing 
commercial centers.

3. Provide housing development.

4. Promote a walkable community with pedestrian-oriented buildings and open space.

5. Promote street-level activity with attractive first-floor retail, dining and personal service 
and other compatible uses to support the needs of local employees and residents.

6. Create and support lively, human-scaled activity areas and gathering places for the 
community by encouraging civic uses, plazas, and a mix of uses.

7. Ensure that new development is consistent with and enhances the internal and external 
streetscapes.

8. Promote the adaptive reuse of existing buildings.
9. Encourage the redevelopment of underutilized or obsolete industrial or commercial property.
10. Encourage a high level of architectural detail, aesthetically pleasing signage and functional 

site design through the utilization of design guidelines.

321.B. Uses.

1. Permitted Uses.
A lot and/or building may be used for one or more of the following by-right permitted uses:

a. Office, entertainment, institutional and related uses, as listed below:
(1) Professional, administrative, and business  offices.
(2) Financial institutions, excluding drive-through facilities.
(3) Hotels provided the building or part of a building so used is a minimum of five (5) 

stories in height, convention centers, meeting space, and banquet facilities.
(4) Galleries and museums.
(5) Theaters.
(6) Schools and day care centers.
(7) Government administrative uses, post offices, community centers, and libraries.



b. Retail, restaurant, and related uses, as listed below:
(1) Retail commercial sales, excluding drive-through facilities.
(2) Personal service businesses.
(3) Restaurants and other food or beverage establishments including those that offer 

entertainment experiences but excluding drive through facilities.
(4) Studios for dance, music, fitness, art, or photography.
(5) Indoor sports facilities, racquet sports, and health club.

c. Apartment and condominium units provided all dwelling units are located on the second
floor and above except as conditionally permitted in section 321.B.2. and further
provided that the building or part of a building so used is a minimum of four (4) stories
in height

d. Parks, open space uses, and plazas.

e. Structured parking, in accordance with section 321.E.3.b. Multi-story parking decks are
encouraged.

f. Accessory uses to a principal use, including surface parking lots.

2. Conditional Uses.
A lot and/or building may be used for one or more of the following conditional uses, in
conjunction with a permitted use, provided conditional use approval is received i n  accordance
with the requirements of section 203-117 of this chapter and all standards of the TC District are
met:

a. Apartment and condominium dwelling units on the first floor, provided:
(1) The units are not located on a block or across the street from a block that is primarily

comprised of existing or proposed retail and related uses, as listed in section
321.B.1.b., on the first floor.

b. Townhouses provided:
(1) They are not located on a block or across the street from a block that is primarily

comprised of existing or proposed retail and related uses, as listed in section
321.B.1.b., on the first floor.

(2) The townhouses are not located on a collector or higher classification street.

c. Transit facilities, provided buildings over 1,000 square feet in size incorporate ground
floor retail and related uses, as listed in section 321.B.1.a. and b., along at least fifty
percent (50%) of the front facade(s) of the building.

d. Temporary surface parking lots as a principal use, provided the parking lot is not located
on the principal retail street of the development and an alternative permitted use is
shown on the a p -   proved Master Plan for the development.



3. Prohibited Uses.
The following uses, as well as any use not specifically permitted, are prohibited:

a. Drive-through window or facilities.
b. Automobile or other vehicle sales, service, or repair  establishments.
c. Gasoline service station and filling station.
d. Self-service storage facilities.
e. Adult entertainment uses.
f. Single-family detached  homes.
g. Tattoo parlors.
h. Medical marijuana facilities.
i. Bowling alleys unless a part of an adult amusement arcade.

321.C. Mixed Use, Master Plan, and General Requirements

1. Mix Requirements.
a. Developments shall meet the following mix o f  uses requirements, depending on the size

of the property at the time the property was zoned  TC:

Land Use 
Group

Tracts greater 
than 10 acres in
size

Tracts of 1 to 10 
acres in size

Tracts of less 
than 1 acre 
in size

Minimum
Percent of
Building 

Floor Area

Maximum
Percent of
Building 

Floor Area

Group 1: 
Office, 
entertainment
, 
institutional, 
and related 
uses, as listed
in section 
321.B.1.a.

5% 70
%

Developments shall
include at least two

of the land use
groups listed in the
first column of this
table, with each of
the required groups
comprising at least 

10% of the
development’s total
building floor area.
In addition, retail, 

restaurant, and
related uses (Group 2

uses) may not
comprise more than

35% of the
development’s total
building floor area.

No mixing
requirement.

Developments can
consist of one or

many uses

Group 2: 
Retail, 
restaurant, 
and related 
uses, as 
listed in 
Section 
321.B.1.b.

5% 70
%

Group 3: 
Residential, 
as listed in 
sections
321.B.1. c.  or
321.B.2. a. and  b.

20% 70
%



b. Usable open space and plaza uses shall comprise at least five percent (5%) of the net 
tract area of all TC developments.

Illustration of Mix of Uses

2. Master Plan. Before any use is approved or any lot is subdivided, all properties proposed
for TC development shall be developed in accordance with a n  overall single master plan
that has been approved by the Township Board of Supervisors after review and
recommendation of the Township Planning Commission. Master plans shall be submitted
as part of or prior to a preliminary plan submission for a TC development. Consistent with
final plan approvals, individual portions of the TC may be owned and constructed by
different entities, provided there is compliance with the overall master plan and any
phasing plan.

a. Master plans shall meet the following requirements:

(1) Master plans shall be prepared when any property, existing at the time of adoption of
this ordinance, is initially proposed for subdivision or land development. Subdivided
properties that are intended to be developed at a later date shall be subject to this
initial master plan.

(2) Master plans shall show land uses, proposed buildings, existing buildings that will
remain post-development, proposed streets, existing streets that will remain post-
development, cartway widths, approximate lot lines and dimensions, common open
spaces, plaza areas, major pedestrian and bicycle pathways, parking areas, major
detention basins and proposed types of housing and commercial uses. Master plans
are not required to include the same level of engineering detail as a preliminary
subdivision plan.

(3) Master plans must show coordinated vehicle access from all adjacent land owned,
equitably owned or otherwise controlled by the applicant and be fully coordinated
with any existing, proposed or approved development on adjacent land, including
providing for pedestrian and bicycle access to adjacent tracts.

(4) Landscaped open space and plaza areas shall be strategically placed within the TC.

(5) Pedestrian and motor vehicle routes shall be laid out to create a sense of place and a
main streetscape.

(6) Master plans shall include sufficient information to accurately show existing
conditions and the proposed layout of the mixed uses, open spaces, plazas and streets.
Master plans shall demonstrate that the mix requirements of Section 321.C.1.a. have
been  met.

b. The municipal governing body may require changes in the master plan in order to meet
the legislative intent and other standards of the TC District. Development of property
may be done in phases; however, any proposed subdivision or land development of a
property o r  portion of a property must be consistent with the master plan. If a proposed
subdivision or land development is not consistent with the master plan, the master plan as
a whole may be revised, provided the following requirements are  met:



(1) The master plan complies with all TC requirements, including the mix requirements
of Section 321.C.1.a.

(2) All owners of land within the original master plan development area, whose property
is affected by the revised master plan, approve the revisions to the master plan that
affect their properties.

(3) The revised master plan is approved by the Township Board of Supervisors after
review and recommendation of the Township Planning Commission.

c. After any modifications, the master plan shall become part of the approved preliminary
plan under the Subdivision and Land Development Ordinance. Once preliminary plan
approval is granted for the TC development, then submission may be made for final plan
approval under the Subdivision and Land Development Ordinance, and uses allowed by
this section may occur as permitted by right uses. Changes to the master plan may occur,
provided there is compliance with Township Ordinances. The Township may require that
a revised preliminary subdivision or land development plan be submitted and approved if
there are substantial changes from the previously approved preliminary plan.

d. Stormwater calculations, construction details, erosion and sedimentation control
plans, profiles and similar engineering details are not required at the master plan
stage.

3. Other Plan Requirements. Applicants submitting preliminary and final plans shall also
submit architectural drawings, such as elevations, perspective drawings, axonometrics, and
cross-sections, that demonstrate compliance with the standards in the TC  District.

4. Utilities. All development in the TC District shall be served by public sewer and public
water. All utilities, including cable, telephone, and FIOS, unless separate regulation by 
the Pennsylvania Public Utility requires otherwise, shall be  underground.

5. Ownership. Any land area proposed for development shall be in one ownership or shall be
subject to a joint application filed by every owner of the land area proposed for
development, under single direction, using one overall master plan and complying with all
requirements of the TC District.

6. Ownership and Perpetual Maintenance of Common Open Space, Plaza Areas, and Other
Facilities. The proposed ownership and perpetual maintenance of common open space,
plaza areas and other common facilities shall be described in the final land development
plan and approved by the Township Board of Supervisors.

7. Off street parking shall be provided in accordance with Chapter 203 Article VI unless 
otherwise provided for in this section.

8. Signs shall meet the requirements of Chapter 203 Article VII.

9. Landscaping, street trees, streetscaping, and buffers shall be provided in accordance with
Lower Paxton Township Subdivision and Land Development Ordinance (Chapter 180 Article
V.) unless otherwise provided for in this section.

321.D. Dimensional Requirements



All lots within TC developments shall meet the following dimensional requirements:

1. Lot Area Requirements.

a. Minimum Net Lot Area for all apartments and non-residential uses: no minimum lot 
size; however all lots must be consistent with the master plan.

b. Minimum Net Lot Area for townhouses: 2,000 square feet

2. Lot Width Requirements.

a. Minimum Lot Width for all apartments and non-residential uses: no minimum lot 
width; however all lots must be consistent with the master plan.

b. Minimum Lot Width for townhouses: 20  feet

3. Building Setback from the edge of street curblines:

a. When no plaza is between the building and the street:

(1) Minimum Building Setback from Street Curblines, portions of buildings up to 40 
feet in height, provided buildings are not located within the street legal right-of-
way line:
i. Arterial Streets: 20 feet
ii. All Other Streets: 12 feet

(2) Minimum Building Setback from Street Curblines, any portions of buildings from
40 to 75 feet in height: 25  feet.

(3) Maximum Building Setback from Street Curblines for 60% or more of the front
façade of the ground floor level of buildings (these standards do not apply to
structured parking garages):
i. Arterial Streets: 35 feet

ii. All Other Streets: 25 feet

b. Where a plaza is between the building and the street, the Minimum and Maximum 
Building Setback from Street Curblines shall be the depth of the plaza.



Illustration of Building Setbacks

4. Minimum Building Setback from property lines not abutting streets:

a. Portions of buildings sharing a party wall: 0  feet.

b. Portions of buildings not sharing a party wall, up to 40 feet in height: 10  feet.

c. Portions of buildings not sharing a party wall, from 40 to 75 feet in height: 20 feet.

5. Minimum setback between any portions of separate buildings not sharing a party wall:

a. Portions of buildings up to 40 feet in height: 20 feet.

b. Portions of buildings from 40 to 75 feet in height: 40  feet.

6. Minimum building and parking setback from abutting residential properties that are not
part of the proposed Towne Center: 40 feet

7. Minimum surface parking area setback from street ultimate right-of-way lines and
property lines: 10 feet

8. Maximum Building Height: 125 feet or 10 stories, whichever is less.

9. Maximum Impervious Coverage: 85% unless the TC development is a redevelopment of
an existing tract in which case the impervious coverage maximum shall be no greater
than exists pre-development.

10. Floor Area Ratio.



a. Maximum Floor Area Ratio (FAR) with no bonus:  1.5.

b. Maximum Floor Area Ratio with bonuses, as described in 321.F.:  3.

Illustration of Floor Area Ratio

321.E. Design Standards

All development within the TC District shall comply with the following design standards:

1. General Layout and Street Pattern.

The following general layout and street pattern requirements shall be shown on the Master Plan:

a. Various land uses shall be laid out and spaced to make walking from one land use to any
other land uses as easy as possible.

b. Retail uses shall be located as physically close to as many of the following on and off-site
features as possible: existing retail areas, transit stops, existing collector or higher
classification streets, and proposed plaza  areas.

c. Single-use residential buildings, when proposed, shall be located and designed to provide
a transition between abutting off-site residential zoning districts, when they exist, and the
nonresidential uses in the TC district.

d. TC developments shall be laid out with streets, in accordance with the following standards:

(1) Streets shall be laid out to create blocks, and blocks shall not exceed 1000 feet in
length before being interrupted by a street intersection, unless the reuse of existing
buildings longer than 1000 feet or the presence of unique barriers, such as a creek or a
grade-separated highway, preclude the creation of a street intersection. In such cases,
blocks shall be as  small as feasible. Alley and driveway intersections shall not be
used to meet the block length requirement.

(2) All proposed buildings, except structured parking garages, must be located within a
certain distance of a street, as shown in Section 321.D.3., Building Setback from the
edge of street curblines. Buildings do not have to meet these standards from alleys or
driveways.

(3) Streets shall be interconnected with each other and with streets on abutting properties
in a grid or modified grid  pattern.



(4) Streets shall be extended to abutting properties in logical locations, as determined by
the municipal governing body. When warranted by unique circumstances, the
municipal governing body may allow driveways to be used instead of streets for these
connections, provided access for the driveway is guaranteed to the abutting property.

(5) On tracts of ten (10) acres or more, new streets within an TC development shall have
a street connectivity index of 1.40 or more. The street connectivity index shall be
computed by dividing the number of new street links (defined as street segments
between intersections and/ or cul-de-sac heads) by the number of new street
intersections/permanent cul-de-sac heads.

e. At least every 500 linear feet, blocks shall include public pedestrian connections through
the block between generally parallel streets, unless the reuse of existing buildings longer
than 500 feet or the presence of unique barriers, such as a creek or grade-separated
highway, preclude the creation of a pedestrian  connection.

f. Developments shall be designed to support existing and/or future public transportation
service through the provision of transit shelters, public transportation pick-up areas, roads
and driveways designed to handle the weight and length of a forty-foot bus, and other
similar features.

g. On tracts next to public transportation stations and/or on tracts of twenty (20) acres or
more, the layout of uses and buildings shall be designed to encourage pedestrian access to
the existing or future public transportation  service.

2. Building Design Standards

a. Building Orientation and Entrances.

(1) Front facades of buildings shall be oriented towards existing and proposed streets,
with an everyday entrance in the front façade. Buildings with multiple front facades
shall have entrances in each front façade, corner entrances, or, if permitted by the
municipal governing body, entrances in only some of the front  facades.

(2) All primary building entrances shall be accentuated. Permitted entrance accents may
include: recessed, protruding, canopy, portico, or overhang.

(3) Loading doors, service doors, and loading docks shall not be located in any façade

facing a street or any portion of a façade within 35 feet of a street.

b. Walls and Windows.

(1) Blank walls shall not be permitted along any exterior wall facing a street or passenger
train station. Walls in these locations shall comprise a minimum o f  35 percent
window area and a maximum of 75 percent window area, with windows interspersed
across the façade.



