WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, January 22, 2019
7:00 P.M.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: January 8, 2018
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. Lochiel Farm
Address: 740 Livingston Ln.
First Review: Final Land Development
Request: The construction 140 Townhomes and adaptive reuse of two historic structures
into single-family residential units.
2. ARD Exton Pad, LLC.
Address: 109 N. Pottstown Pk.
Frist Review: Land Development
Request: The construction of 2,455 sf addition and reuse of the existing historic structure.
3. Fedor Tract
Address: 1250 Ship Rd.
First Review: Sketch Plan
Request: The construction of 3 lot subdivision.
NEW BUSINESS
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: February 5, 2019

MEMORANDUM
DATE: January 18, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Lochiel Farm Tract
Final land development plan
APPLICANT: Donovan Investment Partners, LP
1595 Paoli Pk.
West Chester, PA 19380

SITE ADDRESS: Livingston La.

Exton, PA 19341

TAX PARCEL: 41-5-93
ZONING: O/R, Office / Residential
DESCRIPTION: Construction of 140 townhouse dwellings and renovation of
two existing historic structures as single-family detached
dwellings on a 32.3-acre tract known as Lochiel Farm.

EXPIRES: April 7, 2019
Background
The Lochiel Farm tract covers 32.36 gross acres (20.16 net) along the north side of Lincoln
Hwy., east of the intersection with Ship Rd. The tract wraps around SS. Philip and James
Roman Catholic Church and an adjacent residential lot and has approximately 50 feet of
frontage on N. Ship Rd. in addition to the principal frontage on Lincoln Hwy. The Chester
Valley Trail abuts the northern edge, beyond which lies Exton Park. The site is mostly
wooded open space, but there are five structures on the property, three of which are
historic, including the Class I Lochiel Farm Manor House.
Two significant environmental constraints affect the site. The first is the floodplain and
riparian buffer area associated with the creek along the Lincoln Hwy. frontage and the church
property. In addition to reducing the developable area of the tract, the location of these
constraints makes access difficult. The second important constraint is due to the eastern
edge of the property being adjacent to an EPA superfund site. In July 2016, Staff and the
Applicant met with EPA representatives regarding this matter and were advised that
development of the Lochiel Farm site was permissible, but the development could not affect
groundwater flow and the design must allow for continued access to the existing monitoring
wells located there. The former condition means that groundwater may not be extracted for
any purpose, and infiltration may not be used as a means of stormwater management.

Since there are three identified historic structures on the property, the Township Historical
Commission has reviewed this plan on several occasions. In the course of these meetings it
was agreed that the Applicant would renovate both the Class I manor house (Township
Historic Site #341) and the Class II tenant house (Township Historic Site #339) for use as
single-family detached dwellings. The tenant house will be relocated to be closer to the
manor house, and each home is to be provided with a detached garage for use by their
respective residents. The Commission was agreeable to the demolition of the Class III harness
shop (Township Historic Site #340) and the two non-historic structures on the property. These
provisions were all memorialized in the Decision and Order (“D&O”) that approved the
conditional use application for this project. The Historical Commission reviewed this final
plan at their meeting of January 14, 2019, unanimously passing a motion recommending its
approval subject to the provision of (1) appropriate landscaped buffers, (2) renderings of
building elevations showing how the buildings will look following renovation, and (3) an
interpretive panel to inform the public of the history of the site.
The Planning Commission first saw this plan as a sketch plan in the fall of 2016. The
Commission reviewed the conditional use application – required due to the number of
proposed dwelling units – on April 18 and August 1, 2017. At their meeting of October 25,
2017, the Board of Supervisors (“Board”) approved the conditional use by passing a D&O at
their meeting of October 25, 2017. The Commission subsequently reviewed the preliminary
land development plan at their meetings of May 15, July 2, and August 28, 2018. At the
August 28 meeting, the Commission passed a motion recommending that the Board approve
the preliminary plan, subject to a variety of conditions, which they did at their meeting of
September 26, 2018.
Tonight is the Applicant’s first presentation of the final land development plan to the
Planning Commission.
Consultant Reviews
The Applicant’s traffic engineer is Traffic Planning and Design, which is also the Township’s
regular traffic consultant. In order to avoid conflict of interest, we have secured the services
of McMahon Associates to review this plan on behalf of the Township.
•

Spotts, Stevens and McCoy (“SSM”) review dated January 11, 2019. The
Commission may recall the base flood elevation issue in comment #3 from the
preliminary plan review. At that time, Staff noted that while the wording of §32561.D(3)(d)[3] of the Zoning Ordinance appears to prohibit any increase in the
elevation, SSM advised – and states again here – that such an interpretation makes the
construction of any new bridge or culvert “essentially impossible.” We further noted
that §325-63.A(2) of the Zoning Ordinance includes provisions for “When the Township
proposes to permit … any development that causes a rise in the base flood
elevations,” indicating that the earlier provision cannot be interpreted as an iron-clad
prohibition. SSM and the Applicant concur that the area affected by the rise is quite
small and is completely within the Applicant’s property. We note that the affected
area is upstream from the residents who have expressed concern about flooding, so
they will not be impacted by any rise in the flood elevation at this location. Staff
supports allowing the encroachment by the culvert, subject to the provisions of §32563.A(2).
Most of the remaining comments are administrative or procedural items, except:
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−

Comment #6 questions the significance of the phasing line shown on Sheet 7. At
the meeting of August 28, the Applicant stated that they wished to secure final
plan approval for the entire project, but to post financial security for each of the
two phases separately. In order to protect the interests of the Township, the
Applicant suggested an Agreement Prohibiting Development and Conveyance
(“Agreement”) addressing the second phase. The Agreement would be recorded
with the plan, making it binding on the property and not just this Applicant. The
Township Solicitor advised that he is familiar with this approach and has no
objection to it, adding that specific details will need to be worked out prior to
recording (e.g., we note that some of the storm drains in Lochiel La. – all of which
is in Phase 1 – discharge to a basin in Phase 2). Given our Solicitor’s assurances,
Staff has no objection to this approach. The Applicant should confirm whether this
understanding is still accurate, given that we can find no reference to phases
anywhere in the plan set, except on Sheet 7.

−

Comment #12 recommends enlarging the Lochiel La. right-of-way in order to
facilitate maintenance of the culvert.

•

Theurkauf Design and Planning (“Theurkauf”) review dated January 11, 2019.
Comment #1 notes a discrepancy between the trail surface approved for the
preliminary plan (a mowed-grass path) and what is shown on this plan (crushed stone).
The Commission should determine whether this is an error on the plan or if the
Applicant is proposing a different surface. All of the remaining comments direct minor
revisions or corrections or address administrative items.

•

McMahon review dated January 10, 2019. Comments #1 through #3 address the
transportation-related conditions of the D&O, including the need to secure a PennDOT
permit for the new site entrance from Lincoln Hwy. opposite Belden Blvd. and
payment of a traffic impact fee. Comments #4 and #5 support waivers requested from
the minimum cartway width requirement and the road alignment design standards;
Staff concurs.

•

Director of Public Works memorandum dated January 11, 2019. Mr. Otteni directs
revisions to the notes describing the maintenance requirements for the stormwater
management facilities.

