WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, July 2, 2019
7:00 P.M.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: June 18, 2018
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. GMX Real Estate Group
Address: 215 N. Pottstown Pk.
First Review: Land Development
Request: Construction of a 4,000 s.f. commercial building with parking
2. Exton Park
Address: Swedesford and Ship Rds.
First Review: Land Development
Request: Redevelopment of Park Site
NEW BUSINESS
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: July 16, 2019

NOTE: Meeting Packets can be found on the Township website

MEMORANDUM
DATE: June 28, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: GMX Exton
Land development plan
APPLICANT: GMX Real Estate Group Acquisitions, LLC
3000 Dundee Rd., Ste. 408
Northbrook, IL 60062

SITE ADDRESS: 215 N. Pottstown Pk.
Exton, PA 19341

TAX PARCEL: 41-5-57
ZONING: TC, Town Center
DESCRIPTION: Construction of a 3,933 sq.ft. retail store to replace the
existing Eastcoast gas station on a 0.52-acre (gross) lot.

EXPIRES: September 16, 2019
Background
The subject property is currently an Eastcoast gas station along the east side of Pottstown Pk.
across from the Ruchi Indian restaurant and adjacent to the Hanover apartment building now
under construction. The lot has a gross area of 0.52 acre, but a significant portion of this is
within the right-of-way for Pottstown Pk., resulting in a net developable area of only 0.40
acre. There are no steep slopes or FEMA-designated floodplains.
The Applicant is proposing to clear the site and to construct a 3,933 sq.ft. retail building,
described on the application form as a Sleep Number store. Due principally to the size of the
lot – which is considerably smaller than the 2-acre minimum required in the TC district – the
project does not comply with a number of the area and bulk standards established by the
West Whiteland Township Zoning Ordinance (“Zoning”). The Applicant applied for and was
granted the variance relief necessary to accommodate the project from the Township Zoning
Hearing Board following a hearing on April 25, 2019. The Zoning Officer has confirmed that
this plan complies with the relief granted.
Tonight is the Applicant’s first presentation of this project to the Planning Commission.

Consultant Reviews
We have yet to receive the review from the Chester County Planning Commission. Their
mandated thirty-day review period will expire on July 7, 2019.
•

Spotts, Stevens and McCoy (“SSM”) review dated June 25, 2019. While this is a
lengthy review, most of the comments indicate minor revisions or note missing or
incomplete information to be provided. The most serious concerns are due to the
existing gas station use (and attendant high potential for soil contamination) in
combination with the carbonate geology (comments #1 and #3). The Commission
should review with the Applicant the process by which they will be removing the
underground tanks, conducting any necessary remediation, and the status of the
monitoring wells (comments #43 and #44).
The stormwater management provisions are addressed in comments #19 through #39.
SSM readily agrees that stormwater infiltration is not a viable option for this site.
While it appears that many of these comments are easily resolved, it appears that the
issues described in comment #23 may affect the site layout. We also note that
comment #22 requests a meeting with the Applicant to assure that SSM’s concerns are
fully resolved. We strongly encourage such consultation with our consultants where
technical matters are concerned.
The remaining comments note various corrections and additions. The Commission may
wish to discuss the need for a loading area (comment #2), the provision of a bench
and/or trash receptacle (comments #13 and #14), and the need for a wider sidewalk
along Pottstown Pk. and bollards (comments #16 and #17). Comment #11 correctly
states that this project will be subject to payment of a fee in lieu of open space, and
the Commission will recall that where a lot is being redeveloped we base the fee upon
the increase in floor area. Although the floor area of the existing building is not
stated, scaling the plan indicates that it is about 200 sq.ft. The proposed structure
will therefore be 3,733 sq.ft. larger, and we calculate that the final fee amount will
be about $3,400.

•

Stubbe Consulting review dated June 17, 2019. Mr. Stubbe requests additional
information to assure compliance with our regulations. He also suggests a lower color
temperature for the fixtures and notes the possibility of conflicts with landscaping.

•

Theurkauf Design and Planning (“Theurkauf”) review dated June 12, 2019.
Comment #1 addresses the proposed sidewalks. Staff agrees that the sidewalk along
Pottstown Pk. and associated driveway crosswalks should have a minimum width of six
feet, but since the sidewalks adjacent to the building are private and will not be a
public thoroughfare, their width should be at the Applicant’s discretion. The north
driveway is so close to the lot line, that extending the sidewalk is problematic. Staff
suggests that the Applicant provide the decorative paving across the driveway, a
handicapped-accessible ramp at the north side, and a small piece of sidewalk as far
north as the new curb. This would be entirely within the PennDOT right-of-way, so it
would not adversely affect the impervious cover calculation and should not require
permission from the adjoining property owner. The Commission should provide the
Applicant with guidance on this matter.
The remaining comments describe numerous points where the proposed landscaping
does not satisfy our requirements. The Commission may wish to discuss with the
Applicant whether they will be able to achieve compliance or if they will be
requesting any waivers.
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•

Traffic Planning and Design (“TPD”) review dated June 25, 2019. Staff strongly
agrees with the analysis in comment #4 regarding the design of the access drives.
Staff preference is to keep both driveways, but to restrict the south access to entering
vehicles and to use the north driveway solely as an exit. The Commission should
discuss this matter with the Applicant. While resolution of this issue will affect the
resolution of comment #5, Staff notes that we generally prefer smaller curve radii at
intersections since they are more pedestrian-friendly.
The Commission may also wish to discuss the parking lot design issues in comments #7
and #9. Staff agrees that the elimination of the parking space nearest Pottstown Pk.
would improve the design.
Comments #1 and #2 state that this project will generate less traffic than the existing
gas station, so no traffic impact fee is warranted. The remaining comments suggest
minor revisions and corrections and request some additional information. We note
that comments #11 and #14 are similar to Theurkauf’s comment #1; comment #12
echoes comment #18 of the SSM review.

•

Director of Public Works memorandum dated June 26, 2019. Mr. Otteni questions
the proposed connections to the sanitary sewer and water supply, noting that he has
already begun to address this issue with the Applicant’s engineer. He also notes that
there should be a decorative crosswalk across the north driveway, the need for a
Highway Occupancy Permit from PennDOT, and that there will be a tapping fee for the
sanitary sewer service.

•

Fire Marshal memorandum dated June 25, 2019. The Applicant must demonstrate
that the site will be able to accommodate firefighting vehicles; the building must
comply with our Emergency Communications Systems Ordinance.

•

Chief of Police memorandum dated June 25, 2019. Chief Catov has no concerns
regarding the design but also notes that compliance with our Emergency
Communications Systems Ordinance must be demonstrated.

Staff Comment
While Staff generally supports the project, the consultant concerns suggest that action is
premature at this time. We note that resolution of stormwater management issues raised by
SSM (comment #23 of their review in particular) has the potential to alter the site layout, as
does the outcome of Commission direction on other items noted above.
Staff suggests that the Commission provide the Applicant with guidance on the matters of
access design (TPD comment #4), sidewalk design (Theurkauf comment #1 and others), and
street furniture (SSM comments #13 and #14). The Commission should also be satisfied
regarding the removal of the underground storage tanks (SSM comment #44), the need for any
environmental remediation, and the matter of a loading area (SSM comment #2).
Attachments
1.
2.
3.
4.
5.
6.

SSM review dated June 25, 2019.
Stubbe Consulting review dated June 17, 2019.
Theurkauf review dated June 12, 2019.
TPD review dated June 25, 2019.
Director of Public Works memorandum dated June 26, 2019.
Fire Marshal memorandum dated June 25, 2019.
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7.
8.

Chief of Police memorandum dated June 25, 2019.
Plan set dated June 4, 2019, no revision date, and landscaping plan dated June 3, 2019, no
revision date.

H:\Plans\123\215 N. Pottstown\Weller PC memo - 190628
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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 25, 2019
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

GMX Exton
Preliminary/Final Land Development Plan
SSM File 101008.0330

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


GMX Exton Preliminary/Final Land Development Plans (18 Sheets), prepared by RTM Engineering
Consultants, dated June 4, 2019;



Landscape Plan (one sheet), prepared by Orsatti & Stuart Associates, Inc., dated June 3, 2019;



Stormwater Management Report, prepared by RTM Engineering Consultants, dated June 4, 2019;



Geotechnical Report, prepared by RTM Engineering Consultants, dated June 4, 2019;



Waiver Request Letter, prepared by RTM Engineering Consultants, not dated;

GMX Exton is proposing a 3,933 square foot building to replace an existing gas station (East Coast) located
along Pottstown Pike; it is within the TC Town Center Zoning Mixed Use Zoning District.
Issues regarding landscaping and buffering, traffic and pedestrian circulation, and lighting will be addressed
by Theurkauf Design and Planning, Traffic Planning and Design (TPD), and Stan Stubbe respectively.
We have the following comments:

WAIVER REQUESTS
The following waiver has been requested.
1.

