APPENDIX 1

DESIGN STANDARDS FOR STREETS

Street or Road Right-of-Way Widths

Minimum right of way widths for all purposed or required streets shall be fifty feet 

Additional right of way widths may be required where the terrain is such that sloping and fill areas exceed width.

Geometric Standards
1. Geometric designs standards for all proposed or required public streets shall conform to   the local municipality’s specifications.
 2. All Streets or roads constructed in the subdivision or on any lot within the subdivision 

   shall be the sole responsibility of the property owners.

3. All roads which are to be dedicated and accepted by a municipality must be  

constructed to the minimum municipal specifications, as provided by the Pennsylvania Department of Transportation for State reimbursement purposes, or as otherwise provided by Court Order pursuant to law, at the property owners expense.

4. All plats containing private roads shall carry a statement to the effect that after final 

approval the property owners are responsible for the maintenance of the roads.  Applicants and subdivider should be made aware of the following:  Where property owners are responsible for the maintenance of roads, the maintenance has, through many years proven to be most unsatisfactory.  The Potter County Planning Commission, therefore, recommends all efforts be made first for municipal road take over and failing that, through a cooperative land owners association, road maintenance be leased out to a road contractor if possible.

5. Private roads shall be constructed and drained in such a manner that the road can be 

maintained in a travelable condition under ordinary conditions during all seasons of the year.

Required Improvements

If a proposed subdivision is situated within five hundred feet of an existing residential area whose streets are maintained by a municipality, the proposed subdivision shall be designed and constructed to standards equal to or greater than the existing residential area.  
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This specifically relates to curbs, streets, sidewalks, and related improvements. Any or all subdivisions approved pursuant to this Ordinance upon which roads are to be constructed, either public or private, are subject to the rules and regulations of Chapter 102, Erosion and Control, Pennsylvania Department of Environmental protection, Title 25, issued under Act of June 22, 1973, PL 1987, Section 5 and 402 (35 P.S. Sections 691.5 and 691.402).

Street System Layout 

1. Proposed public streets shall be connected to and related to such street plans or parts thereof as have been officially prepared and adopted by the municipality in which the subdivision is located, and they shall further conform to such County and State Road and highway plans as have been prepared and adopted as prescribed by law.

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

3. Streets shall be logically related to the topography to produce usable lots and reasonable grades.  Nor road or street whether public or private shall be constructed with a grade exceeding ten (10%) percent at any point along said road or street and the minimum grade shall not be less than one (1%) percent.

4. Minor streets shall be laid out to discourage through traffic, but provisions for street connections into and from adjacent areas will generally be required.  In order to provide reliable emergency service, streets providing access to the subdivision shall intersect with the existing road(s) adjoining the subdivision at a minimum of two locations.  All proposed streets within the subdivision shall intersect at a minimum of two locations to existing roads adjoining the subdivision or existing proposed streets within the subdivision. The exception to this is cul-de– sac streets serving twenty or fewer residential dwelling units or in the case of commercial, industrial or institutional developments, less than eight hundred and fifty average daily vehicle trips.  The minimum length of a cul- de- sac road shall be two hundred and fifty feet.
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5. Dead end streets shall be prohibited except as stubs to permit future streets, extension into adjoining tracts, or when designed as a permanent cul-de-sac.  Any street which is constructed for future access to an adjoining property or because of authorized phased development, and which is open to traffic shall be provided with a temporary all weather turnaround.  The turnaround shall be completely within the boundaries of the subdivision and the use of the turnaround shall be guaranteed to the public until such time as the street is extended.  Streets designed for extension into adjoining properties shall be constructed to the property line of the adjoining property.  Rights of way for these streets shall also extend to the property line with no provisions for reserve strips or other arrangement that would hamper or prohibit the future extension of the street.

6. New reserve strips, including those controlling access to streets, shall be prohibited except where determined by the Commission to be necessary to carry out the requirements and objectives of this Ordinance.

7. Drainage facilities shall be designed to carry surface water from the surrounding drainage area, buildings and pavement.  The shoulder shall slope from the cartway to the ditch line at a rate of one inch to the foot.  No culverts with a nominal diameter of less than fifteen inches will be allowed.  When a culvert or a swale is used to convey storm water and it is to be placed outside of the road right of way, it shall be within a drainage easement of not less than twenty feet wide.  Bridges and culverts shall have ample waterway to carry excepted flows, based upon a minimum storm frequency of 10 years.