•

Police Chief memorandum dated January 10, 2019. Chief Catov suggests prohibiting
left turns from Livingston La. to Lincoln Hwy.

•

Fire Marshal memorandum dated January 15, 2019. Mr. Moses has no further
concerns regarding this plan.

The Staff memorandum of June 29, 2018 reviewed the comments from the Chester County
Planning Commission dated May 18, 2018. The County concerns were largely the same as
those noted by our consultants, except for a suggestion that the Applicant advise how future
residents will be kept informed regarding any maintenance requirements for the vapor
mitigation systems in the homes. The Board added a condition to the approval of the
preliminary plan addressing this matter, as discussed in the Staff Comment section below.
Staff Comment
We recommend that the Commission confirm with the Applicant that the remaining
consultant concerns are “will comply” items, particularly in regard to our understanding of
the intent to phase the plan and the need to enlarge the Lochiel La. right-of-way, pursuant to
3

comment #12 of the SSM review. The surface of the on-site trails should also be clarified, as
per comment #1 of the Theurkauf review.
Regarding the need for EPA to have access to the site and the monitoring wells, Staff
previously advised the Commission that we have received correspondence from Mr. Gregory
Voigt of the Philadelphia EPA office stating that the EPA is agreeable to the plan as proposed.
Mr. Voigt noted that the Applicant will need to enter into an “environmental covenant” with
EPA before EPA will approve the project. The Applicant and Mr. Voigt have both confirmed to
Staff that this covenant has been finalized and will be recorded with the land development
plan; the approval of the preliminary plan included a condition that the Township be provided
with a copy of the covenant upon recording. The same condition appears in the attached
draft motion.
In our review of the preliminary plan, Staff stated that we were satisfied that the conditions
of the D&O have either been met or may be made conditions of approval of the final land
development plan.
Staff has no objection to Commission action on the final plan at tonight’s meeting; we have
attached a draft motion for your consideration. Please note that the Commission and the
Board both added conditions to the approval of the preliminary plan in the course of their
respective meetings:
•

The Commission may recall adding a condition that “The final plan shall clearly provide
for the removal of Livingston Lane and the culvert which conveys it over Valley Creek.”
Sheets 8 and 10 both include notes regarding the removal of the culvert, but are silent on
the matter of the cartway, so we have retained the condition in the draft motion.

•

The Board added a condition that future residents are to be informed of the sub-slab
vapor mitigation systems underlying their homes and advised of any maintenance
requirements. General Note 41 on Sheet 1 states, “Builder shall record deed restrictions
for each unit requiring the residential owners to continue the operation and maintenance
of the vapor mitigation system until groundwater at the site is remediated to MCL’s
specified in EPA’s 6/16/2017 ROD Amendment, and provide owners with appropriate O&M
manuals.” Staff is of the opinion that this note addresses the Board’s concern, so the
attached draft no longer includes the Board’s condition. If the Commission is not satisfied
that the note is sufficient, a condition to that effect should be added.

Attachments
1.
2.
3.
4.
5.
6.
7.
8.

SSM review dated January 11, 2019.
Theurkauf review dated January 11, 2019.
McMahon review dated January 10, 2019.
Director of Public Works memorandum dated January 11, 2019.
Police Chief memorandum dated January 10, 2019.
Fire Marshal memorandum dated January 15, 2019.
Recommended motion dated January 18, 2019.
Plan set dated November 28, 2017 (sheets 1 – 30) and April 11, 2018 (sheets 31 – 35), all as most
recently revised December 12, 2018.

H:\Plans\JKLM\Lochiel\Weller PC memo dated 1-18-19
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Spotts, Stevens and McCoy
1047 N. Park Road > P.O. Box 6307 > Reading PA 19610-0307
610.621.2000 > F. 610.621.2001 > SSMGROUP.COM

January 11, 2019
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

Lochiel Farm (740 N. Ship Road)
Final Land Development Plan
SSM File 101008.0301

Dear Mr. Weller:
We have reviewed the Preliminary Land Development Plan for Lochiel Farm, consisting of the following:




D.L. Howell plan 3101, sheets 1 through 35 dated November 28, 2017 and April 11, 2018, most recently
revised August 6, 2018.
D.L. Howell Post Construction Stormwater Management Report dated April 11, 2018, most recently
revised December 12, 2018.
D.L. Howell Floodplain Analysis dated April 11, 2018, most recently revised December 12, 2018.

140 townhouses are proposed by Donovan Investment Partners. The tract is zoned Office/Residential.
Issues regarding landscaping and buffering, traffic and pedestrian circulation, and lighting will be addressed
by Theurkauf Design and Planning, Traffic Planning and Design, and Stan Stubbe and respectively.
We have the following comments regarding the application.

WAIVER REQUESTS
1.
2.

The wording on the list of waivers on sheet 1 must be revised to state the date upon which the
Township granted the waivers.
The list of waivers shall be revised to exactly match the waivers noted in your letter dated
September 27, 2018 re: approval of Preliminary Land Development Plan.

COMPLIANCE WITH ZONING ORDINANCE
3.

Documentation shall be submitted demonstrating that the development will not cause any increase in
the base flood elevation, Section 325-61.D(3)(d)[3]. The analysis predicts that there will be an
approximate 1.0 foot rise in the floodplain immediately upstream of the proposed culvert. In this case
the rise in elevation is completely contained on this property. It should be noted that completely
avoiding any rise in water surface elevation when a bridge or culvert is placed across a stream is
essentially impossible.

DATA + INFRASTRUCTURE + BUILDINGS + ENVIRONMENT

Mr. John R. Weller | West Whiteland Township
SSM File 101008.0301
January 11, 2019
Page 2 of 2

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
4.
5.
6.

Homeowners Association documents shall be submitted to the Township for review, Section 28116.C(23).
An improvements agreement and guarantee are required, Section 281-54. The design engineer should
submit an estimate of probable cost for our review.
A phase line is shown on sheet 7 identifying two phases. If it is the intent to construct this plan in
two phases (i.e. only provide escrow for one phase at a time), then only that portion that will be
constructed in the first phase should be shown and considered for Final Plan approval. The limits of
all utilities and stormwater features shall be shown to support that phase and the stormwater design
calculations shall demonstrate that those facilities constructed as part of phase 1 adequately meet the
requirements of the stormwater ordinance without the need to construct any of the facilities in phase
2.

COMPLIANCE WITH STORMWATER ORDINANCE
7.
8.
9.
10.
11.
12.

We will consider Section 270-19. to have been met when an NPDES permit is issued for this project.
The applicant shall provide the Township with the “letter of adequacy” from the Chester County
Conservation District for the E&S Plan prior to the Township endorsing the plan, Section 27017.A(1)(a).
The applicant shall provide the Township with a copy of the required NPDES Permit prior to the
Township endorsing the plan, Section 270-17.A(1)(b).
A computer disc of the latest floodplain study input files shall be submitted to the Township, Section
270-26.A.
The applicant statement of Section 270-32.A(3) and the design engineer signature block of Section
270-32.A(4) shall be signed prior to the Township endorsing the plan.
The right-of-way of Lochiel Lane and the easement for the maintenance of the culvert do not provide
sufficient space to maneuver equipment around the north side wing walls. We recommend that the
easement be extended to Livingston Lane to provide sufficient space to work around the wing walls,
steep slopes and landscaping, Section 270-32.B(18)(c)[5].