(2) Ground floor facades of retail, restaurant, and related uses facing a street or passenger
train station shall comprise a minimum of 50 percent clear window area, with
windows providing views of display areas or the inside of the building. These ground
floor windows shall begin between 12 to 24 inches above ground level and shall end
above 86 inches above ground level.

(3) Smoked, reflective, or black glass in windows is prohibited.

(4) Walls or portions of walls where windows are not provided shall have architectural
treatments designed to break up the bulk of the wall, including at least four of the
following treatments: masonry but not flat concrete block; concrete or masonry plinth
at the base of the wall; belt courses of a different texture or color; projecting cornice;
projecting metal canopy; decorative tilework; trellis containing planting; medallions;
opaque or translucent glass; artwork; vertical/ horizontal articulation; lighting
fixtures; or a similar architectural element not listed above, as approved by the
municipal governing body.

Illustration of Facade Requirements

(5) Rear and side facades shall have colors and materials that are similar to the front 
façade and shall blend with structures within the development. Any development 
with more than one building on the site shall have a common and coherent 
architectural theme throughout the development.

c. Roofs.

(1) Building ridgelines or roof planes facing a street, parking area, or walking area must
be interrupted at least once every one hundred (100) feet by the inclusion of at least
two of the following: a gable, a dormer, a vertical change of five (5) feet or more, a
tower, a dome, a barrel vault, a projecting cornice, an articulated parapet of five (5)
feet or more, or the inclusion of a similar architectural feature.

(2) Buildings shall use parapets or mansard type roof styles to conceal flat roofs, elevator



and stair shafts, large vents, and rooftop equipment such as HVAC units along all
roof edges.

d. Building Massing.

(1) Buildings shall be designed to achieve a fine-grained texture by dividing large facades
into the appearance of several sections or smaller buildings to avoid the appearance of
a large, monotonous building mass.

(2) Buildings must have at least a 3 foot break in depth in all front facades for every one
hundred
(100) feet of continuous façade. Such breaks may be met through the use of bay
windows, porches, porticos, building extensions, building recesses, balconies, towers,
and other architectural treatments.

(3) In addition to the required 3 foot break, building facades of two hundred (200) feet or more
facing a street, surface parking lot, passenger train station, or walking area shall include 
design  elements  that  will  break  up  the  façade,  such  as  awnings,  porches,  canopies,  towers,
balconies, bays, gables, changes in materials, changes in façade treatments, etc.

3. Parking Design Standards.

a. Surface Parking.

(1) Surface parking lots shall be located to the rear of principal buildings or to the side.
Surface parking shall not be located between a building and a street.

(2) Surface parking shall not extend more than 70 feet in width along any street without
being interrupted with a principal building.

(3) Parking lots visible from a street shall be continuously screened by a 3-foot-high
wall/fence or hedge. Parking lots adjacent to a residential use shall be continuously
screened by a 6 -  foot high wall/fence or hedge. Screening shall also include street
trees.

(4) Surface parking lots within a block in a TC development shall be interconnected by
access driveways.

(5) Each lot created within an TC development shall provide cross-access easements for
its parking areas and access driveways guaranteeing access to adjacent lots within the
same block that are zoned TC. Interconnections shall be logically placed and easily
identifiable to ensure convenient traffic flow.

b. Structured Parking.

(1) Except for their pedestrian and vehicular entrances, structured parking garages, or
structured parking within a principal building, that is located within fifty (50) feet of a
street curbline at street level shall have office, entertainment, institutional, apartment
lobby, retail, restaurant, or a related use in occupied space along 70% of the first floor
of the structured parking that faces the street.



(2) Structured parking shall have design treatments such as colonnades, arcades, awnings,
landscaping, street furniture, and other public amenities to create the appearance of an
occupied building. Blank walls are not permitted.

(3) Cars shall be generally visually screened from the street through features such as
grills, lattices, mock windows, louvers, false facades, etc.. Such screening shall be in
keeping with the rest of the building’s architectural style and materials.

Illustration of Parking Requirements

c. Access to Off-Street Parking. When feasible, vehicular access to off-street parking
facilities shall be from a street, alley, or driveway that has no retail or related uses facing
this street or alley. When this is not feasible, access shall be located as far from retail or
related uses’ front facades as possible.

4. Pedestrian Design  Standards.

a. Sidewalks, with a minimum unimpeded width of 8 feet, are required along all street
frontages with Retail, Restaurant, and Related Uses. Sidewalks with a minimum width of
6 feet are required along all street frontages with other uses.

b. Sidewalks are required to connect the street frontage to all front building entrances,
parking areas, plazas, and any other destination that generates pedestrian traffic.
Sidewalks shall connect to existing sidewalks on abutting tracts and other nearby
pedestrian destination points and transit stops.

5. Open Space and Plaza Design  Standards.

a. Required open space areas shall only consist of plazas, central greens, playing fields,
playing courts, playgrounds, trails, greenways with trails, pedestrian malls, promenades,
picnic areas, and other similar types of usable, public space, designed in accordance with
the Lower Paxton Township Subdivision and Land Development Ordinance.



b. Required open space areas shall be designed as focal points within the development and
shall make public access as easy and straightforward as possible. Public access shall be
guaranteed to all required open space through a deed restriction or other means
acceptable to the municipal governing body.

c. Plazas shall meet the following requirements:

(1) TC developments shall provide 1 square foot of plaza area for every 40 square feet of
gross building floor area; however, TC developments with less than one hundred
thousand (100,000) square feet of gross floor area are not required to provide any
plaza area. Because of limits on the maximum size of plazas, more than one plaza
area may be required in larger developments.

(2) Individual plazas shall be no smaller than 2,500 square feet and no larger than 40,000
square feet.

(3) Plazas shall be surrounded on all sides by either streets or the front facades of
buildings. Perpendicular or angled parking spaces shall not abut plazas. When streets
abut a plaza, the opposite side of the street from the plaza shall have building front
facades rather than parking lots or open space facing the plaza.

(4) At least 25%, but no more than 80%, of the plaza shall be landscaped with trees,
shrubs, and mixed plantings with year round  interest.

(5) Plazas shall be centrally located within the TC development and easily and
conveniently accessible from all residential and non-residential buildings. Plazas shall
be integral to the development and designed as a focal point for the TC  development.

Illustration of Plaza Designs

(6) The plaza shall not be used for parking, loading, or vehicular access, except
emergency and maintenance vehicular access.

(7) Plazas shall include a defining central element, such as a large fountain, sculpture,
gazebo, pond, or similar feature. They shall also be improved with a variety of other
amenities, such as small fountains, public art, shade trees, trash containers, benches,
decorative pedestrian lights, trellises, and/or other similar features. These
improvements shall be provided in locations and amounts that are acceptable to the
municipal governing body.

6. Lighting Standards.

a. Adequate lighting for pedestrians and vehicles shall be provided in all areas open to the public.

b. Lighting shall be shielded to meet the following requirements:

(1) No light shall shine directly from a light source onto the ground, into the



windows, or onto improvements of an abutting property, although incidental light
may be permitted to fall on abutting property. Such incidental lighting shall not
exceed one-half an ISO foot candle at ground level on the abutting property.

(2) No light, except street lights, shall shine directly onto public roads.

c. Where the abutting property is residentially zoned and used, lighting shall meet the
following requirements:

(1) Light fixtures shall be directed towards the proposed development and away from the
abutting property.

(2) The light source itself must not be visible from the abutting residential property.

(3) Light fixtures shall be set back at least twenty (20) feet from the property line.

(4) Light fixtures located within the building setback area that adjoins a residentially
zoned and used property shall be no more than ten (10) feet in height.

d. No parking lot lighting standard or building fixture designed to illuminate the ground
shall exceed eighteen (18) feet in height from grade level, and no pedestrian lighting
standard shall exceed fourteen (14) feet in height from grade level.

7. Refuse Area Design  Standards.

a. The storage of refuse shall be provided inside the building(s) or within an outdoor
area enclosed by either walls or opaque fencing at least 6 feet in height. Any refuse
area outside of the building shall be designed to be architecturally compatible with
the building(s) and shall not be located in the front of the building.

8.Screening Design  Standards.

a. All wall-mounted or ground-mounted mechanical, electrical, communication, and
service equipment, including satellite dishes and vent pipes shall be screened from
public view by parapets, walls, fences, landscaping, or other approved means.

b. Service and loading areas must be visually screened from streets and pedestrian ways
and must be located to the side or rear of buildings.

9. Outdoor Dining Design Standards.

a. Outdoor dining areas shall not impede pedestrian traffic flow. A minimum pathway 
of at least 5 feet free of obstacles shall be maintained.

b. Advertising or promotional features shall be limited to umbrellas, a menu 
board, and canopies.

10. Outdoor Storage. Outdoor storage is not  permitted.

321.F. Bonus Provisions



1. TC developments with at least 15% of the development’s commercial building floor area
providing experiential commerce shall receive a FAR bonus of .5.

2. TC developments which contain a regional attraction shall receive a FAR bonus of 1.

3. TC developments which construct a structured parking facility containing parking for
100 or more vehicles shall receive a FAR bonus of 1.25.

4. TC developments with eighty percent (80%) green buildings, in accordance with one of
the following definitions, shall receive a FAR bonus of .5:

a. Green buildings shall include buildings that meet the silver or higher designation in
the Leadership in Energy and Environmental Design (LEED) program, as determined
by the Green Building Certification Institute.

b. Green buildings shall include buildings that meet any national, generally-accepted
certification that is equivalent to the LEED silver or higher designation.

321.G. Parking Standards

1. Parking Ratios. Any building or structure erected, altered, or used and any lot used or
occupied for any of the following purposes shall be provided with the maximum or
minimum (specific to the use) number of parking spaces set forth below, except as
adjusted for shared parking or on-street parking.

Use Minimum Requirement Maximum Requirement

Retail commercial sales, excluding
drive through facilities

2 spaces/1000 Square Feet 
(SF) Gross Floor Area 
(GFA)

Restaurants and other food or 
beverage establishments, 
excluding drive through facilities

1 per 2 seats, or 5 spaces for a
use without customer seats.
Plus 1 for each 1.1 employee

Professional, administrative, and/or 
business offices

2 spaces/1000 SF GFA

Convention centers, meeting 
facilities, banquet halls

1 space per every 4 
persons of seating 



capacity

Banks or financial institutions, 
excluding drive through facilities

2 spaces/1000 SF GFA

Hotels 1 space/room (plus 50% of 
restaurant requirement if 
applicable)

Bed and breakfast facilities 1 space/room (plus 50% of 
restaurant requirement if 
applicable)

Museums 1 space per 450 square 
feet of gross floor area

Theaters 1 space/4 seats max 
occupancy

Schools 1/7 students design capacity

Day care centers 1/5 students design capacity

Post offices 1 space per 450 square 
feet of gross floor area

Community centers 1 space/4 seats max 
occupancy

Libraries 1 space/4 seats max 
occupancy

Personal service businesses 2 spaces/1000 SF GFA

Studios or galleries for dance, 
music, fitness, art, or photography

1 per 4 persons of 
maximum capacity of all 
facilities

Bowling alley / Racquet sports / 
Health club

1 per 4 persons of 
maximum capacity of all 
facilities

Transit facilities 1 space per 3 employees 
on the largest shift

Apartment units 1.5 space per unit

Townhouses 1.25 spaces per unit

2. Exception for parking spaces located above or below ground. Any parking located in a
facility (Parking Structure) which is located above or below grade is not subject to
restrictions or provisions identified in the minimum or maximum parking ratio
requirements.



3. The Township Supervisors may allow installation of additional parking spaces when
there is evidence of a continued overflow of parking as installed by the applicant.
Evidence may consist of, and not limited to, the following: provide information that the
employees and/or patrons will utilize public transportation services or other modes of
transportation, which are not related to the use of automobile, documentation of
observations or surveys of actual parking situations of same uses at similar locations, etc.

4. Shared Parking.

a. The parking spaces required in the above standards may be reduced when two or
more establishments share the same parking area, whether on the same lot or on
abutting lots, subject to the following conditions:

(1) That some portion of the shared off-street parking area lies within 1000 feet of an
entrance, regularly used by patrons, into the buildings served by the shared
parking facilities.

(2) That access and parking easements are prepared and recorded for each property
affected by the shared parking.

(3) All shared parking shall consider safety, accessibility and convenience for the 
pedestrian traveling between the points of  destinations.

5. On-Street Parking. On-street parking spaces within a development may be counted 
towards the amount of required parking.

321.H. Streetscaping Standards

1. Sidewalks and Crosswalks.

a. Sidewalks are required along all street frontages, alleys, and internal driveways.
Sidewalks along alleys may be waived if an applicant can demonstrate that these
areas are not anticipated to have pedestrians. Sidewalks shall meet the following
width requirements:

(1) In areas that predominantly consist of retail, restaurant, and related uses on the 
ground floor of buildings, sidewalks shall have a minimum unimpeded width of 8 
feet.

(2) In all other areas, sidewalks shall have a minimum unimpeded width of 6 feet.
b. Sidewalks shall be constructed of durable, attractive materials like brick, stone, or

high quality concrete accented with pavers. Sidewalk materials shall be continued
across curb cuts when possible.

c. Arterial streets shall be separated from sidewalks by a 6-foot wide landscaped strip,
decorative verge area, or expanded sidewalk area, so as to allow for street trees and to
buffer pedestrians from automobile traffic. All other streets shall be separated from
sidewalks by a 4-foot wide landscaped strip, decorative verge area, or expanded
sidewalk area.

d. Sidewalks shall be required to connect the street frontage to all front building



entrances, parking areas, plazas, other usable open space areas, and any other
destination that generates pedestrian traffic. Sidewalks shall connect to existing
sidewalks on abutting tracts and other nearby pedestrian destinations and/or transit
facilities.

e. All sidewalks shall have accessibility ramps and shall comply with the regulations of
the Americans with Disabilities Act.

f. Crosswalks not more than 10 feet and not less than 6 feet wide shall be required at all
street intersections and wherever necessary to provide safe pedestrian access to
buildings, open space areas, and public transit facilities.

g. Crosswalks shall be constructed of inlaid thermal plastic, patterned surface dressing,
or stone/brick/concrete pavers that make them easy to view and distinguish from the
rest of the roadway. Crosswalk borders shall be highlighted with white lines at least 6
inches in width. Minor streets within the development may have painted white
crosswalks.

2.Traffic Calming Devices.

a. Curb extensions/bulb-outs.

(1) Curb extensions/bulb-outs narrow the street cartway at intersections and mid-
block locations to make pedestrian crossings shorter and/or reduce the perceived 
width of long, straight streets.

(2) Curb extensions/bump-outs shall extend at least 6 feet from the rest of the
curbline into the street.

(3) Curb extensions/bump-outs shall be at least 15 feet in  length.

(4) Curb extensions/bump-outs must leave at least 20 feet of cartway for travel lanes
on arterial streets, and 18 feet of cartway on all other streets.

b. Raised median  islands.

(1) Raised median islands are narrow islands between travel lanes that are designed
with breaks in landscaping and curbing for  pedestrians.

(2) Raised median islands shall be at least 6 feet wide; however, the municipal
governing body may allow this width to be reduced to 4 feet when existing street
cartway and sidewalk widths warrant a narrower width.