A Department of Environmental Protection Permit in accordance with Chapter 105 shall be required for any encroachment in the regulated waters of the Commonwealth prior to the approval of the development Plan.

In the event any questions or conflict arises between this Appendix and the Department of Environmental Protection Chapter 105 Regulations, the design criteria contained in the Department of Environmental Protection Regulations shall govern.

8. All streets must meet the construction standards of the municipality when proposed to be offered for dedication to the municipality.  If proposed streets are to be private and are not regulated by Municipal standards, the construction standards in this Ordinance shall apply.
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9. The street system shall be designed to the greatest extent possible to avoid the construction of streets on soils defined as Hydric by Natural Resources Conservation Services and mapped in the “Soil Survey of Potter County, Pennsylvania” USDASCS.  If streets are constructed on hydric soils, the design construction, and permitting of the portion of the street crossing the hydric soils shall conform to the following standards.

A   If  hydric soils are in an area meeting State and Federal definitions of     

      wetlands, copies of appropriate State and Federal permits shall be provided   

      to the Commission prior to approval.

B. If bearing capacities of soils are inadequate to support anticipated loads with conventional construction, additional structural measures such as the use of geotextiles shall be incorporated as approved by the County’s Engineer.

10. The proposed street system shall provide adequate vehicular and pedestrian access to all parcels.
11. A road that intersects a municipal boundary shall have a cul-de-sac at the point of  

intersection constructed in accordance with the section of this appendix entitled, Cul-de-sac streets, unless the terrain precludes.

12. The area required for roadway construction shall be cleared of all trees, stumps, rocks and any other deleterious materials that shall be disposed of in a satisfactory and environmentally safe manner.

13. The roadway shall be cleared of unstable topsoil and any other material unsuitable for road construction for a minimum width of thirty feet.

            Sub grade Form roadbed to the established sub grade elevation, both on    

            longitudinally and in cross section, and compacted. A.) Adequate compaction  

will   be determined based on non-movement of material using a 10-ton vibratory roller.  Completed sub grade shall be maintained and protected in advance of succeeding operation.  Prior to the placement of surface structure, promptly and satisfactorily reshape and recompose, or remove and replace, damaged or unsatisfactory areas.  Compact corrected area and surrounding surface rolling.  The Commission may require the sub grade to be inspected and approved by the county designated engineer prior to the placing of the finished surface structure.

14. The roadway shall be constructed to a width of twenty-eight feet with five foot shoulders right and left.  The cart way shall be no less than eighteen feet wide and shall be stabilized to accommodate year-round travel with gravel, hard shale or crushed stone.  Further the roadway shall conform to the following standards.
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A. The cart way shall have an eight-inch base, after compaction, consisting of gray shale (brown and red shale is prohibited) or bank run with a fifty percent mix of three inch to four-inch stone and smaller filler material.  The base shall be topped with two inches of 2A or equivalent material which should be hard, crushed and have fractured faces.  Both the eight-inch base and four - inch top shall be compacted in the same manner as the sub grade.

B. The first three feet of each shoulder adjoining the cart way shall have a six inch compacted base and a two inch compacted top consisting of the same materials used in construction of the cart way and stabilized to accommodate year round travel.  Both six-inch base and two-inch top shall be compacted in the same manner as the sub grade

.

C. The cross slopes of the cart way shall be four percent.

D. The minimum diameter of sluices in the construction of the roadway shall be fifteen inches.

15. All embankments shall be sloped a maximum of 2:1 and shall be mulched and seeded, unless terrain precludes mulching and seeding.

16. When the proposed road intersects and existing municipal road, the developer shall provide a copy of the encroachment permit, where applicable.

17. A copy of a Pennsylvania Department of Transportation Highway Occupancy Permit shall be provided for all proposed streets intersecting with Pennsylvania Department pf Transportation Roads prior to approval.

18. Private utilities subject to freezing shall be placed at a minimum depth of four feet below the proposed road surface.  Private utilities not subject to freezing (i.e. phone, power etc.) shall be placed a minimum depth of not less than three feet below the road surface and shall be placed in conduit to permit repair or replacement without damage to roadway.  All utility and storm piping are to be constructed prior to road surface.
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19. If a road or street within a proposed subdivision or which provided access there to is a public road or street, and the governmental body responsible for it does not actively maintain it on a year round basis, then the subdivider shall specify and note on the Plan which roads or street or portions thereof which are not so maintained, and describe in detail the deficiency of said maintenance (i.e. road not plowed, cindered or maintained in winter and spring seasons).  Which is served by any such public road or street which is not actively maintained on a year round basis shall contain in large bold type the following notice:

ACCESS TO THE PROPERTY DESCRIBED IN THIS INSTRUMENT IS PROVIDED BY A PUBLIC ROAD OR STREET WHICH IS NOT MAINTAINED ON A YEAR ROUND BASIS.  FURTHER INFORMATION CAN BE OBTAINED BY CONSULTING THE PLAN AS FILED WITH THE POTTER COUNTY PLANNING COMMISSION AND BY CONSULTING THE APPLICABLE GOVERNMENTAL BODY.

