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TOTAL SITE AREA
±605,720 SF
±13.9 Acres

DENSITY
Apartments = 308 Units

PRINCIPAL STRUCTURE STANDARDS
Front Setback = 5'
Side Setback = 5’ 
Rear Setback = 5'

PROVIDED OPEN SPACE
±4.22 Acres

VISION & COMMUNITY INFORMATION
The Reserve at Cranberry Springs PRD is an apartment community development located along I-79, and is a 
portion of a larger masterplaning effort known as Cranberry Springs. The proposed neighborhood will include 
308 apartment dwellings, as well as a pedestrian-oriented network of sidewalks provided for enhanced 
connectivity and circulation across the site. The development will also feature a centrally located clubhouse,  
tree-lined entry boulevard, an on-site dog park, sports courts, and other passive amenity spaces provided 
throughout the project area. The provisions as a part of the Reserve at Cranberry Springs development will 
contribute to the overall sense of place for the surrounding community and Cranberry Springs masterplanning 
effort.
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OPEN SPACE & AMENITIES
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As per section 27-903.3.B.1.E of Cranberry Township municipal code, each Planned Residential Development shall 
construct a minimum of 1 parklet per every 50 units, plus 1 additional parklet for every additional 50 units. Parklets typically 
include amenities such as dog parks, children's play areas, nature viewing, and other such passive amenities.  The Reserve 
at Cranberry Springs development is required to provide six parklets. Please see below for applicable enlargements:



CIRCULATION & PARKING

PARKING SUMMARY
PROPOSED PRINCIPAL USE:
Multiple-family dwelling (Apartment-style complex)
• Three, 36-unit apartment buildings
• Three, 24-unit apartment buildings
• Eight, 16-unit apartment buildings

TOTAL UNITS = 308

DWELLING UNIT BREAKDOWN PER BUILDING TYPE:
• 36 unit building =  24 one-bed units,  9 two-bed units,  3 three-bed units 
• 24 unit building =  6 one-bed units,  18 two-bed units,  no three-bed units 
• 16 unit building =  6 one-bed units,  10 two-bed units,  no three-bed units 

TOTAL BED COUNTS:
• One-bed & Two-bed units = 299
• Three-bed units = 9

CODE REQUIREMENT PER §27-312:
• 1.75 spaces per dwelling unit having 2 beds or less
• 2.0 spaces per dwelling unit having + 2 beds

REQUIRED PARKING PER §27-312:
• Off-Street Parking = 541 required spaces

(1.75 x 299 two-bed units = 523 spaces)
(2.0 x 9 three-bed units = 18 spaces)

• ADA Parking = 9 total spaces 

PROVIDED PARKING FOR PRD*
• Off-Street Surface Parking  = 395 Sp.
• ADA Parking    = 14 Sp.
• Parallel Parking    = 47 Sp.
• Detached Parking Garage  = 45 Sp.
• Clubhouse Parking   = 19 Sp.

TOTAL = 520 Spaces*

*NOTE: 
Please see attached narrative for modification request regarding required parking. 

Parking for The Reserve at Cranberry Springs PRD shall be provided through on-street parallel parking, off-
street surface parking, and detached parking garages dedicated to each building. In addition, surface parking 
has also been provided for the clubhouse and it's other associated amenities.
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PRD PERIMETER BUFFER EXHIBIT

INTERSTATE 79

REQUIRED 50'
PERIMETER BUFFER

PROPOSED 25' 
PERIMETER BUFFER*

NORTHERN PERIMETER BUFFER
(MIXTURE OF TREES AS SHOWN)

SOUTHERN PERIMETER BUFFER
(MIXTURE OF TREES AS SHOWN)
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PRD PERIMETER BUFFER
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FEBRUARY 7, 2023

THIS PLAN HAS BEEN PREPARED SOLELY FOR THE BENEFIT OF THE PERSON(S) NAMED
ABOVE AND FOR THE PROJECT NOTED ON THIS DRAWING.  THE USE OF THIS PLAN BY ANY
THIRD PARTY, OR FOR ANY OTHER PURPOSE OTHER THAN SPECIFIED, IS PROHIBITED
WITHOUT WRITTEN CONSENT FROM PVE ENGINEERING

