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ARTICLE I

TITLE, AUTHORITY AND PURPOSE

TITLE AND APPLICATION

These regulations shall be known and may be cited as the “Tioga County
Subdivision and Land Development Ordinance™.

All lots to be subdivided in Tioga County.

AUTHORITY

Grant of Power — The Tioga County Board of Commissioners has jurisdiction
and control of the subdivision of land within the county limits as specified in the
Pennsylvania Municipalities Planning Code of 1988, P.L. 1327, No. 170
(hereinafter cited as “Act 170™).

Adoption of Regulations — The Tioga County Board of Commissioners, by
authority of Article V of Act 170, enacted and ordained into an ordinance on July
26, 1994, the following regulations governing the subdivision and land
development of all land located within Tioga County.

Delegation of Approval Authority — The Tioga County Planning Commission
(Commission) shall have the authority to review, approve or disapprove all
subdivision and land development plans within the county. The Commission may
delegate the authority to approve or disapprove minor sub-division plans to the
County Planner or such other staff as may be properly qualified and assigned
these duties.

1. Any minor subdivision or land development plan which entails a request
for a waiver from a provision or provisions of this ordinance shall be
presented to the Commission for disposition.

2. Any person whose application for minor subdivision plan or land
development plan approval was denied by the County Planning Director or
other staff as described above, may appeal to the Commission to review the
application. In the event of an appeal, the County Planning Director shall
present to the Commission the complete file of the case being appealed and
shall advise and recommend an appropriate course of action.



102.04 Powers — the Commission shall have all powers necessary to enforce
the provisions of these regulations without limitation by reason of enumeration,
including the following:
1. To prohibit the development of any land found to be unsuitable as defined
by these regulations.
2. To require that improvements to the land be made as defined by these
regulations.
3. To require the dedication of land as defined as a condition of subdivision or
land development plan approval.
4, To require adherence to these regulations and their standards.

To require complete and accurate preliminary and final subdivision and

land development submissions and additional information necessary to

make reasonable evaluations of such plans.

6. To make conditional approvals where requirements specified in writing by
the Commission will satisfactorily protect the public interest and health,
and will not violate State laws and will accomplish the purpose of these
regulations.

N

102.05 Interpretation — The provisions of these regulations shall be interpreted to
minimum requirements and shall be liberally construed in favor of the County and
shall not be deemed a limitation or repeal of any power granted to the local
municipalities by the Commonwealth of Pennsylvania. The Tioga County
Planning Commission shall encourage and promote ingenuity and honest quality
in the layout and design of subdivisions and land developments by adjusting site
requirements or encouraging other practices in accordance with modern site
planning principles.

102.06 Compliance and Violations

1. Compliance — No subdivision, land development or replat of any lot, tract
or parcel of land governed by these regulations shall be made or recorded,
no street, sanitary sewer, storm sewer, water main or other improvements
in connection therewith shall be laid out, constructed, opened or dedicated
for public use or travel, or for the common use of occupants of buildings
abutting thereon, nor shall any lot, tract or parcel be rented or leased,
except in compliance with the provisions of this ordinance, Act 170, the
rules and regulations of the Pennsylvania Department of Environmental
Protection and the Pennsylvania Department of Transportation, or any
other applicable federal, state or local rules and regulations; nor shall any
subdivision, land development or replat conflict with an adopted plan or
policy, zoning ordinance or official map applicable to the property in
question.

2. Violations — It shall be unlawful to build upon, install improvements,
divide, convey, lease, rent, agree or enter into an agreement to sell, lease,
record or monument any land in violation of these regulations or statutes of
the Commonwealth of Pennsylvania. The County or the Commission, on
the County’s behalf, may institute appropriate action or proceedings to




102.07

Section 103.

103.01

103.02

Section 104.

104.01

enjoin violators of these regulations or take other action according to
applicable statutes of the Commonwealth of Pennsylvania.

Abrogation, Greater Restrictions, Severability and Repeal

1. Abrogation and Greater Restrictions — These regulations are not intended
to repeal, abrogate, annul, impair or interfere with any existing easements,
ordinances, rules, regulations or permits previously adopted or issued
pursuant to law. However, wherever these regulations impose greater
restrictions, the provisions of these regulations shall govern unless
expressly prohibited by Act 170.

2. Severability — Each section, paragraph, sentence, clause, work and
provision of these regulations is severable, and if any provision shall be
held unconstitutional or invalid for any reason, such decisions shall not
affect the remainder of these regulations nor any part thereof other than
that affected by such decision.

PURPOSE

The purpose of these regulations is to regulate the subdivision and development of
land and to promote public health, safety and general welfare; to further the
orderly layout and use of the land; to prevent the overcrowding of land; to
minimize congestion in the streets and highways; to provide for adequate light

and air; to facilitate adequate provision of water, sewage and other public facility
requirements; to provide for safe ingress and egress; to avoid hazards of soil or
topographical conditions; to manage the drainage hazards for the proposed
development and surrounding properties; and to otherwise minimize the impact of
subdivision and land development on the county’s physical and social
environments; and to promote proper monumenting of land and accurate legal
descriptions to facilitate the conveyance of land in the future,

In addition, these regulations are adopted in order to ensure the development of
the county in conformity with officially adopted regional, county and local
municipal plans and policies.

APPLICATION OF REGULATIONS

Application to Subdividers and Land Developers — Any person intending to

develop or subdivide land as defined herein, shall prepare a preliminary and final

plan of the proposed subdivision or land development in accordance with these

regulations. The plans shall be prepared and submitted to the Commission for

review as follows:

1. Plans of proposed subdivisions or land developments located within any

municipality which does not have a subdivision and land development
ordinance shall be submitted to the Commission for review and approval,



and if approved, shall then be recorded with the County Recorder of Deeds
as hereinafter specified.

2. Plans of proposed subdivisions and land developments located within a
municipality having a legally adopted subdivision and land development
ordinance shall be submitted to the Commission for review and report,
together with a fee sufficient to cover the costs of the review and report,
which fee shall be set by resolution of the Commission and which shall be
paid by the applicant. The municipality shall not approve such applications
until the county report is received or until the expiration of 30 days from
the date the application was received by the Commission, whichever event
first occurs.

3. The Tioga County Recorder of Deeds shall not accept any subdivision or
land development map or plan for recording unless such map or plan
officially notes the approval of the proper delegated authority.

