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Article I 

Title, Purpose and Definitions

§
113 - 1
Title/Purpose

This chapter shall be known and may be cited as the “Borough of Narberth Subdivision and Land Development Ordinance.”  This chapter is adopted for the following purposes:

A. To assist orderly, efficient, integrated and harmonious development of the Borough.

B. To assure the development of sites suitable for building purposes and human habitation.

C. To coordinate proposed streets with existing streets or other proposed streets or other features of the Borough

D. To provide adequate open spaces for traffic, recreation, light and air and for proper distribution of the population.

E. To ensure the conformance of subdivision and land development plans with the public improvements of the Borough.

§
113 - 2
Definitions

ACCEPTED ENGINEERING PRACTICE – That which conforms to accepted principles, tests or standards of nationally recognized technical or scientific authorities.

ACCESSORY BUILDING – A building subordinate to the main building on a lot and used for purposes customarily incidental to those of the main building.

ALLEY – A common driveway serving the rear entrance of more than two (2) properties on which no dwellings shall front.  An “alley” shall have road paving constructed in accordance with current specified standards.

ALTERATION – As applied to a building, any change or rearrangement in the structural parts or in the exit facilities or any enlargement, whether by extension on any side or by any increase in height or the moving from one location or position to another.

APPLICANT – A landowner or developer, as hereinafter defined, who has filed an application for approval of a development plan, including his heirs, successors and assigns.

APPLICATION FOR DEVELOPMENT PLAN – Applications required to be filed and approved prior to the start of subdivision or development.

BLOCK – An area bounded by streets, public parks, railroad rights-of-way, watercourses, boundary lines of the municipality or unsubdivided land or by any combination of the above.

BUILDING – A combination of materials to form a permanent structure having walls and a roof, including mobile homes and trailers, designed, intended or arranged for the housing, sheltering, enclosure or structural support of persons, animals or property of any kind.

BUILDING AREA – The aggregate of the maximum horizontal cross-sectional areas of the buildings on a lot, excluding cornices, eaves, gutters or chimneys projecting not more than eighteen (18) inches, bay windows not extending through more than one (1) story and not projecting more than five (5) feet, one-story open porches projecting not more than ten (10) feet, steps and balconies.

BUILDING SETBACK LINE – The rear line of the minimum front yard as designated in Chapter 124, Zoning, for each district.

CARTWAY – The portion of a street or alley intended for vehicular use.

COMMON OPEN SPACE – A parcel or parcels of land or a combination of land and water within a development site, designed and intended for the use or enjoyment of residents of a development, not including streets, off-street parking areas and areas set aside for public facilities. "Common open space" shall be substantially free of structures but may contain such improvements as are in the development plan as finally approved and as appropriate for the recreation of residents. 

COMMON PARKING – Any parking shared by two (2) or more uses. 

CONSTRUCTION – The construction, reconstruction, renovation, repair, extension, expansion, alteration or relocation of a building or structure, including the placement of mobile homes.

CROSSWALK – A right-of-way for pedestrian use across a block, connecting two of the bounding roads.

CUT – An excavation; the difference between a point on the original ground and a designated point of lower elevation of the final grade; also, the material removed in an excavation.

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

DEVELOPMENT – Any man-made change to improved or unimproved real estate, including but not limited to buildings or other structures, the placement of mobile homes, streets and other paving, utilities, mining, dredging, filling, grading, the storage of equipment and materials, excavation or drilling operations

DEVELOPMENT PLAN – The provisions for guiding development, including a plan of subdivision, all covenants relating to use, the location and bulk of buildings and other structures, the intensity of use or density of development, streets and parking facilities. The phrase "provisions of the development plan" shall mean the written and graphic materials referred to in this definition.

DRIVEWAY – A private way providing for vehicular and pedestrian access between a public street and a parking area within a lot or property.

DWELLING – A building designed and constructed for residential purposes, in which people live.

DWELLING UNIT – One or more rooms arranged for the use of one or more individuals living together as a single housekeeping unit, with cooking, living, sanitary and sleeping facilities.

EASEMENT – A right-of-way granted for the limited use of private land for a public or quasi-public purpose and within which the lessee or owner of the property shall not erect any permanent structure but shall have the right to make any other use of the land which is consistent with the rights of the grantee.

ENDORSEMENT – The application of the reviewing and/or approving authority's stamp and the signatures of the appropriate authority on the record plan.

ENGINEER – A professional engineer licensed as such in the Commonwealth of Pennsylvania.

EXCAVATION – Any act by which natural materials are dug into, cut, quarried, uncovered, removed, displaced, relocated or bulldozed, as well as the conditions resulting there from.

FILL – Any act by which natural materials are placed, pushed, dumped, pulled, transported or moved to a new location above the natural surface of the ground or on top of the stripped surface as well as the conditions resulting there from.

GRADE – A slope of a street or parcel of land specified in percent and shown on plans as specified herein.

GROUND COVER – Natural mulch or nondeciduous or low-growing plants installed or planted in such a manner as to provide a continuous cover over the ground.

HEIGHT – The "height" of a building shall be measured from the mean level of the ground surrounding the building to a point midway between the highest and the lowest points of the roof, provided that chimneys, spires, towers, elevator penthouses, tanks and similar projections shall not be included in calculating the "height."

HIGHWAY – The whole or part of any public street or avenue, public road, bridge or culvert, including the cartway, gutter, curb, sidewalk and the whole legal width of the right-of-way. A “highway” shall have concrete curbs, road paving and sidewalk paving provided, all to be constructed in accordance with current standard specifications.

IMPROVEMENT – Grading, paving, curbing, streetlights and signs, fire hydrants, wells, water mains, sanitary sewers, storm drains, sidewalks, parking areas or landscaping.

LAND DEVELOPMENT – Any of the following activities:

A. The improvement of one lot or two or more contiguous lots, tracts or parcels of land for any purpose involving:

(1) A group of two or more residential or nonresidential buildings, whether proposed initially or cumulatively, or a singe non residential building on a lot or lots regardless of the number of occupants or tenure; or

(2) The division or allocation of land or space, whether initially or cumulatively between or

(3) Among two or more existing or prospective occupants by means of or for the purpose of streets, common areas, leaseholds, condominiums, building groups or other features.

B. Subdivision of Land

LANDOWNER – The legal or beneficial owner or owners of land or a building thereon or a portion of either, including the holder of an option or contract to purchase (whether or not such option or contract is subject to any condition), a lessee if he is authorized under the lease to exercise the rights of the "landowner" or other person having a proprietary interest in land shall be deemed to be a "landowner" for the purposes of this chapter.

LOT – The parcel of land on which a main building and any accessory buildings are placed, together with the required open spaces.  The area of a “lot” shall be measured to the street line only.

LOT AREA – The area contained within the property lines of the individual parcels of land, excluding any area within any public rights-of-way and any area within driveway entrance strips leading to rear lots, but including the area of any easement. 

OWNER – A person who is the registered owner of real estate to be subdivided and/or developed in accordance with the provisions of this chapter.

PARCEL – A contiguous lot or tract of land owned and recorded as the property of the same persons or controlled by a single entity.

PARKING SPACE – An open or covered area with a dust-free all-weather surface, or space in a private garage or other structure, for the storage of one automobile, accessible from a public way and which must conform to the setback requirements of the district in which it is situated. 

PERSON – An individual or individuals, partnership or corporation.

PLAN, IMPROVEMENT CONSTRUCTION – A plan showing the construction details of streets, drains, sewers, bridges, culverts and other improvements as required by this chapter showing the details required by Article II of this chapter.

PLAN, LAND DEVELOPMENT – A tentative, preliminary or final plan, including written and graphic material showing the provision for development of a tract, when plans of subdivision would not be applicable.

PLAN, PRELIMINARY – A plan prepared for discussion with the Planning Commission and Borough Council, submitted for approval, showing the proposed street and lot layout, the deed restrictions, easements and all other items required under Article II of this chapter for the entire parcel of land being subdivided.

PLAN, RECORD – A plan prepared for recording showing the ultimate width of streets, the lot lines, easements and all other items required under Article II of this chapter.

PLAN, TENTATIVE – A plan showing proposed streets, lots or buildings related to topography, prepared for discussion with the Planning Commission and Borough Council, which may be submitted for approval as required by Article II, or which when not required may be used as the basis for informal discussion between the representatives of the Planning Commission and the subdivider, developer or builder.

PUBLIC NOTICE – A notice published once each week for two successive weeks in a newspaper of general circulation in the Borough. Such notice shall state the time and place of the hearing and the particular nature of the matter to be considered at the hearing. The first publication shall be not more than 30 days nor less than 14 days from the date of the hearing.

RESERVE STRIP – A parcel of land separating a street from adjacent properties.

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

RUNOFF FROM A FULLY DEVELOPED AREA UPSTREAM -- The surface water runoff that can be reasonably anticipated upon maximum development of that area of the watershed located upstream from the subject tract, as permitted by prevailing zoning.

SEDIMENTATION – The process by which mineral or organic matter is accumulated or deposited by moving wind, water or gravity. Once this matter is deposited or remains suspended in water, it is usually referred to as "sediment."

SHRUB – A woody perennial plant having persistent woody stems branching from the base.

SIGHT TRIANGLE – The distance of obstructed view along the centerline of a street from the driver’s sight height to the farthest visible point three and one half (3-1/2) feet above the street surface.

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

SOIL STABILIZATION – The chemical or structural treatment of a mass of soil to increase or maintain its stability or otherwise improve its engineering properties.

SOIL SURVEY – A report entitled “Soil Survey of Montgomery County, Pennsylvania,” published April 1967, by the Soil Conservation Service, United States Department of Agriculture, and which is available in the Borough or through the Extension Service, Agricultural Agent, the Pennsylvania State University in Norristown.

STREET – See Highway

STREET LINE – The line of dedication in the case of a dedicated street and a line each side of the center line in the case of a private road.

STRUCTURE – Anything constructed or erected on the ground or attached to the ground, including but not limited to buildings, factories, sheds, cabins, mobile homes and other similar items.

SUBDIVISION – The division or redivision of a lot, tract or parcel of land by any means into two (2) or more lots, tracts or parcels or other divisions of land including changes in existing lot lines for the purpose, whether immediate or future, of lease, partition by the court for distribution to heirs or devisees, transfer of ownership or of building or lot development. 

SUBDIVISION, MINOR – A simplified plan for subdivision meeting the requirements specified in § 113.6.F herein. 

SUBSTANTIALLY COMPLETED – Where, in the judgment of the Borough, at least 90% based on the cost of the required improvements for which financial security was posted pursuant to Article IV of this chapter, of those improvements required as a condition for final approval have been completed in accordance with the approved plan, so that the project will be able to be used, occupied or operated for its intended use. 

SWALE – A low-lying stretch of land which gathers or carries surface water runoff.

TOPSOIL – Surface soils and subsurface soils which presumably are fertile soils and soil material, ordinarily rich in organic matter or humus debris. "Topsoil" is usually found in the uppermost soil layer called the "A Horizon."