Section 270-20 – Requiring the infiltration of one inch of runoff from all proposed impervious
surfaces for regulated activities involving redevelopment. We support the waiver request, as due to
the presence of carbonate geology and contaminated soils, infiltration is not a viable option on this
site.

COMPLIANCE WITH ZONING ORDINANCE
2.

The plan shall indicate whether a loading / unloading area will be necessary for the intended building
use. All loading areas shall comply with the requirements of Section 325-38.

COMPLIANCE WITH ZONING ARTICLE XV: CARBONATE AREA DISTRICT
3.

The applicant has not addressed the requirements of Sections 325-77.A(1) through -77.A(4). The
plan shall indicate by notes how each standard will be met and thus demonstrate compliance.

ENGINEERING | SURVEYING | ENVIRONMENTAL SERVICES
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4.

The applicant is proposing the use of public water from an offsite source; therefore, the applicant
complies with the standard of Section 325-77.A(5).

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

10.
11.
12.
13.
14.
15.
16.
17.
18.

Plan sheet S1 (Plan of ALTA/NSPS Land Title Survey) must be recorded as part of the plan set as it
is the only sheet that contains a number of required items..
A statement or certificate by the applicant indicating that the land development plans are in
conformity with engineering, zoning building, sanitation, land, other applicable Township ordinances
and regulations shall be provided on the plan, Section 281-17.G.
The safe sight distances measured from each proposed driveway shall be included on the plan,
Section 281-17.H(1)(h).
The complete Decision and Order of the Zoning Hearing Board shall be included on the plan, Section
281.17.H(1)(i).
The plan proposes two driveway entrances onto PA State Route 100 and other improvements within
the legal right-of-way. Highway Occupancy Permits (HOP) from PennDOT will be required and shall
be referenced on the plan, Section 281-17.I(5). The approved HOP plans shall become part of the
Township’s plan set.
The sidewalk detail noted on sheet C7.1 shall be revised to indicate the use of AASHTO No. 57
(PennDOT 2B) coarse aggregate for the stone base, Section 281-31.B. The Dumpster Concrete
Pavement detail shall also be changed to call for the same stone.
Development of commercial properties requires 500 sf of open space per 1,000 sf of building area or
payment of a fee in lieu of open space, if approved by the Township, Section 281-47.C. Due to the
size of the site, a fee shall be paid, Section 281-47-C(2)(b)[1].
An improvements agreement and guarantee will be required, Section 281-54.
One bench shall be installed and maintained for every 5,000 square feet of gross leasable building
area (GLA), Section 281-68.A. A detail shall be provided.
One waste (trash) receptacle shall be installed and maintained for every 5,000 square feet gross
leasable building area (GLA), Section 281-68.D. A detail shall be provided.
The maximum height of a streetlight shall be 18 feet, from the ground to the top of the fixture,
Section 281-68.H(2). Two separate light fixtures are proposed to be 20 feet in height.
Pedestrian sidewalks shall have a minimum width of six feet, Section 281-69.C(1). The sidewalk
proposed along the front of the property is 5 feet in width.
The proposed curb on sheet C7.1 shall comply with the standard curb detail found in Appendix D of
the Ordinance. The detail shall indicate the curb for handicap ramps to be at the same grade as the
adjacent pavement and not ½” higher as shown.
Bollards shall be used to limit access or serve as an edge or containment feature necessary for
minimizing pedestrian and vehicular conflicts wherever curblines are flush between vehicular and
pedestrian areas for a distance of 10 feet or greater, Section 281-68.C. This applies to the parking
spaces along the front of the building.

COMPLIANCE WITH STORMWATER ORDINANCE
19.
20.

To meet the water quality requirements of Section 270-19, the applicant is proposing to provide
Snouts® in the proposed inlets. We recommend that a Bio-Skirt® oil boom be included with all
Snouts® to collect oils and hydrocarbons. A detail for the Bio-Skirt® must be provided on the plan.
The geotechnical report prepared for this project recommends that a minimum 2-foot thick clay liner
be provided on all stormwater management facilities. This is due to the presence of contaminated
soils on site in conjunction with carbonate geology. If a sinkhole were to develop it could potentially
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21.

22.
23.

24.
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.

cause contamination to the ground water. The design of the stormwater basin must be revised to
include an impermeable clay liner.
We are concerned about the potential for clogging within the triangular orifice on the restrictor plate
in the basin outlet structure. We also have concerns about the accuracy of the orifice outflow
modelling in the basin routings. A more traditional orifice opening (circular or rectangular) shall be
proposed instead of a triangular opening.
Since infiltration is not a viable option for this site, the outlet configuration for the basin should be
reconfigured to help properly drain the basin. We recommend meeting with the design engineer to
discuss the options as there numerous ways this may be accomplished.
We have the following comments relative to the underground basin detail by Contech® on sheet
C8.1:
a.
The top of fabric elevation is listed as 310.75 in the detail. However, that elevation must be
at least 311.25 (4 feet from the bottom elevation) to provide the noted depth of stone above
and below the 36 inch pipe. With this adjusted elevation, the grading may need to be revised
in the area of the stormwater basin to provide the necessary paving depth over the basin.
b.
Notes 4 and 5 in the detail state that the stone in the basin must be compacted to 95%
modified proctor density. Stone within the basin shall only be lightly compacted.
c.
Note 10 in the detail lists the 4 inch underdrain invert as 692.37, which is incorrect.
The Contech details provided on sheet C7.2 show vertical sides for the basin, while the basin detail on
sheet C8.1 show sloped sides. All basin details must be consistent. Also, length and width
dimensions must be provided on the details.
Details of the connections of the conveyance system to the underground storm water management
facility shall be provided. We recommend the use of structures (manholes or junction boxes) to allow
for access/maintenance and the connection between different materials.
The limits of the stormwater basin, including the stone, must be clearly shown on the utility plan.
Currently, only the pipes are shown.
Section A-A in the restrictor catch basin detail on sheet C8.1 notes the invert into the structure as
310.70. This appears to be incorrect.
The proposed catch basin just to the southeast of the proposed stormwater basin should be relocated
along the curb and made a Type C inlet. The grading will need to be slightly revised.
The proposed catch basin in front of the proposed building along the curb must be noted as a Type C
inlet.
The proposed Type M inlet in the eastern corner of the property must be made a water quality inlet
with a Snout®.
The minimum slope for a storm sewer pipe is 0.5%, Section 270-29.E(3). The proposed pipe from
the restrictor manhole to Pottstown Pike does not meet this requirement.
Proposed roof drains and collector locations for the proposed building shall be shown on the plans,
Section 270-29.F(2). Roof runoff shall either be hard piped directly to the stormwater basin or
discharged directly into the proposed grass swale.
The proposed grades in the parking lot are very flat and will be difficult to construct to achieve the
desired drainage patterns. We recommend that the design engineer consider design changes that
could help alleviate this concern such as raising the finished floor of the building.
A PennDOT HOP permit will be required for the proposed storm sewer connection in Pottstown Pike.
The applicant shall provide the Township with a copy of the permit prior to the Township endorsing
the plan, Section 270-16.D.
Financial security shall be provided for the construction of all stormwater management facilities,
Section 270-10.
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36.
37.
38.
39.

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 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).

GENERAL COMMENTS
40.
41.
42.
43.

44.

45.
46.
47.

The enclosed Township Standard notes shall be added to the plan.
A construction detail for the trash enclosure shall be included on the plan.
A note shall be added to the plan stating that a geotechnical engineer or geologist shall be consulted
should karst features be uncovered during construction and that appropriate remedial action shall be
taken.
The plan shows a total of six monitoring wells existing on the site. The plan proposes that three of
these wells will be removed and three will remain, one of which will be rebuilt after construction. The
plan shall include specific language on how the one will be rebuilt, details of how the wells will be
protected during construction and a detail on their final disposition in relation to the proposed
surrounding grade and surface area.
The site has existing underground storage tanks. The plan shall note the final disposition of these
storage tanks. If they are proposed to be removed, a detail of their method of removal and where and
how they will be disposed shall be included on the plan. Any contaminated soils shall be properly
addressed prior to any proposed improvements with this plan.
The proposed heavy duty paving detail listed on sheet C7.1 must be revised to consistently indicate
the proposed depths of the paving courses and the subbase. Different depths are indicated in the
description and the diagram.
The standard duty paving detail listed on sheet C7.1 must be revised for the same reason. The
description of the subbase indicates an 8” subbase and the diagram indicates a 10” subbase.
The Integral Sidewalk detail on sheet C7 shall be revised or removed from the plan set. A monolithic
concrete pour will not be approved.

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

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

Mark Stabolepszy, P.E.

