WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Monday, July 2, 2018
7:00 P.M.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: June 19, 2018
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. King Industrial
Address: 1420 Phoenixville Pk.
Third Review: Conditional Use
Request: To construct a non-residential 43,000 sq.ft. building on the existing property.
2. Lochiel Farm
Address: 740 Livingston Ln.
Second Review: Land Development
Request: The construction 140 Townhomes and adaptive reuse of two historic structures
into single-family residential units.
NEW BUSINESS
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: July 17, 2018

MEMORANDUM
DATE: June 29, 2018
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: 1420 Phoenixville Pike
Conditional use application
APPLICANT: King Industrial, LLC

1420 Phoenixville Pk.
West Chester, PA 19380

SITE ADDRESS: 1420 Phoenixville Pk.

West Chester, PA 19380

TAX PARCEL: 41-6-18.1
ZONING: I-1, Limited Industrial
DESCRIPTION: Construction of a 36,000 sq.ft. non-residential building on a

lot currently developed with two non-residential buildings.
Conditional use review is required pursuant to §325-124.A of
the West Whiteland Township Zoning Ordinance (“Zoning”)
for the construction of more than 20,000 sq.ft. of non-residential floor area.

Background
The project site occupies 11.45 developable acres (12.04 gross acres) along Phoenixville Pk.,
approximately 450 feet north of the King Rd. intersection. There are two significant buildings
on the property, both of which are suitable for light industrial use. The property is nearly
level along the Phoenixville Pk. frontage, but the western portion slopes downward toward
the US Route 202 expressway. There are some steep slope areas along the western edge of
the site; however, the extent to which they will be disturbed (to expand the stormwater management basin) is well below 1,000 sq.ft., above which is the point where conditional use
approval would be required under Article XIV of the Zoning. There are no FEMA-designated
floodplain areas on the property.
The Zoning Officer has determined that the project complies with the area and bulk standards
of the I-1 zoning district; §325-18.B specifically allows a single lot in this district to accommodate multiple uses.
The Applicant presented this plan to the Planning Commission on March 6 and April 17, 2018.
The plan before us tonight differs significantly from the prior design: the size of the proposed
building has been reduced from 43,000 sq.ft. to 36,000 sq.ft. and the vehicular circulation
has been revised as well. Tonight is the third presentation of this project to the Commission.

Criteria for approval of a Conditional Use
The criteria for Conditional Use approval are listed in §325-124.C(1) of the Zoning. In the
interest of brevity, the only criteria included below are those that were not met to the satisfaction of Staff in the memoranda dated March 2 and April 13, 2018 or that should be
revisited in light of the revised design.
(a)

The proposed use shall meet all of the specific standards and regulations for eligibility
which appear in the section of the Zoning Ordinance authorizing the proposed conditional use.
Conditional use approval is required solely due to the size of the building; the
only “specific standards and regulations” within the meaning of this section are
the requirements of the I-1 zoning district. The area and bulk requirements
shown on the plan set are correct and document that the project complies with
the pertinent Zoning provisions. While there are precautionary and prohibitive
slopes on the site, the Zoning Officer has determined that the extent of their
disturbance is not large enough to warrant conditional use review.
Staff is satisfied that this criterion has been met.

(e)

Where pertinent, the effects of the proposal with respect to congestion on the roads
or highways; the most appropriate use of land; conserving the value of buildings;
safety from fire, panic, and other dangers; adequacy of light and air; the prevention
of overcrowding of land, congestion of population, and adequacy of public and community services will not have a substantially adverse effect thereon.
Our prior review stated that compliance with the area and bulk standards of
the Zoning was sufficient documentation of compliance for all of these issues
except the matter of road congestion. The attached review by Traffic Planning
and Design (“TPD”) recommends that the Applicant provide a traffic study to
document the impact of traffic generated by this project upon road capacity
and nearby intersections. Staff notes that the project is not large enough to
warrant a traffic impact study under §325-42 of the Zoning, but such a study
could be made a condition of the conditional use approval.
Although TPD has remaining concerns about congestion, Staff is of the opinion
that this can be addressed by including as a condition of the conditional use
approval a requirement that a traffic impact study be provided with the land
development application.

(f)

The proposed change is reasonable in terms of the logical, efficient, and economical
extension of public services and facilities including, but not limited to, public water,
sewers, police and fire protection, transportation, and public schools.
The Applicant has advised that they will be extending public sanitary sewers to
serve the property; it is already served by public water supply. Staff strongly
favors the extension, but we note that no connection is shown on the drawing
for the proposed building. Connections to the existing buildings are now
shown, resolving an earlier concern.
If the Applicant can satisfy the Commission regarding their intent to connect
the proposed building to the sanitary sewer, then these criteria have been met.
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Consultant Reviews
The application did not include a lighting plan, so there is no review from Stubbe Consulting.
Full landscaping and lighting plans are not required for conditional use applications, although
we ask our consultants to review them when Applicants choose to provide them.
•

SSM Group (“SSM”) review dated June 21, 2018. Conditional use applications are
not required to include a fully designed stormwater management system, but applicants must demonstrate the feasibility of whatever system they intend to provide.
Comments #6 and #7 indicate that the Applicant’s design meets this standard,
although there are issues to be resolved during the land development phase.
Comment #2 addresses parking. To date, the Applicant has advised that they have yet
to secure a tenant(s) for the proposed building, so they cannot be certain about what
parking will be required. The previous Staff memo noted that the plan provides a reasonable amount of parking along with other areas (such as those labelled for outdoor
material storage) that could be converted to parking if needed. The Commission may
wish to recommend a condition that parking consistent with our requirements must be
provided for all tenants of the site and that failure to do so will result in denial of a
Use and Occupancy Permit for the tenant.
Comment #3 notes that outdoor storage is not permitted as part of a warehousing
operation. This is correct, but such storage is permitted for other uses, subject to the
provisions of §325-18.D(19) and §325-35 of the Zoning.
Finally, comment #5 states that the “double loading dock” near the northwest corner
of the proposed building should be at least 30 feet wide; using the plan scale, it
appears to be 25 feet wide. Section 325-38.D of the Zoning requires a minimum width
of 15 feet for a “loading space,” so it appears that SSM’s comment is based upon this
being a “double” loading dock. The Commission should discuss with the Applicant
whether the additional width can be provided. We note that the loading area on the
south side of the building – presumably a single loading dock – is 20 feet wide.

•

Theurkauf Design and Planning (“Theurkauf”) review dated June 27, 2018. Similar
to the stormwater management provisions, it is our practice to ask that applicants
demonstrate the feasibility of complying with our landscaping requirements rather
than provide a fully detailed landscaping plan. Comments #3 through #9 advise that
compliance appears to be feasible, although specific aspects of the landscaping plan
as shown are not fully compliant. Comments #4, #8, and #9 support specific waivers
to allow the design shown; Staff concurs. The Applicant should confirm that they will
revise the plan to comply with the regulations where feasible and to satisfy the conditions of the waivers described in comments #4 and #8.

•

TPD review dated June 21, 2018. Comment #1 recommends that the Applicant prepare a traffic impact study, which Staff suggests be made a condition of approval.
While the Zoning prohibits the approval of a conditional use that will “materially
increase traffic congestion on … roads or at … intersections,” this may not be enforceable in cases like this one where the need for conditional use review is due to the size
of the structure and not the use per se. For this reason, Staff recommends against
requiring the study at the conditional use stage. However, if prepared as part of the
land development plan, such a study could provide guidance for the expenditure of
the traffic impact fee that will be required as a condition of approval.
The remaining comments address the possible need for a Highway Occupancy Permit,
the practicality of limiting trucks larger than WB-50 (given that larger trucks access
3

the site now), and the need to clarify information shown on the drawing. We particularly note comment #10 regarding the width of the sidewalk around the proposed
building. Scaling the plan indicates that these are all 5-foot-wide sidewalks, which is
inconsistent with §325-37.A(7)(a)[4] of the Zoning and in conflict with the label along
the east side of the building that gives the width as 8 feet.
•

Director of Public Works memorandum dated June 21, 2018. Mr. Otteni directs
some minor revisions to the proposed sanitary sewer connections and adds several
advisory comments that do not affect the site layout.

The prior reviews by the Chief of Police and the Fire Marshal did not express any concerns, so
we did not ask Chief Catov or Mr. Moses for new reviews.
Staff Comment
The building footprint on the current plan is quite different from the prior versions, but it
appears that the Applicant has addressed the most significant concerns from our earlier meetings. Staff is of the opinion that the internal circulation allowed by this new configuration is
an improvement over the earlier design, and the only outstanding conditional use criteria
could be resolved by requiring a traffic impact study and by showing the sanitary sewer
connection for the proposed building.
If the Commission elects to take action on this application tonight, we suggest that the
following items be considered for inclusion as conditions of approval.
1. Off-street parking consistent with the Zoning shall be provided for all tenants of the site.
Failure to comply with this condition shall be grounds for denial of a Use and Occupancy
Permit for the tenant causing the non-compliance.
2. The land development application shall include a traffic study, the scope of which shall be
developed with the assistance of the Township’s traffic consultant.
3. The Applicant shall provide a copy of the Highway Occupancy Permit for the driveways
serving this site. Should no such Permit exist, or if the classification of the driveways
should change due to the proposed construction, a Permit shall be obtained from
PennDOT.
4. Waiver of §281-31.A of the Subdivision and Land Development Ordinance (“S/LDO”)
regarding the provision of sidewalks along the Phoenixville Pike frontage in exchange for a
donation to the Township Sidewalk Fund equivalent to the construction cost of the
sidewalk that could be required.
5. Waiver of S/LDO landscaping requirements supported by comments #4, #8, and #9 of the
Theurkauf review dated June 27, 2018, subject to the conditions specified in the said
review.
6. Payment of a fee in lieu of dedication of open space pursuant to §281-47.C of the S/LDO.
7. Payment of a traffic impact fee pursuant to Township Ordinance #427.
8. The sanitary sewer connection to the proposed building shall be added to the plan.
Attachments
1.
2.

SSM review dated June 21, 2018.
Theurkauf review dated June 27, 2018.
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3.
4.
5.

TPD review dated June 21, 2018.
Director of Public Works memo dated June 21, 2018.
Plan set dated November 8, 2017, most recently revised May 31, 2018.