(3) Raised median islands shall be a minimum of 20 feet in length; however, the
municipal governing body may allow this length to be reduced to 12 feet when a
longer length would interfere with a driveway.

(4) Portions of raised median islands not used for sidewalk area shall be landscaped.



c. Traffic circles.

(1) Traffic circles are raised islands located in the center of an unsignalized intersection.

(2) Traffic circles shall be designed to give vehicles adequate turning radii within the
intersection, with all traffic negotiating the circle and circulating in a
counterclockwise direction.

(3) The diameter of traffic circles may not be less than 13 feet.

(4) At least 16 feet of street width must be located between the traffic circle and the
closest curbline.

(5) Traffic circles shall be designed with mountable curbs.

(6) Traffic circles shall be  landscaped.

(7) A plaza may be contained within a traffic circle.

d. Speed humps.

1. Speed humps are raised, elongated surfaces on the roadway designed to slow traffic.

2. Speed humps shall be 3 to 4 inches in height.

3. Speed humps shall be at least 14 feet in length.

4. Speed humps shall be constructed across the cartway, from curb to curb.

5. Speed humps shall have a parabolic cross section.

6. Speed humps are only allowed on local streets with a grade of less than 8%. They 
are not permitted on collector or arterial streets.

e. Speed tables.

(1) Speed tables are raised, flat topped surfaces on roadways, often built with brick or
other textured materials on the flat  section.

(2) Speed tables shall be 3 to 4 inches in height.
(3) Speed tables shall have a total length of 22 feet, with 6 foot ramps on each end 

and a flat 10 foot section in the middle.

(4) Speed tables shall be built from curb to curb.

(5) Speed tables shall not be installed on arterial streets.

f. Raised crosswalks.



(1) Raised crosswalks are marked and elevated pedestrian areas that are an extension 
of the sidewalk at mid-block locations or intersections.

(2) Raised crosswalks shall be 3 to 6 inches in height.

(3) The ramps on each side of the crosswalk shall have a grade of 4% to 8%.

(4) The flat area of the crosswalk shall be at least 10 feet in width.

(5) Raised crosswalks shall be installed curb to curb.

(6) Raised crosswalks shall not be installed on arterial streets.

g. Raised intersections.

(1) Raised intersections are intersections, including crosswalks, that are raised above 
the street cartway level.

(2) Raised intersections shall be 3 to 6 inches in height.

(3) The ramps on each side of the raised intersection shall have a grade of 4% to 8%.

(4) Raised intersections shall cover the whole intersection, including crosswalk areas.

(5) Raised intersections shall not be installed on arterial streets.

3. Street Furniture and Streetscape Elements.

a. Street furniture shall be provided and include (though not limited to) benches, trash
and recycling receptacles, planters, and bike racks. Street furniture shall be
decorative, functional, and properly scaled to the  space.

b. Street furniture shall be provided to the (municipal governing body’s) specifications
on style and/or color, and shall be given final approval by the (municipal governing
body).

c. Street furniture shall be properly maintained by the property owner and be
constructed of durable materials such as cast iron, aluminum, stainless steel, or
similar materials.



d. All furniture and streetscape items shall be offset from the curb by a minimum of 1.5
feet to avoid car door obstruction. Furniture intended for seating shall be set back
from the curb by a minimum of five feet from arterial roads without on-street parking.

e. A minimum of five linear feet of seating, such as a bench or a cluster of chairs, shall
be provided for every 1,000 square feet of plaza area on public or private land. Areas
seating at least 4 people at a time shall be provided at the rate of one per block face,
outside of plaza areas.

f. Between two and four paired trash and recycling receptacles shall be placed along
each block face with more than 40,000 square feet of commercial uses; one pair at
each end of the block and additional receptacles spaced evenly between. A minimum
of one additional trash receptacle shall be provided for each 5,000 square feet of
public open space.

g. Sidewalk mounted trash receptacles shall have at least three feet clear on all sides
from any standing object including, but not limited to, parking meters, lights, and
sign posts.

h. One drinking fountain shall be provided for each 10,000 square feet of usable public
open space.

i. Freestanding planters and protective devices, such as bollards, shall be installed
between sidewalks and adjacent vehicular traffic to help shape the pedestrian
environment.

j. All new retail and office development shall provide a minimum of one bicycle
parking rack per 20,000 square feet of gross floor area or fraction thereof. A
minimum of one bicycle parking rack shall be provided for every 10,000 square feet
of public open space.

k. Bicycle racks shall be located in highly visible, well-lit areas near building entrances;
bicycle parking areas shall not obstruct walkways. Bicycle parking may be provided
within a building, but the location must be easily accessible for bicyclists.
Establishments that provide internal bicycle parking may also want to consider
providing lockers and shower facilities to encourage employees to bike to work.

4. Site and Streetscape Lighting

a. Applications for development in the TC District shall include a lighting plan.

b. Lighting that is oriented for vehicles shall be generally spaced at 100’ - 120’ on
center in a staggered pattern.

c. Pedestrian-oriented streetlights shall be provided and spaced at 40’ - 60’ on center,
paired across the street or, 80’ - 120’ on center in a staggered pattern. They should be
centered on a line 20 inches from the face of curb.

d. With approval from the Board of Supervisors these spacing guidelines may be
modified to meet minimum safety standards and provide a logical rhythm or cadence.



Minor adjustments may be necessary to avoid utilities, vaults, and other conditions.
e. Public areas and open spaces shall be lit for safety and ease of visibility.

f. Lighting fixtures and luminaries, both pole-mounted and building-mounted, shall be
consistent and/or compatible with any existing light fixtures, and the Board of
Supervisors shall have final approval over the style and placement of all lighting
fixtures.

g. Light  fixtures  shall  be  constructed  of  durable,  attractive  materials  and  be  easy  to  
maintain. Light poles be constructed of durable materials such as cast iron, 
aluminum, stainless steel, or similar materials.

h. Where the abutting property is residentially zoned or used, nonresidential uses shall
direct light fixtures toward the proposed development and shield the residential
properties from direct lighting or glare. The light source itself must not be visible
from the abutting residential property.

i. No streamers or festoon lighting, comprising a group of incandescent light bulbs,
shall be hung or strung on a building or any other structure.

j. No flashing or intermittent or moving lights, including lights on signs, shall be permitted.

321.I. Usable Open Space Standards
The following requirements apply to all proposed usable open space in Towne Centre developments.

1. General Usable Open Space Standards.

a. Usable open space areas shall be focal points of the community and key public assets.
These areas must be visible and accessible from a public walkway or sidewalk, and
shall not be in utility areas, stormwater management areas, or behind buildings.

b. At the discretion of the Township, stormwater management ponds may be used as
usable open space areas when these ponds (when permanently containing water)
function as a focal point such as by installation of a fountain centered in the pond and
equal in height to one-half the diameter of the pond or  greater.

c. Usable open space areas shall be located within 200 feet of an adequate parking area
for the open space area or within 200 feet of a public street.

d. Usable open space areas shall connect to outdoor cafes, restaurants or building
entrances and have maximum direct sunlight. Necessary shade shall be provided by
trees, canopies, trellises, building walls or tables with umbrellas.

e. Usable open space areas shall be generally flat and unconstrained, and at-grade with
sidewalks whenever possible. At most, a three-foot differential between the sidewalk
and the space may be allowed for physical definition of space.

f. Trails, paths, and sidewalks shall be clearly marked and separated from vehicular
travel ways and shall connect to the sidewalk system.

g. No parking, loading or vehicular access is allowed in or on the open space, other than



f o r   emergency or maintenance vehicles.
h. The applicant must submit a maintenance plan describing how improvements will be

managed and maintained. The responsibility for maintenance shall rest with the
owner of the property.

i. Usable open space areas shall be deed restricted to permanently preserve the area and
to guarantee permanent public access.

2. Specific Open Space  Standards.

a. Central Greens.

b. Buildings abutting central greens shall have entrances facing the central greens.

c. Central greens shall be surrounded on all sides by either streets or the front
facades of buildings, with at least 45% of its perimeter surrounded by public
streets.

d. Central greens shall contain both open grassed-areas and more formally
landscaped areas, as well as pedestrian facilities, such as sidewalks, paths,
benches, or gazebos. At least sixty percent of any central green shall be
landscaped with trees, vines, shrubs and seasonal flowers, as well as lawn area
around these features.

e. Central greens shall also include central public amenities, such as (but not limited
to) a water feature, fountain, gazebo, bandshell, sculpture, play sculpture, etc..

f. Central greens shall be at least 10,000 square feet in size but no greater than
40,000 square feet.

3. Trails or Greenways with Trails.

a. To the maximum extent feasible, trails and greenways with trails shall be installed in
areas where significant natural and scenic resources exist on a site.

b. Trails shall be located in prominent areas with visual interest. The primary portion of
trails and area of greenways shall not be constructed along private yards (unless
separated by a fence and/or safety buffer), public or private streets or rights of way,
parking areas and driveways, or stormwater detention facilities.

c. Trails or greenways with trails must be at least a half a mile in length, must directly
connect with an existing trail that is at least half a mile in length, or must provide a
critical link in a future trail shown in the municipality’s Open Space Plan. Trails or
greenways shall also directly connect with the development’s retail area via a
sidewalk connection or pathway.

d. Trails that are multiuse shall be at least 10 feet wide with an aggregate 6-foot wide
shoulder and shall be constructed of macadam or a similar quality material. Pathways
shall be at least 5 feet wide. The entire trail corridor shall be a minimum of thirty (30)
feet in width.



e. A corridor up to 30 feet wide containing the trail or greenway with trail shall be
considered usable open space and shall count toward fulfilling the requirements of the
TC District.

4. Picnic Areas.

a. Picnic areas shall be located adjacent to playground areas, trails, greenways with
trails, playing fields, playing courts, and scenic resources at appropriate and
convenient spots.

b. Picnic areas shall be used only during daylight hours; no lighting shall be installed.

c. At least 2 picnic tables shall be provided for each picnic area.

d. Adequate refuse and recycling containers shall be provided.

e. Shelters and/or shade trees and other landscaping shall be provided at all picnic areas.

f. Two trees of at least two-inch caliper shall be provided for every 1,000 square feet of
picnic area.

g. Gazebo  or  picnic-type  shelters  may  be  used  in  addition  to,  but  not  in  exchange  for,  
any landscaping requirements.

h. Picnic areas shall be at least 3,000 square feet in size, and at least 30 feet wide.

i. Picnic tables shall be set back at least 10 feet from lot lines, 10 feet from the ultimate
right-of- way of local access streets, and 25 feet from the ultimate right-of-way of
collector or arterial streets.

5. Playgrounds.

a. Playgrounds shall include structured play equipment designed for the use and
enjoyment of children.

b. Playgrounds shall be used only during daylight hours; no lighting shall be installed.

c. Sitting areas, including benches, shall be provided for the convenience of persons
supervising children.

d. Two trees of at least two-inch caliper shall be provided for every 1,000 square feet of
playground area; gazebo or picnic-type shelters may be used instead of half the
required shade trees.

e. When a playground is placed adjacent to playing fields, practical measures, such as
fencing and orientation of facilities, shall be used to reduce hazards, especially from
balls, Frisbees, or other flying objects.



f. Playgrounds shall be at least 2,500 square feet in size (within any fenced areas) and
35 feet wide.

g. Playground equipment shall be set back at least 10 feet from lot lines, 10 feet from
the ultimate right-of-way of local access streets, and 100 feet from the ultimate right-
of-way of collector or arterial streets.

h. Playgrounds shall be located within residential areas, and shall be easily visible from the 
street.

6. Playing Fields.

a. Playing fields shall be used only during daylight hours; no lighting shall be installed.

b. Playing fields shall consist of a lawn area, unobstructed by trees, shrubs, benches, and
other playground equipment. Applicants shall locate trees and shrubs at the perimeter
of playing fields to define their limits, enhance their appearance, and filter noise that
may be generated by any activities.

c. Playing fields shall be gently sloped, not less than 1 percent nor more than 3 percent
grade, and shall be well drained so as to be suitable for use in good weather.

d. Playing fields may be fenced and sitting areas may be provided along the perimeter if
desired by the applicant.

e. Playing fields shall be at least 8,000 square feet in size with a minimum width of 80 feet.

f. The minimum setbacks to the edge of a playing field shall be at least 50 feet from any
dwelling unit. The minimum setback from the ultimate right-of-way of streets shall be
25 feet from local access streets, and 50 feet from collector or arterial streets.

g. Playing fields shall be located in residential areas or near the edges of an TC
development.

7. Playing Courts.

a. Playing courts shall be constructed in accordance with specifications approved by the
municipal engineer, and shall be oriented in a north-south direction.

b. Minimum dimensional standards shall be as follows:

(1) For court areas of standard size:

(i) Tennis courts shall be a minimum of 60 feet x 120 feet.

(ii) Basketball courts shall be a minimum of 70 feet x 104 feet.

(2) These standards can be divided accordingly to allow for half-court areas.



(3) Minimum setbacks to the edge of paving:

(i) From any dwelling unit: 50 feet.

(ii) From the ultimate right-of-way of streets: 25 feet from local access streets, 50 
feet from collector or arterial streets.

(iii) From any lot line: 15  feet.

c. Tennis courts shall be fenced around the entire perimeter with minimum ten foot high 
fencing.

d. Basketball courts shall be fenced with minimum six foot high fencing under the
following conditions:

(1) When the edge of the pavement is less than 30 feet from a lot line, that edge shall 
be fenced.

(2) When the edge of the pavement is less than 30 feet from an area sloping steeply 
downward from the court, the edge shall be fenced.

e. Lighting may be provided for nighttime use of courts, so arranged that no glare
affects abutting residences on nearby streets, on a demand-activated basis, until no
later than 10:00 pm.

f. Landscaping shall be provided along the exterior perimeter of the playing courts,
outside of the fenced-in area if applicable. Up to 50 percent of the landscaped area
may be planted with shrubs, and one tree of at least two-inch caliper shall be planted
for every 200 square feet of planting area. In addition to any required trees and
shrubs, all of the landscaped area shall be covered with grass, organic mulch, or live
groundcover.

g. Playing courts shall be placed at convenient locations within residential and/or retail
areas, and may be used as a transitional use between more naturalized open space
areas.

8. Pedestrian Malls or  Promenades.

a. Pedestrian malls or promenades shall be developed within the equivalent of a street
right-of- way, with a minimum 50 foot right-of-way width. Buildings shall be set
back from the right-of- way area the same distance as from a street. The pedestrian
mall shall intersect a public street in the same manner that a street  would.

b. Except for landscaping, pedestrian paving shall cover the entire right of way. Paving
shall be enhanced, decorative paving and not asphalt.

c. Paving sections shall be designed to accommodate emergency as well as delivery
vehicles. Necessary clear zones shall also be kept so that vehicles may access the
buildings. Deliveries shall be restricted to hours when the pedestrian mall is not open
to the public.



d. Loading dock entries shall not face onto pedestrian malls.

e. Seating areas, which may include benches or seats grouped around or attached to a
table, must be provided along each block face at a rate of five linear seat of seating
for each 300 linear feet of pedestrian mall.

f. Landscaping shall be provided throughout pedestrian malls or promenades and shall
comprise at least 25% of the pedestrian area. Up to 50 percent of the landscaped area
may be planted with shrubs or flowers in planters and pots. Additionally, one tree of
at least two- inch caliper shall be planted for every 500 square feet of planting area. In
addition to any required trees and shrubs, the landscaped area shall be covered with
grass, organic mulch, or live groundcover where appropriate.

g. Between two and four paired trash and recycling receptacles shall be placed along
each block face with more than 40,000 square feet of building area.