4, Subdivision or land development plans recorded with the Tioga County
Recorder of Deeds prior to the date of adoption of this ordinance are
exempt from the provisions of these regulations.

104.02 Notification of Municipalities — A certified copy of these regulations and all
amendments hereto shall be sent to every municipality in the County.
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ARTICLE II

DEFINITIONS
DEFINITIONS

General Terms — As used in these regulations, words in the singular include the
plural and those in the plural include the singular. The words “shall” and *“will"”
for the purposes of these regulations are defined as mandatory. Unless otherwise
expressly stated, the following definitions shall, for the purpose of these
regulations, have the meaning herein indicated. Any pertinent word or term not a
part of this listing but vital to the interpretation of these regulations shall be
construed to have its legal definition.

Specific Terms — As used in these regulations, terms or words shall be defined as
follows:

Accessory Use or Building - A use of land or of a structure or portion thereof
incidental and subordinate to the principal use of the land or building and located
on the same lot with such principal use or building. A portion of a principal
building used for an accessory use shall not be considered an accessory structure.
For example, a storage shed for equipment, or a garage that supports business
operations, would typically be considered accessory.

Action — approval, conditional approval, denial, or a request — for modification or
for additional study, or field inspections or documentation.

Administrator — the person(s) delegated authority to administer these
Subdivision and Land Development Regulations by the Tioga County Planning
Commission and the County Board of Commissioners.

Adopted — approved or formally enacted at a public meeting by the appropriate
governing body.

Alley — a right of way, privately or publicly owned, primarily for service access to
the back or sides of properties.

Applicant — person, organization, partnership, corporation, developer or other
entity submitting an application for subdivision and/or land development to the
Commission.

Average Width - gross lot area divided by the longest side lot line.
Block — a tract of Tand bounded by streets or by a combination of streets and

public parks, cemeteries, railroad rights-of-way, shorelines or watercourses or
boundary lines of the county.
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Building — any structure built for support, shelter or enclosure of persons, animals
or chattels of any kind, whether or not affixed to the land. The word “building”
includes “structure™ and shall be construed as if followed by the phrase “or part
thereof”.

Building, Principal — a building or buildings in which is conducted the
main or principal use of the lot on which said building or buildings are
situated.

Building Set Back Line — A line within a lot so designated on the plot of the
proposed subdivision, between which line and any street line upon which the lot
abuts the erection of a building is prohibited.

Campground — any park, tourist park, tourist court, camp, campsite, court, site,
lot, parcel or tract of land upon which two or more camps, cottages or cabins are
located or where the land is maintained to accommodate tents, trailers, or trailer
coaches and where the land is maintained for the accommodation of transients by
the day, week or month, whether a charge is made or not. The campground shall
include all buildings or structures used or intended for use as part of the
equipment thereof, whether a charge is made for use of the campground and its
facilities or not.

Campsite — see “Campground”.

Cartway — the graded or paved portion of a street used for vehicular travel,
excluding shoulders.

Clear Sight Triangle — an area of unobstructed vision at a street intersection(s)
defined by lines of sight between points at a given distance from the intersecting
street right-of-way lines.

Contours — curved, straight, or a mixture of both lines on a map describing the
intersection of a real or hypothetical surface with one or more horizontal planes.
They are a collection of lines found on maps that show mountains, valleys and
landforms.

Commercial — business, enterprise, activity or other undertaking offering services
of goods which have been manufactured, constructed, fabricated, compounded,
packaged, assembled or otherwise processed at another location.

Commission — the Tioga County Planning Commission, unless otherwise noted.

Commonwealth — the Commonwealth of Pennsylvania.

Community Sewage System — any system, whether publicly or privately owned,
for the collection of sewage or industrial wastes of a liquid nature, from two or
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more lots and the treatment and/or disposal of the sewage or industrial waste on
one or more of the lots or at any other site.

Comprehensive Plan — any development plan or master plan which has been
adopted by the county or municipality, including but not limited to plans for
future land use, parks, transportation, urban redevelopment and public facilities.
Devices for the implementation of these plans, such as zoning ordinances, official
maps, land division, building line ordinances and capital improvement programs
shall also be considered part of the comprehensive plan.

Contiguous Lands — lands having a boundary or boundaries in common with the
subject lands, regardless of the length of the boundary and/or any intervening
streets or rights-of-way.

Conventional Subsurface Absorption Area — the area of an individual or
community sewage system, other than an alternate system as defined in 25 PA
Code, Chapters 71-73, in which the liquid from a treatment tank seeps into the
soil. It includes the following:

Tile field — an area in which open-jointed or perforated piping is placed in
gravel trenches and then covered with earth.

Seepage bed — an area where open-jointed or perforated piping is placed in
a gravel bed and then covered with earth.

County — when capitalized — Tioga County Board of Commissioners; when not
capitalized — Tioga County, Pennsylvania, unless otherwise noted.

Cul-de-sac — a minor street intersecting another street at one end and terminated
at the other by a vehicular turn around.

Datum — used as the starting reference point, surface, or axis on an object against
which measurements are made.

Decibel (dB) — a unit for measuring the intensity of a sound/noise and is equal to
10 times the logarithm to the base 10 of the ratio of the measured sound pressure
squared to a reference pressure of 20 micro-pascals.

Dedication — the deliberate appropriation of land by its owner for any general and
public uses.

Developer — any landowner with equitable or legal title, agent of such landowner,
or tenant with the permission of such landowner, making or causing to be made a
subdivision or a land development.

Development — see “Subdivision” and “Land Development”.
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Driveway — every entrance or exit intended for use by vehicular traffic to or from
lots abutting a public street.

Driveway, Joint-Use — a driveway shared by and constructed to provide access to
two or more lots,

Easement — a right-of-way granted for limited use of private land for a public,
quasi-public, or private purpose.

Fence — a structure that encloses an area outdoors and is constructed from posts
that are connected with boards, wire, rail, or netting. A fence differs from a wall
in not having a solid foundation along its whole length.

Flood Plain — the area of inundation which functions as a storage or holding arca
for flood water or as defined by municipal plan policy, or as identified on the
HUD FIA Flood Hazard Boundary Maps.

Freeboard — A safety buffer preventing overflow during heavy rains or sudden
surges in water flow.