GENERAL
12.

The two connections to the Chester Valley Trail shall be constructed of bituminous paving for their
full length. The limits of the pave sections should be shown with a cross hatch or similar pattern to
clearly identify the limits of paving.

Please contact me if you have any questions.
Sincerely,
Spotts, Stevens and McCoy

Kent D. Morey, P.E.
Senior Engineer
kent.morey@ssmgroup.com
cc:

Mark Stabolepszy, P.E.

MEMORANDUM
TO:

John Weller, AICP, West Whiteland Township Planning Director and Zoning Officer
Justin Smiley, AICP, Township Planner
Patrick J. Stuart, RLA, MCRP, ASLA, Orsatti & Stuart Associates, Inc.
David W. Gibbons, PE, D.L. Howell & Associates, Inc.

FROM:

Edward A. Theurkauf, RLA, ASLA, APA
Kelsey P. Stanton, Associate ASLA

DATE:

January 11, 2019

SUBJECT:

REVIEW COMMENTS – LOCHIEL FARM
FINAL LAND DEVELOPMENT PLAN DATED 12-12-18

Please note our review comments pertaining to the Township notice of Final Plan Approval dated 9-2718, to the Conditional Use Decision and Order dated 10-18-17, and to the following documents that we
received on 12-22-18:
•

Land Development Plan consisting of 35 sheets; and

•

Response letter from Patrick Stuart dated 12-13-18.

REVIEW COMMENTS – LOCHIEL FARM
FINAL LAND DEVELOPMENT PLAN DATED 12-12-18

Page |2

January 11, 2019
1.

Open Space Management Notes – Condition #21 of Final Approval states that open space trails
shall have a naturalized mown grass surface. Open Space Management Note #4 on sheet C07.3
indicates crushed stone surfaced trails and shall be revised accordingly.

2.

Tree Protection – Section 281.34.D of the subdivision and land development ordinance (SLDO)
requires protection for mature trees to remain with critical root zones in the limit of
disturbance. The plan shall be revised as follows:
a. The E&S Plan shall be revised to indicate protective fencing along the limit of disturbance for
mature trees to remain adjacent to the proposed east connection to the Chester Valley Trail.
b. The Landscape Plan indicates a 12-inch Maple to remain within the limit of disturbance east
of lot #46. The E&S Plan does not indicate the tree and shall be revised for consistency.

3.

Plant Cultural Requirements – Section 281-33.C.6.d.6 (SLDO) requires plant lists to indicate plant
spacing. The Wetland Mitigation plant list does not specify spacing for container perennials and
shall be revised accordingly.

4.

Plan Errors – The following shall be addressed:
a. The Landscape Plan indicates evergreen trees that conflict with residential buildings and
decks, particularly in the open space between lots 47-62 and lots 63-77. The plan shall be
revised to move conflicting evergreen trees away from residences.
b. The Wetland Mitigation plant list specifies 60 New York Aster, but 80 are indicated on the
Landscape Plan.

5.

Cost Estimate – A landscape cost estimate shall be submitted in accordance with section 28133.C.6.i (SLDO).

6.

Conclusion – The noted issues shall be addressed prior to plan recording.

Please contact this office with any questions.

McMAHON ASSOCIATES, INC.

835 Springdale Drive, Suite 200
Exton, PA 19341
p 610-594-9995 | f 610-594-9565

PRINCIPALS

January 10, 2019

Joseph J. DeSantis, P.E., PTOE
John S. DePalma
William T. Steffens
Casey A. Moore, P.E.
Gary R. McNaughton, P.E., PTOE

ASSOCIATES

Ms. Mimi Gleason, Township Manager
West Whiteland Township
101 Commerce Drive
Exton, PA 19341

John J. Mitchell, P.E.
Christopher J. Williams, P.E.
R. Trent Ebersole, P.E.
Matthew M. Kozsuch, P.E.
Maureen Chlebek, P.E., PTOE
Dean A. Carr, P.E.

FOUNDER

RE:

Traffic Engineering Review - Lochiel Farm Residential Development
West Whiteland Township, Chester County, PA
McMahon Project No. 818347.11

Joseph W. McMahon, P.E.

Dear Ms. Gleason:
McMahon Associates, Inc. completed a traffic engineering review of the proposed residential development
located on the north side Lincoln Highway (S.R. 3070), just east of Ship Road. Based on the plans, 140
townhomes and two existing single-family homes are proposed with access provided via a new site access
along S.R. 3070 opposite Belden Boulevard, as well as an improved access in the location of the existing
alignment of Livingston Lane at the east end of the property.
This traffic review is based on the following documents.
1. Final Land Development Plan of Lochiel Farm, prepared by D.L. Howell & Associates, Inc., last revised
December 12, 2018.
There are no remaining technical review traffic comments related to the land development plans; however,
following comments are offered for informational purposes.

Conditional Use Decision and Order
1. Condition 2 – This condition requires the applicant to design the main site access opposite Belden
Boulevard with a traffic signal and other associated intersection improvements, for which the
applicant will obtain a PennDOT Highway Occupancy Permit (HOP). We are not aware if the
PennDOT HOP permit has been issued for the access improvements. Please continue to copy the
Township on all correspondence with PennDOT relative to the HOP.
2. Condition 3 – The applicant shall pay a Traffic Impact Fee pursuant to Township Ordinance No. 427.
Based on the ITE publication Trip Generation, 10th Edition, the proposed 140 townhomes generate 82
trips during the weekday afternoon peak hour. As such, the number of trips subject to the Traffic
Impact Fee is 82, and based on the Township’s fee of $1,219.65 per trip, the total Traffic Impact Fee

Engineering | Planning | Design | Technology

mcmahonassociates.com

Ms. Mimi Gleason, Township Manager
January 10, 2019
Page 2 of 2

for this development is $100,011.30. The fee should be paid no later than at the time of building
permit issuance.
3. Condition 4 – The applicant shall cooperate with the Township for PennDOT approval of
improvements at the intersection of Lincoln Highway and Ship Road. Based on discussions with the
applicant’s traffic engineer, it is our understanding that PennDOT is currently considering several
options for improvements in the area of this intersection, which includes the Township’s plans for a
one-way pair loop road system.

Land Development Plans
4. SALDO Section 281-25 – The applicant is requesting a waiver to allow 24-foot wide private
roadways (i.e., Red Leaf Lane, Lochiel Lane between Sta 4+80 and 11+40.23, and Livingston Lane
between STA 8+45 and STA 15+52.05). Since these roadways will be private roadways, which will
carry relatively low traffic volumes, and since no parallel parking is proposed along these roads
(which would require added road width), we could support this waiver.
5. SALDO Section 281-26.C – The applicant is requesting a waiver to allow less than 100-foot tangents
between reverse curves at several locations along Lochiel Lane and Red Leaf Lane. Specifically, it
appears that two locations along Lochiel Lane (between STA 7+55.85 and 7+99.6, as well as between
STA 9+00.77 and 9+84.59) and two locations along Red Leaf Lane (between STA 3+38.19 and STA
3+88.92, as well as between STA 6+01.85 and STA 6+29.80) provide less than 100-foot tangents
between reverse curves. Since these roadways will be private roadways, which will carry relatively
low traffic volumes at low speeds, and since no parallel parking is proposed, we could support this
waiver.