321.J. Definitions

As used in this Section 321 the following words shall have the following meaning:

ACCESSORY BUILDING - A subordinate structure, the use of which is incidental to that of the
principal building, but is located on the same site as the principal building.

ALLEY - A narrow pedestrian or automobile lane that provides access to the rear of lots and/or
buildings, and may provide access to structured parking.

ARCADE - An area contiguous to a street or plaza that is open and unobstructed to a height of
not less than 12 feet and that is accessible to the public at all times. Any portion of an arcade
occupied by building columns, landscaping, statuary, pools, or fountains shall be considered part
of the arcade for the purpose of computing floor area.

AWNING - A roof-like cover, often of fabric, metal, or glass, designed and intended for
protection from the weather or as a decorative embellishment, and which projects from a wall or
roof of a structure over a window, walk, door, or the like.

BALCONY - A projecting platform that is open, roofless, surrounded by a railing, and which is
suspended or cantilevered from, or supported solely by, the principal structure.

BARREL VAULT - A semi-cylindrical roof shape which extends an arch over a space.

BAY - A compartment projecting outward from the wall of a building and containing a window or
windows.

BLOCK - A unit of land surrounded on all sides by streets or other transportation or utility
rights-of-way, or by physical barriers to continued development such as bodies of water or public
open spaces.

BUILDING - A structure that has a roof and walls, including structured parking, and stands
permanently in one place.



CANOPY - A roof-like structure, including an awning, that projects from a wall of a building
over a door, entrance, or window; or a freestanding or projecting cover above an outdoor service
area, such as at a gasoline service station.

CENTRAL GREEN - A centrally-located open space area available for unstructured recreation,
its landscaping consisting of grassy areas and trees.

COLONNADE - a sequence of architectural columns.

DORMER - A window vertical in a roof or the roofed structure containing such a window. 

DRIVEWAY - A privately maintained vehicular access way on residential or commercial 

properties.

EXPERIENTIAL COMMERCE - (1) The use of ambience, emotion, sound, and/or hands-on
activity to combine shopping and entertainment opportunities as an anchor for customers to
produce a perceived or actual added value from their use of the product or service and time in the
retail space; (2) The bringing together of retailing, entertainment, music and/or leisure in a
combination of physical, functional, operational and psychological elements to produce physical
and emotional sensations during their time in the space; or (3) Offering consumers a chance to
buy an experience that is personally encountered, undergone, or lived through rather than just an
object or service (the consumer buys a memory).

General examples may include, but are not limited to:

 Interactive art
 Live music
 Virtual reality environments
 Cafés and lounges
 Large interactive video display walls

Industry specific examples may include, but are not limited to:

 Arts and crafts and hobby shops that offer more than occasional classes in activities 
such as quilting, knitting, model making, paper art, etc.

 Home improvement stores that offer “do-it-yourself” classes and/or have interactive 
displays where consumers can personally test tools in real-world applications prior to 
purchase.

 Appliance stores that offer cooking classes or allow shoppers to try out a cooktop, 
dishwasher or washing machine in the store prior to purchase.

 Grocery stores that have incorporated food courts, buffets and wine bars where 
consumers can enjoy a meal or a drink and a social experience during shopping.

 Sporting goods stores that incorporate, golf and tennis simulators, etc. that enable 
shoppers to "test drive" equipment.

 Outdoor outfitters that offer climbing walls, lectures, classes and travel adventures.



 Clothing retailers with high-tech fitting rooms that enable shoppers to see what an 
item of clothing would look like in different sizes, colors, styles.

FLOOR AREA RATIO - The total building square footage (building area), excluding any
structured parking facilities, divided by the site size square footage (site  area).



FRONT FAÇADE - Those portions of a building’s exterior elevation which face and are most
closely parallel to any abutting street.

GABLE - The generally triangular portion of a wall between the edges of a sloping roof.

GREENWAY - An open space conservation area that provides passive recreational opportunities
and may have pedestrian and/or bicycle trails

GROUND FLOOR FAÇADE - Those portions of a façade which face and are most closely
parallel to the floor that is most closely above or on the same plane as the sidewalk.

MANSARD - A roof with two angles of slope, the lower portion of which is steeper, has an
angle greater than 45 degrees, and derives part of its support from the building wall.

MASTER PLAN - A zoning plan to demonstrate use and design compliance for a tract as a
whole, to be used as sub-areas of the tract are developed.

MULTIUSE TRAIL - A trail that permits more than one type of user group at a time, creating a
two-way shared use area. The trail is constructed of a hard paved surface or hard compacted
cinder to facilitate wheeled and pedestrian trail traffic.

PARTY WALL - A wall common to but dividing contiguous buildings; such a wall contains no
openings and extends from its footing below the finished ground grade to the height of the
exterior surface of the roof.

PATH - A temporary or permanent area that is normally dirt or cinder although some paths are
asphalt or concrete. A path typically indicates the common route taken by pedestrians between
two locations.

PARAPET - That portion of a wall which extends above the roofline.

PEDESTRIAN MALL - An area of street-like proportions given over entirely to pedestrian
traffic, where the need for a vehicular right-of-way is not great and vehicular traffic can be routed
elsewhere.

PEDESTRIAN ORIENTED - An area designed with an emphasis primarily on sidewalks and
other passageways to allow for ease of walking, rather than on auto access and parking areas.

PICNIC AREA - A centrally located space sufficient for two or more picnic tables with the
option of a roofed overhead shelter.

PLAYGROUND - A publicly accessible area developed with structured play apparatuses for 
active play and recreation.

PLAYING COURT - A recreational area with one or more structured playing fields or courts for
competitive sports, such as, basketball, or tennis.

PLAYING FIELD - A grassy recreational area for recreational activity.



PLAZA - An open space that may be landscaped, or paved, typically surrounded by buildings or 
streets and used for passive recreation and relaxation.

PORCH - A covered but unenclosed projection from a front, rear, or side wall of a building that 
may or may not use columns or other ground supports for structural purposes.

PORTICO - A porch that leads to the entrance of a building, or extends as a colonnade, with a 
roofed structure over a walkway, supported by columns or enclosed by walls.

PRINCIPAL BUILDING - A building, or buildings, in which the principal use of the lot is 
situated.

STORY - A complete horizontal section of a building, having one continuous or practically 
continuous floor.

STREET - A publicly-accessible thoroughfare that provides the principal means of access for 
vehicular traffic to abutting property.

STREET CONNECTIVITY INDEX - a numerical measurement used to quantify how well a
roadway network connects destinations.

STREETSCAPING - Improvements that may either abut or be contained within a public or
private street right-of-way or accessway that may contain sidewalks, street furniture,
landscaping, street lighting, trees, and similar features.

STRUCTURED PARKING - A structure or portion thereof composed of one or more levels or
floors used primarily for the parking or storage of motor vehicles. Structured parking may be
totally below grade (as in an underground parking garage) or either partially or entirely above
grade with those levels being either open or enclosed.

STRUCTURED PARKING GARAGE - A partially or entirely above grade structure of two or
more floors with the primary purpose of providing parking for motor vehicles. This term
encompasses both commercial parking facilities as well as private parking structures. Structured
parking garages may be designed to have commercial space on the ground floor.

SURFACE PARKING - Parking or storage areas for motor vehicles that are entirely at street
grade and not enclosed by a building. This includes both on-street and off-street parking.

SURFACE PARKING LOT - A specific off-street area, at street grade, for the parking or storage
of motor vehicles.

TRAIL - A pathway that is open to the public and is designed for and used by pedestrians and
bicyclists.

TRANSIT FACILITY - An area designated as a waiting, pick-up, or drop-off area for bus and/or
train riders.

TOTAL BUILDING FLOOR AREA - The total square footage of all habitable area of a
building, not including covered outdoor space, as measured from the outside of all exterior walls
and supporting columns.



USABLE OPEN SPACE - Land or water areas that are suitable and retained for use as active or
passive recreation areas.

WORKFORCE HOUSING UNITS - Housing, both for-sale and rental units, built to be afforded
by households making no more than 100 percent of the area median income.

321.K. Repealer
In the event of a conflict or discrepancy between any provision in this Section 321 and any other
provision of any other Lower Paxton Township Ordinance, including but not limited to the
Lower Paxton Township Zoning Ordinance or Lower Paxton Township Subdivision and Land
Development Ordinance, then the provisions of this Section 321 shall govern.

SECTION 4:  The provisions of this Ordinance shall be severable, and if any of its provisions shall 
be held to be unconstitutional, illegal or invalid, such unconstitutionality, illegality or invalidity shall not 
affect the validity of any remaining provisions of this Ordinance. It is hereby declared to be the legislative 
intent that this Ordinance would have been adopted and enacted as if such unconstitutional, illegal or 
invalid provision had not been included therein.

SECTION 5: In all other respects, the Zoning Ordinance shall remain as heretofore enacted, 
ordained and amended.

SECTION 6: Any ordinances or parts of ordinances inconsistent herewith are hereby repealed.

DULY ENACTED AND ORDAINED INTO LAW as Ordinance No. 20-____ this _____ day of 
__________________, 2020 by the Board of Supervisors of Lower Paxton Township.

ATTEST: BOARD OF SUPERVISORS
LOWER PAXTON TOWNSHIP

________________________________ By: ________________________________
Township Secretary Chairman



































Lot #4

Lot #3Lot #2

Lot #8

Lot #1

(Design Under Review)

SCALE:  1" = 100'

(AERIAL PHOTOGRAPH CAPTURED 12/04/19)

APPROVAL NUMBER APPROVAL DATE EXPIRATION DATE

PA DEP SEWAGE APPROVAL- WQM PERMIT WQG02221902 6/13/2019 6/12/2021

SUEZ WATER ABILITY TO SERVE

8/15/2018 8/15/2019

LOWER PAXTON TOWNSHIP

BLUE RIDGE VILLAGE, PHASE 1 FINAL SUBDIVISION &  LAND

DEVELOPMENT PLAN APPROVAL

RECORDER I#

20190011907

9/18/2018

LOWER PAXTON TOWNSHIP

LOT 3 FINAL LAND DEVELOPMENT PLAN APPROVAL

DAUPHIN COUNTY CONSERVATION DISTRICT EROSION &

SEDIMENT CONTROL PLAN ADEQUACY DETERMINATION

see NPDES

2/21/2019 2/20/2024

PADEP NOTICE OF INTENT NPDES GENERAL PERMIT (PHASE 1)

PAC220134

2/21/2019 2/20/2024

LIST OF UTILITIES

SUEZ WATER PENNSYLVANIA INC

8189 ADAMS DRIVE

HUMMELSTOWN, PA. 17036

CONTACT:  LOUISE DOLAN

EMAIL:  LOUISE.DOLAN@SUEZ.COM

 

VERIZON PENNSYLVANIA LLC

1026 HAY STREET

PITTSBURGH, PA. 15221

CONTACT:  DEBORAH BARUM

EMAIL:  DEBORAH.D.DELIA@VERIZON.COM

 

LOWER PAXTON TOWNSHIP AUTHORITY

5993 LOCUST LANE

HARRISBURG, PA. 17109

CONTACT:  JAMES WETZEL

EMAIL:  JWETZEL@LOWERPAXTON-PA.GOV

 

PPL ELECTRIC UTILITIES CORPORATION

503 NEW MARKET STREET

WILKES BARRE, PA. 18702

CONTACT:  MARK SANTAYANA

EMAIL:  MCSANTAYANA@PPLWEB.COM

 

COMCAST

4601 SMITH STREET

HARRISBURG, PA. 17109

CONTACT:  MICHAEL SWEIGARD

EMAIL:  MIKE_SWEIGARD@CABLE.COMCAST.COM

 

UGI UTILITIES

1301 AIP DRIVE

MIDDLETOWN, PA. 17057

CONTACT:  STEPHEN BATEMAN

EMAIL:  SBATEMAN@UGI.COM

1. The pre-existing use of the development site was a golf course and clubhouse/restaurant.

2. The proposed use of Lot 3 is a retail building.

3. The following reports are part of this plan submission, and are in the Township file for this project:

- Wetland Delineation Report, by Vortex Environmental, dated 05/09/18.

- Traffic Impact Study by Traffic Planning & Design Inc. for Blue Ridge Village, was previously submitted to the Township and Penndot.

- Stormwater Management Narrative, prepared by R.J. Fisher & Assoc., Inc, last revised 11/13/18.

- These document contains proposed covenants and restrictions for this project, which are too numerous to repeat here.

4. Previously proposed and now existing streets shown hereon are local/minor roads with a posted speed limit of 25 MPH.

5. All utilities have been contacted, and all easements and rights-of-way are shown.

6. The applicant shall comply with all applicable Township ordinances in effect at the time of submission of the Preliminary Plan.

7. All public improvements will comply with the Township's construction specifications.

8. Within clear sight triangles shown hereon, no permanent walls, fences, signs, structures, obstructions,  grading and/or plant materials over 30

inches high shall be placed or maintained, so that vision of  motorists is not obscured.

9. No new stormwater management facilities are being proposed as part of this plan.  This lot will utilize the stormwater facilities constructed as part

of the land development plan for Blue Ridge Village, Phase 1.

10. Drainage facilities located outside of accepted public street rights-of-way shall be owned and  maintained by the developer, until turned over to a

homeowners association(s).   The developer or association(s) shall maintain the drainage facilities to the design, dimensions and  elevations

indicated on these drawings, and such facilities shall be permanent unless and until a revised stormwater management plan is approved by the

applicable Township.  Required maintenance tasks shall  include removal of debris and sediment, and repair of any erosion.

11. The vertical datum is based on the U.S.G.S. North American Vertical Datum of 1988 (NAVD 88). The vertical control is based on PennDOT

benchmark KJC36.  The following additional field survey work has been completed by R.J. Fisher & Associates: aerial mapping on February 2, 2020;

field survey on March 17, 2020. Primary Control Point /Benchmark is as labeled/shown on plan.

12. A Flood Plain is near but not on this lot. Floodplain shown is from Flood Insurance Rate Map for Lower Paxton Township, Panel 9 of 11, Community

Panel #42043 CO33OD, effective date 8/2/2012.

13. All other lot corners not already marked shall be marked with iron rebar or as noted on the plan.

14. The PCSM plan, inspection reports and monitoring records shall be available for review and inspection by the PADEP or conservation district.