Industrial — business, enterprise, activity or other undertaking involving the
manufacture, construction, fabrication, compounding, packaging, assembly or
other processing of goods on-site.

Interior Walk — a right-of-way for pedestrian use extending from a street into a
block or across a block to another street.

Land Development —
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 non-residential buildings, whether
proposed initially or cumulatively or a single nonresidential building on
a lot or lots regardless of the number of occupants or tenure,

2. The division or allocation of land or space, whether initially or
cumulatively, between or 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. A subdivision of land;
c.  Excepting:

1. The conversion of an existing single-family detached or single-family
semi-detached dwelling into not more than three residential units, unless
such units are intended to be a condominium;

2. The addition of an accessory building, including farm buildings, on a lot
or lots subordinate to an existing principal building;

3. The addition or conversion of buildings or rides within the confines of
an enterprise which would be considered an amusement park. For
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purposes of this sub clause, an amusement park is defined as a tract or
area used principally as a location for permanent amusement structures
or rides.

This exclusion shall not apply to newly acquired acreage by an
amusement park until initial plans for the expanded area have been
approved by proper authorities.

Lot — an area of land defined by (or if subsequent to subdivision or land
development, intended to be defined by) a legal description of its boundaries, such
as a recorded deed or map, and which is recognized as a legal entity for the
purposes of transfer of ownership, lease, rental, use or improvement.

Double Frontage Lot — a lot fronting on two generally parallel streets or
highways.

Front Lot Line — that boundary of a lot which is along on existing or proposed
right-of-way. In the case of corner lots, the line having the least dimension
along a right-of-way shall be designed as the “front lot line™.

Lot Area — area of a horizontal plan bounded by the front, rear and side lines.

Lot Length — the average horizontal distance between the front lot line and the
rear lot line.

Lot Width — the average horizontal distance between the side lot lines,
measured parallel to the front lot line.

Rear Lot Line — that boundary of a lot which is most distant from and most
nearly parallel to the front lot line.

Reverse Frontage Lot — a lot extending between and having frontage on a
major traffic street and a minor street, and with vehicular access solely from
the latter,

Side Lot Line — any boundary of a lot which is not a front or a rear lot line.

Man Camps — a parcel or contiguous parcels of land that has been so designated
and improved that it contains two or more temporary, self-contained mobile
housing units or recreational vehicles used for temporary housing, which can be
single or multiple occupancy, are owned by the camp management or other
company and are transported to the site complete and ready for occupancy except
for minor and incidental unpacking and assembly operations, and designed to be
removed and the property restored Lo its former state once the project is
completed. This does not include living quarters on well pad sites for natural gas
exploration or production.



Match Line — reference data facilitating the joining of two maps, graphs, or
sheets together so they can be read as a single document.

Mobile Home — a transportable, single-family dwelling which may be towed on
its running gear; which may be contained in one unit or in two or more units
designed to be joined into one integral unit capable of again being separated for
repeated towing; and which may be temporarily or permanently affixed to real
estate, and constructed with the same or similar clectrical, plumbing, and sanitary
facilities as immobile housing.

Mobile Home Park — a parcel or contiguous parcels of land which has been so
designated and improved that it contains two or more mobile home lots for the
placement thereon of mobile homes.

Multi-family — two or more family units/structures.

Municipality — a township, borough, city or county as set forth and Permitted
under the provisions of the Constitution of the Commonwealth of Pennsylvania,
pursuant to the Pennsylvania Municipalities Planning Code of 1988, P.L. 1327,
No. 170, Article 1, Section 107.

Natural Gas Compressor Station — Any facility used to compress natural gas for
production (lift compressor) or transportation/transmission to market (line
compressor). This ordinance makes no distinction between lift and line
compression.

New Reserve Strips — a strip of land reserved for a specified use which may
include, but may not be limited to, such uses as a street, alley, interior walk or
other private or public purposes.

Non-participating Landowner — Any landowner except those on whosc
property all or a portion of a Wind Energy Facility or Natural Gas Compress
Station is located pursuant to an agreement with the facility owner or operator.

Normal High-Water Mark — the highest point on the bank of a normal state
water course at which the water level has been for a sufficient period of time to
leave a definite mark or where the natural vegetation changes from predominately
aquatic or predominately terrestrial.

Occupied Building — a residence, school, hospital, church, public library or other
building used for public gathering that is occupied or in use when the land
development application is submitted.

Ordinance — the Tioga County Subdivision and Land Development Ordinance,
unless otherwise specifically stated.
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Official Sewage Plan — the adopted wastewater facilities plan of the local
municipality required by Act 537 and filed with the Pennsylvania Department of
Environmental Protection.

Off-lot Sewer — sewage disposal or treatment system, except for lines for the
conveyance of the sewage to the disposal of treatment system, approved for use
by the Pennsylvania Department of Environmental Protection, whether publicly or
privately owned, which is located outside the boundaries of the lot which it
serves.

Off-Lot Water — water supply whether publicly or privately owned located
outside the boundaries of the lot which it serves.

On-Lot Sewer — septic or other sewage disposal or treatment system approved for
use by the Pennsylvania Department of Environmental Protection for use within
the boundaries of the lot which it serves.

On-Lot Water — water supply located within the boundaries of the lot which it
serves.

PADEP - Pennsylvania Department of Environmental Protection
Parcel — see “Lot”.

Pavement — concrete or asphalt of sufficient quality and quantity as approved by
the Pennsylvania Department of Transportation to withstand continued use by
motor vehicles.

Percolation Test — soil absorption tests conducted in order to determine the
potential effectiveness of a subsurface wastewater disposal system, as defined in
the Pennsylvania Sewage Facilities Act (Act 537 of 1968) and/or other applicable
laws and regulations.

Person — any individual, group of individuals or legal entity, including but not
limited to a corporation, unincorporated association, a partnership as well as an
individual.

Plan, Final — complete and exact graphic description or map drawn to scale,
prepared for official recording as required by the Pennsylvania Municipalities
Planning Code of 1988, P.L. 1327, No. 170, to define property rights and
proposed streets and other improvements.

Plan, Preliminary — a tentative graphic description or map drawn to scale, in
lesser detail than a final plan, showing approximate locations of streets and lot
layout as a basis for consideration prior to preparation of a final plan.



Plan, Record — an exact signed copy of the approved final plan, prepared as for
official recording to define property rights and proposed streets and other
improvements.

