WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, February 19, 2019
7:00 P.M.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: February 5, 2018
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. Brandolini
Address: 297 Kirkland Ave.
First Review: Final Subdivision
Request: Subdivision to create seven lots for single family detached homes.
2. 109 Coeway Ln.
Address: 109 Coeway Ln.
Second Review: Land Development
Request: Construction of a 21,60 sq.ft. Pole Barn
NEW BUSINESS
OLD BUSINESS
1. Draft Township Bike & Pedestrian Plan
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: March 5, 2019

MEMORANDUM
DATE: February 15, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: J.B. Brandolini Subdivision
Final subdivision plan
APPLICANT:

SITE ADDRESS:
TAX PARCEL:
ZONING:
DESCRIPTION:

EXPIRES:

J.B. Brandolini, Inc.

1200 Burning Bush Ln.
West Chester, PA 19380
297 Kirkland Ave.
West Chester, PA 19380
41-8-212

R-2, Residential
Subdivision of vacant lot to create seven lots for
single-family detached homes and a cul-de-sac
approximately 400 feet long.
April 21, 2019

Background
The site is an undeveloped triangular lot covering 6.5 acres adjacent to the PA Route 100
expressway. It has approximately 570 feet of frontage along the north side of Kirkland Ave.,
but the Township boundary crosses the lot – more or less parallel to Kirkland Ave. – such that
a narrow strip of land along the Kirkland frontage is in West Goshen Township. 1 There is a
100-foot wide pipeline easement next to the expressway, and near the southeastern corner of
the tract there is a water company right-of-way that is to be extinguished.
There are some sizeable trees around the perimeter of the tract, but the interior is mostly
open meadow with some smaller trees. The property has a gentle-to-moderate downward
slope from Kirkland Ave. such that the frontage is the high point of the site. There are no
significant steep areas or wetlands, there is no carbonate geology, and only a very small
FEMA-designated floodplain area at the northernmost tip.

1

On April 25, 2018 we received communication from West Goshen Twp. indicating that they did not wish to
review this plan and “…would leave the review to West Whiteland.”

The Planning Commission first reviewed a sketch plan for this project on August 15, 2017.
The Applicant later made an official submission, which the Board of Supervisors approved as a
preliminary plan, pursuant to the Commission’s recommendation, on October 10, 2018.
During the course of the review process, various neighbors have attended the meetings,
expressing concern about the stormwater management provisions (including existing drainage
problems along Sweet Briar Rd.) and how the sanitary sewer will connect to the existing main
in Sweet Briar Rd.
Tonight is the Applicant’s first presentation of the final plan to the Commission.
Consultant Reviews
•

Spotts, Stevens and McCoy (“SSM”) review dated February 5, 2019. Nearly all of
these comments – including those concerning the stormwater management facilities –
note additional information that should be added to the plan, administrative items, or
minor revisions. Comment #18 notes that the easement to for the driveway on the
adjacent Lynch property remains confusing in that it appears that it will not fully
accommodate the driveway.

•

Theurkauf Design and Planning (“Theurkauf”) review dated February 1, 2019.
Comment #2 notes that the required tree protection fencing has not been shown for
trees on neighboring property that will be affected by the sewer connection. The
remaining direct minor corrections and administrative items.

•

Traffic Planning and Design (“TPD”) review dated February 5, 2019. Comment #5
repeats an earlier comment regarding the design and placement of the guide rail along
Kirkland Ave. While the Applicant indicated that they were amenable to this change,
it has not been executed. Comment #4 supports the waiver from the street gradient
limit, and comment #6 concerns the proposed sidewalk. The Commission may wish to
discuss with the Applicant how the sidewalk should end at the east side of the cul-desac. The plan shows it tapering to a point, while TPD suggests that it extend out to
the Kirkland Ave. cartway; however, we note that there is no corresponding sidewalk
on the south side of Kirkland, so we question whether this is the best solution.
In their review dated March 27, 2018 TPD stated that the project is within our
Transportation Service Area and is subject to a traffic impact fee of $8,537.55.

•

Director of Public Works memorandum dated February 5, 2019. Mr. Otteni notes
that the concerns listed in his prior review have not been addressed. We note that
these include issues regarding the easement for the sanitary sewer line, conflicting
maintenance provisions, and the need to confirm data shown on the drawing. We also
note that the matter of the 18” storm pipe under Kirkland Ave. (comment #2 under
“Sheet 3”) is also raised by SSM in comment #11 of their current review.