LIGHTING NOTES:
A. All exterior lighting, whether free-standing or mounted on a structure, shall be fullcutoff.
B. The Township reserves the right to conduct a post-installation nighttime inspection to
verify compliance with Township lighting standards. If said inspection reveals a
violation of said standards, the Township shall direct corrective action, which shall be
executed by the property owner at no expense to the Township.
C. Post-approval alterations to lighting plans or substitutions for approved lighting
equipment shall be submitted to the Township for review and approval prior to
construction or installation.

STORMWATER MANAGEMENT FACILITY CONSTRUCTION NOTES:
A. Only uniformly graded, clean aggregate, free of fines, slate, shale, clay, silt, and
vegetative material shall be used. The aggregate shall have a minimum void ratio of
40% and a wash loss of no more than 0.5%. These values apply to both the
aggregate within the bed and any aggregate used as a separation layer. The supplier
of the aggregate shall provide certification of the void ratio of the aggregate delivered
to the site. The design engineer shall verify that the void ratio meets or exceeds the
requirements of the design and submit such verification to the Township.
B. Wherever drainage filter fabric is specified, it shall be placed in accordance with the
manufacturer’s directions, including pipe penetrations, and shall overlap a minimum
of eighteen (18) inches.
C. Subject areas shall be protected during construction. Sediment shall not be allowed
to be washed back into subject areas when the aggregate is in place and exposed.
During site construction, all facility components shall be protected from sedimentation
using storm inlet protection in conformance with the Pennsylvania Department of
Environmental Protection (DEP) Chapter 102 Regulations, as amended, and the
Erosion and Sedimentation Pollution Control Manual, as amended. Inlet protection
shall remain until the contributory drainage area has achieved full stabilization.
D. If sediment does enter into a subject area, the contractor shall clean out the sediment to the Township’s satisfaction. This may require the reconstruction of portions
of or the entirety of the system.

POST-CONSTRUCTION STORMWATER MANAGEMENT BMP INSPECTION AND
MAINTENANCE NOTES:
A. No structures that are not components of an approved BMP shall be permitted within
or on top of an area designated for stormwater infiltration.
B. Infiltration beds shall be inspected by a Registered Professional Engineer licensed in
the Commonwealth of Pennsylvania on the following basis:
•

Annually for the first five (5) years.

•

Once every three (3) years thereafter.

TRAFFIC CONTROL NOTES:
A. Traffic control signs must be posted on PennDOT-approved breakaway posts in
accordance with the most recent version of the TC-8700 series in PennDOT Publication 111M.
B. All traffic control signs shall be posted in accordance with the 2003 MUTCD and the
most recent version of PennDOT Publication 236M, “Handbook of Approved Signs.”
C. All curb ramps will be constructed in compliance with the most recent version of
PennDOT Standards for Roadway Construction, Publication 72M, RC-67M, and
PennDOT Design Manual 2, Chapter 6.
D. The Township and Township’s traffic consultant shall be copied on all correspondence
related to the PennDOT Highway Occupancy Permit plan review and approvals.

UTILITY NOTES:
A. Utilities other than Water and Sanitary Sewer
1. All other utilities (electric, communications, gas, etc.) shall be installed in
accordance with the utility company’s requirements and shall be installed so as to
not conflict with the water, sanitary sewer and/or storm sewer facilities proposed
as part of these plans.
MISCELLANEOUS NOTES:
1. No debris shall be buried on this site. All debris shall be disposed of off-site in
accordance with all applicable Township, County, State and Federal laws and
requirements.
2. It shall be the responsibility of the owner to comply with all applicable ADA
requirements for site access and access to public ways whether shown on these
plans or not. It shall be the owner’s responsibility to construct said facilities and
to maintain said facilities in good condition.
3. The developer shall be responsible for installation of all street monuments,
boundary pins and/or monuments and lot corner pins indicated on the plans. All
markers must be installed prior to close out of the project with West Whiteland
Township.

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

1438 Shaner Drive
Pottstown, PA 19465

June 17, 2019

stubbeconsultingllc@gmail.com

Mr. Ed. Theurkauf, ASLA
1240 Elbow Lane
Chester Springs, PA 19425
Subject: GMX Exton Land Development, West Whiteland Twp.
Review of Proposed Site Exterior Lighting
Dear Ed:
On June 4, West Whiteland Township Planning Office transmitted a plan set, Rev. 0
dated 06/04/19, for the GMX Exton Land Development Application, and requested
review of the submitted proposed exterior lighting.
Proposed exterior lighting, on Sheet E1, Photometric Plan, consists of 3 5000K
luminaires pole-mounted at nominally 20' AFG on 36" high concrete bases and 1 5000K
wall-mounted luminaire at 20' AFG.
The following concerns and recommendations are offered for Township consideration,
based on the requirements contained in S/LDO Section 281-48. [Amended 12-8-1998
by Ord. No 277] and reasonable and customary engineering practices:
1. Section 281-48.C.(3)(c) requires that information with respect to lighting control be
included on Plan.
It is recommended Applicant be requested to document on Lighting Plan the
hours of operation of the exterior lighting, which luminaires, if any, are to
remain on all night for site safety/security, at what time site lighting is to be
extinguished nightly, and the device or devices to be used to effect lighting
control.
2. Section 281-48.D. requires that all proposed exterior lighting be submitted for
Township review and approval. Only area lighting information has been submitted
for review and approval.
It is recommended Applicant be requested to submit with this land
development application, all proposed exterior lighting, including but not
limited to landscape lighting, facade lighting, sign lighting and under-canopy
lighting.
3. Correlated Color Temperature - The specified luminaires are rated to have a
correlated color temperature of 5000K.
In the interest of glare control and site-visitor visual comfort, it is
recommended Applicant be requested to specify luminaires with a correlated
color temperature that does not exceed 3000K.
4. Landscaping Conflicts - 2 locations, where at tree maturity or before, conflict with
necessary light distribution will likely occur.

It is recommended Applicant's lighting and landscape disciplines review
potential luminaire distribution with respect to tree locations, and take
appropriate remedial action as necessary.
5. Additional Required Plan Information
a. Calculation Basis It is recommended Applicant be requested to document on Lighting Plan
the names of the .ies photometric files used to calculate the plotted
illuminance values.
b. Poles Supporting Luminaires
It is recommended Applicant be requested to specify the catalog number
of the poles.
c. Catalog Cuts - Cuts of specified luminaires are to be placed on Lighting Plan.
It is recommended Applicant be requested to place catalog cuts of
specified luminaires on Lighting Plan
d. Plan Notes - Section 281-48.E. requires the placement of certain notes on
lighting plan:
"Township reserves the right to conduct one or more post-installation nighttime
inspections to verify compliance with Ordinance requirements and approved
lighting plan commitments, and if remediation is deemed necessary, it shall be
accomplished at no expense to Township."
"Post approval alterations to lighting plans, or intended substitutions for
approved lighting equipment on plan, shall be submitted to Township for review
and approval prior to installation."
It is recommended Applicant be requested to add above notes to Lighting
Plan
If there are questions or concerns with the contents of this review and its
recommendations, please advise.
Sincerely,
Stubbe Consulting LLC
C. Stanley Stubbe
Copy: Justin Smiley, Township Planner
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MEMORANDUM
TO:

John Weller, AICP, West Whiteland Township Director of Planning and Zoning
Justin Smiley, AICP, Township Planner
Patrick J. Stuart, RLA, MCRP, ASLA, Orsatti & Stuart Associates, Inc.

FROM:

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

DATE:

June 12, 2019

SUBJECT:

REVIEW COMMENTS – GMX REAL ESTATE
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 6-4-19

Please note our review comments pertaining to the Township Zoning Hearing Board Decision & Order
dated 5-30-19, the following documents that we received on 6-6-19, and a site visit on 6-6-19:
•
•
•
•

Land Development Plan by RTM Engineering Consultants consisting of 18 sheets;
Landscape Plan by Orsatti & Stuart Associates;
Building Elevations by JTS Architects; and
Waiver Request Letter from RTM Engineering Consultants.
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REVIEW COMMENTS – GMX REAL ESTATE
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 6-4-19
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June 12, 2019
1.