H:\Plans\JKLM\King\Weller PC memo dated 6-29-18
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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

June 21, 2018
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

1420 Phoenixville Pike Flex Building
Conditional Use Application
SSM File 101008.0317

Dear Mr. Weller:
We have reviewed the revised conditional use application of King Industrial, LLC consisting of the following:



Edward B. Walsh & Associates plan 4239, sheets 1-6 dated November 8, 2017, most recently revised
May 31, 2018.
Edward B. Walsh & Associates Stormwater Management Narrative dated February 12, 2018, most
recently revised June 5, 2018.

The applicant is proposing to construct a 36,000 square-foot flex building on a 12.038 acre parcel that
currently contains two other flex buildings. The tract is located in the I-1 Industrial District.
Issues regarding landscaping and buffering, traffic and pedestrian circulation, lighting and historic
preservation will be addressed by Theurkauf Design and Planning, Traffic Planning and Design, Stan Stubbe,
and Commonwealth Heritage Group respectively.
We have the following comments:

CONDITIONAL USE STANDARDS
1.

The applicant must address architectural compatibility, Section 325-124.A.(3). A recreation fee will
be required.

COMPLIANCE WITH ZONING ORDINANCE
2.

3.
4.

The parking requirement for a manufacturing use is two spaces per 1,000 square feet or one space per
two employees on the maximum shift, whichever is greater, Section 325-39.H(6). Two spaces per
1,000 square feet are proposed on the plan. The applicant has stated that they cannot confirm at this
time whether this will satisfy the one space per two employee requirement.
Proposed outdoor storage is subject to Section 325-35. No materials are to be stored outdoors as part
of warehousing, Section 325-18.B(3).
The applicant proposes alteration of precautionary and prohibitive slopes at an existing stormwater
basin. It is their engineer’s opinion these slopes are man-made (during construction of the basin),
Sections 325-70.A.(1)(b) and 325-70.A.(2)(b).
DATA + INFRASTRUCTURE + BUILDINGS + ENVIRONMENT

Mr. John R. Weller, AICP | West Whiteland Township
SSM File 101008.0317
June 21, 2018
Page 2 of 2

5.

The proposed double loading dock shall be 30 feet wide, Section 325-38.

COMPLIANCE WITH STORMWATER MANAGEMENT ORDINANCE
6.
7.

The submitted plan and report demonstrate that the proposed project can feasibly meet the
requirements of Water Quality (Section 270-19), Infiltration (Section 270-20), Stream Channel
Protection (Section 270-21) and Peak Rate Control (Section 270-22).
The following stormwater issues shall be resolved during the Land Development process:
a.
There are numerous errors associated with proposed contours and grading.
b.
There are a few errors associated with drainage area delineations.
c.
The bottom elevation of the proposed infiltration bed is located below the soil horizon that
was tested. The bed design will need to be revised.
d.
The stated impervious area loading ratio is greater than the total area loading ratio for the
infiltration bed. This is not possible and therefore must be corrected accordingly.
e.
Some proposed storm sewer pipes have not been shown on the plan.

GENERAL COMMENTS
8.
9.

The extent of proposed resurfacing, new full depth paving, and new curbing must be clearly indicated
on the plan.
Sidewalk must be addressed as required by the Township.

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, Township Planner
Andrew Eberwein, P.E., Edward B. Walsh & Associates, Inc.

FROM:

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

DATE:

June 27, 2018

SUBJECT:

REVIEW COMMENTS – KING INDUSTRIAL, LLC
CONDITIONAL USE PLAN DATED 5-31-18

Please note our review comments pertaining to the following documents, which we received on 6-1118, and to a site visit on 4-4-18:
•

Conditional Use Plan consisting of 6 sheets; and

•

Response letter from E.B. Walsh & Associates dated 6-7-18.

These comments reflect a revised Conditional Use Plan dated 6-22-18, which we received on 6-26-18.
New comments are in bold.
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REVIEW COMMENTS – KING INDUSTRIAL, LLC
CONDITIONAL USE PLAN DATED 5-31-18
June 27, 2018
1.

Conditional Use Standards of Approval – In accordance with section 325-124 of the zoning
ordinance (ZO), the conditional use plan shall demonstrate feasibility of compliance with all
pertinent requirements, including landscaping. Further, the following specific standard applies:
a. The proposed use shall constitute an appropriate use in the area and shall not substantially
injure or detract from the use of surrounding property or from the character of the
neighborhood.
The applicant shall demonstrate feasibility of compliance with buffer requirements to
mitigate negative visual impacts to adjacent office uses to the north.

2.

Pedestrian Accessibility – Section 281-31.A of the subdivision and land development ordinance
(SLDO) requires sidewalks as part of all residential and non-residential development.
The plan does not propose a sidewalk on the Phoenixville Pike frontage. If the Township waives
the sidewalk requirement, a fee in lieu for a sidewalk where needed should be considered.

3.

Screen Buffer – Section 281-35.D (SLDO) requires 50-foot-wide, vegetated screen buffers
between incompatible land uses and along the higher-classified road frontage on reverse
frontage non-residential lots. Per 281-35.A (SLDO), the proposed industrial use is incompatible
with existing office uses to the north and with the residences across Route 202.
The plan has been revised to provide 50-foot-wide screen buffers along Route 202 and the north
property line. Landscaping is required as follows:
Buffer/Length

Plant Type

Required Qty. Proposed Qty.

Route 202/1,041 LF

Shade Trees
Evergreen Trees
Large Shrubs

21
42
104

6†
*
*

North/610 LF**

Shade Trees
Evergreen Trees
Large Shrubs

12
24
61

4†
*
*

†Credit for existing trees to remain
*Individual plants not shown within proposed buffers
**A previously approved plan (Giles and Ransome Preliminary/Final Land Development Plan,
revised 7-25-08) indicated a compliant screen buffer along the north property line. Gravel paving
installed since this approval has been placed within the required buffer.

The plan has been revised to remove a gravel-paved equipment storage area installed since
the previously approved plan from the north screen buffer. This issue has been resolved.
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REVIEW COMMENTS – KING INDUSTRIAL, LLC
CONDITIONAL USE PLAN DATED 5-31-18
June 27, 2018

Feasibility of compliance is demonstrated for conditional use purposes. The land development
plan shall include all required plantings.
4.

Perimeter Buffer – Section 281-35.E (SLDO) requires 25-foot-wide, vegetated perimeter buffers
around stormwater basins and along arterial streets, to be landscaped as follows:
Buffer/Length

Plant Type

Required Qty. Proposed Qty.

Phoenixville Pike/
890 LF

Shade Trees
Evergreen Trees
Large Shrubs

9
18
45

9*
0
0

Basin/460 LF

Shade Trees
Evergreen Trees
Large Shrubs

5
9
23

0
0
0

*Shade tree requirement met by surplus street trees (Comment #7)

The plan shall be revised to correct the following issues:
a. Phoenixville Pike Perimeter Buffer – A perimeter buffer is required along Phoenixville Pike
which is classified as an arterial street. There is sufficient space along the Phoenixville Pike
frontage for a buffer.
The previously approved plan indicated required buffer plantings, but none are there at this
time. The land development plan shall indicate the required perimeter buffer plantings.
b. Stormwater Basin Perimeter Buffer – The plan has been revised to indicate a naturalistic
basin, for which no perimeter buffer is required in accordance with section 281-35.E(2)
(SLDO). However, the basin does not meet the requirements of a naturalistic basin.
Section 281-35.F(4) (SLDO) requires naturalistic basins to have maximum 4:1 side slopes and
100% native vegetation of equal value to required perimeter buffer plantings. The plan
indicates 16-foot-high basin slopes that are graded at 3:1. The Applicant requests relief from
the slope requirement due to site constraints.
We would not object to a waiver from the side slope requirement if the plan is revised to:
•

Vegetate both basin floor and slopes with 100% native meadow vegetation of
equivalent value to the buffer requirement; and

•

Provide the required (5) perimeter buffer shade trees along the basin east slope, in
order to approximate the value of buffer landscaping. An added benefit is that the
trees will enhance buffering of the site from Route 202 and adjacent residences
under construction.

REVIEW COMMENTS – KING INDUSTRIAL, LLC
CONDITIONAL USE PLAN DATED 5-31-18
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June 27, 2018
Feasibility of compliance is demonstrated for conditional use purposes. The land development
plan shall include all required plantings.
5.

Site Element Screening – Section 281-35.G (SLDO) requires vegetated screens for site elements
proposed within 200 feet of a property or right-of-way line. Section 281-35.G (SLDO) permits
other buffer plantings to count toward site element screen requirements where the screening
purpose is met.
The plan shall be revised to correct the following issues:
a. Loading Area Screen – The plan has been revised to indicate two loading areas with
sufficient space for vegetative screening. In accordance with sections 281-35.B(6) and 28135.G(1)(b) (SLDO), high screens shall be provided to screen them from Route 202.
b. Outdoor Material Storage Area Screens – Section 281-35.B(6) (SLDO) states that all storage
areas not enclosed in a building shall be completely screened from view of any adjacent
streets or residences. Section 281-35.G(1) (SLDO) requires high screens for storage
buildings, and yard screens for vehicular storage areas.
The Applicant shall clarify the intended uses for proposed outdoor storage areas and
provide the required appropriate screening.
c. Parking Lot Screens – Section 281-35.G(1)(a) (SLDO) requires low screens for parking lots.
The land development plan shall indicate sufficient screening of proposed rear parking lots
from Route 202 and adjacent properties.
Feasibility of compliance is demonstrated for conditional use purposes. The land development
plan shall show all required site element screen vegetation.

6.

Tree Removal and Compensatory Planting – In accordance with section 281-34 (SLDO), mature
trees shall be preserved to the extent possible, and such trees that are removed shall have
replacement trees planted as mitigation. Trees to be removed, the calculation of required
compensatory trees, and the locations of proposed compensatory trees shall be indicated on
the landscape plan.
Our site visit indicated several approximate 6” DBH trees around the basin. The area of
proposed construction should be surveyed for mature trees to be removed. The land
development plan shall include all required information on tree removal and compensatory
landscaping, and all surveyed trees shall be part of the existing conditions plan.
The plan demonstrates feasible compliance with this requirement.
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REVIEW COMMENTS – KING INDUSTRIAL, LLC
CONDITIONAL USE PLAN DATED 5-31-18
June 27, 2018
7.

Street Trees – Section 281-36 (SLDO) requires street trees in addition to required buffer
plantings along all streets. A minimum of 60% of the trees shall be native to the region, and shall
be planted within the right-of-way as follows:
Street

Required Qty. Proposed Qty.

Phoenixville Pike/ 928 LF

19

21*

*Includes (12) proposed trees plus credit for (4) existing trees to remain = total value of (30)
street trees
The plan complies with street tree requirements. The land development plan shall indicate the
size and species of all proposed street trees.
8.