•

Fire Marshal memorandum dated January 23, 2019. Mr. Moses has no concerns
regarding the design, but directs that one side of the street be posted as a fire lane
and that the Applicant advise as to the name of the proposed street.

•

Chief of Police memorandum dated February 4, 2019. Chief Catov has no concerns
regarding the plan.
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The Staff memorandum of August 31, 2018 reviewed the comments from the Chester County
Planning Commission dated April 9, 2018. The only item in the County review that was not
mentioned by our consultants was a concern that the future owners of Lots 5, 6, and 7 be
made aware of restrictions on their lots relative to the TEPPCO pipeline and easement. While
the easement will be included on the deeds for these lots, the Commission may wish to
discuss whether the current restrictions should be shown on the plan drawing, if only as an
informational item for the Township.
Staff Comment
Our principal concern regarding this plan is that so many of the corrections and revisions that
were directed by the preliminary plan approval have not been made, including virtually all of
those by the Director of Public Works. However, since those items were largely corrections,
additions, and minor revisions, Staff would not object to Commission action on this plan
tonight, with the understanding that those revisions will be executed prior to submission for
the Board’s review.
Staff requests that the Commission give the Applicant direction on the following issues prior
to taking any action.
•

How to terminate the end of the sidewalk on Lot 7 as per comment #6 of the TPD
review.

•

Adding a note regarding the inspection and possible replacement of the storm pipe
under Kirkland Ave., pursuant to Mr. Otteni’s comment and comment #11 of the SSM
review.

•

Adding a note describing restrictions on Lots 5, 6, and 7 associated with the TEPPCO
easement, pursuant to the County Planning Commission review.

Staff has attached a draft motion as a basis for discussion with the Applicant.
Attachments
1.
2.
3.
4.
5.
6.
7.
8.

SSM review dated February 5, 2019.
Theurkauf review dated February 1, 2019.
TPD review dated February 5, 2019.
Director of Public Works memorandum dated February 5, 2019.
Fire Marshal memorandum dated January 23, 2019.
Chief of Police review dated February 4, 2019.
Draft motion dated February 15, 2019.
Plan dated August 27, 2017, most recently revised September 11, 2018.
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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

February 5, 2019
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

J.B. Brandolini Subdivision
Final Plan
SSM File 101008.0319

Dear Mr. Weller:
We have reviewed the Final Plan consisting of the following submission:




Edward B. Walsh & Associates plan 3215, sheets 1 through 11 dated August 27, 2017, most recently
revised September 11, 2018,
Edward B. Walsh & Associates Hydrological Study dated March 6, 2018, most recently revised
September 12, 2018,
Edward B. Walsh & Associates response letter dated January 22, 2019.

The subdivision is located on the west side of Kirkland Avenue between Sweetbriar Road and the Route 100
Bypass. The plan shows Kirkland Avenue being located in West Goshen Township. The tract is zoned R-2
Residential. The 6.519 acre parcel is proposed to be divided into seven lots, served by public sanitary sewer
and public water.
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 respectively.
We have the following comments:

WAIVER REQUESTS
1.

2.
3.

Waiver 1 on sheet 1 shall be revised to “Waiver of §281-27.C(4) of the Subdivision and Land
Development Ordinance to allow a shorter levelling area for the proposed cul-de-sac at the
intersection of Kirkland Ave. to accommodate the design as shown, pursuant to comment #4 of the
Traffic Planning and Design (“TPD”) review dated August 24, 2018.”
Waiver 2 [Section 281-35.E(1)] on sheet 1 shall be revised to read exactly the same as it does in John
Weller’s letter dated October 11, 2018 re: 297 Kirkland Ave. Approval of Preliminary Subdivision
Plan.
The date that the waivers were granted by the Township Supervisors shall be noted on the plans.

DATA + INFRASTRUCTURE + BUILDINGS + ENVIRONMENT

Mr. John R. Weller, AICP | West Whiteland Township
SSM File 101008.0319
February 5, 2019
Page 2 of 3

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
4.
5.
6.
7.
8.
9.

The proposed street name shall be indicated, Section 281-17.D(19)(b).
The proposed access easement on lot 1 for parcel 41-80-46 shall be completely dimensioned with
bearing and distances on the plan, Section 281-17.D(18).
The proposed 20’ wide right-of-way for the relocated water line shall be depicted in its entirety on the
plan, Section 281-17.D(18).
The certifications of Sections 281-17.G and 281-17.I(1) shall be signed before the Township endorses
the plan.
Copies of all required agreements shall be submitted to the Township for review, Section 281-17.I(3).
An improvements agreement and guarantee are required, Section 281-54. An engineer’s estimate of
the cost of construction of the improvements shall be submitted.