Plan, Sketch — an informal graphic description or map drawn generally to scale,
indicating salient or existing features of a tract and its surroundings and the
general layout of the proposed subdivision or land development.

Plat — a map, plan or layout, whether preliminary or final, showing the
subdivision of land into lots, blocks, streets or other information in compliance
with the Pennsylvania Municipalities Planning Code of 1988, P.L. 1327, No. 170,
Article V, and these regulations.

Plot — see “Lot”

Professional Engineer — a person registered and licensed in and by the
Commonwealth pursuant applicable statutes including, but not limited to, the
Professional Engineers Registration Law, P.L. 913, No. 367, May 23, 1945, as
amended, P.S. Sections 148-158.

Promulgated — to promote or make widely known.

Public Improvement — any drainage ditch, roadway, parkway, sidewalk,
pedestrian way, tree, lawn, off-street parking area lot improvement, or other
facility for which the local government does assume the responsibility for
maintenance and operation at the time of the subdivision submission.

Professional Land Surveyor — an individual licensed and registered under the
laws of the Commonwealth of Pennsylvania to engage in the practice of land
surveying.

Reercational Vehicle — A vehicular type unit primarily designed as temporary
living quarters for any purpose including but not limited to construction,
industrial, recreational, camping or travel uses that either has its own mode of
power or is mounted or drawn by another vehicle. The basic entities are: travel
trailer, camping trailer, truck camper and motor home and recreational vehicle
(RV).

Recreational Vehicle Park - A plot of land upon which two (2) or more
recreational vehicle sites are located, established or maintained for occupancy by
recreational vehicles of the general public as temporary living quarters for any
purpose including but not limited to recreation or vacation purposes, man camps
for any construction activity and gas well drilling (excluding well pads.) The
standards sel forth under this section (707.02) are intended for those recreational
vehicle parks where lots within the park are for rental or lease and are to serve the
short-term placement of recreational vehicles as outlined.
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Regulations — the ordinance entitled “Tioga County Subdivision and Land
Development Ordinance”, unless otherwise noted.

Replat — a change in the map of an approved or recorded subdivision plat if such
change affects any street layout on the map or area reserved thereon for public
use, or any lot line, or if it affects any map of plan legally recorded prior to the
adoption of any regulations controlling subdivision.

Right-of-way — land reserved for use as a street, alley, interior walk or for other
public purposes.

Set-Back or Building Lane — the line within a property defining the required
minimum distances between any structure and the adjacent right-of-way or
property line of any lot. The set-back shall be measured from the property line
side of the right-of-way boundary bordering the property.

Sewage Permit — a form filled out and issued by the municipality’s certified
sewage enforcement officer, based on his inspection of the proposed site for
installation of a sewer system.

Shoulder — that portion of a roadway between the outer edge of the traveled way
or pavement and the point of intersection of the slope lines at the outer edge of the
roadway for the accommodation of stopped vehicles and for lateral support.

Sight Distance — the maximum extent of unobstructed vision in a horizontal or
vertical plane along a street from a vehicle located at any given point on the street.

Seoils Evaluation by Test-Pit Method - the excavation of a hold on a lot, tract or
parcel to reveal soil and rock strata followed by evaluation and preparation of a
soils log by a qualified individual for the purpose of determining suitability for
on-lot sewage disposal, soils-bearing capacity and other characteristics.

Surface Land Uses Affiliated with Transmission & Gathering Pipelines —
above-ground transmission & gathering pipeline facilities including, but not
limited to, compressor stations, pumping stations, regulator stations,
launcher/receiver stations, and other surface pipeline appurtenances.

Stormwater — rain and snow melt that runs off surfaces such as construction
sites, rooftops, paved streets, highways and parking lots. As water runs off these
surfaces, it can pick up pollution such as: oil, fertilizers, pesticides, soil, trash, and
animal waste. For the purpose of this ordinance, the water is concentrated flow
and enters directly into a local stream or other surface waters.

Street — also “Road” — a strip of land, including the entire right-of-way, intended
for use as a means of vehicular and pedestrian circulation,
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Collector Street — a street which, in addition to giving access to abutting
properties, intercepts minor streets and provides routes carrying considerable
volumes of traffic to community facilities and to major traffic streets.

Major Traffic Street — a strect which serves large volumes of comparatively
high-speed and long-distance traffic, including facilities classified as main and
secondary highways by the Pennsylvania Department of Transportation.

Minor Street — a street which primarily provides access to abutting properties.

Private Street — a street, easement or road not publicly owned, operated or
controlled.

Public Street — a street or road dedicated to public ownership or a street or
road with an easement dedicated for public use.

Structure — see “Building”.
Subdivider - see “Developer™.

Subdivision — the division or re-division of a lot, tract or parcel of land by any
means into two or more lots, tracts, 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 devises, transfer of
ownership, or building or lot development; provided, however, that the
subdivision by lease of land for agricultural purposes into parcels of more than ten
acres, not involving any new street or easement of access or any residential
swellings shall be exempted.

Major Subdivision — any subdivision not classificd as a minor subdivision.
Minor Subdivision — any subdivision of ten (10) lots or less, fronting on an
existing public street, not involving any new street or streets or the extension
of municipal facilities, including but not limited to sewers and water lines, and
not involving the creation of any public improvements.

Swale — A low lying stretch of land which gathers or carries surface water runoff.

Tract — see “Lot”,

Trailer — any vehicle or structure so designed and constructed in such manner as
will permit occupancy thereof as sleeping quarters for one or more persons, or the
conduct of any business or profession, occupation or trade (or use as a selling or
advertising device), and so designed that it is, or may be mounted on wheels and
used as a conveyance on highways, roads or streets, propelled or drawn by its own
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or other motive power, excepting a device used exclusively upon stationary rails
or tracks.

Trailer Coach — see “Trailer™.
Travel Trailer — see “Trailer”.

Travel Trailer Park — any park, trailer park, trailer court, court, camp, site, lot,
parcel or tract of land designed, maintained or intended for the purpose of
supplying a location or accommodations for two or more trailer coaches and upon
which two or more trailer coaches are parked and shall include all buildings used
or intended for use as part of the equipment thereof, whether a charge is made for
the use of the travel trailer park and its facilities or not. “Travel Trailer Park”
shall not include automobile or trailer sales lots on which unoccupied trailers are
parked for the purpose of inspection and sale,

Watercourse — a channel, creek, ditch, drain, dry run, spring, stream or river.