If there are any questions or if additional information is requested, please contact our office.
Sincerely,

James J. Kouch, P.E.
Senior Project Manager
JJK/JDG/ab
cc:

John R. Weller, AICP, West Whiteland Township
Theodore D. Otteni, P.E., West Whiteland Township
Justin Smiley, AICP, West Whiteland Township
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MEMORANDUM
DATE:

January 11, 2019

TO:

John Weller, Director of Planning and Zoning

FROM:

Theodore D. Otteni, P.E.
Director of Public Works

SUBJECT: Lochiel Farm Final Land Development

I have reviewed the submission for the Lochiel Farm Land Development Plan with a latest revision
date of December 12, 2018.
I offer the following comments:
1. Sheets C03.6, C03.7 and C03.8 (PCSWM plans, notes and details) – Revise the “Post
Construction Stormwater Facilities Operation and Maintenance Procedures” list of notes
to provide for consistent inspections.
- Presently, some BMP’s (after the first two years) require “once per year” while others
require “twice per year”. Please make them the same interval.
- Also, change the requirement in the first two years to “twice per year”. “Quarterly” is
not realistic and is too much of a burden on the Township.
- Based upon these revisions, please update the notes accordingly on the detail sheets.
- The notes in this plan become the basis of the stormwater management agreement
that will be established between the applicant (to be carried out by HOA) and the
Township. This agreement will require the inspections to be submitted to Township.
Having differing intervals complicates the follow up and enforcement.

MEMORANDUM
DATE: January 18, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Lochiel Farm Tract
Draft motion for final land development
plan approval
APPLICANT: Donovan Investment Partners, LP
1595 Paoli Pk.
West Chester, PA 19380

SITE ADDRESS: Livingston La.

Exton, PA 19341

TAX PARCEL: 41-5-93
DESCRIPTION: Construction of 140 townhouse dwellings and renovation of
two existing historic structures as single-family detached
dwellings on a 32.3-acre tract known as Lochiel Farm.

To recommend that the Board of Supervisors approve the “Final Land Development Plan of
Lochiel Farm Livingston Lane” depicted on the 35-sheet plan set prepared by D.L. Howell and
Associates dated November 28, 2017, most recently revised December 12, 2018, including the
landscape plan prepared by Orsatti & Stuart dated April 11, 2018 and most recently revised
December 12, 2018, with the following waivers and subject to the following conditions:
1. Waiver of §§270-20.A, -20.B, and -20.C of the Stormwater Management Ordinance such
that infiltration of stormwater is not required, pursuant to comment #1 of the Spotts,
Stevens and McCoy (“SSM”) review dated August 21, 2018.
2. Waiver of §281-16.B of the Subdivision and Land Development Ordinance (“S/LDO”) to
allow sheet sizes larger than 24” x 36”, pursuant to comment #2 of the SSM review
dated August 21, 2018.
3. Waiver of §281-25.C of the S/LDO to allow private streets to have cartways not less
than twenty-four (24) feet wide, pursuant to comment #4 of the McMahon Associates
(“McMahon”) review dated January 10, 2019.
4. Waiver of §281-26.C of the S/LDO to allow the proposed road alignments as shown,
including tangents of less than one hundred (100) feet between reverse curves,
pursuant to comment #5 of the McMahon review dated January 10, 2019.

5. Waiver of §281-28.E(2) of the S/LDO to allow clear-sight triangles at intersections of
not less than seventy-five (75) feet, pursuant to comment #5 of the SSM review dated
August 21, 2018.
6. Waiver of §281-33.C(6)(c) of the S/LDO such that no growth rate diagrams need be
provided for the landscaping, pursuant to comment #14 of the Theurkauf Design and
Planning (“Theurkauf”) review dated August 20, 2018.
7. Waiver of §281-34.G of the S/LDO to allow surplus evergreen trees to count toward the
compensatory planting requirement, pursuant to comment #8 of the Theurkauf review
dated August 20, 2018.
8. Waiver of §281-35.D of the S/LDO to allow existing trees to serve as part of the screen
buffer requirement and the relocation of required trees to other locations on the
property as shown on the plan and pursuant to comment #3 of the Theurkauf review
dated August 20, 2018.
9. Waiver of §281-35.E of the S/LDO to allow existing trees to serve as part of the
perimeter buffer requirement and the relocation of required trees to other locations
on the property as shown on the plan and pursuant to comment #4 of the Theurkauf
review dated August 20, 2018.
10. Waiver of §281-35.F of the S/LDO such that no perimeter buffer is required for the
stormwater detention area near the northeastern corner of the site, pursuant to
comment #4c of the Theurkauf review dated August 20, 2018.
11. Waiver of §281-35.F(4) of the S/LDO to allow a naturalistic basin with side slopes
steeper than 4:1, pursuant to comment #5 of the Theurkauf review dated August 20,
2018.
12. Pursuant to condition #1 of the conditional use Decision and Order approved on
October 25, 2017 (“D&O”), the Applicant shall renovate the Lochiel Farm manor house
(Township Historic Site #341, Class I) for use as a single-family detached dwelling, and
shall relocate and renovate the Lochiel Farm tenant house (Township Historic Site
#339, Class II) for use as a single-family detached dwelling. The Class III tenant
house/harness shop for Lochiel Farm (Township Historic Site #340) may be demolished
in accordance with the provisions of §325-85 of the Zoning Ordinance. The other
structures on the site may be demolished pursuant to the Township’s standard permit
process. Restoration shall be substantially complete within 24 months of the issuance
of the first building permit for the project.
13. Pursuant to condition #2 of the D&O, the Applicant shall design the site entrance from
Lincoln Hwy., directly across from Belden Blvd. as directed by the Township as advised
by Traffic Planning and Design (“TPD”) pursuant to TPD’s review of the Applicant’s
traffic study. Such design shall include, at a minimum, a four-way traffic signal and
other associated intersection improvements. The Applicant shall obtain the necessary
PennDOT Highway Occupancy Permit for these improvements.
14. Pursuant to condition #3 of the D&O, the Applicant shall pay a traffic impact fee
pursuant to Township Ordinance No. 427 and comment #2 of the McMahon review
dated January 10, 2019 in the amount of $100,011.30, such fee to be paid in full at or
before application for the first building permit for this project.
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16. The project phasing depicted on sheet 7 is hereby approved subject to the Applicant
demonstrating that the infrastructure in Phase 1 will function as designed without the
infrastructure in Phase 2 and further subject to execution of an Agreement Prohibiting
Development and Conveyance, such agreement to be satisfactory to the Township as
advised by the Township Solicitor.
17. All remaining consultant and Township Staff concerns shall be addressed to the
satisfaction of the Township.
18. The final plan shall clearly provide for the removal of Livingston Lane and the culvert
which conveys it over Valley Creek.
19. Upon recording, the Applicant shall provide to the Township a copy of the
environmental covenant with EPA regarding the monitoring wells on the property.
20. The Applicant shall cooperate with the adjoining residents regarding the landscaped
screening.
21. Trails shown on the site shall have a naturalized surface (i.e., mown grass) in lieu of
the limestone fines referenced on the drawing, excepting that the trail segment
coincident with the existing Livingston La. and the two (2) short segments connecting
the site to the Chester Valley Trail shall have an asphalt surface.
22. Prior to beginning the renovation of the historic structures pursuant to condition #1 of
the D&O, elevation drawings depicting the proposed work shall be provided to the
Township Historical Commission for their review and comment. Furthermore, the
Applicant shall provide for suitable landscaping for these building as well as an
interpretive panel describing the history of the structures and of the property
generally. The landscaping and the panel shall also be subject to review and comment
by the Township Historical Commission.
23. Pursuant to condition #11 of the D&O, the Applicant shall execute and provide to the
Township a recordable, notarized copy of a memorandum containing a metes and
bounds description of the site and stipulating the terms and conditions of the
conditional use approval and shall consent to the recording by the Township in the
office of the Recorder of Deeds of Chester County no later than at the time of
recording of final subdivision and land development plans.
24. Execution and recording of the Township’s Stormwater Facilities Maintenance
Agreement and Landscaping Restrictive Covenant, pursuant to Township practice. If
the Applicant makes no material revisions or additions to the standard form of the said
documents, then the Board should authorize the Township Manager to sign these forms
on behalf of the Township.
25. Execution of a Developer Agreement and a Financial Security Agreement pursuant to
Township practice. The amount of the security shall be based upon construction cost
estimates for the site improvements, including landscaping, to be provided by the
Applicant, which shall be reviewed and deemed sufficient by SSM and Theurkauf. If
the Applicant makes no material revisions or additions to the standard form of the said
agreements, then the Board should authorize the Township Manager to sign these
forms on behalf of the Township.
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26. Payment of any and all outstanding Township invoices within thirty days of the date of
final plan approval.
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MEMORANDUM
DATE: January 18, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: ARD Exton Pad, LLC
Preliminary land development plan
APPLICANT: ARD Exton Pad, LLC