SANITARY SEWER COMMENTS
10.
Evidence of PaDEP approval of the planning module shall be submitted, Section 281-41.A.

STORMWATER MANAGEMENT COMMENTS
11.

12.
13.
14.
15.
16.
17.

A note shall be added to the plans stating that the existing 18” CMP that crosses Kirkland Avenue at
the proposed road shall be cleaned by the developer to remove all sediment and debris so that its
condition can be evaluated by the Township Public Works Director prior to installing the proposed
manhole and that the developer shall replace the pipe if the Public Works Director determines that
replacement is necessary due to the condition of the pipe.
The Township Codes Department should note that the design requires that roof leaders discharge to
grade and that a maximum impervious area of 4650 ft2 is assumed for each lot. See the note in the
upper left corner of sheet 3 and General Note 29 on sheet 1, respectively.
Financial security shall be provided for the construction of all stormwater management facilities,
Section 270-10.
The applicant shall provide the Township with a “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.
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.
A Stormwater Operation and Maintenance Agreement shall be provided, Section 270-43.

GENERAL COMMENTS
18.

19.

The access easement for the existing driveway to the adjoining Lynch property includes almost no
portion of the existing driveway currently on proposed Lot 1. Although the plan now indicates that
the easement is proposed, it is not clear why it is shown in the middle of the driveway. If the
driveway is to be modified, the plans shall clearly identify how, by whom and when (i.e. is it part of
the improvements proposed by this plan?).
The restrictive language regarding the clear sight triangle in Note 20 on Sheet 1 should be included on
the deeds for proposed lots 1 and 7.

Mr. John R. Weller, AICP | West Whiteland Township
SSM File 101008.0319
February 5, 2019
Page 3 of 3

20.

The disposition of the existing playhouse on lot 5 and the existing wood shed and planter on lot 2
should be noted on the plan.

If you have any questions, please feel free to call me.
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 Director of Planning and Zoning
Justin Smiley, AICP, Township Planner
Adam J. Brower, P.E., Edward B. Walsh & Associates, Inc.

FROM:

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

DATE:

February 1, 2019

SUBJECT:

REVIEW COMMENTS – BRANDOLINI SUBDIVISION
FINAL LAND DEVELOPMENT PLAN DATED 9-11-18

Please note our review comments pertaining to the Township’s Notice of Final Approval dated 10-11-18
and to the following documents received on 1-25-19:
•

Land Development Plan consisting of 11 sheets; and

•

E.B. Walsh & Associates response letter

REVIEW COMMENTS – BRANDOLINI SUBDIVISION
FINAL LAND DEVELOPMENT PLAN DATED 9-11-18

Page |2

February 1, 2019
1. Tree Removal and Compensatory Planting – In accordance with section 281-34.G of the
subdivision and land development ordinance (SLDO), existing mature trees to be removed shall
have replacement trees planted as mitigation.
The plan indicates a plunge pool for the stormwater basin on Lot 5 that will necessitate the
removal of a 22-inch Tuliptree previously proposed to remain. In accordance with section 28134.G (SLDO), (3) 2-inch compensatory trees would be required for the 22-inch Tuliptree.
However, we note that proposed landscaping exceeds the compensatory tree requirement of
the newly adopted landscaping standards. Therefore we consider this issue resolved.
2. Tree Preservation – Section 281-34.D (SLDO) specifies required measures for protection of
existing trees to remain.
No fencing is indicated around neighbors’ trees to remain adjacent to proposed sewer
construction. The plans shall be revised to indicate protective fencing along the limit of
disturbance for all trees to remain adjacent to proposed construction.
3. Plan Errors – The plan shall be revised to address the following errors:
a.

The planting schedule specifies 14 Linden trees, but the plan indicates 13.

b.

The planting schedule specifies 13 Pin Oak trees, but the plan indicates 15.

c.

The planting schedule specifies 6 Hedge Maple trees, but the plan indicates 7.

4. Landscape Architect Seal – Per section 281-33.C.6.g (SLDO), landscape plans should bear the seal
of a registered landscape architect. The plan shall be revised for compliance prior to recording.
5. Landscaping Cost Estimate – Per section 281-33.C.6.h (SLDO), a cost estimate of the proposed
plantings shall be submitted with the final plan application. The required cost estimate has not
been provided.
6. Conclusion – The noted issues shall be addressed prior to plan recording.
Please contact this office with any questions.