Wetlands - areas that are inundated or saturated by surface water or groundwater
at a frequency and duration sufficient to support, and that under normal
circumstances, do support a prevalence of vegetation typically adapted for life in
saturated soil conditions including swamps, marshes, bogs and similar areas.
Wetlands are to be identified by applicable federal and state statutes and/or
regulations at the time of submission of subdivision and/or land development.
The aforesaid is intended to include the legal definition of wetlands, as same is
applicable in Pennsylvania.

Wind Energy — See definitions in Section 710 Supplemental Criteria for Wind
Energy Facilities in Tioga County
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ARTICLE III

PROCEDURES

PROCEDURES

Plans to be filed with Commission — Four (4) copies of the preliminary plans
and four (4) copies of the final plans and two (2) copies of all required
supplementary data shall be officially submitted to the Commission or its
authorized representative by the applicant at least ten (10) working days prior to
the Commission’s regular meeting. The Commission or its representatives shall
reject any incomplete plan submission.

Review of Plans — All applications for approval of a plat, whether preliminary or
final, shall be reviewed by the Commission and have action taken to approve,
disapprove, or conditionally approve pending the completion of requirements
cited by the Commission, except sketch plans where no action is necessary, render
its decision and communicate it to the applicant not later than sixty (60) days
following the date of the regular meeting of the Commission, next following the
date the application is filed with the Commission, providing that should the said
next regular meeting of the Commission occur more than thirty (30) days
following the filing of the application, the said sixty (60) day period shall be
measured from the thirticth day following the day the application was filed with
the Commission.

Action on Major Subdivision Plans and All Other Land Development Plans -
The initial plan filed with the Commission shall be considered to be the
preliminary plan. However, the Commission may proceed to final action at the
first consideration of a plan provided that the plan and supporting data comply in
all respects with the requirements for major final plans as per Article IV of this
ordinance. Construction shall not begin until final approval has been granted.

Action for Minor Subdivision and Land Development Plans — The
Commission or Planning Director may grant both preliminary and final approval
of minor subdivision and/or land development plans at the same time provided
that they conform to the requirements of this ordinance. Application and plan
requirements shall follow the provisions in Article V.

Notification to Municipality — The developer shall notify and present to the
Municipality, for both subdivisions and land developments before presenting to
the Commission or Planning Director.
1. Minor Subdivisions and Land Developments - the Municipality will review
and sign the plans before coming to the commission for review and
approval.
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2. Major Subdivisions and Land Developments — Preliminary plans shall be
signed by the Municipality before being presented to the commission.

PROCEDURES FOR PRELIMINARY AND FINAL PLANS

Notification of Action — No more than five (5) days after the meeting at which a
plan is reviewed, the Commission shall notify the applicant of the action taken on
the plan. When the application is not approved as filed, the decision shall specify
the defects found in the application or recommendations made by the Commission
to improve the application along with supporting data, if applicable, and describe
the requirements which have not been met.

ADDITIONAL PROCEDURES FOR PRELIMINARY PLANS

Changes and Modifications — The Commission may require or recommend
changes and modifications of the preliminary plan prior to approval of the final
plan.

Acceptance of Public Streets and Areas — Prior to final approval by the
Commission, the applicant shall provide written evidence that the governing body
will take responsibility for streets and other areas dedicated to public use, or the
governing body shall indicate its intent to accept and/or specify its conditions for
accepting the lands proposed to be dedicated to the public by the applicant.

Fees — To defray the costs of review, a fee shall be payable to the Tioga County
Treasurer upon filing of the preliminary plan. This fee shall be determined and
established by resolution of the Commission.
1. Copies of this Subdivision and Land Development Ordinance shall be
provided at cost to reproduce.

Engineering Costs — The cost of engineering or surveying work required by the
Commission to ensure compliance with these regulations shall be borne by the
developer.

ADDITIONAL PROCEDURES FOR FINAL PLANS

Final Plan to be Submitted — Within one (1) yecar after favorable action by the
Commission on the preliminary plan with supporting data, the final plan shall be
submitted to the Commission for review. Otherwise, the plan submitted shall be
considered as a new preliminary plan. Requests for extensions to this time period
may be granted if received in writing.
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Final Plan Shall Conform with Preliminary Plan — The final plan shall conform
in all respects to the preliminary plan as previously reviewed by the Commission
and shall incorporate revisions and modifications specified by the Commission in
its conditional approval of the preliminary plan. All approved final plans must
bear the signatures of the authorized representatives of the Commission and the
effective date of the approval.

RECORDING FINAL PLAN

Required Time to Record — No more than ninety (90) calendar days after

a final plan or section thereof has been approved by the Commission, the

final plan or a reduced photo copy, shall be filed by the applicant for recording
with the Tioga County Recorder of Deeds. If the plan is not recorded within
ninety (90) days from the final approval date, the action of the Commission shall
become null and void. In the event the applicant chooses to have the Commission
record the deed with the Tioga County Recorder of Deeds, the applicant will be
responsible for all costs attendant thereto.

Dedications — Recording of the final plan shall have the effect, unless otherwise
agreed to by the Commission, of an offer to dedicate all streets, public ways,
parks, school sites or other such areas. However, such offer to dedicate shall
place no responsibility upon the County or the municipal governing body
concerning the improvement or maintenance of any streets, way, or area, until the
actual appropriation of the same by legal action of the governing body.
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ARTICLE 1V

MAJOR SUBDIVISION:
APPLICATION, PLAN REQUIREMENTS
AND SUPPORTING INFORMATION

SUBMISSION

Application — In addition to the requirements of 402 and 403, the applicant shall
submit to the Commission a signed “Application for Subdivision and Land
Development™ on a form provided for that purpose by the Commission.

Other information to be submitted at this time includes:

Plats — the development shall submit four (4) plats of the development if the
submission is preliminary. Six (6) plats shall be submitted if the development
submission is final.

Fees — Filing fees shall be submitted as required by the Tioga County Planning
Commission. (See current fee listing on application).

All of the previous shall be submitted at least ten (10) days prior to the formal
review meeting of the Commission.

