




























 

 

 
Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 
April 20, 2026 
 
File No. 2600339 
 
Doreen Curtin, Zoning Officer 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
  
Reference: Calvitti Minor Subdivision Review 1 

454 New Galena Road, TMP #26-001-073 
      
 
Dear Doreen: 
 
Pursuant to your request, Gilmore & Associates, Inc. has reviewed the submission for the above-referenced 
project.  We offer the following comments for consideration by New Britain Township:  

I. Submission 
 

A. Subdivision Plans prepared for 454 New Galena Road, as prepared by Holmes Cunningham, LLC, 
dated February 5, 2026, Sheets 1 to 6 of 6. 

B. Post Construction Stormwater Management Plan Narrative for 454 New Galena Road, as prepared 
by Holmes Cunningham, LLC, dated March 11, 2026. 

II. General Information 
 

The property is located at the intersection of New Galena Road (S.R. 4001) and Sellersville Road (T-
338) at the northwest corner of the site and consists of 15.42 acres within the SR-2 Suburban 
Residential Zoning District. The applicant proposes a minor subdivision to create one new B1 single-
family dwelling as permitted by-right on a 4.21-acre lot, with an existing single-family dwelling to be 
retained on the remaining 9.91-acre lot. The proposed dwelling will take access from New Galena Road 
(S.R. 4001) and is proposed to be served by an onsite well and public sewer. Stormwater is proposed to 
be managed through a rain garden. Please note that the existing dwelling and barn on Lot 1 are existing 
non-conformities with respect to the front yard setbacks from New Galena Road and Sellersville Road. 

III. Review Comments  
 
A. Zoning Ordinance 

1. §27-2401.c – For subdivision and land development plans, restrictions meeting Township 
specifications must be placed in the deed or an easement for each site that has natural resource 
protection areas within its boundaries. The restrictions shall provide for the continuance of the 
resource protection areas. A conservation easement should be provided over the required 
woodlands and steep slope resource protection land on both lots (approximately 3.3 acres). 

B. Subdivision and Land Development Ordinance  

1. §22-406.1 – The Applicant is responsible for any other required approvals, permits, etc. (i.e., 
BCPC, BCCD, PADEP, Fire Marshal, PennDOT HOP, etc., as applicable.   

2. §22-406.1.I – Legal descriptions shall be provided for the ultimate rights-of-way, proposed lots, 
back up septic easements, trail easements, and the required conservation easements. 

3. §22-502 – The following information should be provided on the plans: 

a. The plans should be noted as Preliminary/Final Minor Subdivision Plans. 



Doreen Curtin, Zoning Officer                                                 Page 2 
Calvitti Minor Subdivision Review 1                     April  20, 2026 

 

 

 

 

 

b. The zoning boundary and adjacent zoning districts should be noted on the Subdivision Plan. 

c. The cartway and rights-of-way for Sellersville Road and New Galena Road should be provided 
on the Subdivision Plan. 

d. The Zoning Table and Impervious Coverage Tables on the Grading Drainage and Utility Plan 
should be relocated to the Subdivision Plan. 

e. The layout of the dwelling and driveway should be provided on the Subdivision Plan. 

f. Metes and bounds should be provided for the legal right-of-way of New Galena Road. 

g. References to “Future Lots” should be removed from the plan view on Sheets 1 and 2. 

h. The building coverage and impervious coverage percentages for Lot 1 on the Zoning Table 
and Impervious Coverage table are incorrect and should be revised. 

i. The Total Proposed Impervious Coverage for Lot 2 on the Impervious Coverage table is 
incorrect and should be revised. The table should also note the future impervious area 
included in the stormwater management design for future reference.   

j. The existing fence to be removed on Lot 2 should be removed on plans with the proposed 
improvements. The plans should also note the extent of fence removal. 

k. The radius of the proposed driveway should be noted on the plans. 

l. A note shall be added to the Record Plan that any existing trees meeting the SALDO street 
tree requirement shall remain in perpetuity. 

4. §22-502.1.B.(20) – The Record Plan shall offer the ultimate and legal rights-of-way of New Galena 
Road and Sellersville Road to the authority having jurisdiction. We recommend that the Township 
formally accept dedication of the ultimate right-of-way line of Sellersville Road. 

5. §22-502.1.J – The following comments related to construction details should be addressed: 

a. The New Britain Township General Construction Notes and Residential Driveway Paving 
Section detail should be provided on the plans.   

b. The extent of pavement restoration in New Galena Road should be designated on the plans.     

6. §22-703.4.C. – Lot lines shall be drawn parallel, concentric, at right angles or radial from the street 
right-of-way line to the front yard setback. The subdivision line between Lots 1 and 2 is drawn at a 
72° angle from the New Galena Road right-of-way line. We note that this line is parallel to the 
existing southern property line. The lot line is required to be perpendicular to the right-of-way line 
at a minimum to a distance equal to the front yard setback line. 

7. §22-705.1.G. – All plans that require access to a street under the jurisdiction of PennDOT shall 
require a highway occupancy permit. 

8. §22-705.3.A – Assuming the Township takes dedication of the ultimate right-of-way of Sellersville 
Road, the ultimate right-of-way line shall be drawn around the existing building and end at its 
intersection with the proposed New Galena Road ultimate right-of-way.  