MEMORANDUM
DATE:

February 5, 2019

TO:

John Weller, Director of Planning and Zoning

FROM:

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

SUBJECT: Brandolini Subdivision
Final Plan Review
I have reviewed the Land Development Plans for the Brandolini Subdivision, with a plotted date
of January 17, 2019 and offer the following comments:
General
1. The comments from my prior review have not been addressed. In talking with the
engineer, it was acknowledged that the set of comments were inadvertently missed. The
comments will need to be addressed for the next submission.
Sheet 1
1. General Notes #14. This note for BMP maintenance is not consistent with the notes on
sheet 5 of 11. Sheet 5 references an HOA.
2. The proposed sanitary sewer easement coming off the top of the cul-de-sac terminates
within the existing Teppco pipeline easement. A continuous sanitary sewer easement
must be provided outside of the pipeline easement.
Sheet 3
1. As commented above, there does not seem to be a sanitary sewer easement for the
sanitary sewer for manhole 5 through manhole 7.
2. The existing 18” CMP under Kirkland Ave is full of debris and as such its condition cannot
be verified at this time. Prior to installation of storm manhole #3, the existing 18” CMP
shall be thoroughly cleaned and the Township notified for inspection. If the pipe is
determined to be in poor condition, it shall be replaced by the applicant prior to continuing
construction.
Sheet 5
1. Intervals for inspections of the BMP’s are not consistent throughout the various
sets/groups of notes on this page. This will lead to a confusing stormwater maintenance
agreement. All BMP’s should be on the same interval. Perhaps annually for first
three years and then every 3 or 5 years thereafter.
2. Within the group of notes “Remedy for Lack of Maintenance and Necessary Repairs”, the
word “Owner” needs to be removed in some locations and changed to “HOA” in other
locations.
3. The forth note under “PCSM Short and Long Term Operations and Maintenance
Requirements” needs to be updated for responsibility by HOA.
Sheet 7
1. Verify the inverts identified for sanitary manhole #1. Seems like the “existing” in invert
should be similar to the out invert since it too is “existing”.

MEMORANDUM
DATE: February 15, 2019
TO: Board of Supervisors
FROM: Planning Commission
SUBJECT: J.B. Brandolini Subdivision
Final subdivision plan
APPLICANT: J.B. Brandolini, Inc.

1200 Burning Bush Ln.
West Chester, PA 19380

SITE ADDRESS: 297 Kirkland Ave.

West Chester, PA 19380

TAX PARCEL: 41-8-212
ZONING: R-2, Residential
DESCRIPTION: Subdivision of vacant lot to create 7 lots for single-family
detached homes and a cul-de-sac appx. 400 feet long

EXPIRES: April 21, 2019
To recommend that the Board of Supervisors approve the final subdivision plan for J.B.
Brandolini as depicted on the 11-sheet plan set prepared by E.B. Walsh and Associates dated
August 27, 2017 and most recently revised September 11, 2018 with the following waivers and
subject to the following conditions:
1. Waiver of §281-27.C(4) of the Subdivision and Land Development Ordinance (“S/LDO”)
to allow a shorter levelling area for the proposed cul-de-sac at the intersection of
Kirkland Ave. to accommodate the design as shown, pursuant to comment #4 of the
Traffic Planning and Design (“TPD”) review dated February 5, 2019.
2. 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 #13 of the Theurkauf Design and
Planning (“Theurkauf”) review dated August 22, 2018.
3. Waiver of §281-35.E of the S/LDO to accept the landscaping as shown on Sheet 6 as
sufficient for the perimeter buffer requirement, pursuant to comment #5 of the
Theurkauf review dated August 22, 2018.
4. 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 #6 of the Theurkauf review dated August 22,
2018.

