THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515
Executive Director
Chester County Planning Commission Hybrid Meeting
Government Services Center — Suite 270 July 10, 2024
AGENDA
2:00 p.m. 1. CALL TO ORDER
A. Chair’s Welcome Chair
2. PUBLIC COMMENT Chair

3. PRESENTATION

B. Landscapes3 Five Year Assessment Jake Michael
1) L3 Appreciate Goal Implementation
2) L3 Live Goal Implementation

2:20p.m. 4. ACTION ITEMS

C. Approval of Commission Meeting Minutes — June 12, 2024 Commission
D. Act 247 Reviews — June 2024 Applications Act 247 Team
1) Subdivision and Land Development Plan Reviews (21)
1. Caln Township LD-05-24-18096
2. Charlestown Township SD-05-24-18089
3. East Marlborough Township LD-05-24-18098
4. East Nottingham Township LD-05-24-18102
5. Honey Brook Township SD-05-24-18092
6. North Coventry Township SD-05-24-18095
7. Phoenixville Borough LD-05-24-18094
8. Phoenixville Borough SD-05-24-18093
9. Tredyffrin Township LD-03-24-18034
10. Valley Township LD-06-24-18115
11. Warwick Township SD-05-24-18088
12. West Brandywine Township LD-06-24-18122
13. West Chester Borough LD-05-24-18082
14. West Goshen Township SD-05-24-18105
15. West Goshen Township SD-05-24-18106
16. West Nantmeal Township LD-05-24-18083
17. West Nottingham Township LD-05-24-18091
18. West Vincent Township CU-05-24-18097
19. West Vincent Township CU-05-24-18099
20. West Whiteland Township LD-04-24-18069
21. West Whiteland Township SD-04-24-18066

2) Comprehensive Plan, Zoning and Subdivision Ordinance
Amendment, Miscellaneous Reviews (3)

1. New Garden Township MU-05-24-18113
2. Upper Uwchlan Township ZA-05-24-18107
3. West Goshen Township SA-05-24-18109
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E. Act 537 Reviews- June 2024 Applications Carrie Conwell
1) Major Applications (0)
2)  Minor Applications (4)
1. East Brandywine Township, Krapf/Reed Road, 30-3-16, consistent
2. East Nottingham/Lower Oxford Township, Lapp/Glick Subdivision, 69-4-
4, consistent
3. East Whiteland Township, Great Valley Corporate Center Phase 1 & 2,
42-4-15.16, consistent
4.  West Caln Township, Rock Run Water Treatment Plant connection, 28-9-
7, consistent

2:45p.m. 5. DISCUSSION AND INFORMATION ITEMS

F.  Community Planning Division Update Bambi Griffin Rivera
1) VPP Rolling Mini-Grant program Bambi Griffin Rivera
2) East Caln Township Comprehensive Plan Chris Patriarca
G. Sustainability Division Update Rachael Griffith
H. Multimodal Transportation Planning Division Update Brian Styche
I. Design & Technology Division Update Brian O’Leary
1) Agricultural Landscapes Design Guide Al Park
J. Director’s Report Brian O’Leary

4:00p.m. 6. ADJOURNMENT
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION

Josh Maxwell Government Services Center, Suite 270

Marian D. Moskowitz 601 Westtown Road

Eric M. Roe P. O. Box 2747

West Chester, PA 19380-0990

Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
MINUTES: Regular Monthly Meeting Hybrid — Upland Farm Park Barn

Chester Springs, PA

Chester County Planning Commission June 12, 2024

MEMBERS PRESENT IN PERSON: Michael Heaberg, Chair; Nate Cline, Co-Chair;
Roberta Cosentino; Stephanie Duncan; Doug Fasick; Frank Furman; Matt Hammond; Molly
Morrison; Andrew Wright.

MEMBERS PRESENT VIA ZOOM: None.

STAFF PRESENT IN PERSON: Brian O’Leary, Executive Director; Carol Stauffer,
Assistant Director; Chris Bittle; Carrie Conwell; Beth Cunliffe; Richard Drake; Paul Fritz;
Bambi Griffin Rivera; Gene Huller; Nancy Shields; Brian Styche.

STAFF PRESENT VIA ZOOM: Wes Bruckno; Kate Clark; Angela Dracup; Gwen Duli;
Paul Farkas; Elle Steinman; Sally Warren; Diana Zak.