9. §22-705.3.C – Where a subdivision and/or land development abuts or contains an existing street, 
the applicant shall be required to improve the street to the Township standards for ultimate right-
of-way and cartway widths. New Galena Road and Sellersville Road are considered major 
collector roads which require 48-foot cartways (24-foot half widths). Sellersville Road has a half 
width of approximately 10 feet and requires an additional 14 feet of widening. We note that New 
Galena Road (S.R. 4001) is a state road and any improvements shall be approved by PennDOT. 
If road widening along Sellersville Road is waived or deferred, we recommend that the swale 
along Sellersville Road be noted to be cleaned out for stormwater conveyance as a condition of 
any waivers. 
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Resolution 2007-12 – For any public improvement waivers granted, the Applicant is required to 
contribute a fee to the Township to cover 50% of the cost of future improvements to bring 
Township rights-of-way up to current standards. Based on the current waivers requested, this 
contribution would be required for widening, curb, sidewalk, etc., if granted. If waived, a cost 
estimate of the required improvements above with credit for any road improvements to be installed 
shall be submitted for review. We recommend this cost be estimated prior to the Board of 
Supervisors acting on the plans. 

10. §22-705.3.G – Where a subdivision and/or land development abuts or contains an existing street, 
the applicant shall be required to mill and overlay the entire width of the roadway a depth of 1-1/2 
inches or install a leveling course and wearing course where requested by the Public Works 
Superintendent. 

11. §22-705.5.C – A fifty-foot clear sight triangle must be provided for all intersections. The Record 
plan shall show the clear sight triangle and contain a note stating “Within the area of clear sight 
triangles, obstructions to visibility shall not be permitted within the ranges of height between two 
feet and seven feet above the edge of paving. Any plant materials placed within clear sight 
triangles shall be properly maintained to continually comply with the height restrictions. The 
Township has the right to enter the area and perform maintenance if deemed critical to public 
welfare pursuant to a Declaration of Covenants, Restrictions, and Conditions approved by the 
Board.” Any vegetation within the clear sight-triangle shall be shown to be removed. 

12. §22-705.13.A & §21-203 – There is an existing stone driveway on Sellersville Road to Lot 1 that is 
not reflected on the plans, as well as, material stockpiles. The Township does not have record of a 
Road Opening Permit for this driveway or associated use. Furthermore, any increase in 
impervious is required to comply with the Township’s ordinance regulations. The related 
improvements shall be shown on the plans and the impervious areas incorporated into the 
stormwater design unless removed. 

13. §22-705.13.C – All access drives and driveways shall be provided with a stopping area of 20 feet, 
at a maximum grade of 4%, measured from the edge of cartway. Spot elevations should be 
provided along the driveway to demonstrate compliance with this requirement. 

14. §22-705.13.D – Residential driveways shall have a minimum width of 12 feet. The plan shows a 
proposed driveway width of 10 feet for Lot 2 and should be widened.  

15. §22-705.13.H – Sight distances for Lots 1 and 2 shall be noted on the Subdivision Plan. The site 
distance from the Lot 2 driveway should be shown on a plan that includes the existing landscaping 
along New Galena Road. Any vegetation or obstructions in the sight lines shall be noted to be 
removed.   

16. §22-706.1.B & 2.B – Curbs and sidewalks shall be installed along the property frontage of every 
existing street abutting a proposed subdivision and/or land development. No curbs or sidewalk are 
proposed along the frontage of Sellersville Road or New Galena Road. We note that a 400-foot 
section of curb and sidewalk exist on the opposite side of New Galena Road along the Tower Hill 
Glen subdivision.  

17. §22-707.A – The Board, upon the recommendation of the Planning Commission, may require 
walkways or recreational trails. We note that the Township’s Comprehensive Plan has a goal of 
providing a bikeway along New Galena Road to County Line Road and there is an existing trail for 
the Twin Maples subdivision adjacent to the site. If a trail is waived, we recommend the frontage 
of Lot 2 be graded for the installation of a future trail and an easement provided.  

18. §22-710 – We defer to the Township Fire Marshal for review of the plans with respect to water 
supply, fire service, emergency access, etc.  

19. §22-711.2 – The following erosion and sediment control comments shall be addressed: 

a. A rip rap apron should be provided at the rain garden discharge point. 
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b. Erosion control matting should be provided for all slopes of 3:1 or greater. A hatch should be 
provided to designate these areas. 

c. A note should be added to the plan requiring inlet protection to be provided for the inlets on 
Glen Drive, at the intersection with Marshal Circle for the sewer connection disturbance. 

d. The size of the compost filter sock should be designated on the plans. 

e. The compost filter sock downslope of the rain garden should be extended to the north for any 
disturbance related to access to the rain garden.  

f. A rock filter or other erosion control should be provided at the downslope end of the roadside 
swale on New Galena Road. 

20. §22-711.3 – The following comments related to grading should be addressed: 

a. There is a roadside swale along New Galena Road. Spot elevations should be provided to 
determine the depth of the swale and to confirm the design of the required driveway culvert. 

b. Spot elevations should be provided at the edge of the driveway, opposite the garage. 

c. If a basement is proposed, the elevation should be noted on the plan. 

d. The existing contours should be labeled on the plans. 

e. The Rain Garden leader on Sheet 2 notes a berm elevation of 350.00, spillway elevation of 
350.85 and bottom elevation of 346.00. This is not consistent with the grades listed on the 
details on Sheet 4 and should be revised for consistency. 