15. As-built Plans shall be provided in accordance with Subdivision and Land Development Ordinance 180-808.

16. All ADA ramp locations and details shall meet the current ADA requirements and PENNDOT RC details.

17. Maximum impervious coverage for the overall tract development after completion is 60%.

18. Areas located within conservation easements shall be protected from any further development or destruction

19. All materials, workmanship and methods of work shall comply with the current editions, as supplemented, of PennDOT Publication 408 and

PennDOT Publication 72M.

20. An NPDES Permit has been issued for the entire Bue Ridge Village development including this lot by the Dauphin County Conservation District. An

Erosion & Sediment Control Plan is prepared for this lot and will be submitted to DCCD to confirm compliance with the NPDES permit.

21. Nothing shall be planted or placed within the easement which would adversely affect the function of the easement, or conflict with any conditions

associated with such easement.

22. A sign permit shall be required for all signage.  Prior to the erection of any signs, a sign plan shall be submitted to the Township for review and

approval.

23. All inlets will be sized to accept the specified pipe sizes without corner penetrations. All pipes entering or exiting inlets shall be cut flush with the

inlet wall.

24. Operation and Maintenance (O&M) will be submitted as part of the SWM site plan.

25. Any financial security related to the Final plans and associated with any curb ramps which cannot be installed to satisfy all current ADA/PennDOT

specifications shall not be released until a completed Technical infeasibility Form (TIF) using the current PennDOT TIF format is provided by the

applicant and approved by the Township.

26. Within the public right-of-way, the project Geotechnical Engineer and Township Engineer shall be required to be on-site for all proof-rolling procedures,

structural fill placement, foundation subgrade review, pavement placement and all critical earthwork operations.

27. The Township or their designee shall have access to all easements via the nearest public right-of-way.

28. A certificate of occupancy shall be required for all buildings.

29. Sanitary easement beneficiary will be Lower Paxton Township Authority.

30. Storm easement beneficiary will be Lower Paxton Township Authority.

31. Conservation easement beneficiary will be Lower Paxton Township.

32. Sidewalk easement beneficiary will be Lower Paxton Township.

33. EG Drive access easement beneficiary will be Commercial Lots 2,3,4,7 and 8.

34. Contractor will need to provide Shop Drawings for Grease Interceptors and Sampling Manholes prior to ordering and installation.

35. Sanitary sewer construction will require a permit prior to sanitary sewer installation. All sanitary sewer installation must be inspected prior to backfilling;

pipe installation will require an air test.

36. Sanitary sewer inspections must be scheduled a minimum of 24 hours in advance by calling 717-657-5617.

37. Street Trees, if applicable, shall be in accordance with approved Phase 1 Land Development for Blue Ridge Village.

38. The applicant will be responsible for paying for the installation of all street and traffic control signs required for the project as deemed necessary by

Lower Paxton Township.

39. Prior to the erection of any signs, a sign plan shall be submitted to the Township for review and approval A sign permit shall be required for all

signage.

1. SITE IS ZONED RESIDENTIAL RETIREMENT DISTRICT (RRD)

2. ASSUMED IMPERVIOUS COVERAGE OF LOT 3 USED TO CALCULATE OVERALL DEVELOPMENT

COVERAGE:   57%

3. PROPOSED IMPERVIOUS COVERAGE OF LOT 3:   57%

4. MAXIMUM ALLOWED BUILDING HEIGHT:   40 FEET (60 FEET WITH EXCEPTIONS)

THE MINIMUM YARD SETBACK TO THE LOT LINE SHALL BE INCREASED BY 2 FEET FOR

EACH FOOT THAT THE HEIGHT OF THE BUILDING EXCEEDS 40 FEET, EXCEPT ALONG

LOT LINES ABUTTING A LOT IN COMMON OWNERSHIP, A STREET RIGHT OF WAY, OR A

LOT USED AS A SINGLE FAMILY DETACHED OR TOWNHOME DWELLING UNIT.

5. REQUIRED OFF-STREET PARKING:   39 SPACES

(1 SPACE PER 200 S.F. OF FLOOR AREA X 7,700 S.F.)

6. PROPOSED OFF-STREET PARKING:   65 SPACES

7. FRONT SETBACK: SIDE SETBACK: REAR SETBACK:

15 FEET 10 FEET 25 FEET

1. RECORD OWNER:

BRCC LP

5351 JAYCEE AVE.

HARRISBURG, PA 17112

2. TAX PARCEL NUMBER:   35-009-209

3. LOT 3 AREA:   79872 S.F., 1.834 ACRES

4. PRE-EXISTING USE:   PART OF A GOLF COURSE

5. PROPOSED LOT 3 USE:   RETAIL

6. EXISTING WATER SUPPLY:   PUBLIC

7. PROPOSED WATER SUPPLY:   PUBLIC

8. EXISTING SANITARY SEWER DISPOSAL:   PUBLIC

9. PROPOSED SANITARY SEWER DISPOSAL:   PUBLIC

10. LINEAR FEET OF NEW PUBLIC STREETS:   0 LINEAR FEET

11. LINEAR FEET OF NEW STORM SEWER:   0 LINEAR FEET

12. LINEAR FEET OF NEW SANITARY SEWER:   0 LINEAR FEET

THE FOLLOWING MODIFICATIONS ARE REQUESTED OR WERE APPROVED FROM THE

LOWER PAXTON TOWNSHIP SALDO CODE:

180.515.B 4. & 5.

WAIVER

SECTION

REQUIREMENT

DATE OF

WAIVER

REQUEST

DATE OF

WAIVER

APPROVAL

TO INSTALL SCREENING IN REQUIRED

BUFFER YARDS PER DESIGN STANDARDS

- ALTERNATIVE PROPOSED PER PLAN

05/13/20 /    /

SHEET NO. TITLE

1 COVER SHEET

2 EXISTING  CONDITIONS  PLAN

3 LAND  DEVELOPMENT  PLAN

4 GRADING  &  PCSM  PLAN

5 LANDSCAPE  PLAN

6 LANDSCAPE  NOTES

7 LIGHTING  PLAN

8 EROSION  &  SEDIMENT  POLLUTION  CONTROL  PLAN

9 SANITARY  SEWER  &  STORM  SEWER  PROFILES

10 STORM  SEWER  PROFILES

11 MISCELLANEOUS  DETAILS

12

PCSM,  SANITARY  SEWER  &  UTILITY  DETAILS

13 SANITARY  SEWER  DETAILS

14 SANITARY  SEWER  DETAILS

15 EROSION  &  SEDIMENT  POLLUTION  CONTROL  DETAILS

16 EROSION  &  SEDIMENT  POLLUTION  CONTROL  DETAILS

17 EROSION  &  SEDIMENT  POLLUTION  CONTROL  DETAILS

THE FOLLOWING WAIVERS ARE REQUESTED OR WERE APPROVED FROM THE LOWER PAXTON TOWNSHIP SALDO & STORMWATER CODE

180-503.K

WAIVER

SECTION

REQUIREMENT

DATE OF

WAIVER REQUEST

DATE OF

WAIVER APPROVAL

NO OBSTRUCTIONS ARE ALLOWED WITHIN THE CLEAR SIGHT TRIANGLE (CST) 05/13/20 /    /

170-701.G.

RESTRICTING PLANTS, UTILITIES, RETAINING WALL, AND SITE LIGHTING WITHIN

DRAINAGE EASEMENT

05/13/20 /    /

180-515.D.1

PROVIDE SITE LANDSCAPING AMENITIES AROUND THE RETAIL BUILDING FOUNDATION

AND BUILDING ENTRANCE POINT

05/13/20 /    /
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Existing 100 Year Floodplain

Existing Adjacent Property Line

Existing Boundary Line

Existing Building Setback Line
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Existing Major Contour
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SECTION SLDO 180-515.C. - PARKING INTERIOR & PERIMETER  LANDSCAPING

·5% OF THE TOTAL PARKING LOT AREA SHALL BE DEVOTED TO INTERIOR LANDSCAPING

· EACH LANDSCAPING ISLAND MUST BE PROVIDED WITH A MINIMUM OF ONE DECIDUOUS TREE PLUS ONE SHRUB FOR EACH 100 SF OF ISLAND AREA.

· PARKING LOT PERIMETER LANDSCAPING SHALL BE PROVIDED AND SHALL BE A MINIMUM OF 5 FEET IN WIDTH.

A MINIMUM OF ONE DECIDUOUS OR CONIFEROUS TREE AND TWO SHRUBS SHALL BE PROVIDED FOR EACH 50 FEET OF PARKING LOT PERIMETER PROVIDED.

29000 S.F. OF PARKING LOT REQUIRES 1450 S.F OF INTERIOR LANDSCAPE AREA          1530 SF OF INTERIOR SPACE PROVIDED

3 TREES REQUIRED FOR 3 ISLANDS         3 ISLAND TREES PROVIDED

15 TOTAL SHRUBS REQUIRED FOR 1450 SF OF INTERIOR ISLAND AREA   15 TOTAL SHRUBS PROVIDED

65O LF OF PARKING PERIMETER REQUIRES 13 DECID./CONIFER TREES AND 26 SHRUBS     13 TREES & 26 SHRUBS PROVIDED

SYMBOL ID

QUANTITY

BOTANICAL NAME COMMON NAME
PLANTING SIZE/CONDITIONSMATURE SIZE/GENERAL TYPE

AC 13 AMELANCHIER CANADENSIS 'GLENFORM"RAINBOW PILLAR SERVICEBERRY #2 CONT. 10'W. X 20' H. DECID. TREE

CP 12 CEANOTHUS PALLIDUS 'MINMARI' MARIE BLEU NEW JERSEY TEA #2 CONT.

3'W. X 2' H. DECIDUOUS

SHRUB

PF 15 POTENTILLA FRUITICOSA 'GOLD DROP'

GOLD DROP CINQUEFOIL

#2 CONT. 3' W. X 2'H. DECID. SHRUB

PL 14 PRUNUS LAUROCERASUS 'SCHIPKAENSIS' SCHIPKA CHERRY LAUREL

2' H. , #5 CONTAINER (2" CAL.)

5' W. X 8' H.

EVERGREEN SHRUB

SECTION 180.515.B 4. & 5. - MODIFIED DESIGN STANDARDS FOR SCREENING IN REQUIRED BUFFER YARDS

* One tree PER 1500 square feet of req'd. landscape buffer area. Mixed evergreen and deciduous species , max. 70% deciduous  (

12880

1500

= 9 TREES REQ'D.)

* one shrub for each 750 square feet of buffer area. Min. two feet at maturity (

12880

750

 = 18 SHRUBS REQUIRED)

SYMBOL ID

QUANTITY

BOTANICAL NAME COMMON NAME
PLANTING SIZE/CONDITIONSMATURE SIZE/GENERAL TYPE

PG 3 PICEA GLAUCA WHITE SPRUCE

6-8 FEET, B& B

15'W. X 50' H. EVERGREEN

TREE

GT 4

GLEDITSIA TRIACANTHOS VAR. INERMIS

"IMPCOLE"

IMPERIAL THORNLESS HONEYLOCUST

2" CALIPER,

BALLED & BURLAPPED (B&B) ROOT

30' W. X 60' H.

DECIDUOUS TREE

AC 2 AMELANCHIER CANADENSIS 'GLENFORM"RAINBOW PILLAR SERVICEBERRY #2 CONT. 10'W. X 20' H. DECID. TREE

JH 9 JUNIPERUS HORIZONTALIS 'JAZZY JEWEL'ANDORRA JUNIPER 'JAZZY JEWEL" #2 CONT.

6' W. X2' H. EVERGREEN

SHRUB

PF 9 POTENTILLA FRUITICOSA 'GOLD DROP'

GOLD DROP CINQUEFOIL

#2 CONT. 3' W. X 2'H. DECID. SHRUB

SECTION 203-804.D - PARKING LOT LANDSCAPING

 

 MINIMUM 1 DECIDUOUS TREE FOR EVERY 15 NEW OFF-STREET PARKING SPACES

LOT 3 PARKING LOT:     TOTAL PARKING SPACES = 65    DECIDUOUS TREES REQUIRED = 5     DECIDUOUS TREES PROVIDED = 5

SYMBOL ID

QUANTITY

BOTANICAL NAME COMMON NAME
PLANTING SIZE/CONDITIONSMATURE SIZE/GENERAL TYPE

GT 3

GLEDITSIA TRIACANTHOS VAR. INERMIS

"IMPCOLE"

IMPERIAL THORNLESS HONEYLOCUST

2" CALIPER,

BALLED & BURLAPPED (B&B) ROOT

30' W. X 60' H.

DECIDUOUS TREE

NS 2 NYSSA SYLVATICA BLACKGUM TUPELO

2" CALIPER,

BALLED & BURLAPPED (B&B) ROOT

30'W X 50' DECIDUOUS TREE

LANDSCAPE REQUIREMENTS, PROVISIONS, & SCHEDULE
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REFER TO SHEET 6 FOR ADDITIONAL

LANDSCAPE INFORMATION
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DECIDUOUS  TREE  PLANTING

SHRUB  PLANTING

1. ALL LANDSCAPE MATERIALS SHALL BE PLACED AND PLANTED IN ACCORDANCE WITH THIS PLAN AND ALL APPLICABLE STANDARDS

AND REQUIREMENTS OF THE LOWER PAXTON TOWNSHIP ZONING AND SUBDIVISION/ LAND DEVELOPMENT ORDINANCES AND THE

LOWER PAXTON TOWNSHIP SHADE TREE COMMISSION WHERE APPLICABLE.

2. THE OWNER WILL BE RESPONSIBLE FOR THE PROPER MAINTENANCE OF ALL PLANT MATERIALS.  ALL PLANTINGS WILL BE

INSTALLED, MAINTAINED AND REPLACED BY THE OWNER, IF DEAD OR DISEASED, IN LOCATIONS AS SHOWN ON THIS APPROVED

LANDSCAPE PLAN.

3. ALL PLANT MATERIALS SHALL BE PLANTED IN ACCORDANCE WITH GOOD NURSERY AND LANDSCAPING PRACTICES WITH ADEQUATE

UNPAVED SURFACE AROUND EACH FOR WATER AND AIR AND SHALL BE PROPERLY PROTECTED BY CURBS, CURB STOPS, DISTANCE

OR OTHER PROTECTIVE DEVICES TO PREVENT DAMAGE FROM VEHICLES.  A MINIMUM VEGETATIVE AREA SHALL BE PROVIDED FOR

ALL PLANT MATERIALS WHICH SHALL INCLUDE AT LEAST A 4-FOOT MINIMUM RADIUS OF PERVIOUS AREA AROUND ALL SIDES OF

THE TRUNK OF EACH REQUIRED DECIDUOUS TREE OR SHRUB WITHIN OR ADJACENT TO A PARKING LOT.  ANY AND ALL OTHER

APPLICABLE STANDARDS ESTABLISHED BY THE TOWNSHIP SHALL ALSO APPLY.

4. ALL PLANT MATERIALS SHALL BE NURSERY GROWN IN A CLIMATE SIMILAR TO THAT OF THE LOCALITY OF THE SUBJECT TRACT.

5. ALL PLANT MATERIALS SHALL HAVE A NORMAL, SYMMETRICAL GROWTH HABIT AND SHALL BE SOUND, HEALTHY AND VIGOROUS

AND SHALL BE FREE FROM DISEASE, INSECTS, INSECT EGGS AND LARVAE.