Parking Lot Layout and Landscaping – In accordance with section 281-37.B (SLDO), the last
parking stall in a row shall be separated from drive aisles by a planting island, a minimum of nine
feet in width. Furthermore, section 281-37.B(4) (SLDO) requires that each parking lot landscape
island contain one shade tree.
The plan shall be revised to correct the following issues:
a. A proposed island near the southeast corner of the proposed building is shorter than the
required 18-foot length.
b. The plan indicates a painted buffer strip and islands surrounding parking north of the
proposed building. The islands at each end shall be redesigned as required planting areas.
c. The plan has been revised to indicate sufficient space for a shade tree on an island along
the building’s east façade. This issue has been resolved.
d. The plan indicates seven drive aisles into the building on the north and west sides. Proposed
islands separating parking from drive aisles are under-width and would not support required
shade trees.
The plan has been revised to indicate islands between all drive aisles and parking. The
Applicant requests relief from parking lot island width requirements due to the building’s
multi-user concept. We note that the proposed under-width islands prevent conflicts
between parking and vehicles utilizing the drive aisles; we also note that 9-foot-wide islands
are provided between adjacent drive aisles and would support shade trees. In light of this,
we would not object to a waiver from the parking lot island width requirement, provided
the land development plan reflect the following:
•

Indicate two (2) shade trees on islands along the west façade; and

•

Indicate two (2) shade trees on the north façade islands separating drive aisles
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REVIEW COMMENTS – KING INDUSTRIAL, LLC
CONDITIONAL USE PLAN DATED 5-31-18
June 27, 2018

Feasibility of compliance with parking lot landscaping requirements is demonstrated for
conditional use purposes, if the Township supports a waiver for the under-width parking lot
islands. The land development plan shall indicate all required plantings.
9.

Building Façade Landscaping – Section 281-37.D (SLDO) requires that all building facades that
face parking shall be buffered with plantings to break up long stretches of façade and provide a
more comfortable pedestrian environment. The Township has interpreted this requirement to
apply to any side of the building with an entrance.
Landscaping is required as follows:
Required Qty. Proposed Qty.

Façade/Length

Plant Type

East/195 LF

Shade Trees
Small Shrubs

4
49

0
0

North/100 LF

Shade Trees
Small Shrubs

2
25

0
0

West/85 LF

Shade Trees
Small Shrubs

2
21

0
0

No building façade landscaping is shown.
The plan has been revised to shift the proposed building to provide a 5-foot-wide planting
area along the front-facing east façade, and no façade landscaping in the rear. The front
planting area with proposed parking lot islands can now feasibly support required
landscaping, and the rear façade is designed more for loading and service access than parking.
Therefore we would support a waiver to omit the west façade planting area.
Feasibility of compliance with front building façade landscaping requirements is demonstrated
for conditional use purposes, if the Township supports a waiver for the rear side foundation
landscaping.
10.

Conclusion – The following issues should be resolved prior to conditional use approval:
•
•
•

Naturalistic basin buffer waiver
Waiver to permit under-width islands between drive aisles and parking
Building façade landscaping waiver for west façade

Other issues of compliance with specific landscaping requirements may be addressed on the
land development plan application.
Please call if there are any questions.

MEMORANDUM
DATE:

June 21, 2018

TO:

John Weller, Director of Planning and Zoning

FROM:

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

SUBJECT: King Industrial, LLC
Conditional Use Review

I have reviewed the plan for “1420 Phoenixville Pike, Conditional Use Plan” for King Industrial
LLC with plotted date of June 7, 2018 and have the following comments:

1. The following items were discussed with the applicant’s engineer:
a. The new building will have sewer service by way of an E-One pump
station.
b. One of the proposed E-One pumps shown on the existing “1 Story Metal
Building” will be eliminated.
2. Traffic Signals were recently installed at the intersection of King Road and
Phoenixville Pike. The base mapping should be updated to incorporate the traffic
signal components to avoid conflict during construction of the sewer.
3. A HOP from PennDOT will be required for the construction of the new manhole
in King Road. Copy the Township on all correspondence with PennDOT.
4. In future submissions include details for the drop structure configuration in the
new manhole.
5. The applicant will need to submit proposed sewer flows for the entire parcel and
will need to pay a tapping fee prior to connection to the Township’s sewer
system.

MEMORANDUM
DATE: June 29, 2018
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Lochiel Farm Tract
Preliminary land development plan
APPLICANT: Donovan Investment Partners, LP
1595 Paoli Pk.
West Chester, PA 19380

SITE ADDRESS: Livingston La. 1

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: July 14, 2018
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. The Chester Valley Trail adjoins the northern edge of the property,
beyond which lies Exton Park. The site is largely wooded open space, but there are five
structures on the property, three of which are historic, including the Class I Lochiel Farm
Manor House.
Due to the number of dwelling units, this project required review as a conditional use. The
Board of Supervisors approved a Decision & Order (“D&O”) granting conditional use approval
to this project at their meeting of October 25, 2017. The D&O included thirteen conditions.
Staff has reviewed the current plan for compliance with these conditions, and we have provided our conclusions on the attached “Compliance with Decision and Order” analysis.
As noted during the conditional use review, the site has significant environmental constraints:
The plan and other information provided by the Applicant show the site address as “740 N. Ship Rd.” This is not
correct, and we are unaware of its provenance; we are therefore using “Livingston Lane” as the site address. This
issue will be resolved when addresses are assigned to the proposed units.
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•

A tributary of Valley Creek runs along the Lincoln Hwy. frontage and the boundary
with the church property. The associated floodplain and riparian buffer areas reduce
the developable area and make access difficult as well. The Commission may recall
that a number of nearby residents provided evidence of recent flooding in this area
and expressed concerns that construction of this project would worsen flood impacts.

•

The property adjoining the site to the east is 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 may not affect groundwater flow and the design must allow for continued access
to the monitoring wells on the site. 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.

•

Finally, the entirety of the property is underlain by carbonate geology, indicating susceptibility to sinkholes and presenting an additional factor against infiltration as a
means of stormwater management.

Due to the historic structures on the property, the Township Historical Commission reviewed
this plan at their meeting on May 14, 2018. In the course of the meeting, the Applicant confirmed that they would be renovating the manor house (Township Historic Site #341, Class I)
and relocating and renovating the tenant house (Township Historic Site #339, Class II) as
required by condition 1 of the D&O. Both structures will be used as single-family detached
dwellings, and each will be provided with a detached garage for use by their respective residents. It was noted that the D&O allowed for the demolition of the harness shop (Township
Historic Site #340, Class III) and the various non-historic structures on the property. The discussion concluded with the Commission unanimously passing a motion recommending approval
of the project.
The Applicant first presented this land development plan to the Planning Commission at the
meeting of May 15, 2018. Principal points of discussion included the status of the monitoring
wells, the width of the proposed streets, the amenities to be provided within the open space
areas, and whether the project will be phased. Several residents were also in attendance as
well as representatives from Ss. Philip & James Church. Their concerns included the effect
on flooding, traffic, and privacy. It was noted that the development would likely result in
less trespassing on the surrounding properties as the site would not be as secluded as it is
now. The Commission took no action, directing the Applicant to address the various concerns
expressed by the consultants and the public prior to returning for further review.
Tonight is the Applicant’s second presentation of the land development plan to the
Commission.
Consultant Reviews
The Applicant’s traffic engineer is Traffic Planning and Design, which is also the Township’s
regular 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.
•

SSM Group (“SSM”) review dated June 25, 2018. The most critical issue is comment
#13. General Note 13 on Sheet 1 of the plan set correctly states that the Chester Valley Trail (“Trail”) is on a separate parcel adjacent to the Lochiel tract. However, all
of the plan sheets show the north property line of the Lochiel tract coinciding with the
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centerline of the Trail, so it appears that a strip of County land approximately 35 feet
wide is included with the Lochiel property. Staff has brought this to the attention of
the Applicant, noting that if the property line is not correctly shown, then the 50-foot
setback required by §325-15.1.D(2)(g) and (h) of the Zoning is also not correct.
Portions of 15 of the proposed units (numbers 1 through 15) are within the 50-foot
setback if it is measured from the County property line. The Applicant’s attorney has
advised that this issue was examined thoroughly prior to the Applicant’s purchase of
the tract, and that there is evidence that the setback is properly shown. An explanation of this matter is being prepared, and it is our understanding that the Applicant
will be prepared to discuss this matter at the meeting. If the Applicant cannot provide
evidence that the setback on the plan is correct, then this design does not comply
with the Zoning and cannot be approved.
Comments #1 through #11 review the various waiver requests. Except for the waiver
from the minimum street width (comment #3), SSM either supports the waiver or
advises that one of our other consultants should comment. As described below, our
traffic consultant supports the street width waiver.
Comments #13 through #23 address the stormwater management provisions. It
appears that the only design issue involves the proposed landscaping (comment #16).
SSM also notes the need for approvals by outside agencies (comments #15, #18, #19).
In the past, we have approved plans with such items as conditions of approval. Given
the level of concern regarding stormwater management for this particular project, the
Commission should consider whether it would be more appropriate to delay action
until the cited agencies have issued their approvals.
Finally, comment #24 questions whether the driveways for the units along Livingston
Lane are long enough to count as off-street parking spaces. Section 325-39.E(1)
requires parking spaces to be at least 18 feet long. Staff concurs that the distance
should be measured from the right-of-way line and that it appears that some units may
be deficient in this aspect.
•

Theurkauf Design and Planning (“Theurkauf”) review dated June 19, 2018.
Comments #1 and #2 provide an extensive analysis of the open space and recreational
amenities, which the Commission may wish to review with the Applicant. Staff concurs that there is considerable room for improvement, particularly in regard to the
accommodations for cyclists, which we consider critical given that the site is adjacent
to the Trail.
Comments #3 through #8 review the various landscaped buffers and the compensatory
planting provisions, either concluding that they comply or supporting minor waivers to
approve the landscaping as shown. Comment #9 describes remaining issues with other
aspects of the site landscaping, although it appears that the Applicant’s landscape
architect will be meeting with Theurkauf in the near future to resolve these.
Comments #10 and #13 describe minor errors that should be corrected prior to recording the plan.