5. Payment of a traffic impact fee in the amount of $8,537.55, pursuant to Township
Ordinance No. 427 and the TPD correspondence dated March 27, 2018.
6. Payment of a fee 1 in lieu of donation of permanent open space, pursuant to §281-47.B
of the S/LDO.
7. Pursuant to discussion at the Planning Commission meeting of September 4, 2018, the
Applicant shall provide for a landscaping professional to be present during excavation
for the sanitary sewer line on the Munroe property for the purpose of minimizing
adverse impacts of the excavation on existing trees. The Applicant shall replace any
healthy mature trees on the Munroe property that are removed or damaged to the
point of impairment as a result of the excavation.
8. All remaining consultant and Township Staff concerns shall be addressed to the
satisfaction of the Township.
9. Any other concerns or conditions raised by the Commission in the course of tonight’s
meeting.
10. 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.
11. Execution of a Developer Agreement and a Financial Security Agreement pursuant to
Township practice. The amount of such 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 Spotts, Stevens and
McCoy 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.
12. Payment of all outstanding Township invoices within thirty days of the date of final
plan approval or at time of application for a building permit, whichever comes first.
H:\Plans\ABC\Brandolini\PC draft motion - 190215
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of this writing, this fee would be approximately $23,850.
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MEMORANDUM
DATE: February 15, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: 109 Coeway La.
Land development plan
APPLICANT:

Todd Schneider
109 Coeway La.
Exton, PA 19341

SITE ADDRESS:

109 Coeway La.
Exton, PA 19341

TAX PARCEL:
ZONING:
DESCRIPTION:
EXPIRES:

41-2-66
TC, Town Center
Construction of 2,160 sq.ft. storage building and associated
paving accessory to existing commercial building.
March 28, 2019

Background
The site is a 1.1-acre lot at the end of Coeway La., a private dead-end street off of Pottstown
Pk. between Target and the Fairfield Place shopping center. Existing development on the lot
consists of a business office and associated parking lot and several small sheds. The Applicant
is proposing to construct a pole barn as an accessory structure for storage related to the
business as well as the Applicant’s personal use. The pole barn will have its own driveway to
Coeway La. and there will be a paved vehicle maneuvering area on its east side. The existing
building will remain, although one of the existing sheds will be removed, pursuant to earlier
discussion with the Planning Commission.
The property is nearly level, although there is a very small steep area at the northeast corner
that is not affected by this project; there are no FEMA-designated floodplains. The Zoning
Officer has determined that the use is permitted in this zoning district and that the project
complies with all applicable area and bulk standards and is therefore permissible as shown
without the need for Zoning relief.
The Planning Commission first reviewed this plan at the meeting of January 8, 2019. The
Commission did not take action at that time due to several consultants stating that they
needed additional information in order to complete their reviews. In the course of discussion
that night, the Applicant stated that he would remove an existing storage shed on the site
upon completion of this proposed building. The Commission advised that they did not think

sidewalks were appropriate along the lot frontage. Tonight is the Applicant’s second
presentation to the Planning Commission.
Consultant Reviews
Since no exterior lighting is proposed – nor was any directed by the Commission at the January
8 meeting – there is no review from Stubbe Consulting.
•

Spotts, Stevens and McCoy (“SSM”) review dated February 12, 2019. Comment #4
notes that additional information is needed in order to demonstrate compliance with
the provisions of the carbonate district. The rest of the review lists the requested
waivers and notes a few administrative items. No design revisions are indicated.

•

Theurkauf Design and Planning (“Theurkauf”) review dated February 6, 2019.
Theurkauf’s prior concerns have been resolved to their satisfaction; comment #4a
supports a waiver from the low screen required by §281-35.G(1)(a) of the Subdivision
and Land Development Ordinance (“S/LDO”).

•

Traffic Planning and Design (“TPD”) review February 12, 2019. Staff notes:

•

−

Comment #1 advises that no traffic impact fee is warranted, but recommends a
special restriction on the use of the pole barn. Staff is of the opinion that this is
unnecessary as the Applicant has already stated that the building will be for both
personal use and storage of equipment related to the business on the site. We
note that any use that would generate additional traffic would require connecting
the pole barn to the sewer and water systems; no such connections are proposed
at this time. Staff is content to let the use be guided by the Zoning Ordinance and
any reconsideration of the need for a traffic impact fee to be triggered by
connection to the sewer or water systems.

−

Regarding comment #2, we noted at the January 8 meeting that completion of the
improvements associated with the hotel approved for 198 Sunrise Blvd. will have
no impact upon the access for the proposed pole barn: the barn will continue to
access Coeway as shown while the existing parking area will have a new access to
Sunrise. Since the existing parking lot will not be connected to the new driveway,
there cannot be any cut-through traffic. Staff has no objection to the Schneider
property having access to both Sunrise and Coeway.