c/o Abrams Realty & Development
310 Yorktown Plaza
Elkins Park, PA 19027

SITE ADDRESS: 109 N. Pottstown Pk.
Exton, PA 19341

TAX PARCEL: 41-5-89.1
ZONING: TC, Town Center
DESCRIPTION: Construction of a 2,455 sq.ft. addition to the historic Malvern
Federal Bank building.

EXPIRES: April 7, 2019
Background
The subject lot covers 1.04 acres (gross) along the east side of Pottstown Pk. (PA Route 100)
and is the site of the historic Malvern Federal Savings Bank building. The core of this historic
structure was built in 1810 and is Township Historic Site #302. When originally issued in 1982,
the Township’s inventory of historic sites categorized this building as a Class II resource. The
Board of Supervisors re-classified it as a Class I resource in June 2018 after the Township
received notice that the structure was eligible for the National Register of Historic Places,
such eligibility being the defining characteristic of Class I resources. Malvern Federal
operated a retail bank branch in the building from 1964 to 2018, adding a modern addition to
the north side in 2001.
The Applicant is proposing to retain the historic building, to remove the 2001 addition, and to
construct in its place a larger addition that will facilitate continued use as a bank. The drivethrough services that were accommodated by the 2001 addition will be replaced with a new
drive-through ATM on the east side of the lot, detached from the building.
The improvements shown on the plan are not fully compliant with the Township Zoning
Ordinance, so the Applicant will be appearing before the Zoning Hearing Board (“ZHB”) on
January 31, 2019 to seek the necessary relief. Staff was amenable to the submission of the

land development plan prior to the ZHB decision, subject to the Applicant’s understanding of
the risk involved since there is no assurance that the ZHB will approve their request.
Pursuant to the ZHB hearing, the Applicant presented this project to the Township Historical
Commission at their meeting of December 10, 2018. The Commission noted that the design of
the addition was consistent with their long-standing policy that additions to historic
structures should not attempt to imitate historic architecture, but should respect it through
the sensitive use of scale and materials. While the addition will have a larger footprint than
the historic core, it will be shorter and visually submissive to it. The extensive glazing will
contrast with the white stucco on the original building, making it easier for observers to
discern the extent of the historic structure; the removal of the 2001 addition was wellreceived. The Commission unanimously passed a motion supporting the ZHB appeal; they will
review the land development plan at their meeting on February 11.
Tonight is the first presentation of the land development plan to the Planning Commission.
Consultant Reviews
•

Spotts, Stevens and McCoy (“SSM”) review dated January 17, 2019. Comments #1
through #6 review the various waiver requests. We note that the Applicant has
mistakenly requested relief from several provisions where none is required; this is
further described in the Staff Comment section below. Comment #6 states that SSM
does not support the waiver requested from the minimum setback required for
infiltration systems from property lines. Regarding the remaining waivers, SSM either
supports the request or defers to our other consultants.
Comments #7 through #13 reviews the plan for compliance with the Township Zoning
Ordinance (“Zoning”), properly noting the sections from which relief has been
requested. Other items listed here note the need for minor corrections to the drawing
and documentation of compliance. Comment #13 correctly states that the Historical
Commission has reviewed the proposed improvements and found them satisfactory.
Comments #20 through #28 address the stormwater management provisions. There
are no issues regarding the design of the system, but SSM directs additional details on
the plan drawing and notes administrative requirements.
Points of interest in the remaining comments include the provision of sidewalks (#18),
payment of a fee in lieu of dedication of open space (#19), and proper accommodation
for handicapped persons (#30 through #33).

•

Stubbe Consulting review dated January 4, 2019. Mr. Stubbe notes that additional
information is required in order for him to complete his review. He also recommends
that the light poles be placed or designed to minimize the possibility of being hit by a
vehicle along with a modification of the proposed color temperature.

•

Theurkauf Design and Planning (“Theurkauf”) review dated January 17, 2019.
Comment #1 provides extensive discussion regarding how pedestrians may best be
accommodated; the Commission should review this matter with the Applicant. The
remaining comments largely concern the proposed landscaping, noting deficiencies
with screen plantings, utility conflicts, and the need for compensatory planting along
with a variety of minor revisions, corrections, and administrative items.

•

Traffic Planning and Design (“TPD”) reviews (2) dated January 17, 2019. The
shorter review advises that this project is subject to a traffic impact fee of $24,393.
The most serious issues in the longer review concern whether vehicles can maneuver
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through the new ATM area and, more generally, whether emergency vehicles will be
able to navigate through the site (comment #2). The remaining comments repeat the
sidewalk concern noted by others, recommend additional signage, and direct the
addition of various notes and plan details to the drawing.
•

Director of Public Works memorandum dated January 17, 2019. Mr. Otteni directs
that a sidewalk be provided and notes that an additional fee may be required for
sanitary sewage.

•

Chief of Police memorandum dated January 17, 2019. Chief Catov recommends
testing to assure proper emergency radio communication in the new building. We
note that this would be conducted in the completed building and does not affect the
site design.