21. §22-711.7.D – An erosion and sedimentation control plan approved by the Bucks County 
Conservation District for projects disturbing 5,000 square feet or more is required prior to the 
recording of final plans and any earthmoving activities and shall be kept on-site.  

22. §22-713.2.B.(4)&(5) – The tree protection notes per these sections shall be added to the plans. In 
addition, tree protection fence should be shown on the plan to the southwest of the proposed 
dwelling and at any location where disturbance is within 15 feet of existing trees. 

23. §22-713.2.D – A note shall be added to the plan indicating that any tree designated to remain but 
damaged by construction shall be replaced by the Applicant on an equivalent caliper basis and in 
accordance with SALDO section §22-713.2.  

24. §22-713.4 – Street trees shall be planted every 30 feet along all existing streets when they abut 
or lie within the proposed subdivision at least 5 feet outside of the right-of-way. Based on 798 feet 
of road frontage along New Galena Road, 27 street trees are required along Lots 1 and 2. In 
addition, the 477 feet of roadway frontage along Sellersville Road requires 16 street trees. 
Existing trees may be utilized to meet the street tree requirements subject to approval by the 
Township Engineer.  

25. §22-715.2.C(1) – The applicant shall dedicate land to the Township suitable for park and 
recreation use, unless one of the alternatives set forth in this Section is approved by the Board. 
Land to be dedicated shall be dedicated prior to recording the final plans. A fee in lieu of the 
requirement would be $2,500.00 for the additional new dwelling unit. 

26. §22-716.2 – Concrete monuments shall be placed at rights-of-way and easements. 

27. §22-719.2 – A well may be proposed for the lot when public water supply is not available within 
100 feet of the property boundary. North Penn Water Authority has a watermain on New Galena 
Road with a hydrant at the intersection with Glen Drive. A public water service connection should 
be proposed in place of a private well. 
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28. §22-720.4 – All public sanitary sewer systems shall be designed and constructed in accordance 
with standards of the Township and Chalfont-New Britain Township Joint Sewage Authority. The 
size, material and inverts of the proposed sewer lateral and connection on Glen Drive should be 
provided on the plan and approved by the Authority. A sanitary sewer easement shall be provided 
for the sewer main outside of the public right-of-way and to benefit the owner of Lot 1 for future 
connection. We do not recommend the Township accept dedication of the ultimate right-of-way 
along New Galena Road, so the easement should extend to the legal right-of-way line.  

29. §22-721.3 – A PADEP Sewage Facilities Planning Module mailer has been submitted with the 
preliminary plan application. Planning module approval is required to be obtained from the 
PADEP. 

30. §22-721.5 & 6 – The on-lot sewage replacement area shall be identified for Lot 1 on the plans. 
The applicant shall submit to the Township acknowledgment from a reputable inspection 
company indicating that the existing septic system for Lot 1 is functioning properly prior to final 
plan recording. 

31. §22-721.7 – All lots shall also be tested to identify a suitable replacement area in the event the 
primary sewage disposal system fails. A back up septic area should be provided on Lot 1 with an 
easement deed restricting the sewage replacement area from being built upon. The sewage 
replacement area shall be located a minimum of 25 feet from the primary system, and shall not be 
located directly down slope of the primary system, or within any well isolation area. 

C. Stormwater Management Comments 

1. §22-712.2.B. – The runoff from the proposed impervious will be treated through the proposed 
rain garden. A rain garden is defined as “A stormwater facility planted with specially selected 
native vegetation to treat and capture runoff and by pooling water on the surface and settling out 
suspended solids and allowing for infiltration and pollutant removal in the plant/soil/microbe 
media”. Native vegetation should be selected for the rain garden.  

2. §22-712.12.A & C – All proposed driveways, where curbs and storm sewer are not required by 
the Board, shall have a culvert with flared end sections or endwalls, or trench drain. The 
minimum culvert size shall be 15 inches, or equivalent, and constructed of reinforced concrete 
pipe with flared end sections or HDPE with flared end sections and a minimum length of 24 feet 
extending at least 5 feet from pavement. A driveway culvert should be provided. 

3. §26-123.2.B. – Stormwater facilities shall capture the runoff volume from at least the first two 
inches of runoff from all new impervious surfaces. At least the first inch of runoff volume from the 
new impervious surfaces shall be permanently removed from the runoff flow-i.e., it shall not be 
released into the surface waters of the commonwealth. The calculated volume shall be either 
reused, evapotranspired or infiltrated through structural or nonstructural means. The following 
comments related to the volume control should be addressed: 

a. The design and volume calculations indicate the rain garden was designed to accommodate 
up to 21,780 s.f. of impervious area. Based on this design, 1,815 cubic feet of runoff shall be 
permanently removed from the runoff flow. The rain garden design includes an underdrain 
that does not permanently remove any of the runoff. The rain garden design should be 
modified to provide a minimum of 1,815 c.f. of storage below the lowest orifice for infiltration.  
If infiltration is not feasible, the rain garden should be designed in accordance with the MRC 
guidelines from PADEP. 

b. No more than one inch of runoff volume from impervious surfaces shall be released from the 
site. The release time must be over 24 to 72 hours. The rain garden design should be revised 
to ensure the remaining inch of runoff (i.e. additional 1,815 c.f.) is released over a period of at 
least 24 hours. 