TRACT – An area, parcel, site, piece of land, or property that is the subject of a development application.

TRACT AREA – The total acreage within the property lines, excluding that area continuously covered by water and the rights-of-way of existing public roads and overhead utility lines without regard to any internal lot lines.

TREE – Any woody plant with a well-defined stem at least two (2) inches in caliper measured at a height four feet six inches (4 1/2’) above the natural grade.

WATERCOURSE – A permanent stream, intermittent stream, river, brook, creek or a channel or ditch for water, whether natural or man-made.

YARD, FRONT – The required open space extending along the street line any street on which the lot abuts in accordance with the applicable district requirements in the Borough Zoning Ordinance.

YARD, REAR – The required open space extending along the rear lot line in accordance with the applicable district requirements in the Borough Zoning Ordinance.

YARD, SIDE – The required open space extending along the side lot line throughout the whole depth of the lot in accordance with the applicable district requirements in the Borough Zoning Ordinance.

Article II

Plan Submission

§
113-3
Applicability.

The procedures set forth in this article shall be followed by all applicants proposing to subdivide or develop land in the Borough of Narberth.

§
113-4.
Approval of plan required.

It shall be unlawful for the owner of any land in the Borough to subdivide the same into two (2) or more lots or parcels or for any other person to knowingly take part in or assist in the subdividing of any land in the Borough into two (2) or more lots or parcels, unless and until a plan thereof shall have been prepared by a registered professional engineer, surveyor, or landscape architect in accordance with the Engineer, Land Surveyor and Geologist Registration Law and/or Landscape Architects’ Registration Law of Pennsylvania, submitted to and approved in writing thereon by the Borough Council and, when so approved, duly recorded in the office of the Recorder of Deeds.  It shall be similarly unlawful for the owner of any land to undertake a land development, as defined in this Chapter, unless and until a plan thereof shall have been prepared by a registered professional engineer or landscape architect, in accordance with the Engineer, Land Surveyor and Geologist Registration Law and/or Landscape Architects’ Registration Law of Pennsylvania, submitted to and approved in writing thereon by the Borough Council and, when so approved, duly recorded in the office of the Recorder of Deeds.

A.
At the time of the filing of a subdivision or land development plan and application for approval thereof, the owner shall pay to the Borough of Narberth an application fee, as set by resolution of Borough Council.  

B.
If the Borough Council shall hold a public hearing before acting upon said subdivision or land development application, the owner shall pay an additional fee to the Borough of Narberth to defray the expense of advertising notice of such hearing and the services of a public stenographers, as set by resolution of Borough Council. 
§
113-5.
Fees and costs.

The applicant shall be required to pay the following fees and costs:

A.
Tentative Sketch Plan.  Fees are established by resolution of Borough Council.

B.
Preliminary plan. Fees are established by resolution by the Borough Council. In addition to fees established by resolution, all charges in Subsection C(1) through C (4) also apply.

C.
Final plan. No fee will be charged for filing a construction improvement plan or a record plan unless no preliminary plan has been filed, in which case the fees established for preliminary plans will be charged. In addition, all fees listed in Subsection C(1) through C(4) apply:

(1)
Engineering services. The services of the Borough Engineer, as provided in these rules and regulations. In addition, all costs for other engineering and professional consultation or certification as deemed necessary.

(2)
Material and facilities tests. The actual cost of all drainage, water and/or material tests.

(3)
Inspection. The services of the appropriate Borough official based on fees set by resolution of Borough Council.  
(4)
Dedication. Legal fees, advertising and other costs involved in the dedication of streets and public improvements to the Borough.

D.
Review fees. In addition to any other fees or costs payable as set forth above, the applicant shall pay for all other review fees including reasonable and necessary charges by the Borough's professional consultants, Solicitor or Engineer for review and report thereon to the Borough Council. Such review fees shall be placed in escrow and shall be based upon a schedule established by resolution of Borough Council from time to time.

§
113-6.
Plans required for approval of subdivision or land development.

Applicants shall be required to submit the following plans:

A.
A tentative sketch plan as described in § 113-7 herein shall be submitted by an applicant requesting to subdivide a parcel of land into two (2) or more lots and/or any land development.   Said tentative sketch plan shall be submitted prior to the submission of a preliminary plan; applicants requesting a minor subdivision, as defined herein, may proceed to submit a preliminary plan as described in § 113-8 herein without submitting a tentative sketch plan. Applicants requesting a minor subdivision may elect to submit a tentative sketch plan and if such is submitted, it shall be processed and approved in the same manner as a required tentative sketch plan. 

B.
A preliminary plan is required for all subdivisions and land developments proposed within the Borough.

C.
A final plan is required for all subdivisions and land developments proposed within the Borough.

(1)
A final plan shall consist of two parts:

(a)
An improvements construction plan as described in § 113-7.A. herein, to be submitted when applicable.

(b)
A record plan as described in § 113-7.B. herein, to be submitted for all subdivisions and land developments.

(2)
A plan showing all information required for a final plan, which has been submitted as a preliminary plan and for which no changes have been required by the Borough, may be approved as a final plan.

D.
A land development plan shall be required whenever the application for approval shall be construed to be a land development in accordance with the definition of the same as provided in this chapter. A land development plan may be required in conjunction with a subdivision plan or in lieu of a subdivision plan when review of a plan on a lot-by-lot basis would not be applicable.

E.
Where the Borough Council has approved a multibuilding development plan, the owner thereof may subdivide, for mortgage or other financial purposes only, the land upon which such buildings are to be constructed, and the individual lots which are created as a result of such subdivision shall be exempt from area, setback, buffer, frontage and other similar requirements which are intended for application to the development as a whole.

(1)
The foregoing shall be approved only if there is provided a duly executed and acknowledged agreement, to be recorded at the time of subdivision in a form acceptable to the Borough Solicitor, which:

(a)
Requires each of the subdivided lots to be operated and maintained as an integral part of the previously approved development plan in accordance with these regulations.

(b)
Ensures that each lot will have permanent means of access and adequate parking.

(c)
Prohibits said lots from being treated as separate development parcels at a future time.

(d)
Governs the formation of an association responsible for the maintenance of all common areas, which shall be jointly owned by the owners of the individual development parcels.

(2)
Where parking areas are included within a lot and are intended to be used by more than one building or lot, such areas shall be included within the common area maintenance agreement or shall be governed by a separate cross-easement agreement. Such agreement shall further provide that for all purposes, the entire development shall be treated as one lot subject to all of the Borough's then-enacted ordinances and regulations.

F.
The Borough may accept a simplified subdivision plan herein to be considered a minor subdivision in such instances in which a lot line(s) is to be relocated or land is to be added to an existing lot from an adjacent tract of land, with no additional lot(s) being created, and no new construction proposed except single-family development as herein above described will occur on the lot(s).  All lots affected by the lot line change shall meet all applicable zoning regulations.  Common deeds shall be executed for all lots resulting from addition of land. For any minor subdivision, the applicant shall be required to include, at a minimum, those items in §§ 113-8. C., D. and E. as may be relevant or necessary to evaluate the proposed plan. Any other information necessary for adequate plan review may be required by the Borough. 

§
113-7.
Tentative sketch plan.

An applicant submitting a tentative sketch plan shall show the following information:

A.
A location plan showing the relationship of the subject tract to the surrounding road network and major physical features.

B.
The tract boundary, a North point and the location by deed plotting.

C.
A plan at a scale of one inch equals 200 feet. If the proposed plan cannot be represented on a single sheet at this scale, the applicant should also submit a composite plan showing the entire development proposal at a scale less than one inch equals 200 feet.

D.
The existing and proposed road, parking and lot (or building) layout, as applicable.

E.
Significant topographical and physical features, such as floodplains, steep slopes, woodlands and existing structures.

F.
The intended use(s) of the tract.

G.
For land development, all the applicable items listed under § 113-10. 

H.
Topography of the subject tract following the requirements contained in § 113-8.(C) herein. 

I.
General locations to be utilized for stormwater management. The approximate land area to be covered by any detention or retention basins or to be used for underground retention should be indicated. 

J.
Parcel number and block and unit number, as assigned by the Montgomery County Board of Assessment. 

K.
The six-digit Montgomery County Planning Commission (MCPC) file number if such has been assigned to the plan in a previous submission.

§
113-8.
Preliminary plan.

Applicants submitting a preliminary plan for subdivision shall conform to the following standards:

A.
Drafting standards.

(1)
The scale of the plan shall not be smaller than 100 feet to the inch and shall be accurate to within one part in 300.

(2)
Dimensions shall be in feet or meters and decimals and bearings in degrees, minutes and seconds.

(3)
The plan shall show the courses and distances of the boundary line survey of the entire land to be subdivided.

(4)
The sheet or sheets shall be one of the following sizes: 15 by 18 inches, 18 by 30 inches, or 24 by 36 inches. If more than one sheet is necessary, each sheet shall be the same size and consecutively numbered to show its relation to the total number of sheets comprising the plan, i.e., Sheet No. 1 of 5 sheets, etc.

(5)
Where there are two or more sheets, a key map shall be provided sufficient to show their relationship.

(6)
All plan lettering, words and numbers shall be at least 0.1 inch in height

B.
Location and identification. Each plan shall provide:

(1)
A title consisting of the name and address of the property owner, subdivider, developer or builder and the registered engineer, surveyor or qualified site planner who developed the plan. 

(2)
The name of the subdivision, its location in terms of significant bounding roads and the name of the municipality.

(3)
The date of preparation of the plan, the scale and a North point.

(4)
The entire tract boundary with bearings and distances.

(5)
A location map drawn to scale relating the subdivision to at least three existing intersections of Borough roads. 

(6)
Parcel number and block and unit number, as assigned by the Montgomery County Board of Assessment. 

(7)
The six-digit Montgomery County Planning Commission (MCPC) file number if such has been assigned to the plan in a previous submission. 

C.
Existing and proposed features. 

(1)
Within 100 feet of any part of the land being subdivided or developed, the plan shall show the location, names, widths (both cartway and right-of-way) and surface conditions of all existing roads, as well as the location of watercourses, bodies of water, floodplains, wetlands, steep slopes, sanitary and storm sewers, utilities above and below ground and any other man-made or natural features having an impact on the ability of the applicant to subdivide or develop the land in question, and areas subject to deed restrictions.

(2)
Within the land to be subdivided, the plan shall show the location, names, widths and other dimensions, including centerline courses, distances and curve data, paving widths, curblines, rights-of-way and curbline radii at intersections and street location tie-ins by courses and distances to the nearest intersection of existing and planned roads and alleys, as well as the location of watercourses, bodies of waters, floodplains, wetlands, slopes of less than fifteen percent (15%), slopes of fifteen to twenty five percent (15–25%) and slopes in excess of twenty-five percent (25%), sanitary and storm sewers, utilities above and below ground and any other man-made or natural features having an impact on the ability of the applicant to subdivide the land in question and areas subject to deed restrictions.