In addition, the subdivider shall see that the appropriate Notice is written on the plan that is submitted to the Commission and shall see that a Declaration is filed concerning the said State Forestry Roads.

Street Intersections

1. Streets shall be laid out to intersect as nearly as possible at right angles.  No street shall intersect another at any angle of less than sixty degrees.

2. Intersections involving more than four corners shall be avoided.  Where unavoidable, such intersections shall be designed with extreme care for both pedestrians and vehicular safety.

3. Clear sight triangles of thirty feet measuring along street lot lines from their point of juncture, shall be provided at all intersections, and no visual obstruction shall be permitted within such sight triangles.

4. To the fullest extent, intersection with major traffic streets shall be located at least eight hundred feet apart, measured from centerline to centerline.

5. Streets entering opposite sides of another street shall be laid out either directly opposite one another or with a minimum offset of one hundred twenty five feet between their centerline.

6. Minimum edge of cart way radii at street intersections shall be thirty-five feet for intersections not involving state roads.  Radii at intersections involving state roads shall be as required by the Pennsylvania Department of Transportation.
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7. Minimum right-of-way radii at street intersections shall be twenty-five feet for all intersections.

8. Where a subdivision abuts or contains an existing street or inadequate right-of-way width, additional right-of-way width in conformance with the minimum fifty foot standard may be required.

9. The grade of any street at the approach to an intersection shall not exceed four percent for a distance of twenty-five feet measured from the edge of the cart way.

Cul-de-sac Streets 

1. Cul-de-sac streets, permanently designed as such, shall furnish access to not more than twenty dwelling units or in the case of commercial, industrial or institutional developments, less than eight hundred and fifty average daily vehicle trips.  The minimum length of a cul-de-sac street shall be two hundred and fifty feet.

2. Cul-de-sacs shall be provided at the closed end with a turn-around having a minimum radius to the outer travel way edge of fifty feet, and right-of-way- radius of a least sixty feet and shall be functional.

The maximum cross-slope of a cul-de-sac shall be four percent and structural depth and construction shall be equivalent to the cart way construction outlined in this Appendix.

3. Cul-de-sacs- should be utilized only where their use will be consistent with adjoining development patterns, topography and natural features of the site.  They shall not be used where it is possible to provide loop streets that provide better access for emergency vehicles, fewer restrictions for snow removal and improved pedestrian access.  A cul-de-sac will not be approved when a through street is feasible.

Marginal Access Streets (Service Roads)

1. Where a subdivision abuts on, or contains an existing or proposed major traffic street on which traffic volumes and vehicular speeds warrant special safety precautions, the Commission may require that marginal access street be provided in order that no lots access directly into such existing or proposed major traffic streets.
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2. Controlled Access – Entrance and exits to non-residential subdivisions on major traffic or collector streets shall be designed so as not to interfere with through traffic.  In general, entrance and exit points shall not be located closer to one another than fifty feet. and when combined shall be restricted to one hundred feet.  Access points shall not exceed twenty-four feet in width at any such point.

Drawings and Specifications

1. In addition to the requirements of Article 4, Plan requirements, and relevant portions of Article 5, Required Improvements, the Commission will require the submission of the following additional information:

A. Existing Conditions

                1. Existing grade along centerline of proposed street

    2. Depths of existing and proposed utilities and drainage systems within or  

                    crossing roads.


B. Proposed Street Design: Typical Cross Section Shall Show:

1. Type and depth of materials used for cart way and shoulders

2. Cross slopes of cart way and shoulders.

3. Width of cart way, shoulders and right-of-way.

4. Maximum slope of cut and fill areas.

5. Traffic control devices/signs, guardrails and any other safety control devices.

C. Details of the Following
1. Swales with dimensions and linings.

2. Non-standard storm water control facilities.

3. Soil erosion and sedimentation control facilities.
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6. Easements for utilities or storm water drainage facilities outside of road rights-of-way.