Doreen Curtin, Zoning Officer                                                 Page 6 
Calvitti Minor Subdivision Review 1                     April  20, 2026 

 

 

 

 

 

c. A soils evaluation of the project site shall be required to determine the suitability of infiltration 
facilities. The soil evaluation should include test pits to verify a minimum soil depth of 24 
inches between the bottom of the infiltration BMPs and the top of bedrock or seasonally high 
water table and infiltration testing demonstrating a minimum rate of 0.25 inches per hour. 

4. §26-125. – The drainage area map shows the area on the southern side of the dwelling draining 
to the rain garden.  However, a swale on the eastern side of the tree line separating the dwelling 
from the rain garden appears to redirect the runoff towards the southern property line and 
possibly bypass the rain garden. The grading should be revised to direct runoff to the rain garden 
or the drainage area calculations revised to model this area as bypass. 

5.  §26-125.9 – The following comments related to the rain garden and stormwater management 
facility should be addressed: 

a. The Rain Garden Elevation table on Sheet 4 notes a top of berm elevation of 348.85.  This is 
not consistent with the plan which provides spot elevations of 350.85 on the berm.  The berm 
elevation should be clarified. 

b. A note should be added to the Record Plan stating that any future impervious shall drain to 
the rain garden. 

c. Based on an invert of 346.00 for the underdrain invert and a stone envelope of 12 inches, the 
area over the underdrain will only have 4 inches of top soil and should be revised to provide 6 
inches of topsoil. 

d. The rain garden outfall leader on Sheet 2 notes a sumped inlet which is not shown on the 
detail on Sheet 4 and should be clarified. 

e. The rain garden outfall leader on Sheet 2 notes an upturned elbow for the underdrain.  This is 
not consistent with the Rain Garden Underdrain & Outfall Detail on Sheet 4 which shows the 
underdrain at the same elevation as the discharge invert.  The elevation of the underdrain 
should be clarified. 

f. Cleanouts should be provided at the terminal ends of the underdrain. 

g. A detail should be provided for the rain garden outlet structure and grate.  

h. We recommend a spillway be provided for the rain garden in the event that the discharge 
pipe is blocked.  The spillway should be higher than the 100 year water surface elevation and 
6 inches lower than the top of berm elevation. 

6. §26-132.C.(9) & (10) – The signature lines from these sections should be provided on a plan to 
be recorded. 

7. §26-162 – A note should be added to the Operation and Maintenance responsibilities stating 
“Written reports should be filed with the Township in a designated format suitable for Township 
compliance with NPDES MS4 permit reports to document each inspection. The inspection report 
shall contain the date and time of the inspection, the individual(s) who completed the inspection, 
the location of the BMP, facility or structure inspected, observations on performance, and 
recommendations for improving performance, if applicable. Inspection reports shall be submitted 
to the municipality within 30 days following completion of the inspection.” 

8. §26-164.1 – The Applicant shall sign an Operation and Maintenance (O&M) agreement with the 
municipality covering all stormwater and storm sewer facilities and BMPs that are to be privately 
owned. The O&M agreement shall be transferred with transfer of ownership and shall be 
prepared by the Township Solicitor. Applicant will be required to pay a fee for the proposed 
onsite BMP to provide a financial guarantee for the timely installation, proper construction, and 
continued maintenance by the owner of the subject property. The fee shall be 5% of the total 
construction cost of the proposed BMP. The Applicant’s professional shall submit a cost estimate 
for review and approval. 



Doreen Curtin, Zoning Officer                                                 Page 7 
Calvitti Minor Subdivision Review 1                     April  20, 2026 

 

 

 

 

 

If you have any questions regarding the above, please contact this office. 
 
Sincerely, 
 
 
 
 
Janene Marchand, P.E. 
Project Engineer 
Gilmore & Associates, Inc. 
 
JM/tw 
 
cc: Terry Fedorchak, Interim Manager 
 Alexandria Mullin, Assistant to the Manager 
 Randy Teschner, Building Code/Fire Marshal  
 Ryan Cressman, Public Works Superintendent 
 Scott Holbert, Esquire, Flager & Associates 
 Richard, Blake, & Eileen Calvitti, Owner/ Applicant (Mark@Calvitticompany.com) 
 Chelsey D. Crocker Jackman, Esq., Begley, Carlin & Mandio, LLP 
 Rob Cunningham, P.E., Holmes Cunningham LLC 

Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc. 
Timothy Wallace, P.E., Gilmore & Associates, Inc.    



Kristin Holmes, P.E., LEED AP 
Robert Cunningham, P.E., LEED AP 

 

Phone: 215-586-3330  · 409 E. Butler Ave Unit 5 · Doylestown, PA 18901 · www.hcengineering.net 

 
 

May 20, 2026 
 
Doreen Curtin, Zoning Officer 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
RE:
  

454 New Galena Road – Review #1 
TMP#: 26-001-073 
New Britain Township, Bucks County, PA 
HCE Project No.:  2183 

 

Dear Doreen: 

We are in receipt of a review letter for the above-referenced project.  Below please find responses 
to each of the comments contained in this letter.  
 
Review Letter from Gilmore & Associates, Inc. dated April 20, 2026. 
 
A. Zoning Ordinance  

 
1. §27-2401.c – For subdivision and land development plans, restrictions meeting Township 

specifications must be placed in the deed of an easement for each site that has natural 
resource protection areas within its boundaries. The restrictions shall provide for the 
continuance of the resource protection areas. A conservation easement should be 
provided over the required woodlands and steep slope resource protection land on both 
lots (approximately 3.3 acres). 
Response: The requirement for the deed restriction will be noted on the plans. 