6. REQUIREMENTS FOR THE MEASUREMENT, BRANCHING, GRADING, QUALITY, BALLING AND BURLAPPING OF PLANT MATERIALS

SHALL FOLLOW THE CODE OF STANDARDS RECOMMENDED BY THE AMERICAN NURSERY AND LANDSCAPE ASSOCIATION IN THE

AMERICAN STANDARD FOR NURSERY STOCK, ANSIZ60, CURRENT EDITION, AS AMENDED.  PLANTS SHALL BE SO TRAINED IN

DEVELOPMENT AND APPEARANCE AS TO BE UNQUESTIONABLY SUPERIOR IN FORM, COMPACTNESS AND SYMMETRY.  THEY SHALL BE

SOUND, HEALTHY, VIGOROUS, WELL BRANCHED, DENSELY FOLIATED WHEN IN LEAF AND FREE OF DISEASE AND INSECTS OF ANY

KIND.

7. LAYOUT OF PLANTS PRIOR TO PLANTING SHALL BE VERIFIED BY THE OWNER/DEVELOPER AND/OR THEIR REPRESENTATIVE.

8. PRIOR TO PLANTING, TREES SHALL BE INSPECTED BY THE OWNER/DEVELOPER AND/OR THEIR REPRESENTATIVE FOR INJURY TO

TRUNKS, EVIDENCE OF INSECT INFESTATION, OR IMPROPER PRUNING.

9. ALL ROPES, STAVES, TAGS OR OTHER BINDINGS SHALL BE CUT OFF THE TOPS AND SIDES OF THE BALLS AND REMOVED FROM PITS.

ALLROT-PROOF, ROT-RESISTANT, PLASTIC BURLAP AND TOP HALF OF WIRE BASKET (MINIMUM) BALL COVERINGS SHALL BE

REMOVED BEFORE PLANTING.

10. DIAMETER OF PITS FOR TREES AND B+B SHRUBS SHALL BE AT LEAST 2 FEET GREATER THAN THE DIAMETER OF THE BALL OR

SPREAD OF ROOTS. DIAMETER OF PITS FOR BARE-ROOTED TREES AND SHRUBS SHALL BE AT LEAST 1 FOOT GREATER THAN THE

SPREAD OF ROOTS.  NEVER CUT LEADER, PRUNE TOP OF BARE-ROOTED SHRUBS AND LATERAL BRANCHES OF TREE TO BALANCE

LOSS OF ROOTS RESULTING FROM DIGGING.

11. PLANT SUBSTITUTIONS WILL BE PERMITTED ONLY UPON APPROVAL BY THE OWNER/DEVELOPER OR THE PROJECT LANDSCAPE

ARCHITECT.

12. THE CONTRACTOR IS SOLELY RESPONSIBLE FOR IDENTIFYING ANY AND ALL UNDERGROUND UTILITY LOCATIONS, PRIOR TO

DIGGING, BY PERFORMING A PA ONE-CALL OR AS MAY OTHERWISE BE REQUIRED.  ANY AND ALL DAMAGE TO UNDERGROUND

UTILITIES, WHETHER KNOWN OR UNKNOWN, IS AND WILL BE THE SOLE RESPONSIBILITY AND LIABILITY OF THE CONTRACTOR.

13. THE CONTRACTOR SHALL SPRAY PAINT OR OTHERWISE MARK ALL PROPOSED PLANTING BED LINES FOR OWNER APPROVAL PRIOR

TO CUTTING IN PROPOSED BEDS.

GENERAL  LANDSCAPE  NOTES

1. ALL NON-SURVIVING PLANTS SHALL BE REPLACED BY THE LANDSCAPE CONTRACTOR IN ACCORDANCE WITH ANY NEGOTIATED

WARRANTY OR GUARANTEE PERIODS.  AFTER ANY WARRANTY OR GUARANTEE PERIODS HAVE EXPIRED, THE LOT OWNER SHALL BE

RESPONSIBLE FOR REPLACING ANY NON-SURVIVING PLANT MATERIALS WITH A LIKE-KIND SPECIES AT THE MINIMUM SIZES

IDENTIFIED IN THE PLANT LIST FOUND ON THIS PLAN SHEET.

2. ALL LANDSCAPING WHICH IS REQUIRED BY LOWER PAXTON TOWNSHIP ORDINANCES IN EFFECT AT THE TIME OF PLAN APPROVALS,

SHALL AND MUST BE PERPETUALLY MAINTAINED BY THE PROPERTY OWNER(S).  ANY LANDSCAPING NEEDED TO MEET THE

REQUIREMENTS OF ANY APPLICABLE ORDINANCES, WHICH DIES, IS REMOVED, OR IS SEVERELY DAMAGED SHALL AND MUST BE

REPLACED BY THE CURRENT PROPERTY OWNER(S), ON A ONE-TO-ONE BASIS, AS SOON AS IS PRACTICAL CONSIDERING GROWING

SEASONS, WITHIN A MAXIMUM OF 150 DAYS.

LANDSCAPE  REPLACEMENT  NOTES

PLANTING  &  MULCH  SPECIFICATION
PLANTING BED MULCH SPECIFICATION

1. ALL PROPOSED PLANTING BEDS, AS SHOWN, SHALL BE MULCHED WITH A 3 INCH MINIMUM DEPTH OF PREMIUM MULCH OF LIKE

KIND, QUALITY, TEXTURE AND COLOR TO THE EXISTING MULCH WHICH CURRENTLY EXISTING IN CLOSE PROXIMITY TO THE

PROPOSED IMPROVEMENTS.

2. ALL PROPOSED MULCH SHALL BE INSTALLED IN STRICT CONFORMANCE WITH THE SUPPLIER'S SUGGESTED RECOMMENDATIONS

AND SPECIFICATIONS.

PLANT BACKFILL MIXTURE

1. TO CONSIST OF REMOVED TOPSOIL AND SUBGRADE FROM THE DUG HOLE ONLY, THOROUGHLY MIXED WITH ALL ROOTS AND

STONES REMOVED PRIOR TO REPLACEMENT IN THE HOLE.

TREE ON SLOPE  PLANTING
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Statistics

Description Symbol

Min
Max/Min Avg/MinAvg

Max

Design Area, Lot 3

1.7 fc 3.7 fc 0.6 fc 6.2:1 2.8:1

Schedule

Symbol

Label

Quantity

Manufacturer

Catalog Number Description Lamp

Number

Lamps

File Name

Lumens

Per Lamp

Light Loss

Factor

Wattage

S1-5 3

Holophane

WFCL2 P50 30K AS L5 S P7 PCLL

HLA 14 F5J 15 P07 ABG BK

Washington FCO LED 2, P50, 3000K,

Type 5, Optic

LED 1

WFCL2_P50_30K_XX_L5.ies
11151 0.9 139

S1-3 6

Holophane

WFCL2 P50 30K ASL3 HSS S P7

PCLL HLA14 F5J 15 P07 ABG BK

Washington FCO LED 2, P50, 3000K,

Type 3, Optic, With House Side Shield

LED 1

WFCL2_P50_30K_XX_L3_HSS.ies

7321 0.9 139

Efficiency

100%

100%

Lumens

Multiplier

1

1

WP 4

Holophane

HLWPC2 P20 30K XX TFTM 1 5440 0.9 47 100%1

Distribution

Type VS, Bug

Rating: B4 - U0 - G2

Type IV, Short, Bug

Rating: B2 - U0 - G2

Wallpack Full Cutoff LED, LED

Performance Package P10, 3000 series

CCT, Voltage, Forward Throw Medium

LED
HLWPC2_P20_30K_XX_TFTM.ies

Type IV, Short, Bug

Rating: B1 - U0 - G2

Notes

1

Type S1 Meets Full Cutoff Classification

2

Design Area Meets Illumination Engineering Society's Recommended Practice

For Parking Areas Per RP-20.  Calculations For Parking Lot Can Be Provided
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Proposed Property Line

Proposed Edge Of Pavement

Proposed Sidewalk

Proposed Right-Of-Way

Proposed Conditions Legend

Proposed Retaining Wall 

Proposed Sanitary Sewer Line, MH

Proposed Storm Sewer Line, Inlet, MH

Proposed Minor Contour

Proposed Major Contour

Limit of Disturbance

Drainage Area

RD RD RD

Proposed Roof Drain

Proposed Inlet Protection,

Proposed Gas Line

OH OH

Proposed Overhead Uitity

UG UG

Proposed Underground Utility

Waterbar, Inlet I.D.

Proposed Inlet Protection, Filter Bag

F.B.I.P.

Proposed Water Line, Valve, Hydrant, Meter

W W

WM

Proposed Spot Elevation

Existing Soil Boundary

Proposed Curb / Depressed Curb
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20' Drainage

Easement

Drainage
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20' Drainage
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Infiltration

Basin #6

30' Sanitary Sewer

Easement

Sanitary Lateral

Station: 2+30.00

Approx. Length: 24'
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ON LOT 2 ARE PER DESIGN DRAWINGS.  LOT 3 HAS BEEN
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Profile View Of M2 To EX M Sta: -0+50.00 - 1+75.00

Horizontal Scale: 1" = 20'

Vertical Scale: 1" = 2'
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Profile View Of EX F9 To EX F Sta: -0+50.00 - 3+00.00
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Vertical Scale: 1" = 2'
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EROSION CONTROL MATTING ON SLOPE