−

Comment #3 recommends that clear-sight triangles be shown on the plan, although
§281-28.E(3) of the S/LDO requires them only for public streets, not private streets
like Coeway. Staff maintains that the conditions on Coeway are such that clearsight triangles are unnecessary.

−

Township staff have re-set the “no outlet” sign mentioned in comment #7 to our
satisfaction; this issue is resolved.

Director of Public Works memorandum dated February 12, 2019. Mr. Otteni has no
remaining concerns regarding this project.

Prior reviews by the Chief of Police and the Fire Marshal stated that they did not have any
concerns, so we did not request new reviews from them. The Chester County Planning
Commission review dated December 14, 2018 was noted in the Staff memo dated January 4,
2019. The County did not raise any concerns other than those mentioned by our consultants,
and they advised that the plan is consistent with the County Comprehensive Plan.
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Staff Comment
It appears that the Applicant has resolved the most critical concerns and that only minor
items remain outstanding. We note that TPD has concluded that no traffic impact fee is
warranted for this project, but it is still subject to payment of a fee in lieu of preservation of
permanent open space as noted in our prior review. Also, the “waivers requested” box on
Sheet 3 of the plan includes waivers from two provisions of §281-35.E. These provisions
concern landscaping for stormwater basins, but it appears that the design of the proposed
infiltration basin is such that these provisions do not apply. The landscaping around the basin
is satisfactory as shown; no waiver is required from this section.
Staff has no objection to Commission action on this plan tonight, and we have attached a
draft motion to this effect for consideration by the Commission.
Attachments
1.
2.
3.
4.
5.
6.

SSM review dated February 12, 2019.
Theurkauf review dated February 6, 2019.
TPD review dated February 12, 2019.
Director of Public Works memo dated February 12, 2019.
Draft motion dated February 15, 2019.
Plan set dated October 24, 2018, most recently revised January 29, 2019.

H:\Plans\123\109 Coeway\Weller PC memo dated 2-15-19
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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

February 12, 2018
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

109 Coeway Lane Pole Barn
Preliminary/Final Land Development Plan
SSM File 101008.0327

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


109 Coeway Lane Preliminary/Final Land Development Plans (5 Sheets), prepared by JMR
Engineering, LLC, dated October 24, 2018, most recently revised January 29, 2019;



Stormwater Management Narrative and Report (Including Pre-Development & Post Development
Drainage Area Sheet), prepared by JMR Engineering, LLC, dated October 19, 2018, most recently
revised January 28, 2019;

The applicant is proposing to construct a 2,160 sf pole barn (for personal use only) for the storage of vehicles.
The property is zoned TC, Town Center Mixed Used, and is situated on Coeway Lane, a private roadway with
a 14 foot cartway. We have reviewed the proposed pole barn as an accessory building to the existing dwelling
and have the following comments regarding the plan.
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 respectively.

WAIVER REQUESTS
The following waivers have been requested.
1.

Section 281-35.E.3 – 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. Perimeter buffers plantings
shall comply with the planting requirements of 281-35.E.3.a-c. This should be reviewed by
Theurkauf Design and Planning.

2.

Section 281-31.A – Sidewalks shall be required for all residential and nonresidential development.
Relief is requested to not require sidewalk. We have no objection to this request.

3.

Section 281-35.G(1)(a) – Low screens shall be used around the perimeters of all parking lots or other
similar vehicular use areas and storage buildings when decorative walls, such as brick, latticework or
split-face concrete block, are proposed. This should be reviewed by Theurkauf Design and Planning.

ENGINEERING | SURVEYING | ENVIRONMENTAL SERVICES

Mr. John Weller | West Whiteland Township
SSM File 101008.0327
February 12, 2019
Page 2 of 2

COMPLIANCE WITH ZONING ARTICLE XV: CARBONATE AREA DISTRICT
4.

Based on the information supplied, the applicant has not addressed all the requirements of Sections
325-77.A(1) through -77.A(3); we therefore submit a finding of compliance, with additional
conditions for this proposal. Notes must be added for each section indicating how the applicant will
comply.

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
5.

The certification by the engineer and surveyor who prepared the plan shall be completed prior to the
Township endorsing the plan, Section 281-17.G.

COMPLIANCE WITH STORMWATER ORDINANCE
6.

Financial security shall be provided for the construction of all stormwater management facilities,
Section 270-10. The response letter indicates that financial security will be provided at time of
building permit application. If this is acceptable to the Township it shall be noted on the plans,
however; the applicant should submit an engineer’s probable cost estimate now for all stormwater
related items for review in order for the Township to determine an adequate financial security prior to
endorsing the plan.