 
B. Subdivision and Land Development Ordinance  

 
1. §22-406.1 – The Applicant is responsible for any other required approvals, permits, etc. 

(i.e., BCPC, BCCD, PADEP, Fire Marshal, PennDOT HOP, etc., as applicable. 
Response: Acknowledged. Outside agency approval will be obtained. 
 

2. §22-406.1.I – Legal descriptions shall be provided for the ultimate rights-of-way, 
proposed lots, back up septic easements, trail easements, and the required conservation 
easements. 
Response: Legal descriptions will be provided once all plan review items have 
been addressed. 

 
3. §22-502 – The following information should be provided on the plans: 

a. The plans should be noted as Preliminary/Final Minor Subdivision Plans. 
Response: The plan will be revised. 
 

b. The zoning boundary and adjacent zoning districts should be noted on the 
Subdivision Plan. 
Response: The plan will be revised. 
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c. The cartway and rights-of-way for Sellersville Road and New Galena Road should be 

provided on the Subdivision Plan. 
Response: The plan will be revised. 
 

d. The Zoning Table and Impervious Coverage Tables on the Grading Drainage and 
Utility Plan should be relocated to the Subdivision Plan. 
Response: The plan will be revised. 
 

e. The layout of the dwelling and driveway should be provided on the Subdivision Plan. 
Response: The plan will be revised. 
 

f. Metes and bounds should be provided for the legal right-of-way of New Galena Road. 
Response: The plan will be revised. 
 

g. References to “Future Lots” should be removed from the plan view on Sheets 1 and 
2. 
Response: The reference will be removed. 
 

h. The building coverage and impervious coverage percentages for Lot 1 on the Zoning 
Table and Impervious Coverage table are incorrect and should be revised. 
Response: The plan will be revised. 
 

i. The Total Proposed Impervious Coverage for Lot 2 on the Impervious Coverage table 
is incorrect and should be revised. The table should also note the future impervious 
area included in the stormwater management design for future reference. 
Response: The plan will be revised. 
 

j. The existing fence to be removed on Lot 2 should be removed on plans with the 
proposed improvements. The plans should also note the extent of fence removal. 
Response: The plan will be revised. 
 

k. The radius of the proposed driveway should be noted on the plans. 
Response: The plan will be revised. 
 

l. A note shall be added to the Record Plan that any existing trees meeting the SALDO 
street tree requirement shall remain in perpetuity. 
Response: The plan will be revised. 

 
4. §22-502.1.B.(20) – The Record Plan shall offer the ultimate and legal rights-of-way of 

New Galena Road and Sellersville Road to the authority having jurisdiction. We 
recommend that the Township formally accept dedication of the ultimate right-of-way line 
of Sellersville Road. 
Response: The note will be added to the plans. 
 

5. §22-502.1.J – The following comments related to construction details should be 
addressed: 
a. The New Britain Township General Construction Notes and Residential Driveway 

Paving Section detail should be provided on the plans. 
Response: The detail will be added. 
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b. The extent of pavement restoration in New Galena Road should be designated on 

the plans. 
Response: The plan will be revised. 

 
6. §22-703.4.C. – Lot lines shall be drawn parallel, concentric, at right angles or radial from 

the street right-of-way line to the front yard setback. The subdivision line between Lots 1 
and 2 is drawn at a 72° angle from the New Galena Road right-of-way line. We note that 
this line is parallel to the existing southern property line. The lot line is required to be 
perpendicular to the right-of-way line at a minimum to a distance equal to the front yard 
setback line. 
Response: The plan will be revised. 
 

7. §22-705.1.G. – All plans that require access to a street under the jurisdiction of PennDOT 
shall require a highway occupancy permit. 
Response: A note will be added and an HOP Permit will be obtained. 
 

8. §22-705.3.A – Assuming the Township takes dedication of the ultimate right-of-way of 
Sellersville Road, the ultimate right-of-way line shall be drawn around the existing building 
and end at its intersection with the proposed New Galena Road ultimate right-of-way. 
Response: The plan will be revised. 
 

9. §22-705.3.C – Where a subdivision and/or land development abuts or contains an 
existing street, the applicant shall be required to improve the street to the Township 
standards for ultimate right-of-way and cartway widths. New Galena Road and 
Sellersville Road are considered major collector roads which require 48-foot cartways 
(24-foot half widths). Sellersville Road has a half width of approximately 10 feet and 
requires an additional 14 feet of widening. We note that New Galena Road (S.R. 4001) 
is a state road and any improvements shall be approved by PennDOT. If road widening 
along Sellersville Road is waived or deferred, we recommend that the swale along 
Sellersville Road be noted to be cleaned out for stormwater conveyance as a condition 
of any waivers. 
 
Resolution 2007-12 – For any public improvement waivers granted, the Applicant is 
required to contribute a fee to the Township to cover 50% of the cost of future 
improvements to bring Township rights-of-way up to current standards. Based on the 
current waivers requested, this contribution would be required for widening, curb, 
sidewalk, etc., if granted. If waived, a cost estimate of the required improvements above 
with credit for any road improvements to be installed shall be submitted for review. We 
recommend this cost be estimated prior to the Board of Supervisors acting on the plans. 
Response: Since we are proposing work along New Galena Road only, the 
applicant is requesting a waiver/ deferral from providing improvements along 
Sellersville Road until the time when that portion of the property is developed.  
 