INFORMATION TO BE SHOWN ON AND/OR ACCOMPANYING
PRELIMINARY PLANS

Scale — Preliminary and final plans shall be a legible drawing using a standard
engineering scale. Match line data shall be shown if there is more than one (1)

sheet. The size of the plan shall not be less than 8.5” x 11" nor more than 24" x
36",

Information — By use of standard symbols when appropriate, preliminary and
final plans shall show and be accompanied by the following information:

1. All plans shall be oriented to the PA State Plane Coordinate System
NADS3 DATUM. At least one point on the plan shall provide coordinates
to the nearest 1/10 foot with the Grid to Ground scale factor, to enable
integration into a GIS system and as an aid in future resurveys.

2. The name of the subdivision or land development,

3. Preliminary plans shall show the boundaries of all land owned by the
developer contiguous to the proposed development and identify the present
owner(s) of the contiguous lands.

4. Layout of proposed lots and streets for all contiguous lands owned by the
developer. The Commission may waive this requirement if, with a letter of
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12.

13.

14.

15.

intent, the developer shows that this overall layout is unreasonable in light
of the land use capabilities of the contiguous land or if he does not intend
further development. In the case where a complete preliminary plan for all
contiguous land has been waived by the Commission, provisions for future
access roads to the interior of the property may be required to be shown on
the plan.

Surveyors shall attempt to set monuments at all property corners where
practical and accessible. Where property corners fall at locations found not
to be practical (i.e. centerline of roads, streams, channels, railroads,
pipelines, etc.) or accessible (i.e. cliffs, swamps, ravines, etc.) the surveyor
shall place monuments offset the true property corner. All offset
monuments shall be placed “on” the boundary line. All monuments placed
offset the true corner shall be noted as offset on the survey plan. All offset
distances from the true corners shall be noted on the survey plan. Survey
monuments set, where conditions allow, shall, at a minimum, be
constructed of #4 rebar, 24 inches in length set a minimum of 20”

deep. Survey monuments set should have caps identifying the surveyor or
company name and/or license number. All monuments set shall be
findable by the use of ferrous metal detectors. Where monuments cannot be
set at corners or offsets placed, reference distances to existing physical
features shall be noted on the map.

North point, scale, legend and date.

Name of the owner of record/subdivider/developer.

Name and seal of engineer and/or surveyor responsible for the plan.

The proposed building setback lines.

. Tract, boundaries and total tract acreage; and, where applicable, true

meridian bearings or magnetic north bearings and distances.

. Dimensions, lot numbers consistent with and following from lot numbers

of lots previously subdivided from the parent tract and areas of each lot, in
accordance with Article VI,

a. Lot areas of less than one (1) acre shall be shown in square feet.

b. Lot or parcel areas containing one (1) acre or more shall be shown

in acreage figures.

All existing watercourses, tree masses and other significant natural
features.
When earth disturbance is a part of the development, a copy of an erosion
and sedimentation control and storm water management plan that meets the
requirement of the PADEP Chapter 102 Erosion Control regulations,
reviewed and approved by the Tioga County Conservation District and
copy of approval letter from the Conservation District.
All existing or proposed streets on or adjacent to the tract, including name
or route number and right-of-way width.
All existing or proposed property lines, easements and rights-of-way and
the purpose for which the casements or rights-of-way have been
established.
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16.

17.

18.

19.

20.

21.

22.

23.

24,

25

26.

27.

Location, dimensions and areas of all proposed playgrounds, public
buildings, public areas and parcels of land proposed to be dedicated or
reserved for public use, including outbuildings, lakes, etc,
Copies of the proposed deed restrictions and/or by-laws of property owners
association, if any.
Notification placed on the plat, concerning need to acquire a Pennsylvania
State Driveway Entrance Permit when entering a state road.
All existing drainage patterns including areas subject to flooding or
overflow of storm water. The adopted flood plain line, a two-foot contour
interval map, or other data may be required to evaluate the proposed
subdivision in relationship to adopted flood plain policies or ordinances.
Evidence the subdivision or development is to be supplied by a certificated
public utility, a bona fide cooperative association of lot owners, or be a
municipal corporation, authority or utility if water is to be provided by
means other than by private wells owned and maintained by the individual
owners of lots within the subdivision or development. A copy of a
Certificate of Public Convenience from the Pennsylvania Public Utility
Commission or an application for such certificate, a cooperative agreement
or a commitment of agreement to serve the area in question, whichever is
appropriate, shall be acceptable evidence. Certification of a water supply
adequate to the demand projected for the subdivision or development and
without detrimental effects on neighboring water supplies, may be
requested by the Commission.
All replats as defined in this Ordinance shall bear a note which states:

a. Name of previous subdivision which is submitted for review as a

plat.

b. Date of approval or date of recording.

¢. Appropriate lot number.
Contours at vertical intervals of twenty (20) feet. In developments
requiring no new streets, the Commission may specify a larger vertical
interval or may waive the requirements for contours. Datum to which
contour elevations as established by the U.S. Coast and Geodetic Service,
the U.S. Geological Survey or the Pennsylvania Department of
Transportation. The Commission may also specify a certain contour
interval if the Commission believes it is essential to the plan.
All existing gas, water, sewer, utility or petroleum product lines, hydrants
and other significant man-made features such as buildings, culverts and fire
hydrants,
Vicinity map showing location and use of land adjacent to proposed
development.

. Areas subjected to flooding or overflow of storm waters and all natural

drainage patterns.

Street profiles, cross sections, drainage details and percent of grade for all
streets as required by the Commission.

Where applicable, a complete report by a qualified consultant or
government agency, approved by the Commission, on subsurface coal, gas
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28.
29.

31.

32.

33.

34.

and mining conditions which shall indicate conditions of mining, if any,
and a statement of the possibility of subsidence.

Preliminary designs of any bridges or culverts which may be required.
Soils map of the property showing the U.S. Soil Conservation Service
interpretations including relevant codes and numbers. This information
shall be transferred into the subdivision plan when requested by the
Commission.

. Location of wetlands as located by the owner or owner’s agents and/or as

shown on the National Wetlands Inventory maps which are available for
inspection in the County Planning Office or the offices of the Tioga County
Soil Conservation District and a statement as to how these areas are to be
protected. Evidence of proper federal and state permits shall be provided.
If permits are not necessary or appropriate, supporting documentation shall
be presented to that effect.

