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OXFORD VALLEY ROAD OWNER, LLC

355 E. STREET ROAD

FEASTERVILLE, PENNSYLVANIA 19053

APPLICANT:

ARNA ENGINEERING, INC.

1456 FERRY ROAD, SUITE 603

DOYLESTOWN, PENNSYLVANIA 18901

ENGINEER:

LOCATION MAP

SCALE: 1" = 2000'
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EXISTING SYMBOLS & LINES
LEGEND

  SITE

UTILITY
WATER LINE
GAS LINE
TELEPHONE & ELECTRIC LINE
HYDRANT
VALVE
CLEANOUT
SANITARY MANHOLE
PROPOSED SANITARY PIPE
PROPOSED ELECTRIC TRANSFORMER

PROPOSED ELECTRIC JUNCTION BOX

PROPOSED SYMBOLS & LINES

GRADING AND DRAINAGE
STORM PIPE
CATCH BASIN
STORM MANHOLE
CONTOUR
SPOT GRADE
TOP OF CURB ELEVATION
BOTTOM OF CURB ELEVATION
FLOW ARROW
HEADWALL / FLARED END SECTION

RIP-RAP

DRAINAGE AREA LIMITS

X BC 177.50

X TC 178.00

177.50X

180
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D

PROPERTY LINE
SETBACK LINE
BUILDING
CURB LINE
DEPRESSED CURB LINE
TRAFFIC SIGN
CURB RAMP
PARKING ROW COUNT
BUILDING DOOR
PIN
EMERGENCY ACCESS
BUFFER
FENCE
RETAINING WALL
BASIN

4

S

D

PROPERTY/ROW LINE
EASEMENT
CONTOUR LINE
EDGE OF PAVEMENT
CURBING
FENCE LINE
GUIDE RAIL
SANITARY SEWER LINE
STORM SEWER LINE
GAS LINE UNDERGROUND
TELEPHONE UNDERGROUND
ELECTRIC
OVERHEAD LINES
WATER LINE
BUILDING
SIGN
IRON PIN
CONCRETE MONUMENT
UTILITY POLE
GAS VALVE
WATER VALVE
WATER METER
FIRE HYDRANT
SANITARY CLEANOUT
SANITARY MANHOLE STORM
MANHOLE
STORM INLET
HEADWALL
LIGHT POLE
TREE
SIGNAL POLE

SITE

ILLUSTRATION OF LANDSCAPE BUFFER PLANTING

NOTES:

1. BOUNDARY AND TOPOGRAPHIC FEATURES INFORMATION SHOWN HEREON IS BASED ON A

FIELD SURVEY PERFORMED BY VAN CLEEF ENGINEERING ASSOCIATES, LLC ON THE DARWING

TITLED "BOUNDARY AND TOPOGRAPHIC PLAN FOR TRINITY REALTY COMPANIES" DATED

MARCH 5, 2025.

2. SUBJECT SITE TAX ID/PARCEL No. 20-032-001.

3. ZONING INFORMATION IS BASED ON CHAPTER 200 OF THE LOWER MAKEFIELD TOWNSHIP

ZONING ORDINANCE AS OF MARCH 11, 2025.

4. LOCATION AND SIZE OF THE STORMWATER MANAGEMENT FACILITY IS APPROXIMATE.

5. THE EXTENT AND REQUIREMENT FOR ANY ADDITIONAL ROAD IMPROVEMENTS WILL BE

DETERMINED DURING THE SUBDIVISION REVIEW AND APPROVAL PROCESS.

LIST OF REQUESTED VARIANCES:

1. 200-47A.(3.)(A) AGE-QUALIFIED COMMUNITY - MIX OF DWELLING UNIT TYPES. NO MORE

THAN 60% OF PROPOSED UNITS SHALL BE SINGLE-FAMILY ATTACHED UNITS. THE

APPLICANT PROPOSES TO PROVIDE 100% OF UNITS TO BE SINGLE-FAMILY ATTACHED

UNITS.

2. 200-47A(3.)(f)[1] AGE-QUALIFIED COMMUNITY - MAXIMUM DENSITY OF 4.6 UNITS PER

ACRE OF BASE SITE AREA, REGARDLESS OF DWELLING UNIT TYPE. THE APPLICANT

PROPOSES A DENSITY OF 4.65 UNITS PER ACRE OF BASE SITE AREA.
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PROPOSED VACUUM BOOM (TYP.)

PROPERTY LINE (TYP.)

PROPOSED DUMPSTER ENCLOSURE

PROPOSED RIGHT OUT-
LEFT OUT  EXIT ONLY

PROPOSED ENTRANCE ONLY

EXISTING CURB TO
REMAIN (TYP.)

THE FFE AT THE REAR OF THE EXISTING
BUILDING APPEARS TO BE APPROXIMATELY
3-4' ABOVE EXTERIOR GRADE.

EXISTING RETAINING WALL TO
REMAIN

ASSUMED EXISTING STORMWATER
MANAGEMENT AREA (TYP.)

ASSUMED EXISTING STORMWATER
MANAGEMENT AREA (TYP.)