VISITORS PRESENT IN PERSON: Gwen Jonik.

VISITORS PRESENT VIA ZOOM: None.

CALL TO ORDER:

The regular monthly meeting of the Chester County Planning Commission held in person at
the Upland Farm Park Barn, Chester Springs, PA and via Zoom audio/video on Wednesday,
June 12, 2024, was called to order at 3:04 P.M. by Chair Michael Heaberg.

PUBLIC COMMENT: None.

PRESENTATION:

Mr. O’Leary noted that L3 goals and their implementation will be featured during the
months this summer. Most of the 57 recommendations have had either significant or very
significant progress. Mr. O’Leary then highlighted the Preserve & Protect Goal
recommendations that had very significant implementation progress. The three Preserve
Goal recommendations included: expand open space education, increase protected
farmlands, and convene open space summits. The three Protect Goal recommendations
included: promote natural resources, provide ordinance assistance, and enhance water
resource planning.
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ACTION ITEMS:

Approval of Meeting Minutes:

A MOTION TO APPROVE THE MINUTES FOR THE MAY 8, 2024, MEETING OF THE
CHESTER COUNTY PLANNING COMMISSION WAS MADE BY MR. WRIGHT,
SECONDED BY MS. MORRISON, AND PASSED BY UNANIMOUS VOTE OF THE
COMMISSION.

Act 247 Reviews:

Subdivision and Land Development Reviews:

There were nineteen (19) Subdivision and Land Development Reviews prepared in May
2024.

A MOTION TO APPROVE THE NINETEEN (19) SUBDIVISION AND LAND
DEVELOPMENT REVIEWS WAS MADE BY DR. FASIC, SECONDED BY MR.
FURMAN, AND PASSED BY UNANIMOUS VOTE OF THE COMMISSION.

Mr. Hammond recused himself from the following applications: LD-04-24-18058; LD-04-
24-18077; LD-04-24-18062.

Comprehensive Plan, Zoning and Subdivision Ordinance Amendments, Miscellaneous
Reviews:

There were seven (7) Comprehensive Plan, Zoning and Subdivision Ordinance Amendment,
and Miscellaneous Reviews prepared in May 2024.

A MOTION TO APPROVE THE SEVEN (7) COMPREHENSIVE PLAN, ZONING AND
SUBDIVISION ORDINANCE AMENDMENT, AND MISCELLANEOUS REVIEWS
WAS MADE BY MS. MORRISON, SECONDED BY DR. FASIC, AND PASSED BY
UNANIMOUS VOTE OF THE COMMISSION.

Mr. Cline recused himself from the following application: ZA-04-24-18080.

Act 537 Reviews:

Ms. Conwell presented the Commission with three (3) minor Act 537 reviews for the month
of May 2024.

A MOTION TO APPROVE THE THREE (3) MINOR ACT 537 REVIEWS WAS MADE

BY MR. CLINE, SECONDED BY MS. COSENTINO, AND PASSED BY UNANIMOUS
VOTE OF THE COMMISSION.
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Agricultural Security Area:

Mr. Fritz presented the Commission with three (3) ASA addition reviews for the month of
May 2024.

A MOTION TO APPROVE THE THREE (3) AGRICULTURAL SECURITY AREA
ADDITION REVIEWS WAS MADE BY MS. DUNCAN, SECONDED BY MR.
WRIGHT, AND PASSED BY UNANIMOUS VOTE OF THE COMMISSION.

DISCUSSION AND INFORMATION ITEMS:

Design and Technology Division Update:

Mr. Fritz summarized the development reviews, mentioning that the residential numbers are
down and non-residential reviews are not as strong as last year. Non-residential will pick up
next month due to a 1.2 million square foot Herr’s warehouse complex being proposed.

Community Planning Division Update:

Ms. Griffin Rivera reported that the City of Coatesville’s Zoning Ordinance Update and
Penn Township Comprehensive Plan Update projects have been completed. Next, Ms.
Griffin Rivera highlighted the four new Vision Partnership Program projects which were
approved in the VPP spring 2024 grant round: Malvern Borough, Zoning Ordinance
Amendments; Upper Uwchlan Township, Eagle Village Gateway and Mobility Plan;
Kennett Square Borough, State Street Revitalization Planning Study; and New Garden
Township, Zoning Ordinance Update.