7.

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).

8.

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.

9.

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

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 Director of Planning and Zoning
Justin Smiley, AICP, Township Planner
David E. Rentschler, PE, JMR Engineering, LLC

FROM:

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

DATE:

February 6, 2019

SUBJECT:

REVIEW COMMENTS – 109 COEWAY LANE
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 1-29-19

Please note our review comments pertaining to the following documents that we received on 2-2-19, as
well as to a site visit on 12-3-18:
•

Land Development Plan by JMR Engineering consisting of 5 sheets; and

•

Response letter by JMR Engineering dated 1-29-19.

Issues that have been addressed are so noted. New comments are in bold.

REVIEW COMMENTS – 109 COEWAY LANE
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 1-29-19
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1.

Use of Facility – This issue has been resolved.

2.

Pedestrian Accessibility – Section 325-13.A.1 of the zoning ordinance (ZO) describes the intent
of the Town Center District as a pedestrian-oriented central area. Sections 281-31.A and 28169.C of the subdivision and land development ordinance (SLDO) require sidewalks along all
streets and drives.
We recommend that the Township consider mechanisms to provide a sidewalk along Coeway
Lane in the event of future development with pedestrian facilities on adjacent properties.

3.

Town Center Architectural Standards – This issue has been resolved.

4.

Site Element Screens – Section 281-35.G.1 (SLDO) requires low vegetated screens around
parking lots and decorative storage buildings, high vegetated screens around loading areas, and
yard screens around vehicle storage areas and equipment yards. The plan indicates no screening
of the development.

5.

a.

Storage Building Screen – We consider the architecture and personal use of the
proposed barn as sufficient justification for a waiver from the low screen requirement.

b.

Paved Area Screen – The plan indicates a paved area in front of the proposed barn
with no loading or storage component. No screen is required.

Tree Removal and Compensatory Planting – Section 281-34.G (SLDO) requires compensatory
plantings for mature trees that are removed.
The plan indicates significant disturbance to a 24-inch DBH double-trunked Silver Maple to
remain. The plan has been revised to require (4) compensatory trees in accordance with
section 281-34.G (SLDO) in the event the tree dies within 5 years of construction. We consider
this issue resolved.

6.

Tree Protection - Section 281-34.D (SLDO) specifies required measures for protection of existing
trees to remain.
The E&S Plan indicates tree protection fencing that conflict with proposed construction and
shall be revised accordingly.

7.

Conclusion – The noted issues shall be addressed prior to approval.

Please contact this office with any questions.

MEMORANDUM
DATE:

February 12, 2019

TO:

John Weller, Director of Planning and Zoning

FROM:

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

SUBJECT: 109 Coeway Lane
Land Development Review
I have reviewed the submission for 109 Coeway Lane Land Development, plans dated
January 29, 2019.
I have no comments on the plans.

MEMORANDUM
DATE: February 15, 2019
TO: Board of Supervisors
FROM: Planning Commission
SUBJECT: 109 Coeway La.
Land development plan
APPLICANT: Todd Schneider

109 Coeway La.
Exton, PA 19341

SITE ADDRESS: 109 Coeway La.

Exton, PA 19341

TAX PARCEL: 41-2-66
ZONING: TC, Town Center
DESCRIPTION: Construction of 2,160 sq.ft. storage building and associated
paving accessory to existing commercial building.

EXPIRES: March 28, 2019
To recommend that the Board of Supervisors approve the land development plan for Todd
Schneider for the construction of a 2,160 sq.ft. storage building and associated paving at 109
Coeway La. as depicted on the 5-sheet plan set prepared by JMR Engineering dated October
24, 2018 and most recently revised on January 29, 2019 with the following waivers and
subject to the following conditions:
1. The plan is approved as a final plan pursuant to §281-10.H of the West
Whiteland Township Subdivision and Land Development Ordinance (“S/LDO”).
2. Waiver of §281-31 of the Subdivision and Land Development Ordinance (“S/LDO”) such
that no sidewalk need be provided along the Coeway La. frontage of the site.
3. Waiver of §281-35.G(1)(a) of the S/LDO such that no low screen need be provided,
pursuant to comment #4a of the Theurkauf Design and Planning (“Theurkauf”) review
dated February 6, 2019.
4. Payment of a fee 1 in lieu of preservation of permanent open space, pursuant to §28147.B of the S/LDO.
5. All remaining consultant and Township Staff concerns shall be addressed to the
satisfaction of the Township.