EXISTING PARKING SPACES
TO REMAIN (TYP.)
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SITE PLAN LEGEND

#

PROPERTY LINE

PROPOSED CURB

PROPOSED CONCRETE

PROPOSED VACUUM BOOM

PROPOSED SIGN

TRAFFIC FLOW ARROWS

PARKING COUNT

ITEM REQUIREMENTS PROPOSED VARIANCE

PARKING REQUIRED NONE SPECIFIED 10 SPACES YES

MINIMUM LOADING SPACE REQUIRED 1 SPACE FOR BUILDING WITH G.F.A. BETWEEN
6,000 AND 20,000 S.F. NONE YES

MINIMUM ADA PARKING SPACES REQUIRED 1 SPACE 1 SPACE NO

MINIMUM PARKING DIMENSIONS 10 FEET X 20 FEET 10 FEET X 20 FEET NO

MINIMUM AISLE WIDTH 24 FEET - 2-WAY
12 FEET - 1-WAY

24 FEET - 2-WAY
20 FEET - 1-WAY

9 FEET - PAY STATIONS
YES

MINIMUM FRONT BUFFER YARD
25 FEET OR 1

2 DISTANCE OF MINIMUM REQUIRED
YARD, WHICHEVER IS GREATER (100

2  = 50 FEET) 64 FEET NO

MINIMUM SIDE BUFFER YARD
25 FEET OR 1

2 DISTANCE OF MINIMUM REQUIRED
YARD, WHICHEVER IS GREATER (60

2  = 30 FEET) 30 FEET NO

MINIMUM REAR BUFFER YARD
25 FEET OR 1

2 DISTANCE OF MINIMUM REQUIRED
YARD, WHICHEVER IS GREATER (60

2  = 30 FEET) 30 FEET NO

MINIMUM PARKING PERIPHERY LANDSCAPED AREA 10 FEET 30 FEET NO

PROPERTY ADDRESS: 1675 YARDLEY LANGHORNE RD, YARDLEY, PA 19067

JURISDICTION: LOWER MAKEFIELD TOWNSHIP,  BUCKS COUNTY, PENNSYLVANIA

LEGAL OWNER: CAMERON C. TROILO & OLGA JEAN TROILO

EQUITABLE OWNER: FLAGSHIP PENNSYLVANIA PROPCO, LLC

ZONE: C-1 (COMMERCIAL-NEIGHBORHOOD DISTRICT)

OVERLAY: TND (TRADITIONAL NEIGHBORHOOD DEVELOPMENT)

USE: CAR WASH (NOT PERMITTED - USE VARIANCE REQUIRED)

ITEM REQUIREMENTS PROPOSED VARIANCE

MINIMUM LOT AREA 5 ACRES 114,381 S.F.
(2.62 AC.) NO3

MINIMUM LOT WIDTH 150 FEET 527 FEET NO

MINIMUM LOT FRONTAGE NONE REQUIRED 527 FEET NO

MINIMUM FRONT YARD SETBACK 100 FEET BUILDING - 119 FEET NO2

MINIMUM SIDE YARD SETBACK 60 FEET BUILDING - 72 FEET NO2

MINIMUM REAR YARD SETBACK 60 FEET BUILDING - 64 FEET NO2

MAXIMUM BUILDING HEIGHT 35 FEET <35 FEET NO

MAXIMUM BUILDING COVERAGE 30 PERCENT 9 PERCENT NO

MAXIMUM IMPERVIOUS SURFACE RATIO 70 PERCENT 57 PERCENT NO

1" = 20'
K.K.
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ZONING INFORMATION

PARKING INFORMATION

1. THE SITE LAYOUT SHOWN IS FOR CONCEPTUAL PURPOSES ONLY AND IS SUBJECT TO CHANGE PENDING FINAL SITE ENGINEERING.
PLAN SHALL NOT BE USED FOR CONSTRUCTION.

2. THE SITE BOUNDARY WAS DETERMINED BY A SURVEY PREFORMED BY BL COMPANIES DATED 08/28/2025
3. THE FFE AT THE REAR OF THE EXISTING BUILDING APPEARS TO BE APPROXIMATELY 3-4' ABOVE EXTERIOR GRADE. (PREVIOUS

LOADING DOCK)

GENERAL NOTES

1. ACCORDING TO TOWNSHIP CODE
1.1. YARD - A SPACE OPEN TO THE SKY ON THE SAME LOT WITH A BUILDING OR STRUCTURE WHICH IS UNOCCUPIED,EXCEPT FOR ACCESSORY STRUCTURES TO THE

EXTENT SPECIFICALLY PERMITTED.
1.2. STRUCTURE — ANY MAN-MADE OBJECT HAVING AN ASCERTAINABLE STATIONARY LOCATION ON OR IN LAND OR WATER, WHETHER OR NOT AFFIXED TO THE LAND.

2. ACCORDING TO THE DIRECTION FROM THE TOWNSHIP; PAY STATIONS, VACUUM SPACES AND A DUMPSTER ENCLOSURE ARE ALL NOT CONSIDERED A STRUCTURE, SINCE
THESE ARE PART OF A CAR WASH FACILITY AND THEIR USE WOULD BE INCORPORATED INTO THE VARIANCE FOR THE USE AND THEREFORE DO NOT NEED TO MEET THE
MINIMUM REQUIRED YARD SETBACKS

3. ACCORDING TO THE DIRECTION FROM THE TOWNSHIP, A RELIEF IS NOT NEEDED AS IT IS AN EXISTING NON-CONFORMING LOT SIZE.
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