•

McMahon review dated June 26, 2018. Comments #1 through #5 review compliance
with various conditions of the D&O; these are considered in greater detail on the
attached analysis. The remaining comments review the design of the proposed road
network and the Highway Occupancy Permit plans. Staff notes the following comments in particular that the Commission may wish to review with the Applicant:
−

Comments #6 and #8 indicate support for waivers requested from the minimum
cartway width requirement and an aspect of the road alignment; Staff concurs.
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−

Comment #7 suggests that the Applicant provide a wider ultimate right-of-way for
Lincoln Hwy. The Commission may recall that a road right-of-way is a public easement, the area of which is excluded from the calculation of developable area of a
lot. The additional width provided by an ultimate right-of-way is not dedicated to
the public, but is used as the basis for measuring front yard setbacks so that, in
the event that PennDOT ever acquires the additional width and widens the road,
the setback requirement is preserved. In this particular case, nearly the entire
Lincoln Hwy. frontage is environmentally constrained, so the provision of additional right-of-way will have no adverse impact upon this project. Staff concurs
with McMahon’s recommendation.

•

Director of Public Works memorandum dated June 25, 2018. Mr. Otteni requests
additional details for various proposed features, particularly for the Lochiel Lane
bridge over Valley Ck. and its associated retaining wall.

•

Fire Marshal memorandum dated June 22, 2018. Mr. Moses states that his earlier
concerns have been addressed to his satisfaction.

•

Chester County Planning Commission review dated May 18, 2018. The County
advises that the plan is consistent with the “suburban landscape” future land use classification of the County Comprehensive Plan but expresses concern about the environmental impacts of the project. Staff notes that these impacts have been carefully
considered this project was first proposed, but we concur with comments #19 and #20
regarding the need to document that Lochiel Lane and the bridge over Valley Ck. are
designed and constructed in compliance with the applicable floodplain regulations.
Comment #5 recommends that the County Department of Facilities and Parks be given
the opportunity to comment regarding the proposed Trail connections prior to Township action. Staff notes that this review has been conducted and that comments #6
through #9 are verbatim from the Facilities and Parks review. We particularly note
the Applicant must execute a Trail Connection Agreement with the County in order to
allow the connection.
Comment #27 notes that all of the units will be provided with a “sub slab vapor mitigation system” due to the existing groundwater contamination. The County advises
that the residents be kept informed regarding any maintenance requirements for these
systems. Staff concurs and suggests that the Commission discuss this matter with the
Applicant.

The prior review by the Chief of Police stated that he had no concerns regarding this plan.
For this reason, we did not request a new review from Chief Catov.
Staff Comment
The Commission will recall that this site is affected by the ongoing remediation of contamination from the adjacent property owned by 891 E. Lincoln Associates, LP, but more commonly
known as the Mid-County Mustang or A.I.W. Frank site. Staff had been advised that the
Environmental Protection Agency and the Department of Environmental Protection were both
amenable to the development of the Applicant’s property, provided certain conditions were
met. Among these conditions was that access to monitoring wells on the property be preserved. One such well is adjacent to a proposed underground stormwater bed near Unit 81,
three are within proposed cartway in proximity to underground utilities, and one is within the
footprint of Unit 57. We note that this last is labelled “to be relocated,” but the new loca-
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tion is not indicated. At the May 15 meeting, the Applicant advised that they were coordinating this work with the appropriate agencies; the Applicant should update the Commission on
this effort at tonight’s meeting. We continue to recommend that the Applicant provide documentation that the plan is satisfactory to these agencies and that the proposed improvements
will not unacceptably affect either access to the wells or their monitoring function.
In our May 11 memo, Staff noted that Sheet 7 showed an “overall phasing plan.” At the May
15 meeting, the Applicant stated that they were seeking only final plan approval for the
entirety of the project, but intended to provide financial security for the two phases separately. We noted that this would not be in accordance with either the Municipalities Planning
Code or §281-16.I of the Subdivision and Land Development Ordinance (“S/LDO”). Instead,
the Applicant should apply for preliminary plan approval and then submit final plans for each
phase individually. We note that the current plan set is labelled as a preliminary plan, but it
is not clear whether the Applicant is seeking final plan approval pursuant to §281-10.H of the
S/LDO or if there will be final plans submitted for each phase. The Applicant should clarify.
While the Applicant has resolved a number of our prior concerns, Staff is still of the opinion
that the remaining consultant comments and the unmet conditions from the D&O indicate
that action on this plan is premature at this time. We note the following in particular:
•

The matter of the setback from the Trail property is particularly critical as it has the
potential to change the design significantly. The Commission should be satisfied with
the Applicant’s explanation as to why what is shown is proper.

•

The question of whether this project will be phased must be clearly answered.

•

The Applicant must provide evidence that the agencies requiring access to the monitoring well have no objection to the plan.

•

While our consultants’ comments on the open space and recreational areas are much
reduced from the prior round of reviews, Theurkauf and the County both express concern regarding the pedestrian and bicycle accommodations. We recommend that the
Commission review this aspect of the plan with the Applicant.

•

Our traffic consultant has no objection to the Applicant’s request for waivers from the
road width standards in the S/LDO; however, the width of the ultimate right-of-way to
be provided for Lincoln Hwy. must be settled.

•

The Commission may wish to comment on the various waivers being requested.

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

SSM review dated June 25, 2018.
Theurkauf review dated June 19, 2018.
McMahon review dated June 26, 2017.
Director of Public Works memorandum dated June 25, 2018.
Fire Marshal memorandum dated June 22, 2018.
Chester County Planning Commission review dated May 18, 2018.
Analysis of compliance with Decision and Order dated June 29, 2018.
Plan set dated November 28, 2017 (sheets 1 – 30), most recently revised June 8, 2018; and April
11, 2018 (sheets 31 – 33), most recently revised June 8, 2018.

H:\Plans\JKLM\Lochiel\Weller PC memo dated 6-29-18

5

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

June 25, 2018
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)
Preliminary 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 33 dated November 28, 2017 and April 11, 2018, most recently
revised June 8, 2018.
D.L. Howell Post Construction Stormwater Management Report dated April 11, 2018, most recently
revised June 8, 2018.
D.L. Howell Floodplain Analysis dated April 11, 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.
3.

4.
5.

A waiver has been requested from the infiltration requirements of Section 270-20 due to karst
geology and existing ground water contamination. Based upon the information presented and the
recommendation of the geotechnical engineer we recommend this request be granted.
A waiver is requested from Section 281-16.B to allow the submitted sheet size to be greater than
24” x 36”. We do not object to this request.
A waiver is requested from Section 281-25.C to allow the cartway of the proposed private streets to
be 24’ rather than 28’. In our experience 24-foot wide curbed streets feel very narrow, especially
with the curvature proposed by this plan. This becomes problematic especially during snow events.
We do not recommend granting this waiver.
A waiver is requested from Section 281-26.C to allow certain private roadways to have tangents
between reverse curves that are less than 100 feet. Based upon the proposed overall road geometry
we recommend this request be granted.
A waiver is requested from Section 281-28.E to allow clear sight triangles to be 75 feet rather than the
required 100 feet. We recommend this request be granted, subject to the applicant confirming that
adequate corner sight distances will be provided for all roads that will be stop sign controlled.
DATA + INFRASTRUCTURE + BUILDINGS + ENVIRONMENT
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SSM File 101008.0301
June 25, 2018
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6.
7.
8.
9.
10.
11.

A waiver is requested from Section 281-35.D to not require buffer plantings between incompatible
land uses or zoning districts. Theurkauf Design and Planning should comment on this request.
A waiver is requested from Section 281-35 to not require buffer plantings at other locations on site.
Theurkauf Design and Planning should comment on this request.
A waiver is requested from Section 281-35.F to not require buffer plantings around the proposed
basin. Theurkauf Design and Planning should comment on this request.
A waiver is requested from Section 281-35.E(3)(c) to allow the substitution of evergreen and
deciduous trees for large shrubs. Theurkauf Design and Planning should comment on this request.
A waiver is requested from Section 281-34.G to allow evergreen trees as compensatory trees.
Theurkauf Design and Planning should comment on this request.
A waiver is requested from Section 281-33.C(6)(c) to not require plant growth diagrams. Theurkauf
Design and Planning should comment on this request.

COMPLIANCE WITH ZONING ORDINANCE
12.

13.

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 demonstrates that there is a rise in
the floodplain immediately upstream of the proposed culvert that will increase the base flood
elevations upstream of the proposed culvert by 1.3 feet. 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.
The Zoning Officer should determine, given General Note 13, if the 50 feet rear setback is shown
correctly.

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
14.

Homeowners Association documents will be required, Section 281-16.C(23).

COMPLIANCE WITH STORMWATER ORDINANCE
15.

16.

17.
18.
19.
20.
21.
22.

Since infiltration is not feasible on site, the required volume will not be permanently removed in postdeveloped conditions. In cases where infiltration is not an option, the applicant can still meet the
requirements of Section 270-19 through the water quality approach required by PaDEP for NPDES
permits. We note that the issuance of an NPDES permit for this project would satisfy Section 270-19.
Ponding depths in the rain gardens/bioretention basins are currently proposed to range between 1.5
feet and 3 feet. We believe that this condition could cause the proposed vegetation to die due to
excessive inundation. Theurkauf Design and Planning should review the proposed vegetation for
adequacy considering these depths.
Financial security shall be provided for the construction of all stormwater management facilities,
Section 270-10.
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).
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.
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).

Mr. John R. Weller | West Whiteland Township
SSM File 101008.0301
June 25, 2018
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GENERAL COMMENTS
24.

The applicant should confirm all the driveway parking spaces along the dedicated portion of
Livingston Lane will fall outside the street right-of-way and not conflict with the proposed sidewalk.

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:

June 19, 2018

SUBJECT:

REVIEW COMMENTS – LOCHIEL FARM
PRELIMINARY LAND DEVELOPMENT PLAN DATED 6-8-18

Please note our review comments pertaining to site visits on 3-29-17 and 4-26-18, to the Conditional
Use Decision and Order dated 10-18-17, and to the following documents received on 6-13-18:


Preliminary Land Development Plan consisting of 34 sheets; and



Response letter from Patrick Stuart dated 6-8-18.

Issues that have been addressed are so noted. New comments are in bold.
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1.

Open Space/Recreation Amenities – Condition #7 of the Conditional Use Decision and Order
(CUDO) states that the Applicant shall provide play areas and equipment suitable for the
anticipated residents of the Development. Section 281-47.D of the Subdivision and Land
Development Ordinance (SLDO) requires that open space and recreation areas meet the needs
of the community.
The plan indicates a grass trail system, pavilion, play apparatus, and access to the Chester
Valley Trail. Although the recreational program appears to be sufficiently diverse, a paved
trail would have much higher functional utility than an unimproved mowed path (see
comment 2).