Sustainability Division Update:

Ms. Conwell reported that the Chester County Commissioners awarded $6.7 million in open
space funding to the following three projects: East Whiteland Township’s acquisition of a
52-acre park property; Pennsbury Township’s 100-acre addition to Pennsbury Township
Park; and Wallace Township’s 493 acres of woodlands, riparian areas, and prime ag soils to
be transferred to William Penn State Forest.

Next, Ms. Conwell reported that Uwchlan Township voted to place an open space
referendum on the 2024 fall election ballot, which, if passed, is expected to raise around $2.5
million a year for open space preservation.

Lastly, Ms. Conwell reported on the popularity of Uwchlan Township’s Senior Park.

Multimodal Transportation Division Update:

Mr. Styche reported that TMACC’s May 16, 2024 Bike to Work event, held on the Chester
Valley Trail, was well attended with remarks from Commissioner Maxwell.

Page 30f 4
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Next, Mr. Styche reported that DVRPC approved the 2025 fiscal year PA Transportation
Community Development Initiative awards, which totaled $1.2 million. The following two
projects in Chester County were awarded: Upper Uwchlan Township was awarded
$100,000 for the Eagle Village Gateways and Mobility Plan; TMACC was awarded
$85,000 for the Lincoln Highway Active Transportation Improvement Plan.

Lastly, Mr. Styche reported that SEPTA’s board approved the results of a two year plus
effort to redesign their bus network known as the Bus Revolution. Chester County will see
poorly performing routes removed, added frequency/more efficient routing to other routes,
plus the addition of microtransit or ‘on demand’ zones. Implementation of the New Bus
Network will begin later this year.

Director’s Report:

Mr. O’Leary introduced Gwen Jonik, Upper Uwchlan Township secretary, who gave an
update on the renovated farmhouse on the Upland Farm Park property. Mr. O’Leary noted
that the June 27, 2024 Town Tour and Village Walk will be held at Upper Uwchlan
Township’s Upland Farm Park.

ADJOURNMENT

THERE BEING NO FURTHER BUSINESS, A MOTION TO ADJOURN AT 3:39 PM
WAS MADE BY MR. WRIGHT, SECONDED BY MS. MORRISON, AND PASSED BY
UNANIMOUS VOTE OF THE COMMISSION.

Respectfully submitted,

Brian N. O’Leary, AICP
BNO/ncs Secretary
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June 2024
Total Reviews Total Lots/Units
19 All Land Use Types (this month) 273
96 All Land Use Types (year-to-date) 941
217 All Land Use Types (2023) 4,571
300 200 100 0 0 1,000 2,000 3,000 4,000 5,000

Non-Residential Structural Square Footage (SSF)

Non-Residential SSF (this month)

Non-Residential SSF (year-to-date) 2,127,252
Non-Residential SSF (2023) 2,796,688
0 1,000,000 2,000,000 3,000,000 4,000,000 5,000,000
Reviews Residential Lots/Units
5 Single Family (this month) 67
27 Single Family (year-to-date) 274
79 Single Family (2023) 1,296
5 Apartment (this month) 189
10 Apartment (year-to-date) 359
21 Apartment (2023)
0 Townhome (this month) 0
4 Townhome (year-to-date) 214
7 Townhome (2023) 1,008
0 Twin (this month) 0
1 Twin (year-to-date) 2
0 Twin (2023) 0
0 Mobile Home (this month) 0
0 Mobile Home (year-to-date) 0
0 Mobile Home (2023) 0
100 50 0 0 500 1,000 1,500 2,000
Reviews Agricultural Lots/Units
1 Agricultural (this month) 4
6 Agricultural (year-to-date) 20
9 Agricultural (2023) 30
100 50 0 0 500 1,000 1,500 2,000
Reviews Non-Residential Lots/Units
2 Commercial (this month) 2
21 Commercial (year-to-date) 31
45 Commercial (2023) 73
3 Industrial (this month) 6
13 Industrial (year-to-date) 22
18 Industrial (2023) 39
3 Institutional (this month) 5
14 Institutional (year-to-date) 19
38 Institutional (2023) 63
100 50 0 0 500 1,000 1,500 2,000
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Municipality