10. §22-705.3.G – Where a subdivision and/or land development abuts or contains an 
existing street, the applicant shall be required to mill and overlay the entire width of the 
roadway a depth of 1-1/2 inches or install a leveling course and wearing course where 
requested by the Public Works Superintendent. 
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Response: Since we are proposing work along New Galena Road only, the 
applicant is requesting a waiver/deferral from providing improvements along 
Sellersville Road until the time when that portion of the property is developed.  
 
 

11. §22-705.5.C – A fifty-foot clear sight triangle must be provided for all intersections. The 
Record plan shall show the clear sight triangle and contain a note stating “Within the area 
of clear sight triangles, obstructions to visibility shall not be permitted within the ranges 
of height between two feet and seven feet above the edge of paving. Any plant materials 
placed within clear sight triangles shall be properly maintained to continually comply with 
the height restrictions. The Township has the right to enter the area and perform 
maintenance if deemed critical to public welfare pursuant to a Declaration of Covenants, 
Restrictions, and Conditions approved by the Board.” Any vegetation within the clear 
sight-triangle shall be shown to be removed. 
Response: A note will be added to the plans and the vegetation will be shown to 
be removed. 
 

12. §22-705.13.A & §21-203 – There is an existing stone driveway on Sellersville Road to 
Lot 1 that is not reflected on the plans, as well as, material stockpiles. The Township does 
not have record of a Road Opening Permit for this driveway or associated use. 
Furthermore, any increase in impervious is required to comply with the Township’s 
ordinance regulations. The related improvements shall be shown on the plans and the 
impervious areas incorporated into the stormwater design unless removed. 
Response: The farm access driveway will be shown on the existing plans and 
applicant will work with the township and farmer to ensure it is properly permitted. 
 

13. §22-705.13.C – All access drives and driveways shall be provided with a stopping area 
of 20 feet, at a maximum grade of 4%, measured from the edge of cartway. Spot 
elevations should be provided along the driveway to demonstrate compliance with this 
requirement. 
Response: The plan will be revised. 
 

14. §22-705.13.D – Residential driveways shall have a minimum width of 12 feet. The plan 
shows a proposed driveway width of 10 feet for Lot 2 and should be widened. 
Response: The driveway width will be revised to provide 12 feet. 
 

15. §22-705.13.H – Sight distances for Lots 1 and 2 shall be noted on the Subdivision Plan. 
The site distance from the Lot 2 driveway should be shown on a plan that includes the 
existing landscaping along New Galena Road. Any vegetation or obstructions in the sight 
lines shall be noted to be removed. 
Response: The plan will be revised and the note will be added. 
 

16. §22-706.1.B & 2.B – Curbs and sidewalks shall be installed along the property frontage 
of every existing street abutting a proposed subdivision and/or land development. No 
curbs or sidewalk are proposed along the frontage of Sellersville Road or New Galena 
Road. We note that a 400-foot section of curb and sidewalk exist on the opposite side of 
New Galena Road along the Tower Hill Glen subdivision. 
Response: The applicant is requesting a waiver from providing curb and sidewalk 
along the property frontages. 
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17. §22-707.A – The Board, upon the recommendation of the Planning Commission, may 
require walkways or recreational trails. We note that the Township’s Comprehensive Plan 
has a goal of providing a bikeway along New Galena Road to County Line Road and 
there is an existing trail for the Twin Maples subdivision adjacent to the site. If a trail is 
waived, we recommend the frontage of Lot 2 be graded for the installation of a future trail 
and an easement provided. 
Response: The applicant will discuss this with the Planning Commission and the 
Board of Supervisors. 
 

18. §22-710 – We defer to the Township Fire Marshal for review of the plans with respect to 
water supply, fire service, emergency access, etc. 
Response: Acknowledged. 
 

19. §22-711.2 – The following erosion and sediment control comments shall be addressed: 
a. A rip rap apron should be provided at the rain garden discharge point. 

Response: The plan will be revised. 
 

b. Erosion control matting should be provided for all slopes of 3:1 or greater. A hatch 
should be provided to designate these areas. 
Response: The plan will be revised. 
 

c. A note should be added to the plan requiring inlet protection to be provided for the 
inlets on Glen Drive, at the intersection with Marshal Circle for the sewer connection 
disturbance. 
Response: The plan will be revised. 
 

d. The size of the compost filter sock should be designated on the plans. 
Response: The plan will be revised. 
 

e. The compost filter sock downslope of the rain garden should be extended to the north 
for any disturbance related to access to the rain garden. 
Response: The plan will be revised. 
  

f. A rock filter or other erosion control should be provided at the downslope end of the 
roadside swale on New Galena Road. 
Response: The plan will be revised. 

 
20. §22-711.3 – The following comments related to grading should be addressed: 

a. There is a roadside swale along New Galena Road. Spot elevations should be 
provided to determine the depth of the swale and to confirm the design of the required 
driveway culvert. 
Response: The plan will be revised. 
 

b. Spot elevations should be provided at the edge of the driveway, opposite the garage. 
Response: The plan will be revised. 
 

c. If a basement is proposed, the elevation should be noted on the plan. 
Response: The plan will be revised. 
 

d. The existing contours should be labeled on the plans. 
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Response: The plan will be revised. 
 

e. The Rain Garden leader on Sheet 2 notes a berm elevation of 350.00, spillway 
elevation of 350.85 and bottom elevation of 346.00. This is not consistent with the 
grades listed on the details on Sheet 4 and should be revised for consistency. 
Response: The plan will be revised. 