2.

Pedestrian and Bicycle Accessibility – Section 281-321.A (SLDO) requires sidewalks at all new
developments, and section 325-15.1A(1) of the Zoning Ordinance (ZO) states that projects
within the O/R district shall facilitate multi-modal transportation. In addition, the Township’s
2015 Lincoln Highway and Whitford Corridors Plan and the Chester County Planning
Commission’s 2013 Central Chester County Bicycle and Pedestrian Circulation Plan support
strong pedestrian and bicycle linkages along Lincoln Highway, including a trail connection to the
Chester Valley Trail (CVT) through the site.

Central Chester County Pedestrian Plan

Central Chester County Bicycle Plan

The County Plan indicates proposed sidewalks and bicycle lanes along Lincoln Highway for
enhanced multimodal accessibility. The Township Corridors Plan incorporates these
recommendations and adds a multimodal trail corridor within the riparian buffer that
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connects Lincoln Highway and the Chester Valley Trail. This connection would avoid some of
the challenges to multimodal trail accessibility that exist along Ship Road.
a. For pedestrian access, the plan indicates
5-foot-wide sidewalks throughout the
development, with connections to the
east and west along the Lincoln Highway
frontage and along the driveway to the
adjoining property to the east. The
development has access to the CVT via an
8-foot wide asphalt path to the west and
a 5-foot wide path of unspecified surface
to the east. A 6-foot wide mown grass
path through the open space is also
proposed.
From a pedestrian standpoint, the plan is
viewed as generally consistent with
Township policy, although through
pedestrian traffic along Lincoln Highway
would have a quarter mile detour into
the site. In addition, mowed grass paths
through open areas are in practice
scarcely
utilized
as
pedestrian
recreational amenities.
b. As regards bicycle access, the plan only
indicates 400 feet of suitable accessibility
in the 8-foot wide asphalt path to the
CVT. The 5-foot wide internal sidewalks
and 6-foot wide grass trails are
unsuitable for bicycle accessibility. Thus,
Township Lincoln Highway Corridor Plan
there would be no corresponding bicycle
trail through the site to the CVT, a situation that would be exacerbated when the bicycle
lanes along Lincoln Highway are installed per the Corridors Plan. The Lochiel Farm plan is
not consistent with Township policy for bicycle access.
The Federal Highway Administration’s (FHWA) 2001 Designing Sidewalks and Trails for
Access-Best Practices Design Guide recommends 8 feet as the minimum width for a lowvolume, paved multi-use trail. In addition, a paved trail would attract far greater
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pedestrian/recreational use than would a mowed grass trail, and would also facilitate
handicap accessibility. Therefore, we recommend that the open space path be an 8-foot
wide asphalt surface extending from the west driveway intersection with Lincoln
Highway to the CVT.
c. The path surface on the east connection to the CVT should be dimensioned and specified
as either asphalt or concrete.
d. The road cross section and sidewalk details on sheet CO6.1 incorrectly specify the
sidewalk as 4 feet width. They should be corrected to specify 5 feet.
e. The curb ramp detail on sheet CO6.2 references a note 20 on sheet 1 pertaining to
sidewalks. No such note could be found.
3.

Screen Buffer – Section 281-35.D (SLDO) requires screen buffers along the north, east, and
southwest property lines as follows:
Buffer (Length)

Plant Type

Required

Proposed

East (1,400 LF)

Shade Trees
Evergreen Trees
Large Shrubs

28
56
140

18*
56
0

North (975 LF)

Shade Trees
Evergreen Trees
Large Shrubs

20
39
98

36*
39
0

Southwest (1,700 LF)

Shade Trees
Evergreen Trees
Large Shrubs

34
68
170

>34*
39*
0

* Includes credit for existing trees to remain
Per section 281-34.F(1) (SLDO), invasive or weedy tree species to be preserved shall not be
credited towards landscaping requirements, as follows:



Mulberry trees (#106, #144, #166, on the Tree Survey Plan)
Norway Maple trees (14” Maple Dbl 5, 12” Maple Cluster Spc1 on the Tree Survey Plan)

As noted in Comment #6, existing trees to remain and trees proposed elsewhere on site are
more than equivalent to the screen buffer landscaping deficits. Therefore, we would have no
objection to a waiver on buffer planting location.
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4.

Perimeter Buffer – Section 281-35 (SLDO) requires 25-foot-wide perimeter buffers along the
border with the residential property to the west, along Lincoln Highway, and around stormwater
basins. Plantings are required and proposed as follows:
Buffer (Length)

Plant Type

Required

Proposed

West (120 LF)

Shade Trees
Evergreen Trees
Large Shrubs

1
2
6

1*
1*
0

Lincoln Highway (865 LF)

Shade Trees
Evergreen Trees
Large Shrubs

9
17
43

112**
17
43

* Requirement met by proposed ornamental trees
** Credit for existing trees to remain
a. If Basins 1-4 are considered naturalistic basins, they would be exempt from the buffer
requirement per sections 281-35.E(2) and 281-35.F(4) (SLDO).
b. As noted in Comment #6, existing trees to remain and trees proposed elsewhere on site are
more than equivalent to the west perimeter buffer deficit. Therefore, we would have no
objection to a waiver on buffer planting location.
c. No buffer is proposed around a detention berm in the northeast corner of the site. Since it
is small and proposed to have native vegetation within, we would not object to waiving
the buffer requirement for it.
5.

Basin Landscaping – Section 281-35.F(4) (SLDO) requires naturalistic basins to have maximum
4:1 side slopes, and to be planted with 100% native vegetation.
a. Basin 1-4 slopes are proposed as steeper than 4:1.
There is insufficient room on the site for basins with less steep slopes. Basins 1 through 4
are proposed with extensive predominantly native plug plantings which more than equal the
value of required buffer plantings. The result is a well-vegetated site with considerable
habitat value. Therefore, we would not object to a waiver from the naturalistic basin side
slope requirement.
b. Proposed basin landscaping includes non-native plant species.
The proposed Shasta Daisy and Garden Sage are non-invasive species that offer wildlife
habitat value, and native species comprise 87.5% of the proposed plug plantings. We
would not object to a partial waiver on the native species requirement to allow plantings
as proposed.
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6.

Buffer Landscaping Compliance – Existing trees to remain and surplus proposed landscaping
address the functional aspects of the Township’s screen and perimeter buffer requirements.
Overall landscaping quantities are as follows:
Buffer Plant Type
Shade Trees
Evergreen Trees
Large Shrubs

Required Qty. Proposed Qty.
93
185
464

208*
247**
43

Net +/+115
+62
-421

*Includes credit for (74) trees to remain, plus credit for (20) proposed ornamental trees
**Includes credit for (1) tree to remain
The surplus evergreen and deciduous trees more than equal the value of the shrub deficit and
buffer shrubs would likely to suffer from browsing. Therefore, per section 281-33.D(9) (SLDO),
we would support the substitution of trees for the required large shrubs.
7.

Street Trees – In accordance with Section 281-36 (SLDO), one street tree is required for each 50
feet of road frontage. Plantings are required as follows:
Frontage (Length)
Lincoln Highway (960 LF)
Lochiel Lane (1,020 LF)
Red Leaf Lane (1,320 LF)
Livingston Lane (1,490 LF)

Required Trees
19
41
53
60

Proposed Trees
20*
41
53
60**

*Requirement met by existing trees to remain
**Includes credit of (6) trees for 52” Ginkgo to remain
This issue has been resolved.
8.

Tree Removal and Compensatory Planting – Section 281-34.G (SLDO) requires compensatory
plantings for mature trees to be removed. Based on the plan and arborist’s reports, the
compensatory tree requirement is as follows:
Total required 3-inch Compensatory Trees
Proposed Comp. Landscaping

Qty.

3½-inch Shade Trees
Evergreen Trees

10
65

Total proposed 3-inch Compensatory Tree Equivalent

54
3-inch Comp. Tree Equivalent
12
43
55
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We have no objection to a waiver allow surplus evergreen trees as compensatory plantings.
9.

Restoration Landscaping and Management – We offer the following with regard to open space
natural areas:
a. The plan does not describe vegetation in much of the open space. Meadows would provide
water quality, aesthetic, and wildlife benefits, and are more cost-effective to maintain than
lawns. A management plan will be required in order to prevent meadows from being recolonized by invasive plants. We recommend that the plan be revised to indicate meadow
areas within much of the open space, and to include planting and maintenance details.
b. No restoration plantings are proposed for the Wetland Mitigation Area. The plan shall be
revised to include suitable planting and maintenance details.
c. The 5-12-17 arborist report described forest restoration that is not shown on the plan. This
discrepancy shall be clarified. If forest restoration is proposed, appropriate specifications
for installation and maintenance shall be provided.
The project landscape architect has proposed a field meeting to resolve these matters. This
meeting has not yet occurred.

10.

Tree Protection – Section 281.34.D (SLDO) specifies required tree protection methodologies. A
tree shall be considered preserved if there is no disturbance within the tree’s critical root zone,
which extends from the tree trunk a distance equal to 12 times the trunk diameter or to the
tree’s drip-line, whichever is greater.
The plan shall be revised as follows:
a. The arborist shall confirm the adequacy of the plan’s tree preservation measures for the 52inch Ginkgo to remain, and The Landscape Details sheet shall incorporate protective
measures recommended by the arborist in the 5-12-17 report for the Ginkgo.
b. The E&S Plan shall show tree protection fencing around all trees to remain.
c. The tree protection detail is incorrect and shall be revised consistent with Section 28134.D and the Township details in Appendix I (SLDO).

11.

Species Requirements – Plant quantities have been revised for sufficient species diversity. This
issue is resolved.

12.

Plant Cultural Requirements – Plant species reflect cultural requirements. This issue has been
resolved.
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13.

Plan Errors – The plan shall be revised to correct a graphic conflict between proposed shrubs
and Lochiel Lane and the west project entrance.

14.

Plant Growth Diagrams – We would not object to a waiver from the plant growth rate diagrams
requirement of section 281-33.C(6)(c) (SLDO).

15.

Cost Estimate – A landscape cost estimate will be required with the final plan in accordance with
section 281-33.C(6)(i) (SLDO).

16.

Conclusion – The following issues shall be addressed prior to preliminary approval:








Acceptability of proposed bicycle access
Acceptability of open space path surface
Waivers on screen and perimeter buffer plant types and locations
Waivers on side slope and species composition for naturalistic basins
Waiver to permit evergreen trees as compensatory plantings
Planting and management plans for naturalized and restoration open space areas
Waiver from plant growth diagram requirement

Other outstanding issues can be addressed on the final plan.
Please contact this office with any questions.