(3)
The plan shall show contours at vertical intervals of two feet. These contours may be established by field survey or taken from aerial photography. In location where the contour intervals exceed 100 feet horizontally, spot elevations shall be used. Where available, the Borough sanitary sewer datum shall be used. In all other areas, the elevations shall be based upon the United States Geological Survey datum unless some other datum is granted by the Borough. The use of contours from United States Geological Survey maps or other sources shall be allowed only upon Borough approval. Contours shall extend at least 50 feet beyond the property lines of the proposed subdivision or development.

(4)
The plan shall show the location and character of existing buildings, the locations, species and sizes of trees six (6) inches of caliper or greater and the location of quarries, marshland, and other topographical features which may affect the location of proposed roads or buildings.

(5)
All plans shall be drawn to assure that:

(a)
Proposals are consistent with the need to minimize flood damage.

(b)
Public utilities and facilities, such as sewer, gas, electrical and water systems, are located and constructed to minimize or eliminate flood damage.

(c)
Adequate drainage is provided so as to reduce exposure to flood hazards.

(d)
The developer has reviewed the site for wetland area constraints and designed the plans to protect the wetlands or applied for permits as needed to intrude upon the wetlands.

(6)
The developer shall provide a document which is certified by a qualified engineer which states that adequate precautions against flood damage have been taken with respect to the design of any buildings or structures located wholly or partially within the flood-prone area. The document shall contain any and all data and calculations the Borough Engineer shall deem necessary.

(7)
The developer shall submit the required plans and supplemental data to the following agencies when applicable: The Department of Environment Protection, The Corps of Engineers, The Montgomery County Conservation District, the Borough Municipal Authority Engineer and the Borough Fire Marshal.

(8)
The plan shall show the measured distances from the legal rights-of-way of existing and proposed roads to existing and proposed buildings and parking areas.

(9)
The depth of the water table shall be noted on the plan or in a separate report, along with the location of test borings. 

(10)
The plan shall include zoning district boundaries and zoning data requirements and the requirements of any other Borough ordinance or Zoning Hearing Board decisions, if any, on both the land to be subdivided and the adjacent land.

D.
Proposed road and lot layout.

(1)
The plan shall show the layout of all streets, alleys and walkways, including the names and widths of cartways and rights-of-way.

(2)
The plan shall show the layout and dimensions of all lots and the net lot area of each.

(3)
The plan shall reference any land to be dedicated for public or common use.

(4)
The plan shall show preliminary profiles for all new roads and existing roads which are adjacent to the tract. Profiles shall extend onto adjacent land at least 100 feet when the roadway is proposed to the property line.

(5)
The plan shall show the location and size of the sanitary sewers, water systems and storm drains proposed to serve the subdivision. Drainage computations and a drainage area plan shall be provided for review by the Borough. Profiles shall be provided for sanitary and storm sewers when the roadway profiles cannot be utilized. 

(6)
The plan shall show all building setback lines with distances from the right-of-way line.

(7)
The plan shall indicate those lots or areas which shall contain a use or uses other than residential.

(8)
When there are existing buildings located on the land being subdivided or developed, the buildings to be demolished, as well as those to be retained, shall be indicated.

(9)
The plan shall include a statement showing the number of acres being subdivided, the number of lots created, the type, number and size of buildings and their character, the linear feet of new roads; the linear feet of roads to be widened, the minimum, maximum and average lot sizes. 

E.
Proposed improvements.

(1)
The plan shall contain a tentative cross-section for each proposed or widened roadway shown on the preliminary plan. 

(2)
The plan shall show preliminary design of any bridges, culverts or other structures and appurtenances which may be required.

F.
Certificates. Upon approval, the preliminary plan must show:

(1)
The signature of the subdivider, developer or builder certifying his adoption of the plan and any changes thereto.

(2)
The signature of the Borough Secretary certifying that the Borough Council has approved the plan and any changes thereto on the date shown.

§
113-9.
Final plan.

Applicants submitting a final plan shall conform to the following standards:

A.
Improvements construction plan.

(1)
Drafting standards. The same standards shall be required for an improvements construction plan as for a preliminary plan, except that the horizontal scale of the plan and profile shall be at least 50 feet to the inch and the vertical scale shall be five feet to the inch. 

(2)
Information to be shown. The plan shall contain sufficient information to provide working plans for the construction of the proposed roads or any portion thereof, including all appurtenances, sewers and utilities, as shown on the approved preliminary plan from one existing or approved road to another or, in the case of a cul-de-sac, to its turnaround. Said information shall include:

(a)
Horizontal plan. The horizontal plan shall show details of the horizontal layout as follows:

[1]
Information shown on the approved preliminary plan.

[2]
The beginning and end of the proposed immediate construction.

[3]
Stations corresponding to those shown on the profile.

[4]
The curb elevation at tangent points or horizontal curves at road or alley intersections and at the projected intersections of the curblines.

[5]
The location and size of sanitary sewers and lateral connections with distances between manholes, water, gas, electric and other utility pipes or conduits and of storm drains, inlets and manholes.

[6]
The location, type and size of curbs and all paving widths.

[7]
The location and species of all shade trees and the location and types of fire hydrants and streetlights.

[8]
All utilities shall be shown together on the same sheet. 

(b)
Profiles. Profiles shall be provided for the following:

[1]
Profiles of sanitary sewers with a profile over the sewer of the present and finished ground surface, showing manhole locations beginning at the lowest manhole.

[2]
Profiles of all existing and proposed roadways with grades at least every 50 feet of the original ground and finished grade. 

[3]
Profiles of storm drains showing the location of endwalls, inlets, manholes and all other structures. 

(c)
Cross-section. The cross-section shall comply with the Borough Engineer's standards and specifications as minimum requirements. It shall show a typical cross-section across the road with details of grading and construction as follows:

[1]
The road and the location and width of paving within the road.

[2]
The type, depth and crown of paving.

[3]
The type and size of curb.

[4]
When sidewalks are required, grading of the sidewalk area should be carried to the full width of the road, and slopes of cut or fill extended beyond the road.

[5]
The location, width, type and depth of sidewalks, when required.

[6]
The typical location, size and depths of sewers and utilities.

[7]
A note shall be placed on the plan which indicates that on underdrain, extra-depth stone base or fabric may be required by the Borough when field conditions indicate a need for such requirements

B.
Record plan.

(1)
Drafting standards. 

(a)
The same standards shall be required for the record plan as for a preliminary plan.

(b)
The plan shall be placed on sheet sizes of 15 by 18 inches, 18 by 30 inches or 24 by 36 inches.

(c)
All plan lettering, words and numbers shall be at least 0.1 inch in height.

(d)
The plan shall have a written and graphic scale, and a listing of all the plan sheets which are a part of the construction design.

(e)
The plan shall have a two-inch-wide margin on the left edge of the plan to allow for binding in a record volume. 

(2)
Information to be shown. The plan, which shall include all portions of an approved preliminary plan, shall show:

(a)
A title, as required for a preliminary plan.

(b)
Courses and distances sufficient for the legal description of all the lines shown on the plan. The error of closure shall not be greater than one part in 2,500.

(c)
The names of abutting owners, the names, locations, widths and other dimensions of all roads, including center line courses, distances and curve data, and descriptive data of ultimate right-of-way lines so that a single deed may be drawn to the appropriate authority for the dedication of roads by the subdivider, developer or builder.

(d)
Evidence should be provided that the plans are in conformance with Chapter 124, Zoning, and other applicable Borough ordinances and regulations. In any instance where such plans do not conform, evidence shall be presented that an exception or variance has been officially authorized.

(e)
The location, material and size of all monuments with reference to them.

(f)
Building envelope with distances from the ultimate right-of-way line and/or property lines. 

(g)
Restrictions in the deed affecting the subdivision of the property.

(h)
The following requirement shall be placed on the plan as designated by the Borough: The legal right-of-way for existing roads and new road rights-of-way shown on this plan are hereby offered for dedication to the applicable governmental agencies.

(i)
The plan should indicate all easements and their dimensions, limits of the floodplains, steep slopes, and wetlands and all other restrictions to the building areas. 

(3)
Certificates. Before approval, the following applicable certifications shall appear on the record plan. All certifications shall be properly signed and sealed.

(a)
Owner's certification.

Commonwealth of Pennsylvania

County of Montgomery

On the day of _________________ 20__ , before me, the subscriber, a Notary Public of the Commonwealth of Pennsylvania, residing in _____ , personally appeared _____________________ , who acknowledged himself (themselves) to be the owner(s) of the land shown hereon. All necessary approvals of this plan have been obtained and is endorsed thereon and I (we) desire that this plan be duly recorded.

___________________
______________________

 Notary Public
My Commission Expires

I (We) do hereby certify that I am (we are) the sole registered owner(s) of the land herein subdivided and that there are no suits pending affecting the title of the same and that I (We) do hereby adopt this plan and desire the same to be recorded. I (We) do further save the Borough harmless and indemnify the Borough of Narberth against any liability or loss resulting from the subdivision or development of this plat, for whatever reason present or future.

____________________________
__________________________

Owner
 Owner

(b)
Corporate certification.

Commonwealth of Pennsylvania

County of Montgomery

On the _______ day of _________________20__ , before me, the subscriber, a Notary Public of the Commonwealth of Pennsylvania, residing in ____________________ personally appeared _________________________ , who acknowledged himself to be the ___________________________ of_________________________ , a corporation, and that as such being authorized to do so, he executed the foregoing plan by signing the name of said corporation by himself as that said corporation is the owner of the land shown hereon. All necessary approvals of this plan have been obtained and is endorsed thereon and said corporation desires that this plan be duly recorded.

__________________
________________________

 Notary Public
  My Commission Expires

I, ___________________________ , acknowledge myself to be the _________________________ of __________________________ , a corporation, and that as such being authorized to do so, hereby certify that the corporation is the sole registered owner of the land herein subdivided and that there are no suits pending affecting the title of the same and that I do hereby adopt this plan and desire the same to be recorded. I do further save the Borough harmless and indemnify the Borough of Narberth against any liability or loss resulting from the subdivision or development of this plat for whatever reason present or future.

_____________________________
________________________

 Corporate Official
 Office

(c)
Surveyor's certification.

I hereby certify that the plan shown and described hereon, as well as all other drawings which are a part of this plan set, are true and correct to the accuracy required by the Narberth Subdivision and Land Development Ordinance and were prepared by me or under my direction, for which I accept full responsibility, and represent a field survey performed by me or under my direction. The existing perimeter monuments shown hereon have been located as part of the survey and all other proposed perimeter monuments shall be set.

________________
________________________

 Date
 Surveyor

(d)
Borough Council's certification.

This plan has been approved by Narberth Borough Council this ____ day of ___________________ , 20__.

_________________________
_________________________

 Chairman
Attested: Borough Manager

 (e)
Wetlands certification.

I do hereby certify that the delineation of the wetlands shown on this plan is in accordance with the findings of my field investigation and that I have determined these limits based upon the Corps of Engineer guidelines.

________________
_________________________

 Date
 Signature

(f)
County recording note.