7. Street signs, traffic control signs, guide rails.

8. Soil and erosion and sedimentation controls.

9. Proposed street names

         D.      Profiles along centerline of each street.  Profiles shall be at a horizontal scale

of 1”-50’ and a vertical scale of 12” = 5’ or smaller (1” = 20’ is smaller than                            1” = 50’) Profiles shall show the following:

1. Existing grade along centerline of proposed street.

2. Proposed grade along centerline of proposed street with radii of vertical curves, slope of vertical tangent sections and elevations at a minimum of 50’ stations, vertical curve lengths, point of curve (PC), point pf tangent (PT) and point of intersection (PI).

     3.   
Depths of existing and proposed utilities and drainage systems within or    

     
crossing roads.

       E.
    Typical Cross Section Shall Show

1. Type and depth of materials used for cartway and shoulders.

2. Cross slopes of cartway and shoulders.

3. Width of cartway, shoulders and right-of-way.

4. Maximum slopes of cut and fill are

F.    Street plans will be accompanied by storm water computations showing sizing  

  of storm water conveyance facilities.
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2.   Upon completion of the road or street, the applicant shall (prior to final approval or   

release of financial security) supply the Commission with an as-built drawing which will demonstrate and locate the road as actually constructed and demonstrate full and complete compliance with all requirements of this Ordinance.  The plan shall contain a certification by the applicants engineer or surveyor stating that the as-built drawings are accurate, true, correct and complete.  The Commission reserves the right to hire its own independent engineer or surveyor to certify as to the as-built drawings.

Street Signs

1. The applicant on the plans and plat shall name and identify each street or road  

appearing within the subdivision or bordering along or adjacent to the subdivision and shall identify and name each street in a manner so as to promote its recognition.

2.  The applicant shall prior to final approval, physically erect street signs upon each road   

or street located in, along or adjacent to the subdivision. Street signs shall be consistent with the designation of the street names as set forth on the plan or plat.

Traffic Control Signage

1.  Traffic control signs shall be of the design construction, dimensions and locations as 

     per the Pennsylvania Department of Transportation guidelines and specifications.

2. Guide rails shall be of design, construction, dimensions and locations as per the  

    Pennsylvania Department of Transportation.

3.  Prior to release of financial security of final plan approval, applicant shall provide 

     certification that street signs, traffic control signs and any guide rails have been placed        

     in accordance with approved plans.
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PRIVATE DRIVEWAYS

Private driveways may be used to access a maximum of two lots.  The following standards shall apply to private driveways.

1. Individual driveways serving only one single family dwelling or two single family dwellings in the case of shared driveways, shall not be subject to any street design or improvement requirements of this Ordinance, provided that in the case of two dwellings, the deed for each lot (a copy of which will be submitted) shall contain appropriate restrictive covenants:

            a   Setting forth the manner in which the costs of repairs, upgrade and 
 
  
     maintenance shall be apportioned between two owners, by way of road 
 

                 maintenance agreement, (A copy of which will be submitted).

            b. Restricting each parcel from further subdivision.


c. Providing for the maintenance of a minimum right- of -way of fifty feet in    
  

                 width of said driveway.

The deed for the lot shall contain the restrictive covenant:

 “The above described easement for a common/private driveway is under and subject, nevertheless to the following conditions, restrictions and covenants.”

1.  That no further subdivision of the premises herein conveyed may use this common/private driveway.

2. That the premises herein conveyed is the only parcel that this common driveway may serve.
3. The covenants 1 and 2 herein may only be removed from further deeds of conveyance if the common/private driveway is upgraded to meet the standards in force and effect at the time that further subdivision or increased use of said common/private driveway is proposed.

4. That the parties hereto mutually agree for themselves, their heirs and assigns, with the determination that the standards of the ordinance in effect at that time have been met will be acceptable to them, their heirs and assigns, if the governing body of the local municipality accept the same in writing which may be recorded in the Potter County Recorder of Deeds Office.
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And the grantee , for himself, his heirs and assigns, by acceptance of this 
indenture agrees with the grantor, his heirs and assigns, that said 
restrictions, conditions and covenants shall be covenants running with the 
land, and that any deed of conveyance of these premises , these 
restrictions, conditions and covenants shall be incorporated by reference to 
this agreement.

A Statement shall be placed on the plat stating “The common/private driveway shown on this plan is for the purpose of access to the lot shown.  This is not a private or public street.  Any further subdivision involving additional lots along this common/private driveway will require the common/private driveway to be upgraded to meet the standards in effect at that time.”
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