STANDARD CONSTRUCTION DETAIL #3-2
ROCK CONSTRUCTION ACCESS WITH WASH RACK

EROSION CONTROL PLAN 
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1. The site contractor and their designees shall familiarize themselves with this Erosion Control Plan.  The site contractor and their designees shall familiarize themselves with this Erosion Control Plan.  The site contractor shall be responsible for implementation of this Erosion Control Plan. 2. The site contractor shall not disturb more area than is necessary for the task to be done, so The site contractor shall not disturb more area than is necessary for the task to be done, so that potential for erosion is minimized. 3. The site contractor shall ensure that earth disturbance activities are planned and implemented to The site contractor shall ensure that earth disturbance activities are planned and implemented to the extent practicable in accordance with the following: a. Minimize the extent and duration of the earth disturbance. Minimize the extent and duration of the earth disturbance. b. Maximize protection of existing drainage features and vegetation. Maximize protection of existing drainage features and vegetation. c. Minimize soil compaction. Minimize soil compaction. d. Utilize other measures or controls that prevent or minimize the generation of increased Utilize other measures or controls that prevent or minimize the generation of increased stormwater runoff. 4. Erosion and sedimentation controls must be constructed, stabilized, and functional before site Erosion and sedimentation controls must be constructed, stabilized, and functional before site disturbance within the tributary areas to the controls. 5. A copy of the approved Erosion and Sediment Control Plan / Drawings (stamped, signed and A copy of the approved Erosion and Sediment Control Plan / Drawings (stamped, signed and dated by the reviewing agency) must be available at the project site at all times. 6. Clearing, grubbing, and topsoil stripping shall be limited to those areas described in each stage Clearing, grubbing, and topsoil stripping shall be limited to those areas described in each stage of the construction sequence.  General site clearing, grubbing and topsoil stripping may not commence in any stage or phase of the project until the E & S BMPs specified by the Construction Sequence for that stage or phase have been installed and are functioning as described in this document. 7. At no time shall construction vehicles be allowed to enter areas outside the limit of disturbance At no time shall construction vehicles be allowed to enter areas outside the limit of disturbance boundaries shown on the plan maps.  These areas must be clearly marked and fenced off before clearing and grubbing operation begin. 8. Topsoil stockpile heights shall not exceed 35 feet.  Stockpile side slopes must be 2:1 or flatter. Topsoil stockpile heights shall not exceed 35 feet.  Stockpile side slopes must be 2:1 or flatter. 9. Solids, trash and other pollutants shall be disposed in accordance with federal and state Solids, trash and other pollutants shall be disposed in accordance with federal and state regulations in order to prevent any pollutant in such materials from adversely affecting the environment.  All building materials and wastes must be removed from the site and recycled or disposed in accordance with the Department of Environmental Protection's Solid Waste Management regulations at 25 Pa. Code 260, 260.1 et seq., 271.1, and 287.1 et seq.  No building materials or wastes or unused building materials shall be burned, buried, dumped, or discharged at the site. 10. All off-site waste and borrow areas must have an E & S Plan approved by the Conservation All off-site waste and borrow areas must have an E & S Plan approved by the Conservation District or DEP, and fully implemented prior to being activated. 11. The contractor will be responsible for the removal of any excess material and make sure the The contractor will be responsible for the removal of any excess material and make sure the site(s) receiving the excess has an approved and fully implemented erosion and sediment control plan that meets the conditions of Chapter 102 and/or other State or Federal regulations. 12. The contractor is responsible for ensuring that any material brought onto the site is Clean Fill.  The contractor is responsible for ensuring that any material brought onto the site is Clean Fill.  Form FP-001 must be retained by the property owner for any fill material affected by a spill or release of a regulated substance but qualifying as Clean Fill due to analytical testing. 13. Areas which are to be topsoiled shall be scarified to a minimum depth of 4 inches prior to Areas which are to be topsoiled shall be scarified to a minimum depth of 4 inches prior to placement of topsoil.  Areas to be vegetated shall have a minimum 4 inches of topsoil in place prior to seeding and mulching.  Fill outslopes shall have a minimum of 2 inches of topsoil. 14. All graded areas shall be permanently stabilized immediately upon reaching finished grade.  Cut All graded areas shall be permanently stabilized immediately upon reaching finished grade.  Cut slopes in competent bedrock and rock fills need not be vegetated. 15. Cut and fill slopes shall be capable of resisting failure due to slumping, sliding, or other Cut and fill slopes shall be capable of resisting failure due to slumping, sliding, or other movements. 16. All E & S BMPs must remain functional as such until all areas tributary to them are permanently All E & S BMPs must remain functional as such until all areas tributary to them are permanently stabilized or until they are replaced by another BMP approved by the Conservation District or PA DEP. 17. After final site stabilization has been achieved, temporary E & S BMPs must be removed or After final site stabilization has been achieved, temporary E & S BMPs must be removed or converted to permanent post construction stormwater management BMPs.  Ares disturbed during removal or conversion of the BMPs must be stabilized immediately.  In order to ensure rapid revegetation of disturbed areas, such removal / conversions should be done only during the germinating season. 18. Failure to correctly install E & S BMPs, failure to prevent sediment-laden runoff from leaving the Failure to correctly install E & S BMPs, failure to prevent sediment-laden runoff from leaving the construction site, or failure to take immediate corrective action to resolve failure of E & S BMPs may result in administrative, civil, and/or criminal penalties being instituted by the Pennsylvania Department of Environmental Protection as defined in Section 602 of the Pennsylvania Clean Streams law.  The Clean Streams law provides for up to $10,000 per day in civil penalties, up to $10,000 in summary criminal penalties, and up to $25,000 in misdemeanor criminal penalties for each violation. 19. Only limited disturbance will be permitted to initially access and acquire borrow to construct Only limited disturbance will be permitted to initially access and acquire borrow to construct control facilities, before general site alteration begins. 20. If fuel or other dangerous chemicals are stored on site, then a Preparedness, Prevention and If fuel or other dangerous chemicals are stored on site, then a Preparedness, Prevention and Contingency (PPC) Plan must be developed and kept on site. 21. Underground utilities cutting through any active channel shall be immediately backfilled and the Underground utilities cutting through any active channel shall be immediately backfilled and the channel restored to its original cross-section and protective lining.  Any base flow within the channel shall be conveyed past the work in the manner described in this plan until such restoration is complete. 22. All channels must be kept free of obstructions such as fill ground, fallen leaves & woody debris, All channels must be kept free of obstructions such as fill ground, fallen leaves & woody debris, accumulated sediment, and construction materials/wastes.  Channels should be kept mowed and/or free of all weedy, brushy or woody growth.  Any underground utilities running across/through the channel(s) shall be immediately backfilled and the channel(s) repaired and stabilized per the channel cross-section detail. 23. Vegetated channels shall be constructed free of rocks, tree roots, stumps or other projections Vegetated channels shall be constructed free of rocks, tree roots, stumps or other projections that will impede normal channel flow and/or prevent good lining to soil contact.  The channel shall be initially over-excavated to allow for the placement of topsoil. 24. Sediment basins/traps shall be kept free of all trash, concrete wash water and other debris that Sediment basins/traps shall be kept free of all trash, concrete wash water and other debris that pose the potential for clogging the basin/trap outlet structures and/or pose the potential for pollution to waters of the Commonwealth. 25. All building materials and wastes shall be removed from the site and recycled or disposed of in All building materials and wastes shall be removed from the site and recycled or disposed of in accordance with the Department's Solid Waste Management Regulations at 25 Pa. Code 260.1 et seq., 271.1., and 287.1 et seq.  No building materials or wastes or unused building materials shall be burned, buried, dumped, or discharged at the site. 26. Fill Materials: Fill Materials: a. The NPDES Permit covers the "moving, depositing, stockpiling, or storing of soil rock or earth The NPDES Permit covers the "moving, depositing, stockpiling, or storing of soil rock or earth materials." If the site will need to have fill imported from an off site location, the responsibility for performing environmental due diligence and the determination of clean fill will in most cases reside with the Operator.  If the site will have excess fill that will need to be exported to an off site location, the responsibility of clean fill determination and the environmental due diligence rests on the applicant.  If all cut and fill materials will be used on the site, a clean fill determination is not required by the operator unless there is a belief that a spill or release of a regulated substance occurred on site.  The contractor is responsible for ensuring that any material brought onto the site is Clean Fill.  Form FP-001 must be retained by the property owner for any fill material affected by a spill or release of a regulated substance but qualifying as Clean Fill due to analytical testing. b. Applicants and/or operators must use environmental due diligence to ensure that the fill Applicants and/or operators must use environmental due diligence to ensure that the fill material associated with this project qualifies as Clean Fill.  Definitions of Clean Fill and Environmental Due Diligence are provided below.  All fill material must be used in accordance with the Department's policy "Management of Fill", document number 258-2182-773.  A copy of this policy is available online at www.depweb.state.pa.us.  Under the heading Quick Access on the left side of the screen, click on "Forms and Publications."  On the left side of the screen click on "Technical Guidance Documents- Final."  Then type the document number 258-2182-773 into the search window and conduct the search.  Click on "Management of Fill." c. Clean Fill is defined as: Uncontaminated, non-water soluble, non-decomposable, inert, solid Clean Fill is defined as: Uncontaminated, non-water soluble, non-decomposable, inert, solid material.  The term includes soil, rock, stone, dredged material, used asphalt, and brick, block or concrete from construction and demolition activities that is separate from other waste and is recognizable as such.  The term does not include materials placed in or on the waters of the Commonwealth unless otherwise authorized.  (The term "used asphalt" does not include milled asphalt or asphalt that has been processed for re-use.) d. Clean Fill affected by a spill or release of a regulated substance:  Fill materials affected by a Clean Fill affected by a spill or release of a regulated substance:  Fill materials affected by a spill or release of a regulated substance still qualifies as clean fill provided the testing reveals that the fill material contains concentrations of regulated substances that are below the residential limits in Tables FP-1a and FP-1b found in the Department's policy "Management of Fill." e. Environmental due diligence: Investigative techniques, including, but not limited to, visual Environmental due diligence: Investigative techniques, including, but not limited to, visual property inspections, electronic data base searches, review of property ownership, review of property use history, Sanborn maps, environmental questionnaires, transaction screens, analytical testing, environmental assessments or audits.  Analytical testing is not a required part of due diligence unless visual inspection and/or review of the past land use of the property indicates that the fill may have been subjected to a spill or release of regulated substance.  If the fill may have been affected by a spill or release of a regulated substance, it must be tested to determine if it qualifies as clean fill.  Testing should be performed in accordance with Appendix A of the Department's policy "Management of Fill." f. Fill material that does not qualify as clean fill is regulated fill.  Regulated fill is waste and must Fill material that does not qualify as clean fill is regulated fill.  Regulated fill is waste and must be managed in accordance with the Department's municipal or residual waste regulations based on 25 Pa. Code Chapters 287 Residual Waste Management or 271 Municipal Waste Management, whichever is applicable. 27.  The potential for thermal impacts exists in the temporary condition as the existing vegetation on  The potential for thermal impacts exists in the temporary condition as the existing vegetation on the site is disturbed, and un-shaded water will sit in the sediment traps.  The thermal impacts will be minimized by infiltrating a portion of the runoff and temporary seeding disturbed areas as soon as possible.Trees in and around pavement areas will shade pavement and cool runoff.
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The contractor shall immediately temporarily stabilize any rough graded area, topsoil stockpile or unused excavated fill material that will be left idle for less than 1 year.  The grass will provide interim protection against the impact of precipitation, running water and wind.  Permanently seed any area that will be idle for more than 1 year. Temporary seeding schedule is as follows: Species: Annual Rye grass Annual Rye grass % Live Seed: 88.2% 88.2% Application rate: I0 lbs./l,000 sq. yds. I0 lbs./l,000 sq. yds. Fertilizer type: general purpose granular, 10-20-20 general purpose granular, 10-20-20 Fertilizer application rate: 100 lbs./l,000 sq. yds. (Fertilizers should be reduced or eliminated  100 lbs./l,000 sq. yds. (Fertilizers should be reduced or eliminated  based on soil test recommendations from approved lab. Powdered Liming rate: per soil test; minimum of 410 lbs/1000 yds. per soil test; minimum of 410 lbs/1000 yds. Strawbale mulch rate: 1,200 lbs/I,000 sq. yds. 1,200 lbs/I,000 sq. yds. Seeding dates: March 15 - October 15 March 15 - October 15 Mulch anchoring: Asphalt, either emulsified or cut-back, containing no solvents or other diluting Asphalt, either emulsified or cut-back, containing no solvents or other diluting agents toxic to plant or animal life, uniformly applied at the rate of 31 gallons per 1,000 square yards.  Synthetic binders (chemical binders) may be used per manufacturer's recommendation provided they are non-toxic to plant and animal species. When seeding is not possible due to the time of year or other limitations, disturbed area shall be mulched with strawbales at the rate above.  An erosion control blanket must be installed on all disturbed slopes steeper than 3:1, and all areas with concentrated flows.  Matting can be North American Green 'S75' or approved equal.
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1. Until the site is stabilized, all erosion and sediment control BMPs must be maintained properly.  Until the site is stabilized, all erosion and sediment control BMPs must be maintained properly.  Responsibility for implementing and maintaining erosion and sedimentation control measures shall be designated to a minimum of one individual who will be present at the project site each working day. Maintenance must include inspections of all erosion and sediment control BMPs after each runoff event and on a weekly basis, to ensure that they are in place, stable, and functioning properly.  All preventative and remedial maintenance work, including clean out, repair, replacement, re-grading, reseeding, re-mulching, and re-netting must be performed immediately, to restore the control measure to the original design.  If erosion and sediment control BMPs fail to perform as expected, replacement BMPs, or modifications of those installed, will be required. 2. A log showing dates that E & S BMPs were inspected as well as any deficiencies found and the A log showing dates that E & S BMPs were inspected as well as any deficiencies found and the date they were corrected shall be maintained on the site and be made available to regulatory agency officials at the time of inspection. 3. Any sediment removed from BMPs during construction shall be returned to upland areas within the Any sediment removed from BMPs during construction shall be returned to upland areas within the project area, and incorporated into the site grading, or in the manner described on the plan drawings. 4. See the construction details and seeding specifications for maintenance procedures for the various See the construction details and seeding specifications for maintenance procedures for the various control measures. 5. Mud must be removed from vehicle tires before they exit the site.  Sediment tracked onto any Mud must be removed from vehicle tires before they exit the site.  Sediment tracked onto any public roadway or sidewalk shall be returned to the construction site by the end of each work day and disposed in the manner described in this plan.  In no case shall the sediment be washed, shoveled, or swept into any roadside ditch, storm sewer or surface water.
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MAINTENANCE PLAN SCHEDULE
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All disturbed soil not to be covered with impervious surfaces, riprap or landscaping mulch shall be permanently seeded to provide protection against the impact of precipitation, running water and wind.  Permanent seeding schedule for the general project area is as follows: Species: 50% Kentucky bluegrass 50% Kentucky bluegrass 30% Pennlawn Creeping Red Fescue 20% Norlea Perennial ryegrass % Pure live seed: 88.2%, 83.3%, 78.4%, Respectively 88.2%, 83.3%, 78.4%, Respectively Application rate: 21 lbs./1,000 sq. yds. 21 lbs./1,000 sq. yds. Fertilizer type: general purpose granular, 10-20-20 general purpose granular, 10-20-20 Fertilizer application rate: 210 lbs./1,000 sq. yds., see temporary seed note 210 lbs./1,000 sq. yds., see temporary seed note Powdered Liming rate: per soil test; minimum of 2480 lbs/1000 yds per soil test; minimum of 2480 lbs/1000 yds Seeding dates: between March 15 - June 1, August 1 - October 15 between March 15 - June 1, August 1 - October 15 Strawbale mulching rate: 1200 lbs/1000 sq. yds. 1200 lbs/1000 sq. yds. Mulch anchoring: Asphalt, either emulsified or cut-back, containing no solvents or other diluting Asphalt, either emulsified or cut-back, containing no solvents or other diluting agents toxic to plant or animal life, uniformly applied at the rate of 31 gallons per 1,000 square yards.  Synthetic binders (chemical binders) may be used per manufacturer's recommendation provided they are non-toxic to plant and animal species. An erosion control blanket must be installed on all disturbed slopes steeper than 3:1, and all areas with concentrated flows. Matting can be North American Green “S75” or approved equivalent. S75” or approved equivalent.  or approved equivalent. A minimum of 6” of topsoil shall be placed prior to seeding. of topsoil shall be placed prior to seeding.
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1. A licensed professional or a designee shall be present on site during construction of any critical A licensed professional or a designee shall be present on site during construction of any critical stages of implementation of the approved PCSM plan. 2. At least 3 days before starting any earth disturbance activities, all contractors involved in those At least 3 days before starting any earth disturbance activities, all contractors involved in those activities shall notify the Pennsylvania One Call system Incorporated at 1-800-242-1776 for the location of existing underground utilities. 3. All earth disturbance activities shall proceed in accordance with the following specific sequencing.  All earth disturbance activities shall proceed in accordance with the following specific sequencing.  Each stage shall be completed and immediately stabilized before any following stage is initiated.  Clearing, grubbing and topsoil stripping shall be limited only to those areas described in each stage.  Any deviation from the following sequence must be approved in writing from the County Conservation District. 4. Immediately upon discovering unforeseen circumstances posing the potential for accelerated erosion Immediately upon discovering unforeseen circumstances posing the potential for accelerated erosion and/or sediment pollution, the operator shall implement appropriate best management practices to eliminate the potential for accelerated erosion and/or sediment pollution. 5. At least 7 days before starting any earth disturbance activities, the owner and/or operator shall At least 7 days before starting any earth disturbance activities, the owner and/or operator shall invite all contractors involved in those activities, the landowner, all appropriate municipal officials, and a representative of the County Conservation District to an on-site pre-construction meeting. 6. Immediately after earth disturbance activities cease, the operator shall stabilize the disturbed Immediately after earth disturbance activities cease, the operator shall stabilize the disturbed areas.  During non-germinating periods, mulch must be applied at the specified rates.  Disturbed areas which are not at finished grade and which will be re-disturbed within 1 year must be stabilized in accordance with the temporary seeding vegetative stabilization specifications.  Disturbed areas which are not at final grade or which will not be re-disturbed within 1 year must be stabilized in accordance with the permanent seeding vegetative stabilization specifications. 7. All pumping of sediment laden water shall be through a sediment control BMP, such as a pumped All pumping of sediment laden water shall be through a sediment control BMP, such as a pumped water filter bag or equivalent sediment removal facility, over undisturbed vegetated areas. SPECIFIC STAGING OF MAJOR EARTH MOVING ACTIVITIES AND PCSM BMP SEQUENCE 1. No earth disturbance should be started until the E&S BMP's treating the disturbed area are No earth disturbance should be started until the E&S BMP's treating the disturbed area are installed and functioning. 2. Clearly mark the limits of disturbance.   Clearly mark the limits of disturbance.   3. Install the rock construction entrance.  The rock construction entrance shall be continually Install the rock construction entrance.  The rock construction entrance shall be continually maintained to the specified dimensions.  A stockpile of AASHTO #1 coarse aggregate shall be on the site for this purpose.  At the end of each workday, any sediment deposited on paved roadways shall be removed and returned to the construction site. 4. Install Sediment Barriers at the locations shown on the E&S Plan.  Disturbance shall be restricted Install Sediment Barriers at the locations shown on the E&S Plan.  Disturbance shall be restricted to that which is only necessary to access and install the designated sediment barriers. 5. Install Inlet Protection at existing Inlets where indicated. Install Inlet Protection at existing Inlets where indicated. 
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STAGING OF EARTH MOVING ACTIVITIES
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1. Upon temporary cessation of an earth disturbance activity or any stage or phase of an activity Upon temporary cessation of an earth disturbance activity or any stage or phase of an activity where a cessation of earth disturbance activities will exceed 4 days, the site shall be immediately seeded, mulched, or otherwise protected from accelerated erosion and sedimentation pending future earth disturbance activities. 2. Permanent stabilization is defined as a minimum uniform 70% perennial vegetative cover or other Permanent stabilization is defined as a minimum uniform 70% perennial vegetative cover or other permanent non-vegetative cover with a density sufficient to resist accelerated surface erosion and subsurface characteristics sufficient to resist sliding and other movements. 3. Topsoil required for the establishment of vegetation shall be stockpiled at the location(s) shown on Topsoil required for the establishment of vegetation shall be stockpiled at the location(s) shown on the plan drawings in the amount necessary to complete the finish grading of all exposed areas that are to be stabilized by vegetation. Each stockpile shall be protected in the manner shown on the plan drawings. Topsoil stockpile heights shall not exceed 35 feet. Stockpile side slopes must be 2:1 or flatter. 4. Areas which are to be topsoiled shall be scarified to a minimum depth of 3 to 5 inches (6 to 12 Areas which are to be topsoiled shall be scarified to a minimum depth of 3 to 5 inches (6 to 12 inches on compacted soils)  prior to placement of topsoil. Areas to be vegetated shall have a prior to placement of topsoil. Areas to be vegetated shall have a minimum 4 inches of topsoil in place prior to seeding and mulching. Fill outslopes shall have a minimum of 2 inches of topsoil. 5. Topsoil should not be placed while the topsoil or subsoil is in a frozen or muddy condition, when Topsoil should not be placed while the topsoil or subsoil is in a frozen or muddy condition, when the subsoil is excessively wet, or in a condition that may otherwise be detrimental to proper grading and seedbed preparation. Compacted soils should be scarified 6 to 12 inches along contour whenever possible prior to seeding. 6. An erosion control blanket will be installed on all disturbed slopes 3:1 or steeper, all areas of An erosion control blanket will be installed on all disturbed slopes 3:1 or steeper, all areas of concentrated flows, and disturbed areas within 50' of a surface water.of a surface water.
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STABILIZATION SPECIFICATIONS 
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The soils on this site tend to be easily erodible, and may be susceptible to piping.  A solution to this limitation is to grade the site at acceptable slopes (2:1 cut, 3:1 fill), and to stabilize the slopes as soon as they've been graded.  The soils on this site are also corrosive to concrete, which the use of plastic pipes will help to alleviate.  As are most soils in PA, the soils on this site can lead to cut banks that may cave.  Proper stabilization will be utilized when digging pipe trenches and foundations.  The soils on this site also have issues with slow percolation.  Test pits and infiltration tests were performed in the area of the basins and underground infiltration beds to ensure that these limitations were analyzed for this site.  These tests also allowed us to analyze the amount of topsoil present, which may be a limitation on the site.
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SOIL LIMITATIONS & RESOLUTIONS
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There are no stream channels located on this site to preserve, maintain or protect.  Due to the nature of the development, which includes a large building and a large amount of parking surfaces, it was not possible to minimize the impervious areas on the site.  There are no significant drainage features and vegetation to protect on this site.  Most of the site area will have to be cleared and graded in order to construct the proposed improvements.  The soil will experience some compaction in all of the areas where grading will occur, however compaction will be kept to a minimum in the areas of the basins and underground infiltration beds.  Amended soils will be added to the bottoms of the basins to promote infiltration.  A number of BMPs including the stormwater basins and underground infiltration beds have been utilized to minimize changes in stormwater runoff.  The increase in the stormwater runoff volume in the 2-year storm will be infiltrated through the bottoms of the basins and underground infiltration beds.
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6. Strip the topsoil within the remaining areas that will be graded.  Clear and grub as necessary.    Strip the topsoil within the remaining areas that will be graded.  Clear and grub as necessary.    Field mark the topsoil stockpile locations.  Topsoil stockpiles shall be stabilized utilizing the temporary seeding schedule and shall have sediment barriers located downstream to capture any sediment laden runoff.  Stockpiles shall not exceed 35' in height and side slopes must be 2:1 or flatter. 7. Complete the mass grading.  Minimize soil compaction within the undisturbed areas.  Stabilize soil Complete the mass grading.  Minimize soil compaction within the undisturbed areas.  Stabilize soil immediately and install temporary seeding as soon as possible. Permanent slopes of 3:1 or greater require temporary N.A.G. S75 matting or equivalent, as shown on the E&S plan.   8. Install Storm Sewers & Inlets.  Filter inlet bags or standard inlet protection must be installed on Install Storm Sewers & Inlets.  Filter inlet bags or standard inlet protection must be installed on units as indiacted as soon as the inlets are installed to ensure that only clean water is entering the system.   9. Install curbing where indicated. Install curbing where indicated. 10. Install parking lot and access drive binder course. Install parking lot and access drive binder course. 11. Begin building construction.   Begin building construction.   12. Construction entrance may be removed with approval from Dauphin County Conservation District. Construction entrance may be removed with approval from Dauphin County Conservation District. 13. Install landscaping per landscape plan.  Permanently seed and mulch as required. Install landscaping per landscape plan.  Permanently seed and mulch as required. 14. Finish pavement with wearing course. Finish pavement with wearing course. Conversion to Final PCSM Condition 1. Temporary control measures can only be removed when the watershed draining to the measure is Temporary control measures can only be removed when the watershed draining to the measure is permanently stabilized and removal is authorized by the County Conservation District.  Permanently stabilized is defined as a minimum uniform 70% perennial vegetative cover or other permanent non-vegetative cover with a density capable to resist accelerated surface erosion, and subsurface characteristics sufficient to resist sliding and other movements.  The location of the control measure must be immediately permanently stabilized upon its removal.  All areas to be permanently seeded shall have a minimum depth of 6" of topsoil before seeding. 2. Upon completion of all earth disturbance activities and permanent stabilization of all disturbed Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operators shall contact the County Conservation District for an inspection prior to the removal/conversion of the E&S BMP's. 3. Any areas disturbed during the removal of the temporary BMPs shall be immediately repaired and Any areas disturbed during the removal of the temporary BMPs shall be immediately repaired and permanently stabilized. 4. Upon approval from the County Conservation District, all sediment deposited within storm sewers Upon approval from the County Conservation District, all sediment deposited within storm sewers shall be removed prior to converting the sediment trap.   5. Upon approval from the County Conservation District, all silt barriers shall be properly removed. Upon approval from the County Conservation District, all silt barriers shall be properly removed. 6. Upon completion of all earth disturbance activities, removal of all temporary BMPs, installation of Upon completion of all earth disturbance activities, removal of all temporary BMPs, installation of all permanent BMPs and permanent stabilization of all disturbed areas, the owner/operators shall contact the County Conservation District for a final inspection. Maintenance of Temporary Erosion & Sediment Control Facilities 1. Until the site is stabilized, all erosion and sediment control BMPs must be maintained properly.  Until the site is stabilized, all erosion and sediment control BMPs must be maintained properly.  Responsibility for implementing and maintaining erosion and sedimentation control measures shall be designated to a minimum of one individual who will be present at the project site each working day.  Maintenance must include inspections of all erosion and sediment control BMPs after each runoff event and on a weekly basis, to ensure that they are in place, stable, and functioning properly.  All preventative and remedial maintenance work, including clean out, repair, replacement, re-grading, reseeding, re-mulching, and re-netting must be performed immediately, to restore the control measure to the original design.  If erosion and sediment control BMPs fail to perform as expected, replacement BMPs, or modifications of those installed, will be required. 2. A log showing dates that E & S BMPs were inspected as well as any deficiencies found and the A log showing dates that E & S BMPs were inspected as well as any deficiencies found and the date they were corrected shall be maintained on the site and be made available to regulatory agency officials at the time of inspection. 3. Any sediment removed from BMPs during construction shall be returned to upland areas within Any sediment removed from BMPs during construction shall be returned to upland areas within the project area, and incorporated into the site grading, or in the manner described on the plan drawings. 4. See the construction details and seeding specifications for maintenance procedures for the various See the construction details and seeding specifications for maintenance procedures for the various control measures. 5. Mud must be removed from vehicle tires before they exit the site.  Sediment tracked onto any Mud must be removed from vehicle tires before they exit the site.  Sediment tracked onto any public roadway or sidewalk shall be returned to the construction site by the end of each work day and disposed in a manner described in this plan.  In no case shall the sediment be washed, shoveled, or swept into any roadside ditch, storm sewer, or surface water.
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ROCK CONSTRUCTION ENTRANCE