Recorded in the office of the Recorder of Deeds in Norristown, Pennsylvania, in Plan Book ________, Page _________ , on the _____ day of _________________ , 20__.

(g)
A block at least three (3) inches by two (2) inches shall also be provided for placement of the stamp and seal of the Montgomery County Planning Commission; this block shall be located within one inch of the right hand plan border. 

(h)
Permits. The developer shall obtain all necessary permits and approvals from all governmental agencies which have jurisdiction over this project unless a waiver is granted by the Borough Council. This would include such agencies as follows: the Pennsylvania Department of Transportation, Pennsylvania Department of Environmental Protection, United States Corps of Engineers, etc. 

§
113-10.
Land development plans. 

Applicants submitting a land development plan shall be required to show the following information as part of the tentative sketch plan submission or the preliminary plan if such is the first submission, in addition to the applicable information in §§ 113-7 and 113-8 of this article.

A.
Man-made features for the use of two or more prospective occupants.

B.
The lot size, floor area or gross leasable area, as applicable.

C.
The present and requested zoning classification and applicable standards with which compliance is necessary for granting final approval.

D.
The density and/or intensity of use, including the bedroom mix, if applicable.

E.
The total building coverage and the area of the total tract devoted to each use or group of uses, if applicable.

F.
The location and placement of accessory structures and facilities.

G.
All roads, parking facilities and pedestrianways, including the total number of parking spaces.

H.
The areas of proposed common open space, if any, or recreation or other community facilities.

I.
A conceptual site utilization layout defining the general location of all proposed uses and activities.

J.
Specifications for required improvements and changes to be effected upon the existing terrain or existing structures thereon.

K.
All covenants relating to use.

L.
Parcel number and block and unit number, as assigned by the Montgomery County Board of Assessment. 

M.
The six-digit Montgomery County Planning Commission (MCPC) file number if such as been assigned to the plan in a previous submission.

§
113-11.
Sale and building construction restrictions.

No lot in a subdivision may be sold and no permit to erect, alter or repair any building upon land in a subdivision or land development may be issued and no building may be erected in a subdivision, or land development  unless and until a subdivision  or land development plan has been approved and recorded and until the improvements required by the Borough Council in connection therewith have been guaranteed as herein provided.   All buildings erected on any lot in any subdivision or as part of a land development covered by this chapter shall comply with the terms of the Building Ordinance of the Borough of Narberth, adopted April 13, 1942, as amended.

§
113-12. 
Road construction permit required; preparation and review of plans.

It shall be unlawful for any person, firm or corporation to construct, open or dedicate any road, street, land or common driveway or any drainage facilities in connection therewith for public use or travel or to stop, fill up, confine, pave or otherwise interfere with or change the course of any drain, ditch, stream or watercourse in the Borough of Narberth, without first obtaining from the Borough Council of the Borough of Narberth a road construction permit authorizing such work to be performed; and no road, street, land or common driveway or drainage facilities in connection therewith shall be constructed, opened or dedicated and no drain, ditch, stream or watercourse shall be stopped, filled up, confined, paved or otherwise interfered with or the course thereof changed, except in strict accordance with the terms and conditions of such permit and with the plans, specifications and other documents submitted with the application for said permit.  Provided, however, that any such improvement which are part of a subdivision or land development, shall not be installed until the subdivision or land development has been approved as prescribed in this chapter.  

A.
In all cases, plans for said improvements shall be drawn in accordance with the requirements for an Improvement s Construction Plan as contained in Section 113-6.A. herein.
B.
Before acting upon any such permit, the Borough Council may, in its discretion, arrange for a public hearing with respect to the same after giving such notice as it may deem desirable under the circumstances.  The Borough Council may after such plans and specifications and specify any changes or modifications of any kind which it may deem necessary with respect thereto and may make the granting of any permit subject to any such alterations, changes or modifications.

§
113-13.
Plan processing procedures.

The following plan processing procedures shall be followed by all applicants for approval of a subdivision or land development plan:

A.
All plans filed for approval shall be submitted in the following order:

(1)
Tentative sketch plan (as required).

(2)
Preliminary plan.

(3)
Final plan.

B.
An applicant shall submit not less than seventeen (17) copies of each plan to the Borough Manager or the Manager’s  designated  agent.

C.
Each plan, whether tentative, preliminary or final, shall be filed one at a time; no subsequent plans shall be filed until a decision on the preceding plan has been reached.

D.
When the decision reached concerning an application for approval of a specific plan results in a denial of the plan, then the applicant, when and if he should reapply requesting approval of the plan, shall do so in accordance with the plan sequence outlined in Subsection A herein and the additional procedures below.

E.
Applications for approval of a subdivision or land development plan shall be received by the Borough Manager or the Manager’s designated agent. Submittal and processing of plans and specifications for such plans shall accompany the applications.

F.
The applicant or his agent shall be required to appear in person at the Borough Building in order to make application for approval of a plan and file plans therewith.

G.
Formal application shall be received on the first Monday of each month, from which time all applications for approval of a plan, whether tentative or preliminary, shall be acted upon by Borough Council, and such decision shall be communicated to the applicant, in writing, not later than the prescribed time period after the date of formal application as is required for such response.

H.
Any application for approval of a subdivision or land development plan shall not be received until the required fees and subdivision and land development plan checklist requirements have been met.

I.
From the time an application for approval of the plan is received, and while such application is pending approval or disapproval, no change or amendment of zoning, subdivision or other governing ordinance or plan shall affect the decision on such application adversely to the applicant. The applicant shall be entitled to a decision in accordance with the provisions of the governing ordinances or plans as they stood at the time the application was received. 

J.
Schedule of plan processing steps.

(1)
Applications for subdivision or land development, accompanied by seventeen (17) copies of the proposed plan, shall be received at the Borough Building by the Borough Manager or the Manager’s designated agent and shall be reviewed for completeness within ten (10) calendar days of filing.

(2)
The date shall be stamped on each copy of the plan, and two fees shall be received:

(a)
The Borough filing fee.

(b)
The Montgomery County Planning Commission Act 247 review fee.

(3)
An examination of the plan(s) will be conducted to ensure basic compliance with the plan submission requirements of this article.  If the Manager or the Manager’s designated agent determines that the application is not complete in accordance with the provisions herein, the application process shall stop at this point and the applicant will be notified in writing.  If it is determined to be complete, the process shall continue to the following steps.  If no determination is made, the application will be deemed complete at the end of the ten day period.
(4)
The Borough Manager shall distribute copies of the plan to the following persons, agencies or groups:

(a)
The Montgomery County Planning Commission.

(b)
The Borough Engineer.

(c)
The Borough Council (seven copies).

(d)
The Borough Manager.

(e)
The Borough Planning Commission (five copies).

(f)
The Borough Fire Marshal Commission.

(g)
The Borough Zoning Officer.

(h)
Lower Merion Township when appropriate

(i)
Additional copies as Council may deem necessary.

(5)
The application for approval of a subdivision or land development plan shall be placed on the next meeting agenda of the Borough Planning Commission. 

(6)
Recommendations of the Montgomery County Planning Commission, the Borough Planning Commission, the Borough Engineer and others shall be submitted to the Borough Council no later than thirty (30) days from the date that the application is deemed complete. 

(7)
The Borough Council shall act on the plan not later than ninety (90) days following the date of the regular meeting of the Planning Commission next following the date the application is filed (which shall be considered the date upon which it is declared to be complete by the Borough Manager or the Manager’s designated agent), or after a final order of the court remanding an application, provided that, should said next regular meeting occur more than thirty (30) days following the filing of the application,  or the final order of the court, said ninety-day period shall be measured from the 30th day following the day the application has been filed or the order of the court.  The decision of the Board shall be in writing and shall be communicated to the applicant personally or mailed to him at his last known address not later than fifteen (15) days following the decision. The following optional consequences shall result from action by the Board:

(a)
If the Board approves the plan, the Borough Manager will so certify thereon and two (2) copies of the approved plan will be forwarded to the applicant. The applicant would then resubmit four (4) copies of the approved plan, one (1)  paper copy and three (3) linen copies for seal and signatures.

(b)
The Borough may elect to grant approval of a plat, whether tentative or preliminary, subject to conditions acceptable to the applicant. If such conditional approval is given by the Borough, the applicant shall be required to accept or reject the conditions by giving written notice of the applicant's acceptance or rejection within ten (10) days after notice of the Borough's conditional approval has been communicated to the applicant personally or mailed to him at his last known address. Any such conditional approval shall be rescinded automatically upon the applicant's failure to accept or reject the conditions within such ten-day period. 

(c)
If the Board disapproves the plan, the Borough Manager will notify the applicant, in writing, of the defects in the application, will describe the requirements which have not been met and shall cite the provisions of state law or Borough ordinance relied upon.

(8)
Preliminary plans, complying with all applicable requirements, shall be filed with the Borough Manager within twelve (12) months from the date of the tentative sketch plan approval.  Failure to comply with the time limitation provided shall make the approval of the tentative sketch plan null and void unless an extension of time is granted in accordance with this section.  The twelve month period may be extended by Borough Council upon application by the applicant filed in writing within said twelve month period upon demonstration of the following:

(a)
That one (1) or more conditions that existed at the time of tentative sketch plan approval have changed.

(b)
That such change of circumstances was beyond the applicant’s control and has prevented submission of the preliminary plan within the twelve-month period.

(c)
That such circumstances have been overcome or will be overcome in the foreseeable future.

(9)
When all conditions of approval required by the preliminary plan approval have been obtained as required by this chapter, the developer shall submit a final plan showing all lot lines, improvements and other features of the subdivision or land development and shall submit same to the Borough Manager or the Manager’s designated agent for review and confirmation of compliance with such conditions.  If there are no conditions of approval, the preliminary plan may be submitted as the final plan.  Upon obtaining the approval of the Borough, the developer will record the final plan, with evidence of such approval, in the office for the recording of deeds for Montgomery County.  The final plan, complying with all applicable requirements, shall be filed with the Borough Manager or the Manager’s designated agent for a final approval within twelve (12) month form the date of the approval of the preliminary plan.  Failure to comply with the time limitation herein provided shall make the approval null and void unless and extension of time is granted in accordance with this section. The twelve month period may be extended by Borough Council upon application by the applicant filed in writing within said twelve month period upon demonstration of the following:

(a)
That one (1) or more conditions that existed at the time of tentative sketch plan approval have changed.

(b)
That such change of circumstances was beyond the applicant’s control and has prevented submission of the preliminary plan within the twelve-month period.

(c)
That such circumstances have been overcome or will be overcome in the foreseeable future. 

(10)
Two (2) reproducible drawings, of a material and size that is acceptable to the Recorder of Deeds of Montgomery County, together with five (5) paper prints shall be accompanied by an application for final plan approval.