Pedestrian Accessibility – Section 325-13.A.1 of the zoning ordinance (ZO) describes the intent
of the Town Center District as a pedestrian-oriented central area. Sections 281-31.A and 28169.C of the subdivision and land development ordinance (SLDO) require sidewalks along all
streets and drives. Section 281-69.C (SLDO) also requires additional pedestrian infrastructure for
commercial development in the Town Center. Further, both the Central Chester County Bicycle
and Pedestrian Circulation Plan and the Township Bicycle and Pedestrian Plan propose sidewalks
along Route 100 in the vicinity of this development, with the Township plan specifically citing
the sidewalk gap between Brentwood Shops and the East Coast gas station as a priority for
sidewalk improvements.
The plan lacks required pedestrian facilities as follows:
a. Route 100 Sidewalk – The plan indicates a sidewalk along Route 100 that does not extend
across the entire property frontage. It shall be revised to add a sidewalk curb cut on the
north side of the north entrance drive and to extend the sidewalk to the north property line,
in order to accommodate future sidewalk construction through the adjacent Brentwood
Shops property.
b. Sidewalk Widths – Section 281-69.C.1 (SLDO) requires minimum 6-foot-wide sidewalks for
commercial buildings. In addition, section 281-69.C.2 (SLDO) requires minimum 11-footwide sidewalks between parking lots or cartways and public entrances to commercial
buildings.
The following sidewalks are under-width:
•
•
•

5-foot-wide sidewalk along Route 100
6-foot-wide sidewalk along the west side of the building
5.5-foot-wide sidewalk along the south side of the building

The plan shall be revised to provide a 6-foot-wide sidewalk along Route 100, and 11-footwide sidewalks between public building entrances and parking lots as required.
c. Crosswalks – Section 281-69.A (SLDO) requires minimum 10-foot-wide crosswalks with
decorative surface treatments. Crosswalks shall connect sidewalks on opposite sides of
intersections and access drives.
The stamped asphalt crosswalk across the south entrance drive is under-width at 5.5 feet
wide. No crosswalk is indicated across the north entrance drive. Further, no detail is
provided for the stamped asphalt paving. The plan shall be revised to indicate crosswalks
with decorative surface treatments across both entrance drives. The plan shall also include
appropriate details and/or specifications for the crosswalk paving. We would not object to a
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waiver on the crosswalk width requirement due to the narrowness of the available walkway
corridor.
d. Decorative Sidewalks – Section 281-69.C.4 (SLDO) requires 20% of sidewalks to have
decorative surface treatments. The plan indicates 235 LF of sidewalk with no decorative
surface treatments. It shall be revised to provide minimum 20% decorative sidewalks and
accompanying details and/or specifications.
2.

Site Element Screens – Section 281-70.A (SLDO) states that screen and perimeter buffer
landscaping standards shall not apply to Group II commercial developments on lots of less than
10 acres in the Town Center District. Township site element screen standards shall still apply as
follows:
a. Route 100 Site Element Screen – Section 281-70.B (SLDO) requires site element screens
along Route 100 frontages to define the corridor. Low decorative walls or fences are
encouraged.
The plan indicates a single 65-foot-long row of small shrubs that does not function as the
required highway corridor screen. Recently redeveloped properties in the vicinity of this
project have provided more substantial screening such as fencing (Exton Square Mall and
Hanover Exton Square apartments) that reinforce the Route 100 corridor. The plan shall be
revised to indicate a site element screen that effectively defines the Route 100 frontage as
required. Fencing should be incorporated consistent with nearby development.
b. Parking Lot Screen – Section 281-35.G (SLDO) requires low screens consisting of small
evergreen or dense deciduous shrubs around parking lots proposed within 200 feet of a
property or right-of-way line. Parking lot screens shall provide space for a snow stockpile
area.
No screen is provided between the south parking lot and Route 100. In addition, the plan
provides no room for snow stockpiling in the north parking lot. The plan shall be revised to
screen the south lot from Route 100. Per section 281-35.B.3 (SLDO), fencing may be used in
conjunction with required landscaping. In addition, the plan shall provide space free of
shrubs for snow removal in the north lot.
c. Trash Enclosure Screen – Section 281-35.G (SLDO) requires low screens for decorative trash
enclosures, and high screens consisting of large evergreen shrubs or evergreen trees for
enclosures with fencing or plain block walls.
No detail for the trash enclosure is provided, and so we cannot determine screen
requirements. The plan shall be revised to indicate a trash enclosure detail and the required
screening.
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3.

Building Façade Landscaping – Section 281-37.D (SLDO) requires landscaping between building
facades and parking to break up the façade and provide a more comfortable pedestrian
environment. Landscaping is required and proposed as follows:
Façade/Length

Plant Type

Required Qty.

Proposed Qty.

West/66 LF

Shade Tree
Small Shrubs

1
7

2
3

South/29 LF

Shade Tree
Small Shrubs

1
3

0
8

No room is provided between the building facades and parking for the missing landscaping. The
plan proposes that surplus shrubs along the south façade fulfill the shrub requirement for the
west façade, and that shade trees in the north parking lot fulfill the shade tree requirement for
the façade facing the south parking lot. A waiver would be required to permit this.
The plan currently provides no shade relief along the south façade, which will receive the
greatest amount and intensity of sun exposure. In addition, the west façade of the building
could be shifted or articulated to accommodate the required shrubs.
The proposal does not fulfill the intent of Township standards for building façade landscaping.
Therefore we would not support a waiver to permit surplus landscaping along one façade to
fulfill the requirements of another façade. The plan shall be revised to indicate planting areas
between the south and west facades and parking with the required landscaping.
4.

Utility Conflicts – Section 281-36.D.5 (SLDO) requires shade and street trees to be located at
least 10 feet from underground utilities, and at least 15 feet from overhead utilities. The plan
shall be revised as follows:
a. Overhead Wire Conflict – The plan indicates two Elm trees within 15 feet of existing
overhead wires along the north property line. It shall be revised to relocate the trees as
required.
b. Route 100 Utility Conflict – The Landscape Plan indicates a telecommunications wire along
Route 100 not shown on the Utility Plan. If the utility exists, it would conflict with two
proposed street trees. The plan shall be revised to move the trees at least 10 feet away from
the utility as required.

5.

Existing Tree Disturbance – Section 281-17.D.9.a.2 (SLDO) requires final plans to show trees of 6inch and greater DBH within 50 feet of areas to be disturbed, by species and size.
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The plan proposes grading to within one foot of the trunks of seven existing evergreen trees
that are not labeled by species or size, but that our site visit determined to be between 6 and 12
inches DBH. Proposed grading would disturb a significant portion of the trees’ root zones and
cause their decline, and so the plan shall be revised to note them as to be removed. The plan
shall also replace the trees with plantings to screen the rear façade of the proposed building
from adjacent properties, in accordance with section 281-35.A (SLDO).
6.

Landscaping Size Standards – Section 281-33.D.4.b (SLDO) requires small shrubs to be at least 24
inches tall or 18 inches wide, depending on variety, at planting. The plan specifies small shrubs
as 18 inches tall and shall be revised accordingly.

7.

Species Mix Requirements – The plan shall address the following:
a. Shade Trees – Section 281-33.D.7.a.1 (SLDO) states that when 10-49 shade or street trees
are required, no more than 50% may be of one species. The plan indicates 8/13 (61.5%)
shade trees to be Elm and shall be revised accordingly.
b. Shrubs – Section 281-33.D.7.b.2 (SLDO) states that when 100 or more shrubs are required,
no more than 30% may be of one species. The plan proposes 46/109 (42.2%) shrubs to be
Inkberry and shall be revised accordingly.

8.

Landscape Guarantee Requirements – In accordance with section 281-33.E.2 (SLDO), the
applicant shall guarantee and maintain all required landscaping in a healthy condition for 18
months following installation.
Note #16 on the Landscape Plan requires the landscape contractor to water plantings at least
three times in the absence of rain, which would not be adequate to maintain the plantings
during the guarantee period in times of drought. The note shall be revised to ensure that
adequate water is provided to plantings from installation until the end of the guarantee period.

9.

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

10.

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

Please contact this office with any questions.
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MEMORANDUM
DATE:

June 26, 2019

TO:

John Weller, Director of Planning and Zoning

FROM:

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

SUBJECT: GMX Real Estate
Land Development Review
I have reviewed the plan for GMX Exton dated June 4, 2019 and offer the following
comments:
1. Sheet C2, provide a stamped asphalt crosswalk on the northern driveway, similar
to the southern driveway.
2. Sheet C3, the proposed water and sanitary sewer connections are presently shown
crossing Rt. 100 (Pottstown Pike). Crossing this six-lane roadway will be
challenging.
- A new sanitary sewer manhole exists along the curb line to the south.
- Water service was recently installed across Rt 100 to the adjacent property.
Coordinate with Aqua PA to see if service can be obtained from the recent
crossing.
(Public Works has already initiated discussions between the Applicant’s engineer with
Aqua as well as representatives from Hanover)
3. A Highway Occupancy Permit (HOP) will be required from PennDOT. Please keep
the Township copied on correspondence.
4. The Sewer Facilities Planning Module has been submitted to PaDEP. A sewer
system tapping fee will be required by the applicant based upon maximum daily
capacity required for the site.

MEMORANDUM
DATE: June 28, 2019
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Exton Park - Swedesford Recreation Area
Land development plan
APPLICANT: West Whiteland Township

Department of Public Works
101 Commerce Dr.
Exton, PA 19341

SITE ADDRESS: Exton Park
900 E. Swedesford Rd.
Exton, PA 19341

TAX PARCEL: 41-2-84.11
ZONING: R-1, Residential
DESCRIPTION: Construction of two parking lots, a playground, recreational

trails, various outbuildings, and related improvements on the
Township-owned portion of Exton Park.