NOT FOR

CONSTRUCTIO
N

1. NOTIFY THE PENNSYLVANIA ONE CALL SYSTEM AT (811)
A MINIMUM OF (5) DAYS PRIOR TO ANY DEMOLITION,
EXCAVATION, OR CONSTRUCTION.  ALL EXISTING
INFORMATION IS BASED ON A SURVEY PERFORMED BY
PVE, LLC DATED 01/18/2022. THE LOCATIONS OF ALL
EXISTING UTILITIES SHOWN ON THIS PLAN HAVE BEEN
DETERMINED FROM THE BEST INFORMATION AVAILABLE
AND ARE GIVEN FOR THE CONVENIENCE OF THE
CONTRACTOR. ALL EXISTING SEWERS, PIPING AND
UTILITIES SHOWN ARE NOT TO BE INTERPRETED AS THE
EXACT LOCATION, OR AS THE ONLY OBSTACLES THAT
MAY OCCUR ON THE SITE. THE ENGINEER ASSUMES NO
RESPONSIBILITY FOR THEIR ACCURACY. PRIOR TO THE
START OF ANY DEMOLITION, EXCAVATION, OR
CONSTRUCTION ACTIVITY, NOTIFY THE UTILITY
COMPANIES FOR FIELD LOCATIONS OF EXISTING
UTILITIES. VERIFY EXISTING CONDITIONS, LOCATE ALL
UTILITIES BY DIGGING TEST PITS, AND PROCEED WITH
CAUTION AROUND ANY ANTICIPATED FEATURES.
NOTIFY THE OWNER IMMEDIATELY OF ANY CONFLICTS
WITH EXISTING UTILITIES.  IMMEDIATELY AND
COMPLETELY REPAIR EXISTING UTILITIES THAT ARE
DAMAGED DURING DEMOLITION, EXCAVATION, OR
CONSTRUCTION AT NO ADDITIONAL COST TO THE
OWNER.

2. ALL WORK AND MATERIALS TO COMPLY WITH ALL
SPECIFICATIONS PROVIDED; LOCAL, COUNTY, STATE,
AND FEDERAL REGULATIONS AND CODES; AND O.S.H.A.
STANDARDS.

3. IMPLEMENT AND MAINTAIN A WORK ZONE TRAFFIC
CONTROL PLAN IN ACCORDANCE WITH PENNDOT.

4. DESIGNATE AND MAINTAIN ON-SITE A TRAINED
COMPETENT PERSON FOR ALL EXCAVATION WORK
WHO SHALL BE ON CALL
24-HOURS-PER-DAY-7-DAYS-PER-WEEK IN CASE OF
EMERGENCY.  PROVIDE 24-HOUR CONTACT
INFORMATION FOR THE TRAINED COMPETENT PERSON
PRIOR TO ANY WORK.

5. FURNISH AND INSTALL ALL PLANT MATERIAL IN
CONFORMANCE WITH USDA STANDARDS FOR NURSERY
STOCK, ANSI Z60.1, AND AJCHN.  FURNISH AND INSTALL
ALL PLANT MATERIAL IN QUANTITIES SUFFICIENT TO
COMPLETE THE PLANTING SHOWN ON ALL DRAWINGS.

6. ADJUST TREE LOCATIONS AS NECESSARY BASED ON
LOCATIONS OF EXISTING AND PROPOSED UTILITIES.

7. AREAS NOT TO BE PAVED ARE TO BE SEEDED AND
MULCHED WITH THE EXCEPTIONS OF AREAS IDENTIFIED
AS PLANTING BEDS OR WITHIN A 3 FOOT RADIUS OF
ANY PROPOSED PLANTING.

8. PLACE 6 INCHES OF TOPSOIL ON ALL UNSURFACED
AREAS UNLESS OTHERWISE NOTED.  MULCH AND SEED
UNSURFACED AREAS AND WATER UNTIL A HEALTHY
STAND OF GRASS IS DEVELOPED.

9. CONTRACTOR TO SUPPLY PLANT MATERIAL IN
QUANTITIES SUFFICIENT TO COMPLETE THE PLANTING
SHOWN ON PLANS.

10. PLACE 6 INCHES OF TOPSOIL ON ALL CUT OR FILL
SLOPES, UNLESS OTHERWISE NOTED.

11. PLACE 3 INCHES OF SHREDDED HARDWOOD BARK
MULCH IN ALL PLANTING BEDS. PINE BARK OR GRAVEL
BARK IS NOT ACCEPTABLE.  PLACE MULCH ON ALL
DISTURBED AREAS WITHIN LIMITS OF PLANTING BEDS,
UNLESS OTHERWISE NOTED.