Location of hydric soils as listed in Table 1 and as depicted in the County
Soil Survey, along with a statement regarding measures to be taken to
protect these possible wetland arcas unless already provided for in PADEP
sewage approvals.

A soils log prepared by a qualified soils scientist, or otherwise qualified
individual, as designated by the Commission, where on-lot water and/or
sewage disposal facilities are proposed and the proposed lot size for any
development is less than the minimum standards specified in Article VI,
Section 603.02 of these regulations, and if on-lot sewage disposal is called
for at the location of the proposed development by the Official Sewer Plan
of the municipality. One (1) soils log may be required for each lot or
parcel in a development.

Proposed landscaping or screening to include the type of screening.
Example: shrubs, trees, solid fencing, etc..

Proposed signage to include pole signage or signage attached to a building.

INFORMATION TO BE SHOWN ON FINAL PLANS

Plan Size and Legibility — The subdivision or land development plan submitted
for final approval shall be a legible print of a permanent reproducible drawing.
The size of the plan shall not be less than 8.5” x 117

Information — In addition to the requirements of Section 402, final plans shall
show or be accompanied by the following information:

1.

A certified land survey map shall be prepared by a registered land
surveyor of the plan in accordance with professionally and legally
promulgated practices and principles. Final plans shall contain original
certificd signatures and seals of the registered professional land surveyor
and/or registered professional engineer involved with the plan.

Location, size and invert elevation of all sanitary and storm sewers,
location of manholes, inlets, culverts, and all structuring for erosion and
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8.

sediment control. Profiles and other explanatory data concerning the
installation of sanitary and storm sewer facilities and other underground
utility services may be required by the Commission.

All dimensions shall be shown in feet.

Lot numbers and the location of iron or steel comer pins for each lot.
Permanent monuments. Surveyors shall attempt to set monuments at all
property corners where practical and accessible. Where property corners
fall at locations found not to be practical (i.e. centerline of roads, streams,
channels, railroads, pipelines, etc.) or accessible (i.e. cliffs, swamps,
ravines, etc.) the surveyor shall place monuments offset the true property
corner. All offset monuments shall be placed “on” the boundary line. All
monuments placed offset the true corner shall be noted as offset on the
survey plan. All offset distances from the true corners shall be noted on the
survey plan. Survey monuments set, where conditions allow, shall, at a
minimum, be constructed of #4 rebar, 24 inches in length set a minimum of
20™ decp. Survey monuments set should have caps identifying the
surveyor or company name and/or license number. All monuments set
shall be findable by the use of ferrous metal detectors, Where monuments
cannot be set at corners or offsets placed, reference distances to existing
physical features shall be noted on the map.

Notification by the PADEP that the sewage planning module has been
approved and that sewer and water systems are in accordance with the
department standards.

When earth disturbance is a part of the development, a copy of an erosion
and sedimentation control and storm water management plan that meets the
requirements of the PADEP Chapter 102 Erosion Control regulations,
reviewed and approved by the Tioga County Conservation District and
copy of approval letter from the Conservation District.

Local zoning approval if zoning laws are applicable.

Documentation — In addition to the information required under Section 404.02,
final plans shall be accompanied by a statement that the applicant is the owner or
equitable owner of the land proposed to be subdivided or developed, or that the
development shown on the final plan is made with the owner’s consent and that
he desires to record the same.

Endorsements — Endorsements in the form of the following signatures shall be
placed directly on the plan in permanent reproducible ink. All endorsements shall
be obtained by the applicant.

l.

2,

The certification, original signature and seal of the registered engineer or a
registered land surveyor who prepared the plan.

The signature of the duly authorized representative of the Commission,
acknowledging that the plan has been reviewed and approved by the
Commission and other duly authorized officials.

. The signature of the duly authorized representative of the local

municipality noted as review only.
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4. The signature of the registered engineer MUST be original; electronic
signatures are not acceptable.
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ARTICLE V

MINOR SUBDIVISION
APPLICATION, PLAN REQUIREMENTS
AND SUPPORTING INFORMATION

PROCEDURE

The procedures for the submission and recording of minor subdivision plans shall
be as specified in Article I11, except where governed by the provisions of this
Article. The standards outlined in this Article shall be considered minimum
standards and the Commission may require more restrictive standards.

APPLICATION FOR MINOR SUBDIVISION

In addition to the information required in Section 503, the applicant shall submit a
signed Application for Subdivision and Land Development on a form provided
for that purpose by the Commission.

Other information to be submitted at the time includes:
1. Plats — the developer shall submit six plat copies.
2. Fees — filing fees shall be submitted as required by the Tioga County
Planning Commission (See current fee listing on application)

PLAN REQUIREMENTS

Plans shall consist of a certified land survey map of the plan prepared by a
registered professional land surveyor or registered professional engineer in
accordance with professionally and legally promulgated practices and principles.
Plans shall include a drawing or sketch of the tract boundaries. The map and
other data sheets accompanying the final plan for minor subdivisions shall
conform to or include the following:

1. All plans shall be oriented to the PA State Plane Coordinate System
NAD83 DATUM. At least one point on the plan shall provide coordinates
to the nearest 1/10 foot with the Grid to Ground scale factor, to enable
integration into a GIS system and as an aid in future resurveys.

2. The size of the plan shall not be less than 8.5 x 11”. The drawing shall be
legible and use a standard engineering scale. Match line data shall be
shown if there is more than one sheet.

Name of the record owner and subdivider.
4. Name of the municipality in which the property proposed for subdivision
exists,

(IS
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11.
12.

13.

14.

13.

16.

Tract boundaries (this information may be obtained from official tax maps
or from aerial photographs), total tract acreage and present owners of
contiguous lands.

Lot numbers and the location of iron or steel corner pins for each lot.
Permanent monuments. Surveyors shall attempt to set monuments at all
property corners where practical and accessible. Where property corners
fall at locations found not to be practical (i.e. centerline of roads, streams,
channels, railroads, pipelines, etc.) or accessible (i.e. cliffs, swamps,
ravines, etc.) the surveyor shall place monuments offset the true property
corner. All offset monuments shall be placed “on” the boundary line. All
monuments placed offset the true corner shall be noted as offset on the
survey plan. All offset distances from the true comers shall be noted on the
survey plan. Survey monuments set, where conditions allow, shall, at a
minimum, be constructed of #4 rebar, 24 inches in length set a minimum of
20” deep. Survey monuments set should have caps identifying the
surveyor or company name and/or license number. All monuments set
shall be findable by the use of ferrous metal detectors. Where monuments
cannot be set at corners or offsets placed, reference distances to existing
physical features shall be noted on the map.