EXPIRES: September 16, 2019
Background
Exton Park is our largest open space area, occupying over 700 acres in the northeastern part
of the Township. Formerly owned by the Church Farm School, about 280 acres is now
Township property; Chester County owns the remaining 450 acres. In May 2017, the Township
adopted a Master Site Development Plan (“Master Plan”) for the Township-owned portion of
the Park. The Master Plan was prepared over the course of more than a year by a study
committee appointed by the Board of Supervisors with the assistance of a consultant, Urban
Research & Development Corporation.
The plan before us tonight proposes the construction of two parking lots, a playground,
various outbuildings, and related improvements on the Township-owned portion of the Park.
These improvements are all consistent with the Master Plan. Publicly owned recreational
facilities are allowed by right in the R-1 zoning district pursuant to §325-9.B(5) of the West
Whiteland Township Zoning Ordinance (“Zoning”); the Zoning Officer has determined that the
proposed improvements are consistent with the Zoning. There are a number of historic
resources nearby, so the Township Historical Commission will review this project at their
meeting on July 8, 2019.

Tonight is the Applicant’s first presentation of this project to the Planning Commission.
Consultant Reviews
There is no review from the Director of Public Works since he is acting as the Applicant,
presenting the project to the Commission on behalf of the Township. We have yet to receive
reviews from the Fire Marshal and the Chester County Planning Commission; the County’s
mandated thirty-day review period will expire on July 11, 2019.
•

Spotts, Stevens and McCoy (“SSM”) review dated June 26, 2019. Comments #1
through #11 review the requested waivers; SSM does not object to any of them, but
they defer to other consultants in some cases. Staff notes that no waiver is necessary
to allow review of this project as a final plan (comment #2). Rather than request a
waiver from §281-10 of the Subdivision and Land Development Ordinance, the
Applicant should request that this plan be reviewed as a final plan pursuant to §28110.H.
Comments #12 through #14 and #23 through #27 address a variety of minor additions
and corrections. Comment #24 notes that the Applicant will need to confirm that
Sunoco Pipeline has no objection to the improvements shown within their easement
along Swedesford Rd.
The stormwater management provisions are addressed in comments #15 through #22.
SSM expresses concern (comment #15) that the proposed facility design does not
conform to the guidelines for stormwater infiltration in a carbonate area, increasing
the possibility of sinkholes. Comment #18 notes that sanitary sewer and water service
lines should not be placed below a detention basin; comment #19 recommends a
modification to improve water quality.

•

Stubbe Consulting review dated June 18, 2019. Mr. Stubbe requests additional
information to assure compliance with our regulations. He also suggests a lower color
temperature for the fixtures and notes the possibility of conflicts with landscaping.

•

Theurkauf Design and Planning (“Theurkauf”) review dated June 25, 2019.
Comment #1 reviews the pedestrian accommodations, noting that there is not a clear
connection to the Chester Valley Trail or to an existing mowed path that is only about
35 feet away at one point. The Commission should discuss this with the Applicant,
particularly since such connection is featured in both the Master Plan and the recently
adopted Bicycle and Pedestrian Plan. Contrary to the statement in comment #1c, we
note that the playground spur does, in fact, connect to an existing mowed path near
the Lovallo property, which is consistent with the Master Plan. Given the extensive
pedestrian accommodations proposed, comment #1d suggests that the normal
requirement for sidewalks along all street frontages could be waived. Staff concurs,
provided that the Commission is satisfied with the pedestrian connections.
Comments #2 through #7 review the Plan for consistency with our landscaping
requirements, concluding that what is provided is generally satisfactory. In some
cases, waivers are suggested in recognition that buffering is achieved by existing
vegetation. Comments #3, #5, and #7 direct the addition of trees to satisfy screening
and parking lot landscaping deficiencies. Comment #4b notes that a perimeter buffer
is required around the stormwater basins due to the steepness of their side slopes.
The Commission may recall that we have waived this requirement for other projects
by allowing the basins to be considered “naturalistic” and thereby eliminating the
buffer requirement. Staff supports a similar consideration here.
2

The remaining comments direct minor revisions and corrections.
•

Traffic Planning and Design (“TPD”) review dated June 26, 2019. TPD does not
identify any inconsistencies with Township requirements, but they provide suggestions
for our consideration:
−

Comment #1 expresses concern about congestion at the driveway. We agree that
there is heavy peak-hour traffic on Swedesford Rd, but this will not be the peak
time for Park use. In fact, the heaviest Park traffic will be during special events
on weekends and holidays, and for large events we may require that event holder
provide personnel to control traffic.

−

The placement of the crosswalks at the driveways (comment #4) has been dictated
by both the existing pedestrian path and the grades adjacent to the road. Staff is
of the opinion that the placement shown is appropriate, but clear-sight triangles
must be provided (comment #2) to assure pedestrian safety.

−

Comments #5 and #11 question the adequacy of the driveway width for fire truck
access. The Commission should discuss this issue with the Applicant.

−

Comment #6 addresses the proposed signage. We note that all of this is for the
parking area; however, as a public facility we should be sure that circulation is
clearly marked. The Commission may wish to review this with the Applicant.

−

Comment #13 directs additional design information showing how the proposed
driveways will tie into Swedesford Rd. Given that the Township is the Applicant
and that Swedesford is a Township road, the Commission may wish to discuss with
the Applicant the extent to which this is necessary.

Although not mentioned in the review, we note that this property is not in the
Township’s transportation service area, so this project is not subject to payment of a
traffic impact fee.
•

Chief of Police memorandum dated June 26, 2019. Chief Catov recommends that at
least one emergency telephone be provided.

Staff Comment
Our principal concern is the configuration of the trail network, as it does not appear to be
well thought out, relating poorly to the existing system of mown paths and failing to provide a
connection to the Chester Valley Trail.
The Planning staff is also concerned by SSM’s comments regarding the stormwater
management system and the lack of compliance with the guidelines for infiltration in
carbonate geology. We note that the basin at the northwest corner of the lot is close to two
heavily traveled roads, the proposed parking area, and a high-pressure petroleum pipeline. A
sinkhole in this location could have a significant impact on any or all of these features. Like
SSM, we question the placement of the sanitary and water supply connections under this
basin; the Applicant should consider if there is a feasible alternative to this alignment.
The remaining consultant concerns are less serious, but as described above we agree that the
landscaping should be revised as suggested in comments #3, #5, #7, and #11 of the Theurkauf
review and the color temperature of the proposed lighting should not exceed 3000K as
recommended by Stubbe Consulting. The Commission should be satisfied that the traffic and
pedestrian safety issues raised by TPD are resolved and should advise if you are not inclined
to support any of the requested waivers. Staff will prepare a draft motion for your
3

consideration at the meeting, should the Applicant address your concerns to your satisfaction.
Please note that since the Township is the Applicant, the post-approval documents we require
of all other developers (developer agreement, financial security agreement, landscaping
restrictive covenant, and stormwater management facilities maintenance agreement) would
be redundant, so they will not be required.
Attachments
1.
2.
3.
4.
5.
6.

SSM review dated June 26, 2019.
Stubbe Consulting review dated June 18, 2019.
Theurkauf review dated June 25, 2019.
TPD review dated June 26, 2019.
Chief of Police memorandum dated June 26, 2019.
Plan set dated June 10, 2019, no revision date.
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Spotts, Stevens and McCoy
1047 N. Park Road > P.O. Box 6307 > Reading PA 19610-0307
610.621.2000 > F. 610.621.2001 > SSMGROUP.COM

June 26, 2019
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

Exton Park - Swedesford Recreation Area
Preliminary/Final Land Development Plan
SSM File 101008.0332

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


Exton Park – Swedesford Recreation Area, Preliminary/Final Land Development Plans (37 Sheets),
prepared by T&M Associates, dated June 10, 2019;



Stormwater Management Report and Erosion and Sediment Control Narrative, prepared by T&M
Associates, dated June 10, 2019; and



Waiver Request Letter, prepared by T&M Engineering Consultants, dated June 10, 2019;

The applicant, West Whiteland Township, is proposing to construct a 255 car parking lot along Swedesford
Road with grass overflow parking areas on both sides. Additionally, two athletic fields, a dog park, a
playground, a pavilion, a concession building, an equipment storage building and a walking trail are
proposed.
Issues regarding landscaping and buffering, traffic and pedestrian circulation, and lighting will be addressed
by Theurkauf Design and Planning, Traffic Planning and Design (TPD), and Stan Stubbe respectively.
We have the following comments:

WAIVER REQUESTS
The following waivers have been requested.
1.
Section 270-29.3 – A waiver to allow high density polyethylene pipe in lieu of concrete pipe for
Township owned and maintained stormwater facilities. We support this waiver request.
2.
Section 281-10 – A waiver to allow a combined Preliminary/Final Plan submission. We have no
objection to this waiver request.
3.
Section 281-17.C – A waiver to allow 30”x42” plan sheet size. We have no objection to this waiver
request.
4.
Section 281-32.A – A waiver to not require curb along property frontages. We have no objection to
this waiver request as curbing does not presently exist along Swedesford or Ship Roads.
5.
Section 281-32.B – A partial waiver requiring curb around all paved areas. Curbing is proposed at
the access drives and parking lot areas as required; we have no objection to not requiring curbing at
the other paved areas on-site.
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6.
7.
8.
9.
10.
11.