 (11)
When an approval or conditional approval of a plan is granted, no subsequent change or amendment in zoning, subdivision or other governing ordinance or plan shall be applied to adversely affect the right of the applicant to commence and to complete any aspect of the approved development in accordance with the terms of such approval within five (5) years from such approval unless said period is extended by the Borough Council. Where final plan approval is preceded by preliminary approval, the five-year period shall be counted from the date of preliminary approval.  The five-year period shall be extended for the duration of any litigation, including appeals, which prevent the commencement or completion of the development, and for the duration of any sewer or utility moratorium or prohibition which was imposed subsequent to the filing of an application for preliminary approval of a plat.  In the event of an appeal filed by any party from the approval or disapproval or a plat, the five-year period shall be extended by the total time from the date the appeal was filed until a final order in such matter has been entered and all appeals have been concluded and  any period for filing appeals or requests for reconsideration have expired.  Provided, however, no extension shall be based upon any water or sewer moratorium which was in effect as of the date of the filing of a preliminary application.

(12)
In addition, where the landowner has substantially completed the required improvements as depicted on the final plat within the five-year limit or any extension thereof as may be granted by the Borough Council, no change of municipal ordinance or plan enacted after the date of the filing of the preliminary plan shall modify or revoke any aspect of the approved final plan pertaining to zoning classification or density, lot, building, road or utility location. 

(13)
If the development is proposed in phases in which the installation of improvements shall extend beyond the five-year period, then the following shall be done:

(a)
The landowner shall file a schedule along with the preliminary plan. Said schedule shall depict the proposed development sections and include deadlines within which application for final plan approval of each section is intended to be filed. The schedule shall be updated annually by the applicant on or before the anniversary date of preliminary plan approval. The schedule update must be done until final plan approval for the final section is granted. Said schedule and its modifications are subject to approval of the Borough Council.

(b)
In the case of residential subdivision or land developments which are to be developed in sections, each section except the final section must contain at least  twenty five percent (25%) of the total number of dwelling units in the entire development. However, the Borough Council may approve a lesser percentage.

(c)
If the landowner does not adhere to the schedule of submission of final plans for the various sections, then any changes in zoning, subdivision or other governing ordinances enacted after the date of the initial preliminary plan submission shall affect his property.

(d)
If the landowner does not default with regard to the schedule of submission of the final plan for the various sections, has not violated any conditions of preliminary approval and has substantially completed the initial section of the development within the five-year period, then an additional term or terms of three years shall be extended to the applicant to complete each of the other sections. The extended term or terms shall begin from the date of final plan approval for each section. During this three-year period no change in municipal ordinance or plan enacted subsequent to the date of filing of the preliminary plan shall modify or revoke any aspect of the approved final plan pertaining to zoning classification or density, lot, building, road or utility location.

§
113-14.
Recording the plan. 

Within ninety (90) days following final plan approval or the date the approval of Borough Council is noted on the plat, the applicant shall record the final plan in the office of the Recorder of Deeds of Montgomery County.

A.
In accordance with the Pennsylvania Municipalities Planning Code, whenever final plan approval is required by a municipality, the Recorder of Deeds shall not accept any plan for recording unless it contains the official approval of the municipal governing body and certification of review by the County Planning Commission.

B.
Prior to recording, the applicant should present the municipality-approved plan to the Montgomery County Planning Commission for its stamp and seal, with one (1) paper copy made available to the County Planning Commission for its files.

Article III

Design Standards

§
113-15. General principles and requirements.

The following principles of subdivision and land development, general requirements and minimum standards of design shall be observed by the applicant in all instances.

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

B.
When a portion of a tract is being reviewed relative to subdivision and land development, but where future subdivision or development is imminent, the applicant shall demonstrate that the remainder of the tract or parcel may be subdivided or developed in conformance with the existing zoning classification of land use in a logical and satisfactory manner, as a condition of approval of his plan.

C.
Whenever possible, applicants shall preserve trees, groves, waterways, scenic points, historic spots and other community assets and landmarks.

D.
Subdivisions and land developments should be laid out so as to avoid the necessity for excessive cut or fill unless specifically warranted by terrain or location.

E.
Low-lying land subject to periodic flooding shall not be subdivided or developed for residential development or for such other uses as may involve danger to health, safety, morals and general welfare.

F.
Proposed subdivision and land development shall be coordinated with the existing nearby neighborhood so that the community as a whole may develop harmoniously.

G.
Improvement construction requirements will be completed under specifications of the Pennsylvania Department of Transportation, Department of Environmental Protection, the Montgomery County Conservation District or other appropriate agencies or the specifications included herein, whichever specifications shall result in the more restrictive standard.

H.
Construction of facilities. The subdivider, developer or builder shall, where specified by the governing body, construct and install with no expense to the Borough the streets, curbs, sidewalks, water mains, sanitary and storm sewers, streetlights, fire hydrants, street signs, shade trees, monuments and other facilities and utilities specified in this article. The construction and installation of such facilities and utilities shall be subject to inspection by appropriate Borough officials during the progress of the work, and the subdivider shall pay for inspection.

§
113-16.
Streets.

All new streets and widened portions of all existing rights-of-way intended for public use shall be dedicated to the Borough, subject to final acceptance based on compliance with the following requirements:

A.
Street system.

(1)
Conformance with adopted plans. The proposed street pattern shall be properly regulated to existing streets, to the Borough plan of streets and to such county and state road and highway plans as have been duly adopted by that agency.

(2)
Arrangement. Streets shall be arranged in a manner to meet with the approval of the governing body, considered in relation to both existing and planned streets, and located so as to allow proper development of surrounding properties. Proposed streets shall be connected with such existing streets and highways so as to form continuations thereof. Residential streets shall be laid out to discourage their use as through streets.

(3)
Conformity with topography. Streets shall be adjusted to the contour of the land so as to produce usable lots and streets of reasonable grade, alignment and drainage.

(4)
Grading. The street shall be graded to the full width of the right-of-way in accordance with § 113-22.
(5)
Provisions of streets for future development. Access shall be given to all lots and portions of the tract in the subdivision and to adjacent unsubdivided territory. Streets giving such access shall be improved to the limits of the subdivision when required by the Borough. Remnants, reserve strips and landlocked areas shall not be created. 

(6)
New streets. New streets shall be laid out to continue existing streets at equal or greater right-of-way and cartway widths, where practical.

(7)
Dead-end streets. Dead-end streets are prohibited, unless designed as cul-de-sac or designed for access exclusively to neighboring tracts.

(8)
Street names. Continuations of existing streets shall be known by the same name. Names for new streets shall not duplicate or closely resemble names of existing streets. All street names are subject to the approval of the Borough Planning Commission and Borough Council.

(9)
Half street. The dedication of half streets at the edges of a new subdivision is prohibited. If circumstances render this impracticable, adequate provision for the concurrent dedication of the remaining half of the street must be furnished by the subdivider, developer or builder. When there exits a half street in an adjoining subdivision, the remaining half shall be provided by the proposed development.

B.
Street alignment.

(1)
Sight distance on horizontal and vertical curves. Proper sight distance should be provided with respect to both horizontal and vertical alignments. Measured along the center line, this should be not less than two hundred (200) feet, measured at the center line and at the driver's eye height of three and one-half (3-1/2) feet but must meet the minimum standards for safe stopping distance requirements of AASHTO .
(2)
Horizontal curves shall be used at all changes in excess of 2°. Long radius curves shall be used rather than a series of curves connected by short tangents. Minimum radius curves at the end of long tangents will not be approved. Flatter or longer curves shall be used when required by the Borough. 

(a)
Curvature. The minimum radius at the center line for horizontal curves on primary streets shall be 300 feet; for secondary streets, 200 feet; and for all other streets, shall be one hundred fifty (150) feet.

(b)
Tangents between curves. For all streets there shall be a tangent of at least one hundred (100) feet, measured at the center line between reverse curves

(3)
Vertical curves. 

(a)
Vertical curves shall be used at changes in grade of 1% or more. The minimum length of vertical curves for each 1% of change in grade shall be twenty-five (25) feet. and ten (10) feet within one hundred fifty (150) of an intersection (stop condition).

(b)
Crest and sag vertical curves shall not produce excessive flatness in grade. The minimum vertical curve factors shown above shall be used.

(4)
Street grades.

(a)
There shall be a minimum grade of at least 1% on all streets.

(b)
Maximum grades. There shall be maximum grade of ten percent (10%) on all streets for distances of not more than one thousand five hundred (1,500) feet. However, grades in excess of five percent (5%) shall be avoided wherever possible. The grade shall be measured along the center line.

(c)
Curve-grade combinations. A combination of minimum radius horizontal curves and maximum grades will not be approved.

(d)
Street intersections. The grade within fifty (50) feet of any side curbline of an intersection or the outer perimeter of a cul-de-sac shall not exceed three percent (3%). The grade will be measured along the curbline of the street.

(e)
Street grading. All streets shall be graded to the grades shown on the street profile and cross-section plan submitted and approved with the preliminary plan of subdivision and land development.

C. Roadway classifications. All roads within the Borough, either public or private, shall be classified as highway or alley
(1)
A Highway shall have a minimum right-of-way of fifty (50) feet and a minimum cartway width of thirty (30) feet between curbs.  A highway shall have concrete curbs, road paving and sidewalk paving provided, all to be constructed in accordance with Section F below.

(2)
An alley shall have a minimum right-of-way width of sixteen (16) feet and maximum right-of-way of twenty (20) feet, serving only the rear entrances of two (2) or more properties.

D.
Cul-de-sac streets shall be those streets with one end open for vehicular access and the other terminating in a vehicular turnaround. All cul-de-sacs, whether considered permanent (serve only the tract to be developed) or temporary (terminated at an adjacent property line), shall be designed under the following criteria:

 (1)
No cul-de-sac shall be approved when a through street is possible for the tract under consideration. All cul-de-sacs must be approved by Borough Council, with the Borough reserving the right to reject any and all cul-de-sac proposed. A cul-de-sac should only be considered when the shape of the tract does not lend itself to a through street and/or there is adverse topography. 

 (2)
At the request of the Borough, the developer shall provide roadway access to adjacent parcels of land. The Borough also reserves the right to accept or reject any cul-de-sac which is placed adjacent to an adjoining property line at the request of the developer. All temporary cul-de-sacs must provide sufficient data to prove the feasibility of such road extension onto other lands.

(3)
All cul-de-sacs shall have a cartway width of thirty (30) feet. 

(4)
Cul-de-sac streets shall have a minimum right-of-way width of fifty (50) feet, and additional width shall be provided when required by the Borough. The turnaround at the end of the cul-de-sac shall have a pavement/curb radius of fifty (50) feet and a right-of-way radius of sixty(60) feet. The turnaround radius shall be centered on the proposed road center line. 

(5)
The length of cul-de-sac shall not be not less than two hundred fifty (250) feet and not more than six hundred (600) feet from the near right-of-way line of the intersecting street to the back of the right-of-way of the turnaround unless approved by the Borough Council. The developer must provide justification for lengths longer than six hundred (600) feet.