1 As

of this writing, this fee would be approximately $1,950.

6. Any other concerns or conditions raised by the Commission in the course of tonight’s
meeting.
7. 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.
8. Execution of a Developer Agreement and a Financial Security Agreement pursuant to
Township practice. The amount of such 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 Spotts, Stevens and
McCoy 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.
9. Payment of all outstanding Township invoices within thirty days of the date of final
plan approval or at time of application for a building permit, whichever comes first.
H:\Plans\123\109 Coeway\PC draft motion - 190215
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MEMORANDUM
DATE: February 15, 2019
TO: Planning Commission
FROM: Justin Smiley, AICP
Township Planner
SUBJECT: Whiteland Township Bicycle and
Pedestrian Plan
Draft Plan and Adoption Process
Background
We have developed the Bicycle and Pedestrian Plan to be adopted as an amendment to the
Township Comprehensive Plan. Now that the draft is nearly in final form, Staff is providing the
following to advise the Commission of the adoption process as required by the Pennsylvania
Municipalities Planning Code.
•

At the direction of the Board of Supervisors, the Township Planning Commission must hold
a public meeting to present the final draft version of the Plan. The public will be invited
to comment on the document at this time. While this meeting could be as early as the
Commission’s next regular meeting on March 5, we will consider other dates.

•

Once the Board of Supervisors has authorized advertisement of the Plan, we must provide
copies of the final draft to each of the seven townships that border West Whiteland, the
West Chester Area School District, and the Chester County Planning Commission. These
entities have forty-five (45) days to provide the Township with their comments. If they fail
to do so, we may proceed with the adoption process regardless.

•

Following this review period, the Board of Supervisors will convene a public hearing. At the
hearing, the Board will review any comments received from the surrounding municipalities,
the school district, the County Planning Commission, the Township Planning Commission,
and the public. The public will be invited to comment at this hearing as well. Given the
length of the required review period, the earliest that this hearing could be held is May 8,
2019.

•

If the draft Plan document is satisfactory to the Board, they will pass a resolution either at
the conclusion of the hearing or at a subsequent public meeting that will formally adopt the
Plan as an amendment to the Township Comprehensive Plan. If the Board directs significant
changes to the draft Plan, they are required to hold another hearing prior to voting on a
resolution to adopt it.

To summarize the planning process to date:
•

Township Staff presented draft maps and materials to the Planning Commission from
December 2017 to March 2018. At these meetings Commission members were asked to
provide feedback on the main purpose of the Plan update and identify areas in the Township
where bicycle and pedestrian improvements and connections were most needed. Staff had
similar meetings with other Township Departments and Commissions.

•

During 2018, Staff collected background information for the Plan and researched plans
completed by the Township and other agencies since the original bike and ped plan was
adopted as part of the Comprehensive Plan in 1994. Additionally, Staff completed an
analysis of existing conditions for the entire Township that included, but was not limited
to, the following: demographics, economic conditions, transportation, land use, and
community facilities.

•

As part of the public participation component, Staff conducted a nine-question survey
between March and May 2018 to Township Residents and other members of the public
regarding bicycle and pedestrian circulation within the Township. The survey assisted in the
identification of priority projects to serve as the blueprints for creating the Plan’s strategies
and recommendations. In August 2018, Staff presented the results of the survey at a public
open house and a Board of Supervisors’ meeting highlighting the sixteen priority projects
and draft recommendations.

•

Over the past several months Staff has been finalizing the Plan’s content and conducted an
internal feasibility analysis on the Plan’s sixteen identified priority projects. This analysis
focused on feasibility measures for each project such as opportunities, physical constraints,
accessibility/safety, coordination and land acquisition.

•

Staff presented the draft recommendations at the February 13th Board of Supervisors
meeting and asked them for comment on the prioritization of the recommendations. Items
1 through 16 are based on the results of the public survey and feasibility analysis. The
Supervisors agreed to provide their feedback by the end of February, after which Staff will
make any necessary changes to the priority of the recommendations.

Staff Comment
For tonight, Staff would like the Commission to review and discuss the attached draft Plan,
including the six sections of the Plan and map. There will be opportunities for additional
discussion and feedback at a future Planning Commission meeting, when we will formally
present the Plan to the public and request a motion from the Commission.
Attachments
1.
2.

Draft Bicycle and Pedestrian Plan
Draft Bicycle and Pedestrian Plan Connections Map
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