•

Fire Marshal memorandum dated January 16, 2019. Mr. Moses requests that TPD
confirm the ability of fire trucks to maneuver through the site and directs signs to
mark fire lanes. The sprinkler system requirement will be addressed during review of
the building permit plans. He also raises the same emergency radio communication
issue noted by Chief Catov.

We have yet to receive comments from the Chester County Planning Commission regarding
this project. The Commission will recall that the Township may not act on this plan until
those comments have been received or the State-mandated 30-day review period has lapsed.
Based upon information provided by the County, the review period for this plan ends on
January 27, 2019.
Staff Comment
Staff is pleased that this Applicant has made a commitment to preserve one of the most
prominent historic structures in the Township, and that the proposed additions is – in our
opinion – attractive and architecturally deferential to the original historic core. In reviewing
the various waivers from the S/LDO requested by the Applicant, we have determined that in
three cases no waiver is needed:
•

§281-10.H – The Applicant is requesting that this plan be reviewed and approved as a
final plan. The cited provision accommodates such review and approval, so it would
be proper for the Applicant to state that they are requesting final plan approval
pursuant to this section, not a waiver from it.

•

§281-16.C(22) – The Applicant is requesting relief from the requirement to provide
various impact studies. We note that this section states that the studies are to be
conducted “as required by §325-42 of … [the] Zoning.” That section of the Zoning
states that the impact studies are required only for larger projects. For commercial
development such as this, these studies would be required only if the Applicant were
proposing 100,000 sq.ft. or more of new floor area. Since the project is much smaller
than this, the impact studies are not required; no waiver is needed.

•

§281-36 – The Applicant is requesting that buffer plantings be counted toward the
street tree requirement. Comment #5 of the Theurkauf review advises that the buffer
requirement does not apply in this case, so the plantings provided satisfy the street
tree regulations. No waiver is required.

While Staff supports the concept of what has been proposed, action on this plan is premature
at this time primarily due to the fact that the ZHB has yet to conduct their hearing regarding
the required Zoning relief. Without such relief, the project cannot be allowed to continue
3

due to failure to comply with the Zoning. In the meantime, Staff suggests that the
Commission provide guidance regarding the provision of sidewalks and any other pedestrian
accommodations. As noted above, the sketch provided as part of the Theurkauf review
provides a helpful basis for discussion. In addition, the Applicant should confirm whether the
remaining consultant concerns are “will comply” items or if discussion is needed to resolve
any of these issues. We particularly note the additional information requested by TPD to
confirm that emergency vehicles will be able to maneuver through the site and Stubbe
Consulting in regard to the exterior lighting.
Finally, comment #2 of the Theurkauf review notes that the Applicant must demonstrate that
the addition will comply with the architectural design standards for the Town Center district.
The renderings provided to date suggest that the proposed addition will in fact comply, but
Staff concurs that the Applicant should provide a dimensioned drawing of the exterior
elevations once the design is finalized in order to confirm compliance.
Attachments
1.
2.
3.
4.
5.
6.
7.
8.

SSM review dated January 17, 2019.
Stubbe Consulting review dated January 4, 2019.
Theurkauf review dated January 17, 2019.
TPD reviews (2) dated January 17, 2019.
Director of Public Works memorandum dated January 17, 2019.
Chief of Police memorandum dated January 17, 2019.
Fire Marshal memorandum dated January 16, 2019.
Plan set prepared by Landcore Engineering dated December 21, 2018, no revision date.
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Spotts, Stevens and McCoy
1047 N. Park Road > P.O. Box 6307 > Reading PA 19610-0307
610.621.2000 > F. 610.621.2001 > SSMGROUP.COM

January 17, 2019
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

ARD Exton Pad, LLC – Malvern Federal Saving Bank Redevelopment
Preliminary/Final Land Development Plan
SSM File 101008.0328

Dear Mr. Weller:
We have reviewed the above-referenced submission consisting of the following:


ARD Exton Pad, LLC Partial Redevelopment Preliminary/Final Land Development Plans (12
Sheets), prepared by Landcore Engineering Consultants, P.C., dated December 21, 2018;



Stormwater Management Report (Including Pre-Development & Post Development Drainage Area
Sheets), prepared by Landcore Engineering Consultants, P.C., dated December 18, 2018;



Waiver Request Letter, prepared by Landcore Engineering Consultants, P.C., dated December 21,
2018;

The applicant, ARD Exton Pad, LLC c/o Abrams Realty & Development, is proposing a one-story 2,455 sf
building addition to the existing Class I Historic 2.5-story Malvern Federal Savings Bank located along
Pottstown Pike and is within the TC Town Center Zoning Mixed Use Zoning District.

WAIVER REQUESTS
The following waivers have been requested.
1.

Section 281-10 – Preliminary Plans are required for Subdivision and Land Development. Relief is
requested to consider the plans as a combined Preliminary / Final submission.

2.

Section 281-16.C(22) [inadvertently indicated within the Waiver Request Letter and Plans as 28119.C(21)] – Preliminary Plans shall be supported with impact statements, as required by §325-42 of
the Zoning Ordinance. These include a Traffic Impact Study, Utility impact Study, Historic
Resources Impact Study, Recreation, Fiscal Impact Analysis, and an Environmental Impact Study.
Relief is requested to not require the impact studies because only minor redevelopment is proposed.

3.

Section 281-35 – In accordance with 231-35.A, commercial properties abutting commercial
properties require perimeter buffers. Perimeter buffers shall be 25 feet in width, placed at the property
line, right-of way line, or around the circumference of stormwater management basins. Additionally,
partial relief is requested to not require any stormwater management basin perimeter plantings.
Theurkauf Design and Planning should comment on this request.

4.

Section 281-36 – Street trees shall be required along all existing or proposed public or private streets
when they abut or lie within the proposed subdivision or land development and are in addition to
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required buffer plantings. Partial relief is requested to permit the existing plantings satisfy this
requirement. Theurkauf Design and Planning should comment on this request.
5.

Section 270-27.A – Suitability of soils shall be determined by soil infiltration testing, with suitability
defined as having minimum percolation rates of 0.5 inch per hour. Relief is requested to permit the
use of a 0.25 inch per hour percolation rate as the field testing resulted in a rate of 0.5 inch per hour
and the applicant would like to utilize a factor of safety of two (2) to be conservative. SSM supports
approval of this waiver request.

6.

Section 270-27.F – All infiltration systems shall have a setback of 15 feet from all property lines.
Negative impact to below-ground structures shall be prevented. Relief is requested to permit the
above ground infiltration area to be within ten (10) feet of the property line. Underground utilities
(i.e. water meter pit and gas line) are located relatively close to and downgradient of the property line.
For this reason we do not recommend granting a waiver of this section. In addition, we recommend
that the geologist of record comment on an appropriate location of this facility given the known karst
features in the area.

COMPLIANCE WITH ZONING ORDINANCE
7.

Buildings shall be setback at least 25 feet from Pottstown Pike (SR 0100), Section 325-13.C(5)(a). A
variance has been requested to permit the existing non-conforming front setback of 12.51 feet to
remain as the proposed building addition complies with the 25-foot setback requirement.

8.