(6)
The Borough may require the developer to provide a permanent easement for snow storage at the turnaround area of the cul-de-sac. The location of this easement shall be determined by the Borough. The easement shall have a minimum length along the right-of-way line of forty (40) feet and a depth of fifteen (15) feet. When curbing is required, a curb depression shall also be placed in this easement area. No shrubbery, fence, mailbox or any other obstruction shall be placed within the easement to hinder the placement of the snow.

(7)
Existing temporary cul-de-sacs and rights-of-way located on adjacent parcels, whether open (improved) or not, shall be used by the developer to tie in their proposed roadway system. It shall be the responsibility of the developer to complete all roadway improvements at his expense within the existing rights-of-way of adjacent parcels to service his tract.

(8)
All subdivisions which contain unimproved street rights-of-way for future extension onto adjacent property shall dedicate such areas to the Borough along with other roadway dedications. The record plan and adjacent lots shall note that this area has been set aside for future road extension and that the area shall remain only in a grass cover until needed by the Borough.

(9)
A note shall appear on the record plan which indicates that the temporary cul-de-sac and improved street rights-of-way to the adjacent property shown on the plan may be extended as through streets when the adjacent property is developed.

E.
Street width. The following general standards shall apply to street widths:

(1)
The minimum cartway width of all streets is thirty (30) feet.

(2)
The minimum right-of-way width for development along existing streets shall be fifty (50) feet.
(3)
Islands, medial strips and channelization may be required in any area where traffic volumes warrant their use for safety and efficiency and may be permitted in any area at the discretion of the Borough Council. Such devices on state roads must meet or exceed the requirements of the Pennsylvania Department of Transportation.

(4)
Additional width requirements. Additional cartway and right-of-way widths may be required by the Borough:

(a)
Where necessary for public safety and convenience.

(b)
For parking in commercial areas.

(c)
Where existing roads do not provide the proper width and additional dedication is necessary.

(5)
No fences, hedges, trees, shrubbery, walls, plantings or other obstructions shall be located or be permitted within the right-of-way, except for ground covers such as grass, ivy, crown vetch or horizontally spreading shrubs less than one foot high or retaining walls necessitated by road widening and constructed by the authority having jurisdiction over the road.

F.
Street construction. All street construction must conform to Pennsylvania Department of Transportation Specifications, Publication 408, and its latest revisions. All construction must be approved by the Borough Manager prior to acceptance by the governing body. All grades, horizontal and vertical curves, intersections, sight distances and tangents shall conform to the requirements established by this chapter and shall be subject to the approval of the Borough Council. 

(1)
Pavement structure. All roadway pavement structures shall meet the following depths:

(a)
Bituminous wearing course, ID-2, one-and-one-half-inch depth on bituminous binder course, five (5) inch depth, modified base course, six (6) inch depth, or equal.
G.
Street intersections.

(1)
Number of intersections. No more than two streets shall cross at the same point. Four-way intersections are to be avoided in the layout when three-way or T intersections can be utilized. When existing streets intersect at odd angles or have more than four approaches, the subdivider, developer or builder shall be required to make corrective changes to eliminate the odd angle or reduce the number of approaches to the intersection by curving the lesser street.

(2)
Minimum angle of intersection. Right angle of intersections shall be used whenever practicable, especially when local streets empty into major or secondary streets; there shall be no intersection angle, measured at the center line, of less than 60° minimum.

(3)
Center line. Where center lines of residential streets open into opposite sides of a major street within one hundred (100) feet of each other, they shall be made to coincide by curving the minor street or streets.

(4)
Sight distance. There shall be measured along the center line a minimum clear sight triangle of seventy-five (75) feet from the point of intersection, but must meet the minimum requirements of PADOT. No building, trees, hedge, shrubbery or other obstruction whatsoever will be permitted in this area. 

(5)
Maximum grade. The maximum grade within any intersection shall not exceed three percent (3%). 
(6)
Radii of pavement and right-of-way at intersections. Street intersections shall be rounded with tangential arcs at pavement edge (curbline) with a minimum radius of twenty-five (25) feet and right-of-way lines with a minimum radius of fifteen (15) feet. When possible, the radii for the right-of-way line and the curbline should be concentric with each other. 

§
113-17.
Driveways.

A.
Location and design.

(1)
Slope.  A stopping area measured  twenty (20) feet behind the right-of-way line shall be provided, not to exceed a grade of five percent (5%).
(2)
Pavement widths and grades. Driveway paving widths and grades shall be as follows:


Minimum
Minimum


Paving
Radius at
Maximum


Width
Curb
Grade

Land Use
(feet)
(feet)
(percent)

Single-family
10
5
14
  Residential

Multifamily
12 (1-way)
10
10

  Residential*
24 (2-way)
10

10

Commercial
12 (1-way)
15
7


24 (2-way)
15

7


*When curbing is used, two (2) feet shall be added to the minimum width of pavement. Multifamily residential shall include development of one (1) or more building(s) that contain three (3) or more units. 

(3)
Access driveways should be located in such a manner that they will not cause the following:

(a)
Interference to the traveling public.

(b)
A hazard to the free movement of normal highway traffic.

(c)
Areas of undue traffic congestion on the highway.

§
113-18.
Parking areas.

A.
Automobile parking facilities shall be provided off-street in accordance with requirements of Chapter 124, Zoning, and this chapter.

B.
At no time shall angle or perpendicular parking along the curbs of local, public or private access roads or streets be permitted. All parking lots and bays allowing any parking other than parallel shall be physically separated from the cartway by a minimum of seven (7) feet and confined by barrier curbing.

C.
All dead-end parking lots shall be designed to provide sufficient backup area for the end stalls.

D.
No less than a five-foot radius of curvature shall be permitted for all curbline in all parking areas.

E.
Parking lot dimensions shall be no less than those listed in the following table:


Parking Stall
Aisle Width


Angle of
Depth
Width
1-Way
2-Way


Parking
(feet)
(feet)
(feet)
(feet)


90
20
10*
25
25


60
19
9**
18
--


45
17
9**
15
--

*  A reduction may be made to 9’x18’ for 30% of the parking spaces provided.  

**Width is measured perpendicular to the side lines.

F.
In any instance in which parallel parking spaces are permitted in off-street parking facilities pursuant to an approved subdivision or land development plan, each such space shall be a minimum of nine (9) feet by twenty two (22) feet in size.

G.
Parking areas shall be constructed in accordance with applicable Pennsylvania Department of Transportation standards.

§
113-19.
Sidewalk design and construction.

A.
Where required.

(1)
Sidewalks shall be provided along all streets except where, in the opinion of Borough Council, they are unnecessary for the public safety and convenience.

(2)
In land developments with common areas, sidewalks should be located appropriately to serve as accesses between parking areas and buildings and in common areas to serve as internal site circulation.

(3)
Handicapped ramps shall be constructed at all roadway intersections and at other locations designated by Borough Council. 

B.
Width. Sidewalks shall not be less than four (4) feet in width in residential areas. A greater width may be required in areas in which apartments or business buildings are located or deemed necessary at the discretion of the Borough Council.

C.
On public streets, sidewalks shall be located behind the curbline.  The grade and paving of the sidewalk shall be continuous across driveways except in certain cases where heavy traffic volume dictates special treatment. 

D.
Crosswalks. Crosswalks not less than ten (10) feet wide and with concrete or asphalt paving not less than four (4) feet wide may be required where necessary to provide access to schools, churches, parks and commercial areas. They shall be maintained by the abutting property owners in the same manner as sidewalks on public streets.

E.
Construction methods. Sidewalks shall be constructed so as to discharge drainage to the street, the grade of which shall not be less than one quarter (1/4) inch per foot. The finished grade between the outside of the sidewalk to the curbline (edge of the cartway) shall never exceed a total vertical elevation change of one foot. All sidewalks shall be constructed with Pennsylvania Department of Transportation Type AA concrete on a four (4) inch crushed stone or gravel base to ensure proper drainage. The concrete shall be placed so that there is a control joint every five (5) feet One-half-inch premolded expansion joints shall be placed where the concrete sidewalk abuts a concrete curb and where directed by the Borough. All concrete sidewalks shall have a minimum thickness of four (4) inches, except under driveways, where they shall have a minimum thickness of six (6) inches for residential or eight inches for commercial or industrial. The concrete apron in the driveway area shall be reinforced with wire six inches by six inches, Number 9 wire (minimum). Two layers of this wire shall be utilized, with a minimum of two-inch spacing between layers. The wire shall be installed so that it is not closer than one-half (1/2) inch from the top or bottom surfaces of the driveways.

§
113-20.
Curbs.

A.
Concrete curbs shall be installed along each side of all new and widened roads. Curbing shall be eighteen (18) inches in height, seven (7) inches wide at the top with a one-inch batter face and eight (8) inches wide at the base. The curb face shall be eight inches for all roads, and driveway depressions shall be one and one-half (1 1/2) inches above the gutter line. Curbing shall be built in ten-foot (10’) lengths, and an approved expansion joint of one-fourth-inch minimum thickness shall be used at each joint or as directed by the Borough. 
B.
All concrete used in the construction of improvements must be Type AA with certification of the mix furnished to the Borough Engineer. Concrete shall be placed in forms that are straight and securely braced. Care shall be taken to control the water content to prevent separation of the aggregates. All the concrete shall be thoroughly tamped into the forms. After the concrete has set sufficiently, the form shall be removed and the exposed surface shall be rubbed to provide an even finish. All edges shall be finished with an approved edging tool.

C.
To provide for driveways, depressions in the curbing may be constructed and finished during the time of pouring.

D.
The Borough Council may waive the curbing requirement if the developer can prove to the Borough that a proposed system of well-designed swales can perform the drainage function comparable to a system of curbs and inlets and that the appearance and functioning of the roadway and parking lot system shall not be impaired by the lack of curbing.

§
113-21.
Lots.

A.
Area. All lots shall be no smaller than the minimum lot area requirements of the applicable zoning classification.

B.
Depth. Lots excessively deep in relation to width are to be avoided. A proportion of two and one-half to one (2 1/2:1) is generally regarded as the proper maximum. 

C.
Width. The minimum width of a lot shall be that width specified for the applicable zoning district and which is measured along the building setback line. 

D.
Corner lots. Corner lots shall have a minimum lot width of the width required for the applicable zoning district, plus the front yard dimension along all roads. 

E.
Frontage. The frontage shall not be less than the minimum requirements of Chapter 124, Zoning, except that on the outside of curved residential streets and on the turnaround of cul-de-sac, a minimum frontage of twenty-five (25) feet may be acceptable, provided that proper lot width is attained at the building setback lines.

F.
Side lines. Whenever practicable, the side lines of a lot shall be set at right angles or radial to the right-of-way line for the full length of the side lines

G.
Building lines. Building lines for all lots shall be in conformance with the minimum front, side and rear yard line requirements of the applicable zoning district.

H.
Lot numbers. For the purpose of development, each subdivision may have an overall system of lot numbers, the number one being assigned to a lot in the first section to be developed. (Such system of lot numbers shall not be confused with the regular house or building numbering system based on a Borough-wide plan)

I.
Building numbers. House or building numbers shall be assigned by the municipality based on an overall street plan. Numbers will be assigned in such a way as to allow for vacant parcels and future developments.