 
21. §22-711.7.D – An erosion and sedimentation control plan approved by the Bucks County 

Conservation District for projects disturbing 5,000 square feet or more is required prior to 
the recording of final plans and any earthmoving activities and shall be kept on-site. 
Response: BCCD approval will be obtained. 

 
22. §22-713.2.B.(4)&(5) – The tree protection notes per these sections shall be added to the 

plans. In addition, tree protection fence should be shown on the plan to the southwest of 
the proposed dwelling and at any location where disturbance is within 15 feet of existing 
trees. 
Response: The notes will be added. 
 

23. §22-713.2.D – A note shall be added to the plan indicating that any tree designated to 
remain but damaged by construction shall be replaced by the Applicant on an equivalent 
caliper basis and in accordance with SALDO section §22-713.2. 
Response: A note will be added. 
 

24. §22-713.4 – Street trees shall be planted every 30 feet along all existing streets when 
they abut or lie within the proposed subdivision at least 5 feet outside of the right-of-way. 
Based on 798 feet of road frontage along New Galena Road, 27 street trees are required 
along Lots 1 and 2. In addition, the 477 feet of roadway frontage along Sellersville Road 
requires 16 street trees. Existing trees may be utilized to meet the street tree 
requirements subject to approval by the Township Engineer. 
Response: The applicant is requesting a waiver from the street tree requirements. 
The existing trees will be reviewed with the township engineer. The existing 
conditions include the placement of the existing structures and existing utilities 
make strict compliance infeasible.  
 

25. §22-715.2.C(1) – The applicant shall dedicate land to the Township suitable for park and 
recreation use, unless one of the alternatives set forth in this Section is approved by the 
Board. Land to be dedicated shall be dedicated prior to recording the final plans. A fee in 
lieu of the requirement would be $2,500.00 for the additional new dwelling unit. 
Response: A fee in lieu will be provided. 
 

26. §22-716.2 – Concrete monuments shall be placed at rights-of-way and easements. 
Response: The plan will be revised. 
 

27. §22-719.2 – A well may be proposed for the lot when public water supply is not available 
within 100 feet of the property boundary. North Penn Water Authority has a watermain 
on New Galena Road with a hydrant at the intersection with Glen Drive. A public water 
service connection should be proposed in place of a private well. 
Response: A connection to the existing water main will be coordinated with NPWA. 
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28. §22-720.4 – All public sanitary sewer systems shall be designed and constructed in 
accordance with standards of the Township and Chalfont-New Britain Township Joint 
Sewage Authority. The size, material and inverts of the proposed sewer lateral and 
connection on Glen Drive should be provided on the plan and approved by the Authority. 
A sanitary sewer easement shall be provided for the sewer main outside of the public 
right-of-way and to benefit the owner of Lot 1 for future connection. We do not 
recommend the Township accept dedication of the ultimate right-of-way along New 
Galena Road, so the easement should extend to the legal right-of-way line. 
Response: An easement will be provided. 
 

29. §22-721.3 – A PADEP Sewage Facilities Planning Module mailer has been submitted 
with the preliminary plan application. Planning module approval is required to be obtained 
from the PADEP. 
Response: Planning module approval will be obtained. 
 

30. §22-721.5 & 6 – The on-lot sewage replacement area shall be identified for Lot 1 on the 
plans. The applicant shall submit to the Township acknowledgment from a reputable 
inspection company indicating that the existing septic system for Lot 1 is functioning 
properly prior to final plan recording. 
Response: The sewage system will be inspected prior to plan recording. 
 

31. §22-721.7 – All lots shall also be tested to identify a suitable replacement area in the 
event the primary sewage disposal system fails. A back up septic area should be provided 
on Lot 1 with an easement deed restricting the sewage replacement area from being built 
upon. The sewage replacement area shall be located a minimum of 25 feet from the 
primary system, and shall not be located directly down slope of the primary system, or 
within any well isolation area. 
Response: The applicant is requesting a waiver from providing a on-lot sewage 
replacement system. The applicant would propose to connect to the public sewer 
system at the time of the existing sewer systems fails. 

 
C. Stormwater Management Comments 

 
1. §22-712.2.B. – The runoff from the proposed impervious will be treated through the 

proposed rain garden. A rain garden is defined as “A stormwater facility planted with 
specially selected native vegetation to treat and capture runoff and by pooling water on 
the surface and settling out suspended solids and allowing for infiltration and pollutant 
removal in the plant/soil/microbe media”. Native vegetation should be selected for the 
rain garden. 
Response: The native vegetation will be provided. 
 