Section 281-32.C – A partial waiver to allow 6” reveal curb on-site. We have no objection to this
waiver request.
Section 281-33.C(6)(c) – A waiver from requiring plant growth diagrams. Theurkauf Design and
Planning should comment on this request.
Section 281-35.D – A partial waiver from requiring screening buffer between non-compatible land
uses. Theurkauf Design and Planning should comment on this request.
Section 281-35.E.1 – A partial waiver from requiring perimeter buffer along all property boundary
lines. Theurkauf Design and Planning should comment on this request.
Section 281-35.G(1)(a) – A partial waiver from requiring a low screen to be planted around the
perimeter of all parking and vehicular use areas. Theurkauf Design and Planning should comment on
this request.
Section 281-36.A – A waiver to allow existing preserved tree plantings along frontages to fulfill street
tree planting requirements. Theurkauf Design and Planning should comment on this request.

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
12.
13.
14.

The full extent of the easement shall be shown for the Sunoco 8” high pressure petroleum pipeline on
the Township’s property (UPI# 41-2-466) at the southeast corner of the intersection of Swedesford
and Ship Roads, Section 281-16.C(17).
A statement or certificate by the applicant indicating that the land development plans are in
conformity with engineering, zoning building, sanitation, land, other applicable Township ordinances
and regulations, Section 281-17.G.
The safe sight distances measured from each proposed access drive and/or driveway shall be included
on the plan, Section 281-17.H(1)(h).

COMPLIANCE WITH STORMWATER ORDINANCE
BMP Description
The design includes two stormwater infiltration basins, swales and amended soils to control runoff. The
project is underlain by carbonate geology. Earth Engineering, Inc. (EEI) performed an infiltration
investigation which noted that “As it relates to infiltration, the risk of sinkhole development appears across
the site.” The infiltration basins are located at Point of Interest (POI) “A” (at the southeast corner of Ship and
Swedesford Roads) and POI “B” (along the southern end of the main circular trail area).
15.

Although infiltration is feasible in carbonate geology, caution should be used to minimize the risk of
opening sinkholes. The PaBMP manual suggests that loading ratios should be minimized. A loading
ratio is the ratio of the total drainage area to the infiltration area (bottom of the infiltration basin), or
the ratio of the impervious area to the infiltration area. The PaBMP manual suggests that these ratios
should be no greater than 8:1 and 3:1, respectively, within areas of carbonate geology. The design
engineer notes in the narrative that subsequent guidance from PaDEP suggests that the loading may
be increased based on certain design factors and in fact implements said adjustments later in the
design calculations. However, the loading ratios still exceed the recommended values as follows:
Location
POI “A”
POI “B”

Adjusted Total
Ratio
20.8:1
39.5:1

Adjusted Imp
Ratio
3.7:1
1.9:1

Suggested Total
Ratio
8:1
8:1

Suggested Imp
Ratio
3:1
3:1
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16.
17.

18.
19.

20.
21.
22.

We recommend that the design engineer consult with EEI and consider reducing the ratios that we
have noted in bold. The risk of opening a sinkhole should consider the proximity of the infiltration
facility to infrastructure such as roadways and high pressure petroleum lines near POI “A” and the
trail near POI “B”.
As suggested by the PaBMP manual, a contingency plan should be included for unexpected
conditions that may arise during excavation.
The post- and pre-development condition input values for the peak rate analysis at POI “C” are
exactly the same. Although very similar, they are slightly different; this should be reflected in the
calculations. If the results suggest that there is a slight increase in runoff, it is likely that this may be
offset by the decrease to POI “B” which ultimately flows to the same location on the property and no
further action may be required.
Utility lines shall not be placed under infiltration basins. The sanitary sewer and water service are
proposed to be located under the infiltration basin at POI “A”.
The proposed pretreatment to the infiltration basins may be insufficient. Sumps in inlets do not
capture all of the drainage to facilities and can easily be overloaded, allowing sediment into the
infiltration area and clogging it. We recommend the use of a pre-seeded GroSoxx® along the base of
the cut slope of the infiltration basins to act as a forebay and spread out the flow entering the basins,
Section 270-27.I(2). A detail is attached. Similarly, a level spreading device should be placed at the
outlet to the infiltration basin to the south, next to the trail so that the concentrated flow from the
outlet pipe will be returned to sheet flow.
We do not understand the Limit of Disturbance (LOD) shown on the Post Construction Stormwater
plans. In some instances the disk golf areas are included and in others they are not. The location of
the LOD should be consistent.
A “letter of adequacy” from the Chester County Conservation District for the E&S Plan as well as an
NPDES Permit will be required, Sections 270-17.A(1)(a) and Section 270-17.A(1)(b), respectively.
The Township may want to consider planting meadow mix in some areas to help reduce runoff.

GENERAL COMMENTS
23.
24.
25.
26.
27.

Legends should be provided on the plans.
The Township should obtain approval from Sunoco for all work proposed within their easement.
The location of trash receptacles and/or dumpsters that will serve the new facilities proposed as part
of this plan should be shown on the plan.
A construction detail of the trash enclosure should be included on the plan.
The attached notes should be added to the plan.
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Please contact me if you have any questions.
Sincerely,
Spotts, Stevens and McCoy

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

Mark Stabolepszy, P.E.
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N

WOODEN STAKE

STORMWATER MANAGEMENT FACILITY CONSTRUCTION NOTES:
A. Areas to be used for stormwater infiltration (hereafter, “subject areas”) shall be
delimited with orange safety fence prior to start of construction.
B. Compaction of the subject areas is prohibited. Equipment and other traffic shall be
prohibited from traveling over the subject areas, except as provided for herein. Only
hand-held equipment shall be used within subject areas. Other equipment may be
used around the perimeter – but outside of – subject areas for purposes of
excavation and to supply soils and aggregate.
Where the configuration of the facility dictates that anything other than hand held
equipment must operate within a subject area, excavation and fill placement shall be
accomplished such that the heavy equipment is never within the subject area unless
the surface that said equipment occupies is at least two (2) feet above the proposed
finished subgrade for that location. For excavation operations, the excavator shall
work from higher ground and proceed in a backwards direction, moving away from
the finished excavation area. For fill operations, aggregate shall be placed starting at
the perimeter of the subject area and pushed forward, such that equipment is never
within the subject area unless it is on top of at least two (2) feet of aggregate.
If the contractor intends to utilize anything other than hand held equipment within a
subject area, the contractor shall, two (2) weeks prior to such use, provide the
Township Engineer with a list of equipment to be used within the subject area. The
list shall include equipment specifications and shall be accompanied by engineering
calculations certifying that the equipment will exert a pressure of 5 psi or less on the
subgrade of the infiltration facility.
C. The bottom of infiltration beds shall be scarified immediately prior to the placement
of the geotextile fabric or the lowest aggregate separation layer, whichever is in
contact with the soil subgrade, at the bottom of the bed.
D. Subject areas shall be protected during construction. Sediment shall not be allowed
to be washed back into subject areas when the bottom of the facility is open or when
the aggregate is in place and exposed. During site construction, all infiltration facility
components shall be protected from sedimentation using storm inlet protection in
conformance with the Pennsylvania Department of Environmental Protection (DEP)
Chapter 102 Regulations, as amended, and the Erosion and Sedimentation Pollution
Control Manual, as amended. Inlet protection shall remain until the contributory
drainage area has achieved full stabilization.

E. If sediment does enter into a subject area, the contractor shall clean out the sediment to the Township’s satisfaction. This may require the reconstruction of portions
of or the entirety of the system.

UTILITY NOTES:
A. Public water supply
1. All water services, including domestic and fire protection, shall meet the
requirements of and be installed in accordance with the specifications, standards
and details of West Whiteland Township. Shop drawings and/or catalog cuts for
all proposed materials shall be submitted to West Whiteland Township as part of
the application for a plumbing permit.
B. Sanitary sewerage
1. All sewer laterals shall meet the requirements of and be installed in accordance
with the specifications, standards and details of West Whiteland Township. Shop
drawings and/or catalog cuts for all proposed materials shall be submitted to
West Whiteland Township as part of the application for a plumbing permit.
C. Other utilities
1. All other utilities (electric, communications, gas, etc.) shall be installed in
accordance with the utility company’s requirements and shall be installed so as to
not conflict with the water, sanitary sewer and/or storm sewer facilities proposed
as part of these plans.
2. Backfill of all utility trenches within existing and/or proposed West Whiteland
Township rights-of-way shall be done in accordance with the specifications,
standards and details of West Whiteland Township and shall be subject to the
approval of West Whiteland Township or their designee.
MISCELLANEOUS NOTES:
1

No debris shall be buried on this site. All debris shall be disposed of off-site in
accordance with all applicable Township, County, State and Federal laws and
requirements.