§
113-22.
Land with existing structures.

No subdivision or land development will be approved with the property line extending through any portion of any existing structure.

A.
If structure(s) is to remain.

(1)
In residential zoning districts of the Borough, the lot size and the lot dimensions of the newly created lot containing the structure(s) must be in scale with the height and bulk of the structure, even if this requires a lot area and/or yard dimensions exceeding the minimum zoning requirement for that district. Structures proposed on the vacant portions of lands being subdivided shall conform to the extent possible to the height, bulk, building material and architectural character of the existing structures in the immediate vicinity, and the subdivision plans shall show building plans at suitable detail.

(2)
In commercial zoning districts of the Borough the subdivision of the land must provide adequate service and parking facilities, etc., in keeping with the minimum requirements of Chapter 124, Zoning, for each lot and cumulatively for all lots in the subdivision. No subdivision will be approved in such instances if the servicing and/or parking facilities, etc., attendant to the existing structure are deemed inadequate or would be considered to become inadequate with the development of the now vacant lands. Any new structures contemplated on the newly subdivided parcels shall be in conformity with the existing structures in the immediate vicinity to the extent possible in regards to height, bulk, building material and architectural character, and the subdivision plans shall show building plans at suitable detail.

(3)
Alterations and replacements will be permitted within the existing structure, but exterior extensions of the building must conform to the requirements of Chapter 124, Zoning.

B.
If existing structure(s) is to be removed. Subdivision approval will be issued "conditional" upon the expeditious removal of existing structures in complete conformity with all other pertinent Borough procedural requirements. The subdivision plans shall furthermore show in detail the proposed development of each parcel of ground and the proposed development shall not provide less service and parking facilities, etc., than now exist. In commercial areas, plots of land that have been cleared, as well as the existing vacant portions of such lands, should be developed in conformity with the long-range needs of the area to the extent possible, and all developmental requirements embodied in this chapter and Chapter 124, Zoning, shall be adhered to. If roadway realignments and other similar requirements are deemed necessary in the immediate vicinity of the plot being subdivided, they shall be corrected as part of the subdivision design to the utmost of the subdivider's ability.

C.
If existing structure is to be partly replaced or is to be added on to. Demolition plans and/or construction plans must be detailed as part of the subdivision plan review, and subsequent subdivision approval will be conditional upon compliance with said proposed details. Additions to existing structures shall be in harmony with existing structures in the immediate vicinity, especially in respect to height, bulk, building materials and architectural characteristics. In the case of the partial demolition of existing structures, the remaining structure must be in keeping with the existing buildings in the immediate vicinity in relation to type, bulk, building materials and architectural characteristics. Renovation work to the remaining portion of a structure following partial demolition must be completed promptly and expeditiously.

§
113-23.
Grading
A.
Excavation and fill. No permanent excavation or fill shall be made with a face steeper in slope than three (3) horizontal to one (1) vertical, except under one or more of the following conditions:

(1)
The material in which the excavation or fill is made is sufficiently stable to sustain a slope of steeper than three horizontal to one vertical, and a written statement of a civil engineer experienced in erosion control, to that effect, is submitted to the Borough Engineer and approved by him. The statement shall indicate that the site has been inspected and that the deviation from the slope specified herein before will not result in injury to persons or damage to property.

(2)
A concrete or stone masonry wall constructed and approved by the Borough. 

B.
Slopes and fences. The top or bottom edge of slopes shall be a minimum of three (3) feet from property or right-of-way lines of streets or alleys in order to permit the normal rounding of the edge without encroaching on the abutting property. All property lines where walls or slopes are steeper than one (1) horizontal to one (1) vertical and five feet or more in height shall be protected by a fence four feet in height approved by the Borough. The fence shall be an integral part of the wall.

C.
Site grading plan. The Borough Engineer shall require a grading plan in conjunction with the plan of subdivision or land development in order to ensure compliance with the above standards.

D.
When the approved grades and finish contours are not consistent with those shown on the construction drawings, they shall be corrected by the applicant as required by the Borough. 

§
113-24.
Culverts, bridges and storm sewers.

All culverts, bridges and storm sewers shall be constructed for the full width of the highway.  Where bridges, dams, etc., are placed on streams with a drainage area of one-half (1/2)  square mile or larger, application for a permit must be made to the Bureau of Soil and Water Conservation, Harrisburg, Pennsylvania or current Department of Environmental Protection regulations.

§
113-25.
Road construction permit applications; fees; expiration of permits; inspections.

A.
Application for a road construction permit shall be filed with the Secretary of Borough Council on the form supplied by the Borough and shall be accompanied by three (3) sets of plans and specifications prepared by a registered professional engineer, as provided in § 113- 12 hereof, setting forth the location and nature of work, and shall be verified by affidavit made by or on behalf of the owner or owners.  A fee, set by resolution of Borough Council shall accompany each application for a construction permit.

B.
Upon the approval of the road construction application plans by the Borough, the Borough Secretary shall issue a road construction permit.  The applicant shall pay the actual costs of any material tests required and shall reimburse the Borough for the cost of engineering inspection. 

C.
Any such permit shall become null and void if the work for which the same is granted shall not be commenced within six (6) months from the date of such permit; provided, however, that such permit may be extended for a period of six (6) months upon application in writing to the Borough Manager.

D.
The Borough Manager shall be notified seventy-two (72) hours in advance of the commencement of any road construction operation, such as grading, paving or sewer installation, in order that provision may be made for the proper inspection of such construction operation.

§
113-26.
Landscaping

Landscaping shall be in accordance with  Chapter 84, Narberth Borough Landscape Regulations.  

§
113-27.
Natural or historic feature preservation.

A.
Limit of disturbance. Where the applicant is offering for dedication or is required by ordinance to establish a reservation of open space or preserve an area of scenic or historic importance, a limit of disturbance, which will confine excavation, earthmoving procedures and other changes to the landscape, may be required to ensure the preservation and prevent destruction of the character of the area in open space.

B.
Tree preservation. All trees six inches or more in caliper at breast height should not be removed unless within the proposed right-of-way line of a street or impracticable for development. The relocation of noteworthy plant material should be encouraged where retention is impracticable.

C.
Topsoil preservation. No topsoil shall be removed from the site or used as spoil. Topsoil must be removed from the areas of construction and stored separately. Upon completion of the construction, the topsoil must be redistributed on the site uniformly. All areas of the site shall be stabilized by seeding or planting on slopes of less than 10% or more and planted in ground cover on slopes of 20%, provided that riprap shall be utilized for banks exceeding 25%.

D.
Preserved landscaping. When there is a conscientious effort to preserve the existing natural integrity and character of a site and where such preservation includes areas of the woodland and trees comparable to required planting improvements, i.e., landscaping and buffer screening, the plan may be received in lieu of additional landscaping requirements.

§
113-28.
Drainage.

Drainage shall be in accordance with Chapter 111 – Storm Water Management Ordinance for the Lower Merion Drainage Area and Chapter 112 – Storm Water Management and Erosion Control of the Borough’s Ordinances.
§
113-29.
Reserve strips, rights-of-way, easements and utility construction. 

A.
Reserve strips controlling access to streets, alleys, subdivisions or adjacent areas are prohibited.

B.
Rights-of-way and easements. Rights-of-way or easements required for roadway construction and maintenance, sanitary sewer systems, storm drainage systems, water systems and any other utilities and for any other specific purpose shall be required by the governing body as needed, with the location and width in each case to be determined by the governing body.

(1)
The setback shall be 40 feet from all existing and proposed fuel easements or rights-of-way and 20 feet for all other utilities. The total setback shall not be less than that required by the applicable zoning district. 

(2)
Nothing shall be permitted to be placed, planted, set or put within the area of an easement. The area shall be maintained as a lawn unless further use is allowed, in writing, by the governing body.

(3)
The owner of any lot, upon written request by the Borough and at the owner's sole expense, shall remove unauthorized items which have been placed, planted, set or put (with or without prior knowledge of this regulation) within the area of any easement.

(4)
To the fullest extent possible, easements shall be adjacent to rear and side lot lines.

(5)
Minimum easement widths.

(a)
Drainage easements shall be required along natural watercourses with a minimum width of 50 feet. Such easement may be used for storm drainage systems, sanitary sewer lines and open space. Where conditions warrant, such as in floodplains, additional widths may be required.

(b)
A minimum easement width of 25 feet shall be required for all storm drainage systems and sanitary sewer systems which are located outside of the public right-of-way and wherever storm drainage is collected in swales and ditches. An additional five feet of easement width shall be required for each additional utility which is placed within the easement area.

(6)
Easements required to be obtained by developers shall provide for the maintenance, repair and replacement of the facilities, including the right of passage for such work. The Borough shall have the right of review and correction of all easements obtained by developers from other property owners which shall be turned over to the Borough. The developer shall convey, at no cost to the Borough, all requested easements.

(7)
No right-of-way or easement for any purpose whatsoever shall be recited or described in any deed unless the same has been shown on the approved record plan. Any error found in a deed shall be immediately corrected and recorded in the office of the Recorder of Deeds for Montgomery County at the sole expense of the subdivider or owner.

C.
Public utilities. All water and gas mains and other underground facilities shall be installed prior to street paving at locations approved by the Borough for the full width of the right-of-way.

D.
Underground utilities. All gas and water mains shall be installed underground. All electric, telephone and communication services, both main and service lines, shall be provided by underground cables and installed in accordance with the prevailing standards and practices of the utility or other company providing such services, except where it is demonstrated to the satisfaction of the Borough governing body that underground installations herein required are not feasible because of physical conditions of the land involved. All main underground cables which are within the right-of-way of a street shall be located as specified by the governing body.

(1)
In order to promote and facilitate the underground installation of utility distribution lines, a letter of endorsement shall be required from the suppliers of utility service (not limited to electric, telephone or cable television) wherein the utility acknowledges that underground utilities are feasible and shall be installed as part of the improvement plan. A statement relative to the intent of the developer to provide underground utility service shall be placed on the final plan requisite to final approval of such plan.

(2)
The provisions in this chapter shall not be construed as to limit or interfere with the construction, installation, operation and maintenance of public utility structures or facilities which may hereafter be located within public easements or rights-of-way designated for such purposes.

(3)
Light standards are to be placed as required by ordinance. The power source for such standards shall be placed underground, as required.

§
113-30.
Erosion and sediment control.  

Erosion and sediment control will be in accordance with Chapter 112 – Stormwater and Erosion Control.
§
113-31.
Survey markers. 

A.
Survey markers.

(1)
Survey monuments shall be placed on the right-of-way lines at corners, angle points, the beginning and ends of curves, at all corners and changes in directions of the boundary of the tract under development and at other points as required by the Borough. All monuments, existing and proposed, shall be shown on the record plans. The monuments shall be placed after all roadway improvements have been completed.