Caln Township

Charlestown Township

East Marlborough Townshig

East Nottingham Township

Honey Brook Township

North Coventry Township

Phoenixville Borough

Phoenixville Borough

Tredyffrin Township

Valley Township

Warwick Township

West Brandywine Townshig

West Chester Borough

West Goshen Township

June 27, 2024

Plan #

LD-05-24-18096

SD-05-24-18089

LD-05-24-18098

LD-05-24-18102

SD-05-24-18092

SD-05-24-18095

LD-05-24-18094

SD-05-24-18093

LD-03-24-18034

LD-06-24-18115

SD-05-24-18088

LD-06-24-18122

LD-05-24-18082

SD-05-24-18105

Subdivision and Land Development Reviews

Title

KIA Auto Leasing

Drew and Marjorie Alleva

Riepe Center For Advanced
Veterinary Education
Herr's Farm

David E & Feenie G Fisher

1174 Sheep Hill Rd.

224-226 Nutt Road

224-226 Nutt Road

Devon Donuts, LLC

Valley View Lot 8B

Industrial Development

The Estate of Leila Lehrer

Reeceville Elementary
School Addition

410 South High Street Il

Woodlands at Greystone
(Phase 6)

6/1/2024 to 6/30/2024
Review Non-Res. Structure Non-Res.
Date Acreage Land Use Lots/Units Sq. Footage Use Bldgs.
6/4/2024 5.20 Commercial 1 4,500 Commercial 1
Office Building
6/20/2024 20.05  Single Family 1 Residential
Residential Single Family
Residential
6/21/2024 213.00 Institutional 1 11,835 Institutional 1
Educational Facility
6/26/2024 123.20 Industrial 4 1,120,000 Industrial 4
Warehouse
6/3/2024 68.43 Agricultural 2 Agricultural
Farm/Pasture Land
6/3/2024 745  Single Family 2 Residential
Residential Single Family
Residential
6/4/2024 0.14 Apartment 16 Residential
Apartment
6/4/2024 0.14 Apartment 1 Residential
Apartment
6/6/2024 1.28 Commercial 1 46 Commercial 1
Restaurant
6/18/2024 10.84 Industrial 1 99,960 Industrial 1
Manufacturing
6/3/2024 62.29  Single Family 3 Residential
Residential Single Family
Agricultural Residential
Agricultural
Farm/Pasture Land
6/13/2024 25.90 Institutional 1 10,400 Institutional 1
School
6/6/2024 1.29 Apartment 139 Residential 0
Apartment
6/26/2024 41.91  Single Family 61 Residential
Residential Single Family
Residential
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Roads Landscapes3
(L. Feet) (Yes, No, N/R)

Yes

0 Yes
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Yes
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Subdivision and Land Development Reviews
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6/1/2024 to 6/30/2024
Review Non-Res. Structure Non-Res. Roads Landscapes3
Municipality Plan # Title Date Acreage Land Use Lots/Units Sq. Footage Use Bldgs. (L.Feet) (Yes, No, N/R)
West Goshen Township SD-05-24-18106 513 Susan LLC 6/13/2024 3.00 Single Family 2 Residential Yes
Residential Single Family
Residential
West Nantmeal Township LD-05-24-18083 2416 Chestnut Tree Road 6/5/2024 12.62 Industrial 1 50,000 Industrial 1 Yes
Manufacturing
West Nottingham Township ~ LD-05-24-18091 Stoneyfield Estates 6/14/2024 42.10 Institutional 3 2,600 Institutional 3 Yes
Institutional Unique
Institutional Institutional
Unique
Institutional
Unique
West Whiteland Township LD-04-24-18069 Villas at West Whiteland 6/25/2024 2.58 Apartment 32 Residential 0 Yes
Apartment
West Whiteland Township SD-04-24-18066 Villas at West Whiteland 6/25/2024 2.58 Apartment 1 Residential 0 Yes
Apartment
Grand Totals of Subdivision and 19 644.01 273 1,299,341 13 0
Land Development Reviews Reviews Acres Lots/Units Non-Res. Non-Res. Linear
Sq. Feet Bldgs. Feet
Roadway

There are 19 plans consistent, 0 plans inconsistent, and 0 plans with no relevance to Landscapes3.