Drive-through service or sales windows require a minimum of seven (7) stacked spaces per lane and
shall be provided in addition to the space adjacent to the window, Section 325-39.H(6). A variance
has been requested to permit three (3) stacking spaces at the remote ATM drive through lane.

9.

Nonconforming structures may be altered, renovated or enlarged provided that such alteration,
renovation or enlargement does not increase the floor area of the nonconforming structure by more
than 50% of the floor area of the structure as it existed on the date when the structure became
nonconforming; provided, that such alteration, renovation or enlargement does not increase any
existing nonconformity, and provided that the portion of the structure constituting the enlargement
complies with all area and bulk regulations. Section 325-106.A(1). A variance has been requested to
permit a building expansion equivalent to a 72% floor increase which meets all building area and bulk
regulations.

The above noted requested variances are noted on the plans. Ultimately, these notes shall be replaced with
the ZHB Decision and Order for any variances that are granted by the Zoning Hearing Board (ZHB).
10.

The TC Town Center Mixed Use District requires a lot width of 250 feet and a Lot Depth of 150 feet,
Section 325-13.C(4). The Site Data table on Sheet 2 shall be updated accordingly. Additionally, it
appears the existing lot width and depths indicated are incorrect.

11.

The maximum impervious coverage is 70%, Section 325-13.C(2). The Site Data table on Sheet 2
indicates the existing condition to be 70.5%. This should be noted as an existing non conformity.

12.

All new construction, including exterior renovations of existing buildings, shall comply with the
architectural design standards established by §281-67, Section 325-13.D. Architectural building plans
shall be submitted to the Township for review.

13.

The removal or disruption of historic, traditional or significant uses, structures or architectural
elements shall be minimized insofar as practicable, whether these exist on the site or on adjacent
properties, particular care is to be given to preserving the setting of historic properties, Section 325-
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44.F. The applicant is proposing significant modifications (i.e., demolition of 834 SF of the building)
to the Class I Historic Building. It is our understanding that the historical commission has reviewed
the proposed improvements and is satisfied that the proposed addition will meet this requirement.

COMPLIANCE WITH ZONING ARTICLE XV: CARBONATE AREA DISTRICT
14.

Based on the information supplied, the applicant has addressed the requirements of Sections 32577.A(1) through -77.A(5); we therefore submit a finding of compliance for this proposal.

15.

The applicant has submitted information to address Sections 325-78.A(1) through -78.A(4); we
therefore submit a finding of compliance for this proposal.

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
16.

All existing streets on or adjacent to the tract, including name, state route or Township number, rightof-way width and cartway width shall be indicated on the plans, Section 281-17.D(2). The applicant
shall provide the required street information along Pottstown Pike (SR 0100).

17.

The location of permanent street and boundary reference monuments and markers shall be shown,
Section 281-14.D(17).

18.

Sidewalks are required for all residential and nonresidential development. Locations of sidewalks
shall be as approved by the Board, Section 281-31.A. The Township should indicate if and where
additional sidewalk or pedestrian connections are required.

19.

Development of Commercial properties requires 500 sf of open space per 1,000 sf of building area or
fee in lieu equivalent to $525 per 1,000 sf of new building area annually, Section 281-47.C. The
applicant shall clarify if any open space is being provided. The proposed building addition will result
in a 1,621 sf net increase of floor area.

COMPLIANCE WITH STORMWATER ORDINANCE
20.

The requirements of Water Quality (Section 270-19), Infiltration (Section 270-20), and Peak Rate
Control (Section 270-22) have been addressed.

21.

An appropriate planting soil specification shall be provided for the proposed infiltration basin. It must
be shown on the detail and a depth should be provided.

22.

Financial security shall be provided for the construction of all stormwater management facilities,
Section 270-10.

23.

The applicant shall provide the Township with the “letter of adequacy” from the Chester County
Conservation District for the E&S Plan prior to the Township endorsing the plan, Section 27017.A(1)(a).

24.

In carbonate areas, watertight pipe connections are required; appropriate specifications shall be
indicated on the plans.

25.

The applicant has indicated storm sewer pipes on the plans. The plans must list the diameter, length,
and type of pipe for all pipe runs. Additionally, all changes in pipe direction must occur within a
stormwater structure (inlet or manhole), Section 270-29.E(8). For downspouts, direction changes
may occur at cleanouts. The location of the cleanouts shall be shown to demonstrate compliance.
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26.

The applicant statement of Section 270-32.A(3) and the design engineer signature block of Section
270-32.A(4) shall be signed prior to the Township endorsing the plan.

27.

A stormwater operation and maintenance agreement shall be provided, Section 270-43.

28.

An easement shall be provided to grant the Township the right, but not the duty, to access the BMPs
from a public right-of-way, Section 270-44.A(5).

GENERAL COMMENTS
29.

A note should be added to the plan stating that a geotechnical engineer or geologist shall be present
should karst features be uncovered during construction that appropriate remedial action shall be
taken.

30.

It appears the ADA parking on the south side of the building is not situated close to the ADA access
ramp. The applicant should consider relocating the ADA parking adjacent to the ADA access ramp to
limit the total travel distance to enter the bank.

31.

The Applicant has proposed light fixtures within the sidewalk which abuts the bank. The applicant
shall verify that the proposed light fixtures do not reduce the total sidewalk width to less than four (4)
feet. The width of the sidewalk should be dimensioned on the plan.

32.

The ADA sidewalk access on the north side of the building appears to contain a portion of curb which
may prohibit access to the ADA ramp. The plans shall clarify the location of all depressed and
vertical curbs noting the anticipated transition lengths.

33.

The plans should indicate where the ADA Handicapped Ramp (i.e. Detail 12) on Sheet 10 is being
utilized and where the Flared End Section (i.e. Detail 2) on Sheet 11 is being utilized.

34.

It is recommended that the proposed remote ATM be protected with bollards to prevent vehicles from
colliding with the ATM and associated equipment.

35.

The attached notes shall be added to the plans.

Please contact me if you have any questions.
Sincerely,
Spotts, Stevens and McCoy

Kent D. Morey, P.E.
Senior Engineer
kent.morey@ssmgroup.com
Enclosure
cc:

Mark Stabolepszy, P.E.