(2)
One of the following types of permanent reference monuments shall be installed by the developer or property owner at all locations mentioned above:

(a)
A concrete monument with minimum dimensions of 20 inches deep by four inches square, with forty-five-degree beveled edges.

(b)
Solid steel pins with minimum dimensions of three-quarter (3/4) inch in diameter and twenty – four (24) inches in length.

B.
Bench marks. The Borough elevations are based on the Borough sanitary sewer system datum. The location and elevation is available to all engineers and surveyors upon request to the Engineer's office. All contours and elevations shown on plans must be based on this system.

C.
Staking requirements. All lots shall be staked by a licensed surveyor for the subdivider when final grading has been completed. This stakeout shall be visible and completed before an owner or occupant moves into the property. All lot corner markers shall be permanently located and shall be at least a three-fourths-inch metal pin with a minimum length of 24 inches, located in the ground to existing grade.

§
113-32.
Use of standards; recommendations of Planning Commission; waivers.

A.
The standards of design of this article should be used to judge the adequacy of subdivision proposals. Where, in the opinion of the Borough Planning Commission, the literal application of these standards in certain cases would work undue hardship or be plainly unreasonable, the Borough Planning Commission may recommend to the Borough Council such reasonable exceptions as will not be contrary to the public interest. The Borough Council may modify or adjust the standards to permit reasonable utilization of property while securing substantial conformance with the objectives of the regulations.

B.
The standards included in these regulations are minimum design requirements. The Borough Council reserves the right in any case to request that development features exceed these standards if conditions so warrant.

C.
In reviewing subdivision or land development plans, the governing body shall refer such plans to the Borough Planning Commission for recommendations concerning the adequacy of existing and proposed community facilities to serve the additional development proposed by the subdivision or land development.

D.
Areas provided or reserved for such community facilities should be adequate to provide for building sites, landscaping and off-street parking as appropriate to the use proposed. The Borough Council reserves the right to accept or refuse offers of dedication for public uses.

Article IV

Improvements

§
113-33.
Required improvements. 

A.
The applicant shall agree, in writing, to construct streets and other improvements required by this chapter from the lot or lots to be sold or built upon to an existing improved street, subject to the provisions of § 113-31 herein. The work shall be performed in strict accordance with approved plans and the Borough standards and specifications or the applicable provisions of the Pennsylvania Department of Highways Specifications 408, latest edition, or any subsequent number or section thereof. No plan shall be finally approved until the developer has completed all of the necessary and appropriate improvements as required as a condition for final approval of a plan or until such time as the applicant has provided a proper guarantee in the form of performance bond or bonds with surety satisfaction to the Borough or by the deposit of funds or securities in escrow or by the presentation of an irrevocable letter of credit from a federal- or commonwealth-chartered lending institution. The applicant shall not be required to provide financial security for the costs of any improvements for which financial security is required by and provided to the Department of Transportation in connection with the issuance of a highway occupancy permit pursuant to section 420 of the act of June 1, 1945 known as the “State Highway Law”. Such financial security shall be posted with a bonding company or federal- or commonwealth-chartered lending institution chosen by the developer, builder or subdivider posting the financial security, provided that said bonding company or lending institution is authorized to conduct business within the commonwealth. When requested by the applicant, to facilitate financing, the Borough shall furnish him with a signed copy of a resolution indicating approval of the final plat contingent upon the applicant obtaining satisfactory financial security. The final plat or record plan shall not be signed nor recorded until the financial security agreement is executed. 


The resolution of contingent approval shall expire and be deemed to be revoked if the financial security agreement is not executed within ninety (90) days unless written extension is granted by the Borough Council. Such extension shall be placed in writing. The amount of financial security shall be equal to one hundred ten percent (110%) of the cost of the required improvements for which the financial security is to be posted, estimated as of ninety (90) days following the date scheduled for completion by the applicant. The cost of the improvements shall be based upon an estimate prepared by a professional engineer licensed in the Commonwealth of Pennsylvania. Said estimate shall be certified by said engineer to be a fair and reasonable estimate of such cost. The Borough, upon recommendation of the Borough Engineer, may refuse to accept said estimate for good cause shown. If the applicant and Borough are unable to agree upon an estimate, the estimate shall be recalculated and recertified by another licensed professional engineer, who shall mutually be chosen by the applicant and the Borough. The estimate certified by the third engineer shall be presumed fair and reasonable and shall be the final estimate. Fees for the services of said third engineer shall be paid equally by the Borough and applicant. The applicant shall also guarantee that no lot will be sold or building constructed in any flood-prone area prior to completion of all floodproofing measures planned for such lot and necessary access facilities. 

B.
Such financial security shall provide for and secure to the public the completion of all subdivision improvements for which such security is being posted by the date fixed in the subdivision plan or subdivision agreement for completion of such improvements. Annually, the Borough may adjust the amount of financial security by comparing the actual cost of the improvements which have been completed and the estimated cost for completion of the remaining improvements as of the expiration of the 90th day after either the original date scheduled for completion or a rescheduled date of completion to complete the required improvements. The Borough may require the applicant to post additional financial security to assure that it equals the required 110% of the cost of completing the required improvements as reestablished by using the above procedure. 

C.
In the case where development is projected over a period of years, the Borough Council may authorize the submission of final plans by sections or stages of development, subject to such requirements or guaranties as to improvements in future sections or stages of development as it finds essential for the protection of any finally approved section of the development.

§
113-34. Release from liability. 

A.
As the work of installing the required improvements proceeds, the party posting the financial security may request the Borough Council to release or authorize the release from time to time of such portions of the financial security necessary for payment to the contractor(s) performing the work. Any such request shall be in writing, addressed to the Borough Council and subject to the provisions for release as established in Section 509 of Act 247, the Pennsylvania Municipalities Planning Code.
B.
If a partial release is not authorized as stated in Subsection A, the financial security shall be released only upon the complete installation of the required improvements in accordance with the approved improvement construction plan. Strict compliance with the procedures established by Section 510 of Act 247, the Pennsylvania Municipalities Planning Code, shall be followed with respect to the release of the performance bond or other security. If the Board fails to comply with the time limitations of said Section 510, all improvements will be deemed to have been approved and the developer shall be released from all liability pursuant to the performance bond. If the required improvements are not completely installed within the required time period, the Board shall declare the performance bond in default and authorize the Borough Manager to collect the amount payable thereunder. Upon receipt of such amount, the Borough shall install such improvements as were covered by the bond and are commensurate with the extent of the building development which has taken place in the subdivision or land development, not exceeding in cost, however, the amount collected upon the bond.

§
113-35.
Public utilities and laterals.

All sewers (capped and operative), water, gas, electric, telephone and other pipes and conduits and all service connections or laterals shall be laid to the full width of the right-of-way, where the need therefore can be reasonably anticipated, before streets are paved. The arrangements for said service connections or laterals shall be the responsibility of the subdivider, developer or builder.

§
113-36.
Inspection of work and materials.

A.
Notice.

(1)
The Borough Engineer shall be notified forty-eight (48) hours in advance of the commencement of any construction or installation operation, in order that provision may be made for inspection by the Borough.

(2)
Construction and installation operations shall also be subject to inspection by Borough officials during the progress of the work, and the subdivider, developer or builder shall pay for all inspections.

B.
Samples of materials. Samples of materials shall be furnished to the Borough in the same manner as is required of contractors under the highway and sanitary drainage specifications.

§
113-37.
 Construction sequence. 

A.
Existing roads. The implementation and scheduling of the improvements required by the Borough in relation to existing roads shall be addressed by the Borough as part of the final plan approval.

B.
Proposed roads. All improvements within the roadway right-of-way shall be completed along all lots or units before any use and occupancy permit shall be issued for the lot or unit which abuts the roadway improvements. The only exception to this requirement shall be the placement of the pavement wearing course which shall be placed upon completion of the project. This required work shall also include those improvements which are required on the lot or unit for which the use and occupancy permit is required.

§
113-38. 
Obligations and responsibilities of Borough.

A. The granting of any permit hereunder shall not impose upon the Borough any obligation whatsoever to take over any of the work covered thereby as a public improvement for any purpose whatsoever, unless accepted by ordinance.

B. The Borough Council of the Borough of Narberth shall have no responsibility of any kind with respect to any highway or any drainage facilities in connection therewith, notwithstanding any use of the same by the public, unless the highway or drainage facilities are accepted by ordinance.

§
113-39.
Violations and penalties.

Any person, partnership or corporation who or which, being the owner or agent of the owner of any lot, tract or parcel of land, shall lay out, construct, open or dedicate any street, sanitary sewer, storm sewer, water main or other improvement for public use, travel or other purposes or for the common use of occupants of buildings abutting thereon or who sells, transfers or agrees or enters into any agreement to sell any land in a subdivision or land development, or who erects any building thereon, unless and until a final plan has been prepared in full compliance with the provisions of the Pennsylvania Municipalities Planning Code and of this chapter and has been recorded as provided herein, shall be guilty of a misdemeanor, and upon conviction thereof, such person of the members of such partnership or the officers of such corporation or the agent of any of them responsible for such violation shall pay a fine consistent with Section 515.3 of the Municipalities Planning Code.  All fines collected for such violations shall be paid over to the Borough Treasurer.  The description by metes and bounds in the instrument of transfer or other document used in the process of selling or transferring shall not exempt the seller or transferor from such penalties or from the remedies herein provided.

Article V

Amendments

§
113-40.
Amendment procedure.

The Borough Council of Narberth may from time to time amend, supplement, change, modify or repeal this chapter by proceeding in the following manner. The Borough Council, by resolution adopted at a regular or special meeting, shall fix the time and place of a public hearing of the proposed amendment and cause public notice thereof to be given as follows:

A.
By publishing a notice thereof in one newspaper of general circulation in the Borough not more than sixty (60) days nor less than seven (7) days prior to the hearing

B.
The notice shall state the time and place of the hearing, and that full opportunity to be heard will be given to any citizen and all parties in interest attending such hearing.

C.
The notice shall include either the full text of the proposed ordinance or amendment or the title and a brief summary, setting forth all the provisions in reasonable detail.  If the full text is not included, a copy thereof shall be supplied to a newspaper of general circulation in the Borough at the time the public notice is published, and an attested copy of the proposed ordinance shall be filed in the County Law Library.

D.
In the event substantial amendments are made in the proposed ordinance or amendment, before voting upon enactment, the Borough Council shall, at least ten (10) days prior to enactment, readvertise, in one newspaper of general circulation in the Borough, a brief summary setting forth all the provisions in reasonable detail together with a summary of the amendments.

§
113-41.
Referral to Planning Commission.

All proposed amendments to this ordinance, before adoption, shall be referred to the Borough Planning Commission and the Montgomery County Planning Commission at least thirty (30) days prior to the public hearing for recommendation and report, which shall not be binding.

Passed this 13 th Day of October,  2003  







__________________________________________

Mary Jo Pauxtis, President of Council

ATTEST: 
______________________________________

William J. Martin, Borough Manager


Approved this 13th Day of October, 2003

____________________________________








Dennis J. Sharkey, Mayor
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