12. DO NOT COMMENCE PLANTING UNTIL ROUGH GRADING
HAS BEEN COMPLETED.

13. ALL PLANTS TO BE BALLED AND WRAPPED OR
CONTAINER-GROWN.  DO NOT USE CONTAINER-GROWN
STOCK THAT IS ROOT-BOUND.  CUT ROPES AT TOP OF
ROOT BALLS TO BE CUT. REMOVE TOP ONE-THIRD OF
BURLAP FROM ROOT BALLS. COMPLETELY REMOVE ALL
NON-BIODEGRADEABLE MATERIAL FROM ROOT BALLS.
REMOVE CONTAINER FROM CONTAINER-GROWN STOCK
AND CUT ROOT BALL THROUGH THE SURFACE IN TWO
VERTICAL LOCATIONS.

14. TREES PLANTED ALONG SIDEWALKS AND PEDESTRIAN
ACCESSES TO HAVE A SINGLE STRAIGHT TRUNK THAT
DOES NOT FORK BELOW 6' ABOVE GRADE.

15. ALL PLANTS TO HAVE THE SAME RELATIONSHIP TO
FINISHED GRADE AS THE PLANT'S ORIGINAL NURSERY
GRADE BEFORE DIGGING.

16. ALL PLANTS SHALL BE NURSERY GROWN UNDER
CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE
LOCALITY OF THE PROJECT FOR A MINIMUM OF TWO (2)
YEARS.

17. DO NOT ALLOW AIR POCKETS TO FORM WHEN
BACKFILLING PLANTINGS.

18. PRUNE ALL BRUISED, BROKEN, OR DEAD MATERIAL
FROM PLANTS IMMEDIATELY AFTER PLANTING IN
ACCORDANCE WITH STANDARD HORTICULTURE
PRACTICES BY AN EXPERIENCED PRUNER. ALL
PRUNING SHALL BE DONE WITH CLEAN, SHARP TOOLS.

19. SPRAY ALL PLANTS WITH ANTIDESSICANT WITHIN 24
HOURS OF PLANTING AND AT THE BEGINNING OF THEIR
FIRST WINTER.

20. THOROUGHLY WATER ALL PLANTS TWICE DURING THE
FIRST 24-HOUR PERIOD AFTER PLANTING.

21. REMOVE ALL EXISTING LANDSCAPE ELEMENTS WHERE
NEW LANDSCAPING IS TO BE INSTALLED.

(§22-612.5) STREET TREES

CODE REQUIREMENT INTERNAL
STREET  LENGTH

REQUIRED
STREET TREES

PROVIDED
STREET TREES

(1) TREE PER 35 LF
(ALONG INTERNAL STREET) ±1,423 LF 41 TREES > 41 TREES

1. ALL DEAD AND DYING PLANTS SHALL BE REPLACED NO LATER THAN THE SUBSEQUENT PLANTING SEASON.
2. EQUIVALENT LANDSCAPE SPECIES MAY BE SUBMITTED BY THE CONTRACTOR AND REVIEWED AND APPROVED BY THE LANDSCAPE ARCHITECT AND OWNER.

 MASTER PLANTING SCHEDULE
QTY. ID BOTANICAL NAME COMMON NAME SIZE SPACING NOTES

 TREES
SEE

PHASE 2A PA  Platanus x acerifolia  London Plane Tree 3.0" CAL. B&B As Shown
Street tree for previous

development phase

28 GTI  Gleditsia tricanthos f. inermis  Thornless Honey Locust 3.0" CAL. B&B As Shown
Street Tree

(Min. 3" caliper)

8 GB  Ginko biloba 'Princeton Sentry'  Princeton Sentry Ginko 3.0" CAL. B&B As Shown
Street Tree

(Min. 3" caliper)

12 GDE  Gymnoclasus d. 'Espresso'  Espresso Kentucky Coffee Tree 2.5" CAL. B&B As Shown
Offstreet Parking, Interior Tree

(Min. 2.5" caliper)

15 ZS  Zelkova serrata  Japanese Zelkova 2.5" CAL. B&B As Shown
Offstreet Parking, Interior Tree

(Min. 2.5" caliper)

42 SR  Syringa reticulata  Japanese Lilac 3.0" CAL. B&B As Shown (May qualify as street tree)

40 FG  Fagus grandifolia  American Beech 1 3 4" CAL. B&B See Detail
PRD Perimeter Buffer Tree

(25% species mix)

40 AR  Acer rubrum 'Franksred'  Red Sunset Maple 1 3 4" CAL. B&B See Detail
PRD Perimeter Buffer Tree

(25% species mix)

27 NS  Picea abies  Norway Spruce 6'h B&B See Detail
PRD Perimeter Buffer Tree

(25% species mix)

27 AC  Abies concolor  Concolor Fir 6'h B&B See Detail
PRD Perimeter Buffer Tree

(25% species mix)
 SHRUBS / ORNAMENTAL GRASSES

 Selections forthcoming

 PERENNIALS / GROUNDCOVERS

1156 ARB  Ajuga reptans  Bugleweed Clump No. 1 Cont. 18" O.C.
Square Planting Pattern

(Total: 2,722 SF)