S TUBBE C ONSULTING LLC
Phone: 610 972-9803
FAX: 610 326-1402

1438 Shaner Drive
Pottstown, PA 19465

January 4, 2019

stubbeconsultingllc@gmail.com

Mr. Ed. Theurkauf, ASLA
1240 Elbow Lane
Chester Springs, PA 19425
Subject: ARD Exton Pad, LLC Land Development, West Whiteland Twp.
Review of Proposed Site Exterior Lighting
Dear Ed:
On December 27, West Whiteland Township Planning Office transmitted a plan set,
Rev. 0 dated 12/21/18, for the ARD Exton, LLC Land Development Application, and
requested review of the submitted proposed exterior lighting. Also transmitted was a
12/21/18 letter from Landcore, which contained no reference to lighting.
Proposed exterior lighting, on Sheet LP, consists of 9 full cutoff, 4000K luminaires polemounted at nominally 20' AFG on concrete bases described as "2- typical, 30" in areas
not protected by curbs." Three of the luminaires are to be installed on existing poles
and 5 to be mounted on new poles.
The following concerns and recommendations are offered for Township consideration,
based on the requirements contained in S/LDO Section 281-48. [Amended 12-8-1998
by Ord. No 277] and reasonable and customary engineering practices:
1. Section 281-48.C.(3)(c) requires that information with respect to lighting control be
included on Plan.
It is recommended Applicant be requested to document on Lighting Plan the
hours of operation of the exterior lighting, which luminaires, if any, are to
remain on all night for site safety/security, at what time site lighting is to be
extinguished, and the device or devices to be used to effect lighting control.
2. Section 281-48.D. requires that all proposed exterior lighting is to be submitted for
Township review and approval. Only area lighting information has been submitted
for review and approval.
It is recommended Applicant be requested to submit with this land
development application, all proposed exterior lighting, including but not
limited to landscape lighting facade lighting, sign lighting and under-canopy
lighting.
3. Correlated Color Temperature - The specified luminaires are rated to have a
correlated color temperature of 4000K.
In the interest of glare control and site-visitor visual comfort, it is
recommended Applicant be requested to specify luminaires with a correlated
color temperature that does not exceed 3000K.
4. Pole Protection - The proposed KAD-R4-HS located behind the parking spaces in
the southeastern portion of the site, could be vulnerable to being struck by a
backing vehicle.

It is recommended Applicant be requested to provide protection for that pole
by noting at pole location whether that pole is to be placed 5' behind tire stops
or curb face, or set back a minimum of 5' behind tire-stops or curb face or set
atop a 30" concrete base.
5. Additional Required Plan Information
a. Calculation Basis It is recommended Applicant be requested to document on Lighting Plan
the names of the .ies photometric files used to calculate the plotted
illuminance values.
b. Poles - Catalog Number of Additional Poles Supporting Luminaires
It is recommended Applicant be requested to specify the catalog number
of the 5 added poles.
6. Landscaping Conflicts - No conflicts were found where at tress maturity or before,
conflict with necessary light distribution would be likely to occur.
If there are questions or concerns with the contents of this review and its
recommendations, please advise.
Sincerely,
Stubbe Consulting LLC
C. Stanley Stubbe
Copy: Justin Smiley, Township Planner
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101 Commerce Drive
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TRANSMITTAL
DATE:

December 27, 2018

TO:

Kent Morey
Kevin Johnson
Ed Theurkauf
Stan Stubbe
Phil Yocum
CCPC
Ted Otteni
Mark Moses
Joe Catov

FROM:

Justin Smiley, Township Planner

RE:

ARD Exton Pad, LLC Land Development Review





Plan dated 12.21.18
SWM Report dated 12.18.18 (SSM Only)
Waiver Request dated 12.21.18
Sewage Facilities Planning Module (Ted Only)

W E AR E SENDI NG:
X

Herewith
For Review
BOS Meeting

Comments due by:

Your Files
_____ Separately
_____ PC Meeting
Janaury 17, 2019

_____ Approved
_____ Corrected
Other

MEMORANDUM
DATE:

January 17, 2019

TO:

John Weller, Director of Planning and Zoning

FROM:

Theodore D. Otteni, P.E.
Director of Public Works

SUBJECT: ARD Exton PAD, LLC
Land Development Review
I have reviewed the submission for ARD Exton PAD, LLC Land Development, plans dated
December 21, 2018 and offer the following comments:
1. In conformance with the Township’s Bike and Pedestrian plan, a sidewalk shall be
constructed along Pottstown Pike (Rt. 100).
2. A Sewage Facilities Planning Module has been received and processed. Based upon the
approved capacity increase, a supplemental tapping fee may be required.

MEMORANDUM
DATE: January 18, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Rudolf Fedor property
Sketch plan
APPLICANT: Rudolf A. Fedor, Jr.

69 W. Indian La.
Norristown, PA 19403

SITE ADDRESS: 1250 S. Ship Rd.

Exton, PA 19341

TAX PARCEL: 41-5-157.1
ZONING: R-3, Residential
DESCRIPTION: Subdivision of a 1.69-acre lot to accommodate three singlefamily detached dwellings.

Background
The subject property is a narrow, wedge-shaped lot with approximately 165 feet of frontage
on S. Ship Rd. adjacent to the Amtrak/SEPTA rail line. The property is currently vacant and is
largely wooded, although the portion occupied by a gas pipeline right-of-way has been
cleared. As noted above, the gross area of the property is 1.69 acres, but the area of the
pipeline right-of-way reduces the net acreage to at best 1.13 acres. We note that there
appear to be slopes in excess of 25% along the northern edge, which would reduce the net
area further. The central part of the lot is essentially level; there are no FEMA-designated
floodplain or special flood hazard areas.
As is readily apparent from the drawing, this property is heavily constrained due to its unusual
shape, the adjacent rail line, and the pipeline easement. The area abutting the property to
the south is a residential community consisting of single-family detached homes on lots of
approximately half an acre each.
The plan proposes subdivision of the property into three lots, each of which would be
developed with one single-family detached home. The proposed lots would share a single
driveway. The Applicant has designed the project to be consistent with the R-3 district
regulations, and the information shown in the “required” column of the chart on the drawing
is correct. The parking requirement of 2.5 spaces per dwelling is also correct.
The Sketch Plan review process allows the Applicant to choose whether to have their plan
reviewed by any or all of the Township consultants (for which they must reimburse the

Township) or by Staff only, for which there is no charge. This Applicant elected the latter, so
there are no consultant reviews.
Tonight is the Applicant’s first presentation of this project to the Planning Commission.
Please recall that the purpose of a sketch plan review is to comment on the design concept.
While technical issues such as street design and stormwater management will need to be
evaluated eventually, discussion of such details is premature at this time.
Staff Comment
Although the Applicant has based his design upon the R-3 district requirements, we note that
the setbacks shown on Lots 01 and 02 are not correct. As defined in Article II of the Zoning
Ordinance, front lot lines are coincident with street lines, side lot lines are tangent to street
lines, and all other lot lines are deemed to be rear lot lines for purposes of determining
Zoning compliance. Since the proposed shared driveway does not qualify as a “street,” the
rear yard setback of 35 feet must be provided from all lot lines on Lots 01 and 02. It appears
that this virtually eliminates all buildable area from Lot 01 and further restricts the buildable
area of Lot 02.
Section 281-40.E of the Subdivision and Land Development Ordinance states that not more
than two homes may be served by a single driveway. The design as shown would require a
waiver from this section to allow the third house.
As the Commission is well aware, the Township may not refuse to approve a project that
satisfies all of our development regulations. Staff has serious misgivings regarding any
residential development of this property due to the proximity of the rail line, the presence of
the pipeline easement, and the available sight distance to the north from the proposed
driveway; the sight distance concern also applies to non-residential development. We
therefore do not support any relief that may be needed to allow development of this site.
Since this is a sketch plan, no action by the Commission is needed. However, the Commission
should provide the Applicant with clear direction regarding these issues and any other
concerns that may arise in course of tonight’s discussion.
Attachment
1.

Sketch Plan by Wilkinson & Associates dated January 11, 2017, most recently revised December
12, 2018.
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