COMPOST FILTER SOCK

’

’
FILTER BAG INLET PROTECTION - TYPE C INLET

FILTER BAG INLET PROTECTION - TYPE M INLET

COMPOST STANDARDS

Organic Matter Content 25%-100% (dry weight basis)

Organic Portion Fibrous and elongated

pH 5.5-8.5

Moisture Content 30%-60%

Particle Size 30%-50% pass through 3/8” sieve

Soluble Salt Concentration5.0 dS/m (mmhos/cm) Maximum

COMPOST SOCK FABRIC MINIMUM SPECIFICATIONS

Material Type

3 mil HDPE5 mil HDPE5 mil HDPE

Multi-Filament

Polypropylene

(MFPP)

Heavy Duty

Multi-Filament

Polypropylene

(HDMFPP)

Material

Characteristics

Photo-

degradable

Photo-

degradable

Bio-

degradable

Photo-degradablePhoto-degradable

Sock

Diameters

12"  18"

12”  18”

24”  32”

12”  18”

24”  32”

12”  18”  24”  32”12”  18”  24”  32”

Mesh Opening 3/8”

3/8"

3/8” 3/8” 1/8”

Tensile

Strength

26 psi 26 psi 44 psi 202 psi

Ultraviolet

Stability %

Original

Strength

(ASTM G-155)

23% at

1000 hr.

23% at

1000 hr.

100% at 1000 hr.100% at 1000 hr.

Minimum

Functional

Longevity

6 months 9 months 6 months

1 year 2 years

TWO-PLY SYSTEMS

Inner Containment Netting

HDPE biaxial net

Continuously wound

Fusion-welded junctures

3/4" X 3/4" Max. aperture size

Outer Filtration Mesh

Composite Polypropylene Fabric (Woven layer

and non-woven fleece mechanically fused via

needle punch)

3/16” Max. aperture size

Sock fabrics composed of burlap may be used on projects lasting 6 months or less.

  Filtrexx & JMD

SINKHOLE  AND  SINKHOLE  AREA  TREATMENT
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EXISTING ROADWAY
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EARTH FILL
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PIPE AS NECESSARY
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GEOTEXTILE
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EXISTING
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MIN 8" AASHTO #1
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MOUNTABLE
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BERM (6 IN. MIN.)*
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10' MIN.
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10' MIN.
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20' MIN.
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EXISTING ROADWAY
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%%UPROFILE

AutoCAD SHX Text
%%UPLAN VIEW
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NOTES: REMOVE TOPSOIL PRIOR TO INSTALLATION OF ROCK CONSTRUCTION ENTRANCE. EXTEND ROCK OVER FULL WIDTH OF ENTRANCE. RUNOFF SHALL BE DIVERTED FROM ROADWAY TO A SUITABLE SEDIMENT REMOVAL BMP PRIOR TO ENTERING ROCK CONSTRUCTION ENTRANCE. MOUNTABLE BERM SHALL BE INSTALLED WHEREVER OPTIONAL CULVERT PIPE IS USED AND PROPER PIPE COVER AS SPECIFIED BY MANUFACTURER IS NOT OTHERWISE PROVIDED. PIPE SHALL BE SIZED APPROPRIATELY FOR SIZE OF DITCH BEING CROSSED. MAINTENANCE: ROCK CONSTRUCTION ENTRANCE THICKNESS SHALL BE CONSTANTLY MAINTAINED TO THE SPECIFIED DIMENSIONS BY ADDING ROCK. A STOCKPILE SHALL BE MAINTAINED ON SITE FOR THIS PURPOSE. ALL SEDIMENT DEPOSITED ON PAVED ROADWAYS SHALL BE REMOVED AND RETURNED TO THE CONSTRUCTION SITE IMMEDIATELY. IF EXCESSIVE AMOUNTS OF SEDIMENT ARE BEING DEPOSITED ON ROADWAY, EXTEND LENGTH OF ROCK CONSTRUCTION ENTRANCE BY 50 FOOT INCREMENTS UNTIL CONDITION IS ALLEVIATED OR INSTALL WASH RACK. WASHING THE ROADWAY OR SWEEPING THE DEPOSITS INTO ROADWAY DITCHES, SEWERS, CULVERTS, OR OTHER DRAINAGE COURSES IS NOT ACCEPTABLE. 
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* MOUNTABLE BERM USED TO PROVIDE PROPER COVER FOR PIPE
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EXISTING CONTOURS
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COMPOST FILTER SOCK
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2 IN. x 2 IN. WOODEN STAKES PLACED 10 FT ON CENTER
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2 IN. x 2 IN. WOODEN STAKES PLACED 10 FT ON CENTER
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COMPOST FILTER SOCK
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BLOWN/PLACED FILTER MEDIA
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DISTURBED AREA
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UNDISTURBED AREA
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NOTES: SOCK FABRIC SHALL MEET STANDARDS OF TABLE 4.1 OF THE PA DEP EROSION CONTROL MANUAL.  COMPOST SHALL MEET THE STANDARDS OF TABLE 4.2 OF THE PA DEP EROSION CONTROL MANUAL.  COMPOST FILTER SOCK SHALL BE PLACED AT EXISTING LEVEL GRADE. BOTH ENDS OF THE BARRIER SHALL BE EXTENDED AT LEAST 8 FEET UP SLOPE AT 45 DEGREES TO THE MAIN BARRIER ALIGNMENT. MAXIMUM SLOPE LENGTH ABOVE ANY BARRIER SHALL NOT EXCEED THAT SPECIFIED FOR THE SIZE OF THE SOCK AND THE SLOPE OF ITS TRIBUTARY AREA. TRAFFIC SHALL NOT BE PERMITTED TO CROSS COMPOST FILTER SOCKS. ACCUMULATED SEDIMENT SHALL BE REMOVED WHEN IT REACHES 1/2 THE ABOVE GROUND HEIGHT OF THE BARRIER AND DISPOSED IN THE MANNER DESCRIBED ELSEWHERE IN THE PLAN. COMPOST FILTER SOCKS SHALL BE INSPECTED WEEKLY AND AFTER EACH RUNOFF EVENT. DAMAGED SOCKS SHALL BE REPAIRED ACCORDING TO MANUFACTURER’S SPECIFICATIONS OR REPLACED WITHIN 24 HOURS OF INSPECTION. S SPECIFICATIONS OR REPLACED WITHIN 24 HOURS OF INSPECTION. BIODEGRADABLE COMPOST FILTER SOCKS SHALL BE REPLACED AFTER 6 MONTHS; PHOTODEGRADABLE SOCKS AFTER 1 YEAR.  POLYPROPYLENE SOCKS SHALL BE REPLACED ACCORDING TO MANUFACTURER’S RECOMMENDATIONS. S RECOMMENDATIONS. UPON STABILIZATION OF THE AREA TRIBUTARY TO THE SOCK, STAKES SHALL BE REMOVED. THE SOCK MAY BE LEFT IN PLACE AND VEGETATED OR REMOVED. IN THE LATTER CASE, THE MESH SHALL BE CUT OPEN AND THE MULCH SPREAD AS A SOIL SUPPLEMENT.
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INLET GRATE
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1 IN. REBAR FOR BAG REMOVAL FROM INLET
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SANDBAG, FILTER LOG, COMPOST SOCK, OR FILTER TUBE
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EXPANSION RESTRAINT (  IN. NYLON ROPE)14 IN. NYLON ROPE)
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2 IN X 2 IN. X 3/4 IN. RUBBER BLOCK
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