North point magnetic scale, legend, and date,

Significant topographical, natural, and man-made physical features.

. All existing streets on or adjacent to the tract, including name, right-of-way

width and route number.
Dimensions of proposed lot or parcel lines drawn to scale.
Dimensions and lot numbers, consistent with and following from lot
numbers of lots previously subdivided from the parent tract, and the area of
cach lot in accordance with Article V1.

a. Lot areas of less than one acre shall be shown in feet.

b. Lot or parcel areas containing more than one acre shall be shown in

acreage figures.

The classification of the soils present in the proposed subdivision as
defined by the U.S.D.A. Soil Conservation Service soil name.
Location of wetlands as found on the ground by acknowledged experts
and/or as shown on the National Wetlands Inventory maps which are
available for inspection in the County Planning office or the offices of the
Tioga County Soil Conservation District, and a statement as to how these
areas are to be protected. Evidence of proper federal and state permits
shall be provided. If permits are not necessary or appropriate, supporting
documentation shall be presented to that effect.
Location of hydric soils as listed in Table 1 and as depicted in the Tioga
County Soil Survey, along with a statement regarding measures to be taken
to protect these possible wetland areas.
Notification by the PADEP that the sewage planning module has been
approved.




17. Notification of state highway permit requirements must be placed on the
final plat as required by the Pennsylvania State Municipalities Planning
Code.

18. All replats as defined in this Ordinance shall bear a note which states:

a. Name of previous subdivision which is submitted for review as a
replat.

b. Date of approval or date of recording.

c. Appropriate lot number.

19. When earth disturbance is a part of the development, a copy of an erosion
and sedimentation control and storm water management plan that meets the
requirements of the PADEP Chapter 102 Erosion Control regulations,
reviewed and approved by the Tioga County Conservation District and a
copy of approval letter from the Conservation District.

20. Any appropriate map language and/or proposed deed language, i.e. lot
additions, etc.

21. Any appropriate zoning approvals, if zoning laws are in effect locally.

22. Signatures of Review from elected officials of the local municipality (on
plot plan).

32
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ARTICLE VI

DESIGN STANDARDS

APPLICATION OF DESIGN STANDARDS

Standards to be Applied — The design standards and requirements outlined in
this Article will be applied by the Commission in evaluating plans for all
proposed subdivisions and land developments.

Municipal Regulation to Govern — Whenever municipal regulations impose
more restrictive standards and requirements than those contained herein, the local
regulations shall control.

GENERAL STANDARDS APPLICABLE TO ALL TYPES OF
DEVELOPMENT

602.01 General Site Criteria
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General Plan — the location and design of any subdivision plan must
conform to any municipal, county or regional land use plans or policies
adopted by a municipality.
Zoning — the use of land in a subdivision plan must conform to any
applicable municipal or county zoning ordinance.
Hazardous Areas — those areas which are subject to hazards to life, health,
or property as may arise from fire, flood, disease, noise, mine subsistence
or considered to be uninhabitable for other reasons may not be subdivided
unless the elimination of such hazards can be documented or the applicant
can ensure that the area is to remain uninhabited. Information for
identifying and evaluating these potential hazards may include references
to historical records, soil evaluations, engineering studies, expert opinion,
established standards used by licensed insurance companies and adopted
regional, county or local municipal policy such as, but not limited to, an
established flood plain line, and as referenced in the following laws:

a. Solid Waste Management Act 1980, July 7, P.L. 300 No. 97 §101

et seq. (and as amended)
b. Hazardous Sites Cleanup Act 1988, Oct. 18, P.L. 756, No. 108 §
101 et seq. (and as amended)

Regional Considerations — plans for subdivisions and land developments
shall be compatible and be coordinated with land use, draining, traffic
movement and other reasonable considerations with respect to neighboring
lands.
Protection or Preservation of Natural Features — in all developments, care
shall be taken to preserve natural features such as trees, watercourses,
views, historical and cultural features such as buildings which will add
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attractiveness and value to the remainder of the land. The Commission
may require plan modifications to protect such features,

6. Hillside Development — where a subdivision or land development is on a
site that has a slope of more than fifteen percent, the Commission may
require larger lot sizes than the minimum requirements which are provided
in these regulations.

7. Water Frontage and Surface Drainage

a. Damming, filling, draining, relocating or otherwise altering or
interfering with the natural flow of ground and surface water shall
not be permitted without approval by the Commission, and where
required by law, the PADEP, U.S. Army Corps of Engineers, U.S.
Environmental Protection Agency, U.S. Fish and Wildlife Service
and/or other applicable state and federal agencies.

b. Residential building setback lines shall conform to local floodplain
management regulations.

8. If lot dimensions include a right-of-way, the developer shall include
placement of improvements and utilities to ensure that setbacks and
right-of-way requirements are met.

Community Facilities and Comprehensive Plan Requirements — Where a
proposed park, playground, school or other public use is shown in a municipal
comprehensive plan and is located in whole or in part in a proposed development,
the Commission may require the reservation of such area provided that such
reservation is acceptable to the municipality.

Modifications — The standards and requirements of these regulations may be
modified by the Commission and in the case of plans for complete communities,
neighborhood units, planned unit developments or other large scale developments
which, in the judgment of the Commission, achieve the objectives of these
regulations and which are further protected by such covenants or other legal
provisions as will assure conformity to and achievement of the objectives of this
Subdivision and Land Development Ordinance (i.c., cluster housing — using
smaller acreages in some instances).

Easements — Where a development is traversed by a watercourse, there shall be
provided a drainage easement or right-of-way conforming substantially to the line
of such watercourse and of such width as will be adequate to preserve natural
drainage without damaging adjacent propertics and to provide maintenance and/or
emergency access to the watercourse.

Walkways — Pedestrian interior walks may be required where necessary to assist
circulation or provide access to community facilities (such as a school). Such
walkways shall have a right-of-way width of not less than 10 feet.

Storm Drainage — Lots shall be laid out and graded to provide drainage away
from buildings and to prevent damage to neighboring lots. The commission







































































































