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

1438 Shaner Drive
Pottstown, PA 19465

June 18, 2019

stubbeconsultingllc@gmail.com

Mr. Ed. Theurkauf, ASLA
1350 Elbow Lane
Chester Springs, PA 19425
Subject: Exton Park Land Development, West Whiteland Twp.
Review of Proposed Site Exterior Lighting
Dear Ed:
On June 10, West Whiteland Township Planning Office transmitted a plan set, Rev. 0
dated 06/10/19, for the Exton Park Land Development Application, and requested review
of the submitted proposed exterior lighting.
Proposed exterior lighting, on Sheet 8, Photometric Plan, and Sheet 21, Lighting Details,
consists of 16 4000K luminaires pole-mounted at nominally 20' AFG on 30" high concrete
bases AFG.
The following concerns are listed and recommendations offered for Township
consideration, based on the requirements contained in S/LDO Section 281-48. [Amended
12-8-1998 by Ord. No 277] and reasonable and customary engineering practices:
1. Section 281-48.C.(3)(c) requires that information with respect to lighting control be
included on Plan.
It is recommended Applicant be requested to document on Lighting Plan the
hours of operation of the exterior lighting, which luminaires, if any, are to remain
on all night for site safety/security, at what time site lighting is to be
extinguished nightly, and the device or devices to be used to effect lighting
control.
2. Section 281-48.D. requires that all proposed exterior lighting be submitted for
Township review and approval. Only area lighting information has been submitted for
review and approval.
It is recommended Applicant be requested to submit with this land development
application, all proposed ancillary exterior lighting, including but not limited to,
landscape, facade, sign, flag and under-canopy lighting.
3. Correlated Color Temperature - The specified luminaires are rated to have a correlated
color temperature of 4000K.
In the interest of glare control and site-visitor visual comfort, it is recommended
Applicant be requested to specify luminaires with a correlated color temperature
rating that does not exceed 3000K.
4. Landscaping Conflicts - there are several locations, where at tree maturity or before,
there will be potential blockage of Ordinance mandated lighting levels.
It is recommended Applicant be requested to plot luminaire locations on
landscaping plan, and Applicant's lighting and landscape disciplines review

potential luminaire distribution blockage with respect to tree locations, and take
appropriate remedial action as necessary.
5. Additional Required Plan Information
a. Lighting of Site Entrance from Swedesford Rd.
It is recommended Applicant be requested provide suitable justification for
lighting of site entrance from Swedesford Rd. not being included with this
Application.
b. Calculation Basis It is recommended Applicant be requested to document on Lighting Plan the
names of the .ies photometric files used to calculate the plotted illuminance
values.
c. Poles Supporting Luminaires
It is recommended Applicant be requested to specify the catalog number of
the poles rather than leaving the decision up to the manufacturer.
d. Catalog Cuts - There is a catalog cut of a wall-mounted luminaire on Lighting
Details plan. This luminaire could not be found on Luminaire Schedule.
It is recommended Applicant be requested to explain the presence wall
sconce cut on Sheet 21.
e. Plan Notes - Section 281-48.E. requires the placement of certain notes on lighting
plan:
"Township reserves the right to conduct one or more post-installation nighttime
inspections to verify compliance with Ordinance requirements and approved lighting
plan commitments, and if remediation is deemed necessary, it shall be
accomplished at no expense to Township."
"Post approval alterations to lighting plans, or intended substitutions for approved
lighting equipment on plan, shall be submitted to Township for review and approval
prior to installation."
It is recommended Applicant be requested to add above notes to Lighting
Plan
If there are questions or concerns with the contents of this review and its
recommendations, please advise.
Sincerely,
Stubbe Consulting LLC
C. Stanley Stubbe
Copy: Justin Smiley, Township Planner
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MEMORANDUM
TO:

John Weller, AICP, West Whiteland Township Director of Planning and Zoning
Justin Smiley, Township Planner
Christopher W. Jensen, P.E., T and M Associates
Gregory B. Rishel, RLA, T and M Associates

FROM:

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

DATE:

June 25, 2019

SUBJECT:

REVIEW COMMENTS – EXTON PARK – SWEDESFORD RECREATION AREA
PRELIMINARY/FINAL PLAN DATED 6-10-19

Please note our review comments pertaining to the following documents that we received on 6-11-19
and to a site visit on 6-13-19:
•
•

Preliminary/Final Plan dated 6-10-19 consisting of 23 sheets; and
Waiver Request Letter dated 6-10-19.
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1.

Pedestrian Circulation – Section 325-37.A.7.a.1 of the zoning ordinance (ZO) requires pathways
to logically continue, link, or expand existing pedestrian facilities on, across, and abutting the
site consistent with the Township Comprehensive Plan. The Township Bicycle and Pedestrian
Plan amendment to the Comprehensive Plan proposes a multi-use trail that connects to the
Chester Valley Trail (CVT) via an existing multi-use trail on Chester County’s Exton Park site as
illustrated in Figure 1 below.

The plan shall be revised to address the following issues:
a. CVT Connection – The plan proposes a paved multi-use trail that ends 30 feet from the
south property line, and relies on an existing grass trail to connect to the CVT. No future
extension of the paved trail to the CVT is indicated. Grass trails are unsuitable for bicycle
accessibility. Further, the plan proposes a connection to the CVT through the Church Farm
School property, instead of through the County park in accordance with the Township
Bicycle and Pedestrian Plan. Thus the proposal is not consistent with the Township’s vision
for a multi-use trail connection to the CVT.
The applicant should justify the connection to the CVT through the Church Farm School
instead of through the County park. Regardless of where the connection occurs, the plan
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shall be revised to provide a paved multi-use trail to the CVT consistent with the Township
Plan.
b. Existing Onsite Trail Connection – The plan proposes a paved trail that passes within 50 feet
of an existing pond loop trail without a connection. We recommend that the plan be revised
to connect the proposed trail to the existing pond trail.
c. Playground Trail Spur – The plan indicates an 8-foot-wide paved trail that terminates east of
the playground at an existing grass trail, and thus proposes an improved trail without a
destination. We recommend extending the paved trail to the trailhead parking lot near the
Benjamin Pennypacker House.
d. Sidewalks – Section 281-31.A (SLDO) requires minimum 4-foot-wide concrete sidewalks for
all developments. Except for a portion of a paved multi-use path along Ship Road in the
northwest property corner, no sidewalks are proposed.
Residences on the west side of Ship Road would have access to the CVT and park multi-use
trail if the Township trail plan is implemented per comment 1a. Extending the paved trail
east per comment 1c would provide access along Swedesford Road. We would support a
waiver from the sidewalk requirement if the trails were extended per recommendations.
2.

Screen Buffer – Section 281-35.D of the subdivision and land development ordinance (SLDO)
requires 50-foot-wide vegetated screen buffers between uses as required by section 281-35.A
(SLDO). Landscaping is required and proposed as follows:
Buffer/Length

Plant Type

Required Qty.

Proposed Qty.

Lovallo property
West/227 LF

Shade Tree
Evergreen Tree
Large Shrub

5
9
23

5
9
23

Lovallo property
South/233 LF

Shade Tree
Evergreen Tree
Large Shrub

5
9
23

*
0
*

East tract boundary/
1,300 LF

Shade Tree
Evergreen Tree
Large Shrub

26
52
130

*
0
*

* Requirement exceeded by existing vegetation to remain
a. The plan provides screen buffer plantings along the Lovallo property’s west boundary only.
No improvements are proposed along the Lovallo east boundary, and so screen buffer
1350 Elbow Lane • Chester Springs, PA 19425 phone 484-888-5574 email ed@theurkauf.com www.theurkauf.com

Page |4

REVIEW COMMENTS – EXTON PARK – SWEDESFORD RECREATION AREA
PRELIMINARY/FINAL PLAN DATED 6-10-19
June 25, 2019

plantings are not required there. A screen buffer would be required between the park and
the residence’s south property line. However, the plan and our site visit confirmed that
existing woodland south of the Lovallo property is more than equivalent to buffer planting
deficits. No additional screen buffer landscaping is required.
b. No improvements are proposed along the boundaries with the adjacent Pennypacker
House, and so no screen buffer plantings are required along the Pennypacker House
property lines.
c. The plan proposes no buffer plantings along the east property line. However, the park is
buffered by an extensive, vegetated buffer that would completely screen proposed
improvements.
Therefore, we would support waivers from screen buffer requirements as requested.
3.