3721 GCB  Geranium x c. 'Biokovo'  Biokovo Geranium Clump No. 1 Cont. 18" O.C.
Square Planting Pattern

(Total: 8,453 SF)

±564 SF RR  Decorative River Rock - (#3 Stone) At narrow landscape islands
(See Plan)

 SEEDING / LAWN (TO BE PLANTED PER ERNST STANDARD ESTABLISHMENT / PLANTING METHODS)

- Lawn  ERNST SEEDS - Commercial Concervation Mix ERNMX-113 -
See Ernst Seeding
& Planting Methods

(§27-903.5) PRD PERIMETER BUFFER

CODE REQUIREMENT PERIMETER
LENGTH

REQUIRED
ITEMS

PROVIDED
ITEMS

(50') PERIMETER LANDSCAPE BUFFER
(PRD perimeter buffer supercedes 'site

perimeter buffer' requirement of 27-317.3)
NORTHERN
BOUNDARY

±1,340 LF

50'
PERIMETER

BUFFER

25'
PERIMETER

BUFFER*

(3) DECIDUOUS TREE PER 50 LF 80 D. TREES 80 D. TREES**

(2) EVERGREEN TREE PER 50 LF 54 E. TREES 54 E. TREES**

(§22-612.2) SERVICE AREA SCREENING

CODE REQUIREMENT REQUIRED
ITEMS

PROVIDED
ITEMS

ADEQUATE SCREENING SHALL PREVENT
DIRECT VIEWS OF LOADING AREAS, TRASH,
OUTDOOR STORAGE, AND SERVICE DRIVES

FROM ADJACENT PROPERTIES OR ROW.

PERMITTED SCREENS INCLUDE:
OPAQUE FENCING / MASONRY WALLS.

DUMPSTER PAD
SCREEN (MIN. 6'h)

SOLID MASONRY
WALL @ ALL

DUMPSTER PADS

NOT TO SCALE

+/
- 2

0.0
'

+/- 20.0'

* PLEASE SEE MODIFICATION REQUEST NARRATIVE FOR APPLICABLE RATIONALE FOR 25' PRD BUFFER.
** BUFFER TREES PROVIDED TO BE PLANTED IN RANDOMIZED PATTERN TO FORM NATURALIZED CLUSTERS.
PLEASE REFER TO PERIMETER BUFFER PLANTING DETAIL FOR MORE INFORMATION ON SPACING & SELECTION.

INTERNAL STREET(±1,423 LF TOTAL)

PRD PERIMETER BUFFER:
1. FOR EVERY 50 LF OF PERIMETER BUFFER, THE FOLLOWING SHALL BE PROVIDED:

· 3 DECIDUOUS TREES
· 2 EVERGREEN TREES

2. TREES TO BE PLANTED IN A RANDOMIZED PATTERN TO FORM NATURALIZED
CLUSTERS. SPACE NO LESS THAN ±20.0' O.C. TO ACHIEVE REQUIRED DENSITY

3. MIX SPECIES EVENLY THROUGHOUT BUFFER YARD TO ENSURE BIO-DIVERSITY.

4. BUFFER YARD PLANTING SPECIES: (FG) (AR) (NS) (AC)

INTERNAL STREET
(±1,423 LF TOTAL)

PRD
PERIMETER

BUFFER

SOD / LAWN

(AR) (GCB)

BUILDING
FOUNDATION

PLANTING AREA

AMERICAN BEECH

RED SUNSET MAPLE

CONCOLOR FIR

NORWAY SPRUCE

PROPOSED PRD PERIMETER BUFFER
Northern boundary length = 1,340 LF
• (1,340 / 50 = 26.8) (26.8 x 3 = 80.4)         80 Deciduous
• (1,340 / 50 = 26.8)  (26.8 x 2 = 53.6)       54 Evergreen 

Southern boundary length = 1,136 LF
• (1,136 / 50 = 22.72)  (22.7 x 3 = 68.1)    68 Deciduous
• (1,136 / 50 = 22.72)  (22.7 x 2 = 45.5)    46 Evergreen



ARCHITECTURAL CHARACTER - APARTMENTS

FRONT / REAR
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FRONT / REAR / SIDE



TYPICAL FRONT ELEVATION

TYPICAL REAR ELEVATION

TYPICAL SIDE ELEVATIONTYPICAL CROSS SECTION

ARCHITECTURAL CHARACTER - GARAGES

TYPICAL GARAGE FLOOR PLAN
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