2. §22-712.12.A & C – All proposed driveways, where curbs and storm sewer are not 
required by the Board, shall have a culvert with flared end sections or endwalls, or trench 
drain. The minimum culvert size shall be 15 inches, or equivalent, and constructed of 
reinforced concrete pipe with flared end sections or HDPE with flared end sections and 
a minimum length of 24 feet extending at least 5 feet from pavement. A driveway culvert 
should be provided. 
Response: The plan will be revised. 
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3. §26-123.2.B. – Stormwater facilities shall capture the runoff volume from at least the first 
two inches of runoff from all new impervious surfaces. At least the first inch of runoff 
volume from the new impervious surfaces shall be permanently removed from the runoff 
flow-i.e., it shall not be released into the surface waters of the commonwealth. The 
calculated volume shall be either reused, evapotranspired or infiltrated through structural 
or nonstructural means. The following comments related to the volume control should be 
addressed: 

a. The design and volume calculations indicate the rain garden was designed to 
accommodate up to 21,780 s.f. of impervious area. Based on this design, 1,815 
cubic feet of runoff shall be permanently removed from the runoff flow. The rain 
garden design includes an underdrain that does not permanently remove any of 
the runoff. The rain garden design should be modified to provide a minimum of 
1,815 c.f. of storage below the lowest orifice for infiltration. If infiltration is not 
feasible, the rain garden should be designed in accordance with the MRC 
guidelines from PADEP. 
Response: The rain garden will be revised. 
 

b. No more than one inch of runoff volume from impervious surfaces shall be 
released from the site. The release time must be over 24 to 72 hours. The rain 
garden design should be revised to ensure the remaining inch of runoff (i.e. 
additional 1,815 c.f.) is released over a period of at least 24 hours. 
Response: The calculations will be revised. 
 

c. A soils evaluation of the project site shall be required to determine the suitability 
of infiltration facilities. The soil evaluation should include test pits to verify a 
minimum soil depth of 24 inches between the bottom of the infiltration BMPs and 
the top of bedrock or seasonally high water table and infiltration testing 
demonstrating a minimum rate of 0.25 inches per hour. 
Response: Soils testing will be provided. 

 
4. §26-125. – The drainage area map shows the area on the southern side of the dwelling 

draining to the rain garden. However, a swale on the eastern side of the tree line 
separating the dwelling from the rain garden appears to redirect the runoff towards the 
southern property line and possibly bypass the rain garden. The grading should be 
revised to direct runoff to the rain garden or the drainage area calculations revised to 
model this area as bypass. 
Response: The plan will be revised to direct runoff to the rain garden. 

 
5. §26-125.9 – The following comments related to the rain garden and stormwater 

management facility should be addressed: 
a. The Rain Garden Elevation table on Sheet 4 notes a top of berm elevation of 

348.85. This is not consistent with the plan which provides spot elevations of 
350.85 on the berm. The berm elevation should be clarified. 
Response: The elevations will be revised to be consistent. 
 

b. A note should be added to the Record Plan stating that any future impervious 
shall drain to the rain garden. 
Response: A note will be added. 
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c. Based on an invert of 346.00 for the underdrain invert and a stone envelope of 12 
inches, the area over the underdrain will only have 4 inches of top soil and should 
be revised to provide 6 inches of topsoil. 
Response: The underdrain will be revised. 
 

d. The rain garden outfall leader on Sheet 2 notes a sumped inlet which is not shown 
on the detail on Sheet 4 and should be clarified. 
Response: The plan will be revised. 
 

e. The rain garden outfall leader on Sheet 2 notes an upturned elbow for the 
underdrain. This is not consistent with the Rain Garden Underdrain & Outfall 
Detail on Sheet 4 which shows the underdrain at the same elevation as the 
discharge invert. The elevation of the underdrain should be clarified. 
Response: The plans will be revised to be consistent. 
 

f. Cleanouts should be provided at the terminal ends of the underdrain. 
Response: The plan will be revised. 
 

g. A detail should be provided for the rain garden outlet structure and grate. 
Response: The detail will be provided. 
 

h. We recommend a spillway be provided for the rain garden in the event that the 
discharge pipe is blocked. The spillway should be higher than the 100 year water 
surface elevation and 6 inches lower than the top of berm elevation. 
Response: A spillway will be provided. 

 
6. §26-132.C.(9) & (10) – The signature lines from these sections should be provided on a 

plan to be recorded. 
Response: The plan will be revised. 
 

7. §26-162 – A note should be added to the Operation and Maintenance responsibilities 
stating “Written reports should be filed with the Township in a designated format suitable 
for Township compliance with NPDES MS4 permit reports to document each inspection. 
The inspection report shall contain the date and time of the inspection, the individual(s) 
who completed the inspection, the location of the BMP, facility or structure inspected, 
observations on performance, and recommendations for improving performance, if 
applicable. Inspection reports shall be submitted to the municipality within 30 days 
following completion of the inspection.” 
Response:  A note will be added to the plans. 
 

8. §26-164.1 – The Applicant shall sign an Operation and Maintenance (O&M) agreement 
with the municipality covering all stormwater and storm sewer facilities and BMPs that 
are to be privately owned. The O&M agreement shall be transferred with transfer of 
ownership and shall be prepared by the Township Solicitor. Applicant will be required to 
pay a fee for the proposed onsite BMP to provide a financial guarantee for the timely 
installation, proper construction, and continued maintenance by the owner of the subject 
property. The fee shall be 5% of the total construction cost of the proposed BMP. The 
Applicant’s professional shall submit a cost estimate for review and approval. 
Response: Acknowledged. 
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If you have any questions or require additional information, please do not hesitate to contact us 
at 215-586-3330 or rob@hcengineering.net  
 
 Very truly yours, 
 Holmes Cunningham Engineering 
 
 

 
 

 Robert Cunningham, P.E., LEED AP  
 Partner 
 
cc:  Mark Calvitti – Applicant 
       Chelsea Crocker Jackman, Esq.  – Begley Carlin 
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