Athletic Fields Screen Buffer – In accordance with section 281-35.D (SLDO), screening buffers
shall be used where a high level of visual buffering is desirable as determined by the Township.
The proposed athletic fields would require a screen buffer to shield views from Ship Road and
residences to the west. Buffer vegetation is required and proposed as follows:
Buffer/Length

Plant Type

Athletic fields/
800 LF

Shade Tree
Evergreen Tree
Large Shrub

Required Qty.
16
32
80

Proposed Qty.
16
38
88

The plan indicates gaps in the buffer vegetation between the proposed fields and the Lynch,
Iyer, and Christie properties. The plan shall be revised to fill gaps in the athletic fields buffer with
additional evergreen trees.
4.

Perimeter Buffer – Section 281-35.E (SLDO) requires 25-foot-wide perimeter buffers along all
property lines, arterial street right-of-ways, and around stormwater management basins, to be
landscaped as follows:
Buffer/Length

Plant Type

Swedesford Rd/
1,951 LF

Shade Tree
Evergreen Tree
Large Shrub

Required Qty.
20
39
98

Proposed Qty.
25*
39
98
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Buffer/Length (cont’d) Plant Type

Required Qty.

Proposed Qty.

Basin A/960 LF

Shade Tree
Evergreen Tree
Large Shrub

10
19
48

10
19
48

Basin B/880 LF

Shade Tree
Evergreen Tree
Large Shrub

9
18
44

9
18
44

South boundary with
CFS property/810 LF

Shade Tree
Evergreen Tree
Large Shrub

8
16
41

0
0
0

* Includes credit for existing trees to remain.
a. The plan indicates required Swedesford Road buffer plantings for the frontage west of the
Lovallo property only. No improvements are proposed along Swedesford Road east of the
Lovallo property, and thus no perimeter buffer is required along the property’s east
Swedesford Road frontage.
b. The plan indicates the required buffer landscaping around the stormwater basins, but does
not provide the required 25-foot perimeter buffer. Per sections 281-35.E.2 and 281-35.F.4
(SLDO), no buffer would be required if the basins were designed as naturalistic basins, with
100% native vegetation equivalent to required buffer plantings and maximum 4:1 side
slopes.
The plan indicates basin side slopes in excess of 4:1, and so the basins cannot be considered
naturalistic. The plan shall be revised to re-design the basins as naturalistic with maximum
4:1 slopes, otherwise the required 25-foot buffers shall be provided.
c. Per section 281-35.A (SLDO), a perimeter buffer would be required along the south
boundary between the Township park and the adjacent County park. However, existing
woodland on site forms a buffer at least 150 feet wide between the proposal and County
park that far exceeds Township standards. Thus no additional buffer plantings are required
along the property’s south boundary with the County park.
d. No buffer is provided along the south boundary with the Church Farm School property.
Proposed trails and agricultural areas represent a continuation of existing uses there.
Furthermore, required buffer vegetation would disrupt continued agriculture in the
property’s southwest corner. Therefore, we would support a waiver from the perimeter
buffer requirement along the south property line with the Church Farm School property.
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5.

Parking Lot Screen – Section 281-35.G.1.a (SLDO) requires low vegetated screens for parking lots
and similar vehicular circulation proposed within 200 feet of a property or right-of-way line. Per
section 281-35.G.3.a (SLDO), these shall consist of evergreen or dense deciduous shrubs that
form a continuous hedge at least 3 feet high after two years. Screens may be located within
required buffer areas, and may be eliminated when the buffer effectively screens views of the
element in accordance with section 281-35.G (SLDO).
The plan indicates plantings that do not completely screen proposed parking and drop-off from
view of Swedesford Road. It shall be revised to fill gaps in the buffer with additional shrubs to
form a continuous screen of the parking lots and drop-off area.

6.

Street Trees – In accordance with section 281-36 (SLDO), one street tree is required for each 50
feet of road frontage, to be located within the right-of-way as follows:
Frontage/Length

Required Trees

Swedesford Road/1,951 LF
Ship Road/1,450 LF

39
29

Proposed Trees
48*
31*

* Existing ornamental trees to remain
Existing trees along Ship Road are outside of the right-of-way. We note that slopes and utilities
in the ROW and traffic conditions on Ship Road constrain planting trees there. Further, overhead
wires along both road frontages prevent the use of large street trees. Therefore, in accordance
with section 281-36.E (SLDO) we would support a waiver to permit existing ornamental trees to
fulfill the street tree requirement.
7.

Parking Lot Landscaping – Section 281-37.B (SLDO) requires one 9 foot x 18 foot planting island
not more than 135 feet or 15 parking stalls apart. Islands shall be placed opposite each other in
adjacent rows of parking. Further, each island shall contain one shade tree.
The plan indicates nine islands without the required trees. It shall be revised to indicate all
required island shade trees.

8.

Tree Preservation and Compensatory Plantings – Section 281-34.A (SLDO) requires that every
effort be made to preserve existing mature trees and other significant vegetation. A tree shall be
considered preserved if there is no disturbance within the critical root zone, which extends from
the tree a distance equal to 12 times the trunk diameter, or to the tree’s dripline, whichever
distance is greater. Further, section 281-34.G (SLDO) states that existing deciduous trees of 12”
DBH or greater to be removed shall be noted on the plan and shall have replacement trees
planted as mitigation.
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a. Compensatory Plantings – A trail proposed along Ship Road in the northwest property
corner will require the removal of a 12-inch Oak tree not labeled on the plan. Proposed
plantings exceed the compensatory tree requirement. The plan shall be revised to label the
12-inch Oak as to be removed.
b. Tree Protection Fencing – Section 281-34.D.4.a (SLDO) requires fencing outside the critical
root zone for all trees to be preserved. Fencing shall be indicated on the E&S Plan.
The plan does not indicate required protective fencing. The plan and our site visit indicate a
number of existing trees proposed to remain near the limit of disturbance, including trees
proposed to fulfill street tree and buffer planting requirements. Should these trees decline
as a result of construction, compensatory plantings would be required per section 28134.D.4.d (SLDO).
The E&S plan shall be revised to indicate protective fencing with details for all trees to
remain with critical root zones inside the LOD as required.
c. Trees within Grass Parking Lot – The plan indicates six existing trees within a proposed grass
parking lot. No detail is provided for the grass lots, and it is not clear whether they will be
improved or maintained only as mown lawn. Further, the plan does not indicate how the
trees would be protected from soil compaction by parked vehicles.
The plan shall clarify the construction and maintenance of the grass parking lots. In addition,
the plan shall be revised to indicate protection from vehicles for trees to remain with root
zones in the grass lots.
9.

Shrub Size Requirements – Section 281-33.D.4 (SLDO) requires large shrubs to be at least 36
inches high at installation. The plan indicates large shrubs that are under-sized at 30 inches and
shall be revised accordingly.

10.

Native Species Requirements – Section 281-33.D.4.b (SLDO) states that at least 50% of small
shrubs shall be native. 100% of small shrubs are non-native Knockout Rose.
We note that 97% of all shrubs are native. Therefore, we would support a waiver from the small
shrub native species requirement.

11.

Plant Cultural Requirements – In accordance with section 281-33.C.4 (SLDO), plantings shall
reflect suitability of the materials for the site and resistance to insects and disease. We
recommend the plan be revised to address the following:
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a. Serviceberry is susceptible to rust when Eastern Redcedar is present. Our site visit indicated
that all existing Serviceberry trees on site are infected with the disease. Although rust inflicts
primarily cosmetic damage, we recommend the plan be revised to replace proposed trees
with species that are not susceptible to the disease, such as Flowering Dogwood or
Fringetree.
b. The plan indicates a vegetated screen on the south side of the parking lots that entirely
consists of Fothergilla shrubs. The entire screen could be afflicted by a single pest or disease,
so the plan should be revised to provide greater diversity of shrub species in the parking lot
screen.
12.

Plan Errors – The plan shall be revised to address the following:
a. Contour line labels in the parking lot obscure plant symbols.
b. Note #10 on sheet 20 specifies 3 inches of mulch in planting beds, but the planting details
indicate 2 inches of mulch. The details shall be revised to specify 3 inches of mulch.

13.

Landscaping Guarantee – Section 281-33.E (SLDO) states that landscaping shall be guaranteed
and maintained for 18 months following Township approval. Note #28 on sheet 20 indicates that
the guarantee period shall follow acceptance by the landscape architect and/or owner’s
representative. It shall be revised to require Township approval prior to the start of the
guarantee period.

14.

Landscaping Standards – Several of the landscaping standards of the SLDO have been amended
as of 12-12-18 (Ord. No. 444), including the minimum required size for shade and street trees.
Per section 281-33.D.1 (SLDO), these shall have a minimum caliper of two inches. The current
SLDO standards are found on the Township website.

15.

Cost Estimate – A landscape cost estimate shall be provided upon final plan approval in
accordance with section 281-33.C.6.i (SLDO).

16.

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

Please contact this office with any questions.
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