McMAHON ASSOCIATES, INC.
840 Springdale Drive
Exton, PA 19341
p 610‐594‐9995 | f 610‐594‐9565

PRINCIPALS

June 26, 2018
Ms. Mimi Gleason, Township Manager
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

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

ASSOCIATES
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.

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

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 driveway 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. Preliminary Land Development Plan of Lochiel Farm, prepared by D.L. Howell & Associates, Inc.,
last revised June 8, 2018.

We offer the following comments for consideration of the Township and the applicant.
Conditional Use Decision and Order
1. Condition 2 – This condition requires the applicant 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). Revised HOP plans were
not provided as part of this submission; however, our office previously reviewed the HOP
plans, and our comments are contained in a letter dated May 9, 2018, which have not yet been
addressed.
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
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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 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, including but not limited
to left‐turn signal phasing on Lincoln Highway eastbound and westbound, and if the applicant
constructs these improvements, then the cost of construction shall be credited towards the
Traffic Impact Fee. However, our office is aware that to date, PennDOT does not support the
left‐turn phasing improvements at this intersection, and therefore, no credit is necessary.
Furthermore, we understand PennDOT supports the addition of a Ship Road southbound left‐
turn lane; however, the Township prefers implementation of the planned new road parallel to
Ship Road that will function as a one‐way road system pair with the existing alignment of Ship
Road.
4. Condition 5 – The plans indicate the roads within the development shall be private roads not
offered for dedication, except for the first segment of both Lochiel Lane and Livingston Lane to
the point of their intersection, which will be offered for dedication to the Township. This
condition requires the applicant to review the road segments and offers of dedication with the
Township’s Director of Public Works.
5. Condition 6 – The plans have been revised to show a driveway connection between Livingston
Lane and the Exton Properties, Inc. Property immediately to the east of the site, as well as
closure of the western driveway with curbing.

Land Development Plans
6. 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.
7. SALDO Section 281‐23 and 281‐25 – The proposed 40‐foot half width ultimate right‐of‐way
proposed along the S.R. 3070 frontage meets the Township’s ordinance requirements for an
arterial street, and would accommodate the second westbound through lane along S.R. 3070 as
outlined in the Township’s Act 209 Capital Improvement Plan. However, the Central Chester
County Bicycle & Pedestrian Circulation Plan envisions sidewalk and bike lanes along S.R. 3070 in
this area, and with only a 40‐foot half width right‐of‐way, it would be required to obtain
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easements to locate the buffer and sidewalk outside the right‐of‐way. Alternately, the
Township could require additional half width ultimate right‐of‐way, which we would
recommend as a minimum of 45 feet and preferably 50 feet to accommodate the future
multimodal vision of Route 30 in this area. Please discuss the ultimate right‐of‐way width with
the Township.
8. 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 and low speeds, and since no parallel parking is
proposed, we could support this waiver.
9. SALDO Sections 281‐28.E and 281‐28.F – The applicant is requesting a waiver to allow 75‐foot
clear sight triangles in lieu of the required 100‐foot sight triangles. Provided that it is
demonstrated that adequate sight distance can be achieved at the internal intersections, and if
permitted by the Township, our office could support 75‐foot sight triangles. As such, the plans
should be revised to label and dimension the available and required sight distances at all
internal intersections on the landscape plans. It appears the proposed landscaping and on‐
street parking spaces along Red Leaf Lane will block the sight distance for vehicles exiting
Lochiel Lane looking to the right at its northern intersection with Red Leaf Lane. These
obstructions should be removed in order to provide adequate sight distance. It is noted that the
applicant’s engineer may also wish to consider use of the AASHTO sight distance requirements
for the internal roadway intersections.
10. The applicant and the applicant’s engineer should ensure that all proposed pedestrian facilities
within the site and within the public right‐of‐way (including curb ramps and pedestrian access
routes) are consistent with current ADA requirements. The applicant’s engineer has provided
curb ramp designs at the northern intersection of Lochiel Lane and Red Leaf Lane; however,
additional detailed curb ramp designs should be provided for all proposed curb ramps,
especially for those proposed along the sections of Livingston Lane and Lochiel Lane that will
be dedicated to the Township. These detailed designs should provide larger scale details of all
proposed curb ramps along the proposed development roads, including separate grading
details, and all dimensions for construction, including widths, lengths, and all slopes to assist
during construction. All proposed curb ramps should provide labels for the ramp types.
11. The plans indicate that the proposed sidewalk along the S.R. 3070 site frontage terminates at the
western property line. Please review this with the Township, since it would be beneficial to
provide a pedestrian connection to the SS. Philip and Church and School. In addition, please
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investigate the feasibility of relocating the sidewalk further away from S.R. 3070 in order to
accommodate the planned second westbound S.R. 3070 through lane.

Highway Occupancy Permit Plans
Our office did not receive revised Highway Occupancy Permit plans as part of this submission. The
comments pertaining to these plans are contained in our May 9, 2018 review letter, and must still be
addressed. However, the following comment is repeated, and should be discussed with the Township.
12. Please discuss with Township staff the need for pedestrian crossings across the east leg of S.R.
3070 and the south leg of Belden Boulevard and the associated ADA compliant curb ramps at
the Lincoln Highway/Belden Boulevard intersection, in the context of the Township’s overall
vision for multimodal circulation in this area, and as it relates to bike and pedestrian interaction
between the office park on the south side of Lincoln Highway, and the residential community
and Chester Valley Trail on the north side of Lincoln Highway.

General
13. Upon resubmission, the applicantʹs engineer should compose a response letter that describes
how each comment has been addressed and where any plan and/or report revisions are located.
14. Additional comments regarding the traffic improvements and/or land development plans may
follow upon receipt of future submissions.
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:

June 25, 2018

TO:

John Weller, Director of Planning and Zoning

FROM:

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

SUBJECT: Lochiel Farm Land Development

I have reviewed the submission for the Lochiel Farm Land Development Plan with a latest revision
date of June 8, 2018.
I offer the following comments:
1. Identify/delineate proposed ROW on east side of Livingston Lane from intersection with
Lincoln Highway up to Sta. 3+00 +/-.
2. If the proposed retaining wall is to be dedicated to the Township, the ROW must be
adjusted along Lochiel Lane to account for the proposed footprint as well as room to allow
access for future maintenance.
3. Although it is recognized that much of the details for the bridge will be finalized during
shop drawing review and construction, there are several components that need to be
evaluated (at least preliminarily) prior to approval of land development. The following
information should be provided:
a. Preliminary geotechnical investigation.
b. Aesthetic treatments (if any)
c. Will scour protection be required?
4. Do not taper the sidewalk in toward the curb at the bridge.
5. How will the sidewalk terminate on the east side of Livingston Lane at its intersection with
Lincoln Highway?
6. On drawing C03.1, Sanitary Sewer Notes, #4…with respect to the notes requiring concrete
encasement of the sanitary main when crossing other utilities, this is only necessary when
necessitated by the County Health Department regulations.
7. On drawing C06.01, revise two details (Road Cross Section Detail and Typical Sidewalk
Detail) from 4 ft. sidewalk to 5 ft. Also, on the Typical Sidewalk detail, show a minimum
offset from the curb (18” preferred).
8. On drawing C07.5, the hatching for open space appears to run into proposed ROW along
Lochiel Lane, Livingston Lane and Lincoln Highway. Adjust hatching and area calculations
accordingly.

May 18, 2018
John R. Weller, AICP, Director of Planning & Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
Re:
#

Preliminary Land Development - Lochiel Farm
LD-04-18-15391 - West Whiteland Township

Dear Mr. Weller:
A Preliminary Land Development Plan entitled "Lochiel Farm", prepared by DL Howell, and dated
November 28, 2017, was received by this office on April 18, 2018. This plan is reviewed by the Chester
County Planning Commission in accord with the provisions of Section 502 of the Pennsylvania
Municipalities Planning Code. We offer the following comments on the proposed Land Development for
your consideration.
PROJECT SUMMARY:
Location:

north side of East Lincoln Highway (Route 30), east of North
Ship Road
Site Acreage:
32.36
Proposed Land Use:
140 Townhouse Units
Municipal Land Use Plan Designation: Business Park and Open Space; Character Area 1-Lincoln
Highway and Whitford Road Corridors Plan
UPI#:
41-5-93
PROPOSAL:
The applicant proposes the construction, in two phases, of 140 townhouse units and 37 central off-street
parking spaces. Two existing historic buildings will be renovated for use as single-family dwellings; this
issue is further discussed in comment #10. Vehicular access will be provided from two entrances on
Route 30, one of which will be a signalized four-way intersection. General Note 32 on Sheet 1 indicates
that, with the exception of the portion of Lochiel Lane from Route 30 to Livingston Lane, the proposed
road network will be privately owned. The project site, which will be served by public water and public
sewer, is located in the O/R Office/Residential zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, particularly the Chester Valley Trail issues discussed in comments #5
through #9, and all West Whiteland Township issues should be resolved before action is taken on this
land development plan.

Email: ccplanning@chesco.org

●

website: www.chescoplanning.org
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COUNTY POLICY:
LANDSCAPES:
1.

The project site is located within the Suburban Landscape and Natural Landscape
designations of Landscapes2, the 2009 County Comprehensive Plan. The objective of the
Suburban Landscape is to promote new development to accommodate anticipated population
and employment growth, using appropriate density, sustainable design, and smart transportation
principles. As an overlay of the basic landscapes, the objective of the Natural Landscape is to
encourage the preservation and restoration of sensitive natural resources. While the proposed
land development is consistent with the objectives of the Suburban Landscape, careful
consideration of the proposed development activity is required due to existing environmental
constraints, particularly floodplain and wetland areas (these issues are further discussed in
comments #18 through #22).

WATERSHEDS:
2.

Watersheds, the water resources component of Landscapes2, indicates the proposed development
is located within the Valley Creek (West) subbasin of the Brandywine Creek watershed.
Watersheds’ highest priority land use objectives within this watershed are: reduce stormwater
runoff, restore water quality of “impaired” streams, and protect vegetated riparian corridors.
Watersheds can be accessed at www.chesco.org/water.
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Site Plan Detail, Sheet 2: Preliminary Land Development - Lochiel Farm
PRIMARY ISSUES:
Conditional Use Decision:
3.

The plan indicates that the applicant obtained conditional use approval for this project on October 25,
2017, with 13 conditions of approval. Condition #2 states the main entrance to the development,
directly across from Belden Boulevard, shall include a four-way traffic signal. Additionally,
condition #4 states the applicant shall cooperate with the Township and the Township traffic
engineer in obtaining PennDOT approval for improvements to the Lincoln Highway/Ship Road
intersection, including but not limited to, left turn signals on Lincoln Highway eastbound and
westbound onto Ship Road. Prior to granting final plan approval, the Township should verify that
all applicable conditions of approval are incorporated into the final plan.

4.

While condition #7 of the conditional use decision states that the “applicant shall provide play
areas and equipment suitable for the anticipated residents of the Development within the open
space area,” this information is not depicted on the current plan submission, particularly Sheet 32Open Space Plan. This should be clarified by the applicant.
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Chester Valley Trail/Chester County Department of Facilities and Parks Review:
5.

The site plan depicts the location of two pedestrian connections to the Chester Valley Trail situated
along the northern parcel boundary. Additionally, condition #8 of the conditional use decision states
that “the Applicant shall clarify the ownership of the Chester Valley Trail and shall memorialize the
same on the land development plan.” The Township should reserve granting final plan approval
until the final plan has been reviewed by the Chester County Department of Facilities and Parks
(telephone # 610-344-6445).

6.

The section of the Chester Valley Trail corridor east of Ship Road was obtained by Chester
County through rail banking. The County is required to maintain the corridor for potential future
rail use and no permanent structures are to be built on the right-of-way. The development
proposal must therefore minimize any construction, disturbance, and/or grading within the
Chester Valley Trail right-of-way.

7.

The installation of a post and rail fence along the rail right-of-way line is suggested between the
two proposed community trail connection points (the north side of Units 1-15) in order to define
the limits of the public trail corridor and private community open space. A rail fence will also
encourage community residents to access the Chester Valley Trail from the two proposed
community trail connections and discourage residents from making informal individual
connections from the back of their homes to the Chester Valley Trail.

8.

Chester County has an approval process in place to allow the two proposed community trail
connections. The Developer must contact the County Department of Facilities and Parks to enter
into a standard Trail Connection Agreement. This requires the developer and/or future
homeowners association to be responsible for the construction and maintenance of the connecting
trail to be constructed with the Chester Valley Trail right-of-way. This Agreement also requires
the connecting trail to be constructed to federal ADA standards within the limits of the Chester
Valley Trail right-of-way.

9.

The area of the Chester Valley Trail right-of-way to the east of the proposed easternmost
community trail connection was identified in the County’s trail development plans as a nonstructural BMP credit area for the protection of existing trees. Tree removal in this area of the
right-of-way should be limited to the removal of only dead and diseased trees or trees that
otherwise create a public hazard.

Historic Preservation:
10.

Condition #1 of the conditional use decisions states that the applicant shall renovate the Lochiel
Farm Manor House (a Class I historic resource) to be used as a single family dwelling, and shall
relocate and renovate the Lochiel Farm tenant house (a Class II historic resource) to be used as a
single family dwellings. All other existing buildings on the site may be demolished. It is our
understanding that the Township Historical Commission made a recommendation for approval of the
conditional use application for this development on April 24, 2017. The Township should ensure
that the recommendations of the Township Historical Commission’s review are implemented on the
final plan and monitored. The County Planning Commission encourages the preservation,
rehabilitation and adaptive reuse of historic resources in suburban landscapes (Landscapes Policy
HR 3.2).
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Access and Circulation:
11.

We acknowledge and endorse the inclusion of sidewalks and crosswalk areas within the
development. Sidewalks are an essential design element in the Suburban Landscape. We
recommend that the applicant and Township provide sidewalks along the Route 30 corridor. Both
the Central Chester County Bicycle and Pedestrian Circulation Plan (page 59) and the Township’s
Lincoln Highway and Whitford Road Corridors Plan identify that sidewalks should be provided
along this portion of the Route 30 corridor.

12.

The site plan indicates that trails will be provided within the proposed open space areas. The
Township should review the location and design of the proposed trail system; no trail design
details were included with the current plan submission. We recommend that all trail corridor
location and design details be incorporated into the final plan, and we also recommend that any
trails be constructed prior to the Township issuing any building occupancy permits for this
development. We also recommend that the applicant and Township consider utilizing all-weather
materials in the construction of this trail corridor, which will accommodate a wider variety of
uses, and be handicapped-accessible.

13.

We recommend that the applicant and Township incorporate crosswalks as part of the design of the
proposed Lincoln Highway/Belden Boulevard/Lochiel Lane signalized intersection, along with
extending the proposed trail network to this intersection, in order to allow direct public access from
the Whiteland Business Park on the south side of the Lincoln Highway to the project site and the
Chester Valley Trail.

14.

Consideration should be provided by the applicant and the Township for the development a
closed loop signal system for the proposed signalized intersection and nearby traffic signals along the
Route 30 corridor.

15.

The applicant and Township should contact PennDOT to determine the appropriate right-of-way for
this section of Route 30. While the site plan depicts an existing 50 foot wide right-of-way for this
section of Route 30, Infrastructure Recommendation 1.3 on page 65 of the Township’s Lincoln
Highway and Whitford Road Corridors Plan is to accommodate the widening of Route 30.
Additionally, the County Planning Commission’s Multimodal Circulation Handbook (2016
Update) classifies this section of Route 30 as a major arterial. The Handbook (page 183)
recommends a 150 foot-wide right-of-way for major arterial roads to accommodate future road
and infrastructure improvements, and is available online at:
www.chescoplanning.org/resources/PubsTransportation.cfm.

Design Issues:
16.

While we acknowledge that conditional use approval has already been granted for this project, we
suggest that the applicant and Township investigate the feasibility of providing a usable central open
space area within the development.

17.

The applicant should demonstrate how snow disposal (i.e. snow storage) will be handled for this
development. Consideration should be provided for a designated snow disposal area(s) on the
project site. Central off-street parking areas should not be utilized for snow storage.

Natural Features Protection:
18.

The site plan depicts the location of two current floodplain designations, a Zone A designation on an
unnamed tributary to the Valley Creek generally located along the southern and western boundary of

Page:
Re:
#

6
Preliminary Land Development - Lochiel Farm
LD-04-18-15391 - West Whiteland Township
the project site, and a Zone AE designation on the Valley Creek (main stem) in the northeast corner
of the project site. Additionally, the site plan depicts a “calculated” floodplain elevation along the
unnamed tributary to the Valley Creek. The Township engineer should review the applicant’s
calculated floodplain boundary findings.
The FEMA Zone AE floodplain boundary shown in the northern corner of the project site is not
identical to the floodplain boundary on the most current FEMA map (effective date September 29,
2017). Additionally, there is no indication on the site plan whether the applicant re-calculated this
floodplain. The applicant and Township should confirm that the correct Zone AE floodplain
boundary will be used for the drainage area to Valley Creek (main stem). For clarity purposes, the
Zone AE floodplain boundary needs be labeled on Sheet 19.

19.

The plan depicts that a portion of Lochiel Lane will be constructed within the calculated 100 year
floodplain area (a plan detail for the bridge is provided on Sheet 27). The Federal Emergency
Management Agency and Pennsylvania Department of Environmental Protection regulate filling or
development in the floodplain. Development within a floodplain can increase the magnitude and
frequency of normally minor floods, and present health and safety problems. The Township should
request documentation of all required permit(s) before approving the plan.

20.

The site contains wetlands, and the site plan depicts that a portion of Lochiel Lane will be
constructed within these wetlands. Additionally, the site plan depicts the location of a wetland
mitigation area in the southeast corner of the project site. Placement of fill in wetlands is
regulated by the U.S. Army Corps of Engineers in accordance with Section 404 of the Clean
Water Act (1977). The Pennsylvania Department of Environmental Protection regulates all
activities that affect bodies of water, including wetlands, under Chapter 105 Rules and
Regulations for the Bureau of Dams and Waterway Management. The Township should request
documentation of all required permit(s) for this project before approving the plan.

21.

The site is underlain by carbonate geology in which the presence or potential may exist for
formation and/or expansion of solution channels, sinkholes and other karst features. These
features can present risk of collapse and groundwater contamination that often can be overcome
and avoided with careful stormwater management design. The location, type, and design of
stormwater facilities and best management practices (BMPs) should be based on a site evaluation
conducted by a qualified licensed professional that ascertains the conditions relevant to formation
of karst features, and the PA BMP Manual or other design guidance acceptable to the Municipal
Engineer. We acknowledge that carbonate area district notes are provided on Sheet 1.

22.

The site contains areas of hydric (wet) soils (Ho Holly) which have limitations to development.
These limitations include drainage problems due to low permeability, low runoff rates and subsurface saturation. When construction takes place on these soils, it interferes with the natural
drainage of the land. On-site alterations to existing drainage patterns should be carefully
inspected by the Township Engineer to insure that off-site drainage conditions are not negatively
affected.

Stormwater Management:
23.

Land disturbance and land development activities that occur within Chester County must comply
with the County-wide Act 167 Stormwater Management Plan for Chester County, PA (July
2013) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.
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24.

The applicant is requesting a waiver from Chapter 270-Stormwater Management of the Township
Code of Ordinances. Waiver requests should only be granted following the determination that the
proposed project either meets the purpose of these requirements or does not create the impacts
that these provisions are intended to manage.

25.

There is known flooding on Route 30 and the downstream neighborhood. The applicant and
Township should ensure that the flooding of upstream and downstream roads and properties will not
be exacerbated by the proposed development.

26.

The applicant and Township should verify that sufficient distances between structures and suitable
access has been provided for vehicles, trucks and other equipment that may be needed to repair and
maintain stormwater management features. The long-term maintenance of stormwater control
measures will be essential towards ensuring that flooding and water quality conditions will not
worsen in the watershed. Additionally, the consistent clearing of debris and logs around and under
the proposed bridge will be important for ensuring that flooding will not worsen due to a debris jam.

Vapor Mitigation Plan:
27.

General Note 39 on Sheet 1 states that all units, including the single family dwellings, are required to
install a sub slab vapor mitigation system in accordance with the Brickhouse Environmental Report
dated February 2017, or as otherwise approved by the Environmental Protection Agency. We note
that this report, which is provided on Sheet 6, indicates that the groundwater beneath the proposed
residential development has been impacted by chlorinated solvents migrating from the AIW
Frank/Mid-Century Mustang Superfund site to the east, and that this impacted groundwater is a
potential source of vapor intrusion and presents a threat to the air quality within the proposed
residential units. The Township should consider educating all future homeowners of the long-term
maintenance recommended for the lifespan of this infrastructure.

28.

The site plan does not mention if soils testing for pollutants will be conducted prior to construction.
The applicant and Township should determine if this site warrants a soils analysis in advance of
construction, particularly since a wetland will be constructed and high water tables may be
encountered during excavation.

ADMINISTRATIVE ISSUES:
29.

General Note 34 on Sheet 1 indicates that a Homeowners’ Association will be responsible for the
proposed common facilities/areas. Ownership, maintenance, use provisions, restrictions, and
liability responsibilities associated with any common held amenities should be written into the
Homeowners' Association (HOA) document. The HOA document should include provisions
which allow the Township to: intervene and maintain common owned facilities; determine the
schedule for Association formation; timing for construction of common facilities; and determine
the schedule for transfer of ownership from developer to the HOA of common facilities. The
HOA document should be submitted as part of the application to the municipality to be reviewed
by an attorney versed in homeowners' association documents to evaluate the document for its
completeness and compliance.

30.

A reference to the Valley Creek (main stem) should be added to the list of “Receiving Surface
Waters” table on Sheet 14 under the Chapter 93 classification. Additionally, a reference to the
Valley Creek (main stem) located in the northeast corner of the project site should be added to the
“Surface Water Notes” section of this table.
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31.

The applicant should verify the accuracy of the information provided in the Drawing Index on Sheet
1. For instance, while the Drawing Index identifies Sheet 29 as the Overall Landscape Plan, Sheet
29 is actually the Tree Survey Plan.

32.

According to County Tax Assessment records, the project site appears to be subject to an Act 515
covenant. We advise the applicant to contact the Chester County Tax Assessment Office
(telephone #610-344-6105) regarding this matter.

33.

A Pennsylvania Department of Transportation (PennDOT) permit is required for new or revised
access and should be identified on the final plan as required by Section 508(6) of the
Municipalities Planning Code.

34.

The applicant should contact the office of the Chester County Conservation District (CCCD) for
information and clarification on erosion control measures. The provisions of the Commonwealth
Erosion Control Regulations may apply to the project and may require an Earth Disturbance
Permit or a National Pollutant Discharge Elimination System permit for discharge of stormwater
from construction activities.

35.

The applicant should contact the Pennsylvania Department of Environmental Protection (DEP) to
determine whether a stream encroachment permit is necessary for the proposed road, driveway, or
sanitary sewer line crossing in accordance with Section 205.293 of its rules and regulations, and
provide the municipality with documentation of this contact and the requirements of DEP before
action on this plan is taken.

36.

A minimum of four (4) copies of the plan should be presented at the Chester County Planning
Commission for endorsement to permit recording of the final plan in accord with the procedures of
Act 247, the Pennsylvania Municipalities Planning Code, and to meet the requirements of the
Recorder of Deeds and the Assessment Office.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of West Whiteland Township. However, we appreciate the opportunity to
review and comment on this plan. The staff of the Chester County Planning Commission is available to you
to discuss this and other matters in more detail.
Sincerely,

Paul Farkas
Senior Review Planner
cc:

Clovelly Ltd.
DL Howell
Whiteland Holdings L.P.
Donovan Investment Partners, L.P.
Matthew Miele, District Permits Manager, PennDOT
Francis J. Hanney, P.E., PennDOT
Chester County Conservation District
US Fish and Wildlife Services
Chester County Assessment Office
Chester County Water Resources Authority
David Stauffer, Chester County Department of Facilities and Parks
Mark Rupsis, Chief Operating Officer, County of Chester

DONOVAN INVESTMENT PARTNERS (LOCHIEL FARM)
COMPLIANCE WITH DECISION AND ORDER
June 29, 2018
Staff has prepared the following analysis of the conditions established by the Decision and
Order (“D&O”) granting conditional use approval on October 25, 2017 for the development of
the property commonly known as the Lochiel Farm Tract. The conditions of the D&O are
shown verbatim in italics; Staff evaluation of compliance with the condition immediately follows and is shown in plain text; our conclusion is in bold.
1. As per the discussion between the Applicant and the Township Historical Commission and
as shown on the Plan, 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. None of the other structures on the Property have particular historic value and may be demolished pursuant to the Township’s
standard permit process.
The current plan is consistent with this condition, but unless the renovations are completed prior to land development approval, this condition should remain.
This condition should be carried forward as a condition of final plan approval.
2. The Applicant shall revise the design of the main entrance to the Development on the
Plan (i.e., the entrance on Lincoln Highway directly across from Belden Boulevard) as
may be directed by the Township as advised by Traffic Planning and Design (“TPD”) pursuant to TPD’s review of the Applicant’s traffic study. Such revision 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.
The current plan is consistent with this condition, and the Applicant is in the process
of securing PennDOT approval.
This condition is not yet satisfied.
3. The Applicant shall pay a traffic impact fee pursuant to Township Ordinance No. 427 and
the Transportation Capital Improvements Plan as referenced therein.
The current review by McMahon advises that the impact fee for this project will be
$100,011.30 and that it should be paid not later than when the Applicant applies for a
building permit.
This condition should be carried forward as a condition of final plan approval.
4. The Applicant shall cooperate with the Township and the Township traffic engineer in
obtaining PennDOT approval of improvements to the intersection of Ship Road and Lin1

coln Highway, including but not limited to, left-turn signals on Lincoln Highway eastbound and westbound into Ship Road. Should the Applicant be agreeable to constructing
or assisting in the construction of any road improvements at this intersection, the cost of
such construction shall be credited toward the amount of the traffic impact fee.
This condition was the subject of a meeting attended by the Applicant, Township
Staff, and our respective consultants. The Commission may recall that this condition
was generated by the Board of Supervisors and that it was not clear whether PennDOT
would be amenable to allowing the improvements described. When we raised the
matter with them, their response was that they would NOT allow these improvements,
but they instead recommended that the Township consider a new dedicated left-turn
lane and signal for southbound Ship Rd. to better accommodate traffic turning to
eastbound Lincoln Hwy. While we did consider this option, we concluded that the
benefit of such an improvement would be nullified with the construction of the “Ship
Rd. Couplet” shown in our Transportation Capital Improvements Plan. The Commission
may recall that this design calls for the existing Ship Rd. alignment to be limited to
northbound traffic around the Lincoln Hwy. intersection while southbound traffic will
be accommodated by a new road that splits from the existing cartway just south of the
Trail crossing, passes to the west of the Ship Inn, and rejoins the existing cartway
north of the railroad bridge. Given new development that now appears imminent, the
couplet may be built sooner than expected. Staff concluded that we would rather
that the impact fee be used for the construction of the couplet. Should the couplet
not happen as quickly as expected, the funds could still be used for the left-turn lane
and signal. Staff will be prepare to discuss this more fully at the meeting.
Staff is of the opinion that this option has now been fully explored and found less
desirable than using the full amount of the Applicant’s impact fee for another
project. We recommend that this matter be deemed resolved and the condition
met to our satisfaction.
5. Prior to land development approval, the Applicant shall obtain the review and comment
of the Director of Public Works as to the road segments within the Development, if any,
to be offered for dedication to the Township.
The plan now shows segments of Livingston and Lochiel Lanes to be dedicated to the
Township, consistent with our earlier discussions with the Applicant.
This condition has been met to the satisfaction of Staff.
6. The Plan shall be revised to accommodate driveway access from Livingston Lane to the
adjoining properties of Exton Properties, Inc.
The current plan shows the required access.
This condition has been met.
7. The Applicant shall provide the open space and recreational areas shown on the Plan in
order to meet the requirements of §281-47.B(1) of the SLDO, such that no fee in lieu of
open space shall be required, provided that the open space to be preserved shall not be
revised to be less than what is required by §281-47.B(1) of the SLDO. The Applicant shall
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provide play areas and equipment suitable for the anticipated residents of the Development within the open space area.
The open space areas are shown as required, but there are remaining concerns
regarding the facilities.
This condition has not been fully met.
8. Prior to land development approval, the Applicant shall clarify the ownership of the
Chester Valley Trail and shall memorialize the same on the land development plan.
The owner of the Trail is shown as “Lands of County of Chester,” but Staff has
remaining concerns about how this ownership affects the design of the project, as
noted in the Staff review dated June 29, 2018.
This condition has not been fully met.
9. The Applicant shall resolve the concerns raised by SSM Group, TPD and Theurkauf Design
and Planning to the satisfaction of the Township.
The current reviews by SSM and Theurkauf include remaining concerns.
This condition has not been fully met.
10. The Township acknowledges that the design as shown on the Plan requires relief from
various provisions of the Stormwater Management Ordinance and the SLDO. Such relief
shall be duly considered and may be granted to the extent necessary to accommodate
this design, subject to a determination by the Township that such relief will not
adversely affect the public health, safety, or welfare and the advice of the Township’s
various consultants.
No action required by the Applicant.
11. The Applicant shall execute and provide to the Township a recordable, notarized copy of
a memorandum containing a metes and bounds description of the Property in question
and stipulating the terms and conditions of this 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.
To date, the required memorandum has not been provided.
This condition should be carried forward as a condition of final plan approval.
12. Within 30 days of the date of this Decision and Order, Applicant shall pay in full all fees
charged and properly invoiced by Township consultants for review of the conditional use
Application and plans and preparation of this Decision and Order.
The Township Finance Department advises that as of April 1, 2018 there were outstanding invoices relative to the conditional use approval. Staff will provide the Commission with more current information on this matter at the meeting.
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Compliance with this condition has yet to be confirmed.
13. Applicant shall express to the Board in writing delivered to the Township Administrative
offices within 10 days of the Applicant’s receipt of this Decision its full and complete
consent to the conditions specified herein above or the Application for conditional use is
denied; the Board expressly finding and concluding that the Application, in the absence
of compliance with the said conditions, is inconsistent with the standards, criteria, purposes and policies codified in Code §325-124.C.
We are in receipt of the required written acceptance, provided by the Applicant’s
attorney, Ross A. Unruh, Esq., of Unruh, Turner, Burke and Frees.
This condition has been met.
This concludes the conditions attached to the D&O.
SUMMARY and CONCLUSION
In the opinion of Staff, of the thirteen (13) conditions attached to the D&O:
•

Five have been met to our satisfaction or require no action by the Applicant,

•

Three should be carried forward as conditions of final plan approval, and

•

Four have not been met either fully or in part and are not appropriate as conditions of
final plan approval.

Staff has yet to determine if condition 12 has been met, but we will have confirmation by the
time of the meeting.
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