June 27, 2024
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Unofficial Sketch Plan Evaluations

6/1/2024 to 6/30/2024
Review Non-Res. Structure Non-Res. Roads Landscapes3
Municipality Plan # Title Date Acreage Land Use Lots/Units Sq. Footage Use Bldgs. (L.Feet) (Yes, No, N/R)

No Unofficial Sketch Plan Evaluations were conducted during this timeframe.
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Conditional Use Reviews
6/1/2024 to 6/30/2024

Page 15

Roads Landscapes:

Review Non-Res. Structure Non-Res.
Municipality Plan # Title Date Acreage Land Use Lots/Units Sq. Footage Use Bldgs. (L.Feet) (Yes, No, N/R
West Vincent Township CU-05-24-18097 Butterscotch Pastry Shop 6/10/2024 3.60 Commercial 1 0 Commercial Yes
Conditional Use Unique
West Vincent Township CU-05-24-18099 Harrington Conditional Use 6/10/2024 19.10  Single Family 1 0 Residential Yes
Residential Single Family
Residential
Grand Totals of Conditional Use 2 22.70 2 0
Reviews Reviews Acres Lots/Units Non-Res. Non-Res. Linear
Sq. Feet Bldgs. Feet
Roadway
There are 2 Conditional Use consistent, 0 Conditional Use inconsistent, and 0 Conditional Use with no relevance to Landscapes3.
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 4, 2024

Don Vymazal, Manager
Caln Township

253 Municipal Drive
Thorndale, PA 19372

Re: Final Land Development - KIA Auto Leasing
# Caln Township - LD-05-24-18096

Dear Mr. Vymazal:

A final land development plan entitled "KIA Auto Leasing", prepared by Howell Engineering and dated
April 18, 2024, was received by this office on May 24, 2024. 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 Lincoln Highway (State Business Route 30), east
of Barley Sheaf Road

Site Acreage: 5.20 acres

Lots: 1 lot

Non-Res. Square Footage: 4,500 square feet

Proposed Land Use: Commercial

New Parking Spaces: 221 spaces

Municipal Land Use Plan Designation: Commercial

UPI#: 39-4-94.1

PROPOSAL:

The applicant proposes the construction of a 4,500 square foot commercial building and 221 parking
spaces. The site, which will be served by public water and public sewer facilities, is located in the Caln
Township TV-1 Thorndale Village District zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all Caln Township issues should be resolved before action is taken on
this land development plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org



mailto:ccplanning@chesco.org

Page 18
Page: 2

Re: Final Land Development - KIA Auto Leasing
# Caln Township - LD-05-24-18096

BACKGROUND:

1. The Chester County Planning Commission has previously reviewed a land development and
subdivision proposal for this site. That review, LD-04-23-17613, SD-04-23-17614, dated June 9,
2023, addressed the construction of a 4,500 square foot commercial building (an auto dealership
leasing office and detailing bays), and 131 parking spaces. We have no record of Township action
on that plan. This letter repeats the relevant comments from our previous review.

COUNTY POLICY:

LANDSCAPES:

2. The site is located within the Suburban Center Landscape designation of Landscapes3, the
2018 County Comprehensive Plan. The vision for the Suburban Center Landscape is regional
economic, population and transportation centers with varying land uses, accommodating
substantial future growth of medium to high intensity. Repurposing obsolete structures and sites
and encouraging sustainable development will be critical as suburban centers grow, and
transportation infrastructure and amenities will need to expand to create an integrated multimodal
network. The proposed land development is consistent with the objectives of the Suburban
Center Landscape.

v g B 0

| LD-05-24-18096

0 100 200 400

f Parcel Info: Parcel(s): 39-4-94 1 Feet N
D Main Parcel(s) (Main) Address: 2751 Lincoln Hwy

Other Parcels Municipality: Caln Township Note: The CCPC makes every effort to ensure this A

map is free of errors but does not guarantee the map
Image Info: Nearmap, March 2024 or its features to be spatially or temporally accurate.



https://www.chescoplanning.org/landscapes3/2-map.cfm

Page: 3
Re: Final Land Development - KIA Auto Leasing
# Caln Township - LD-05-24-18096
WATERSHEDS 2045:
3. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater

Management Plan, indicates the proposed development is located within the Upper Brandywine
Creek watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed
are:

protecting first order streams, riparian corridors, and existing woodlands;
reducing stormwater runoff;

mitigating flood risks;

implementing source water protection measures; and

promoting and expanding water-based recreational opportunities and access.

Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.

PRIMARY ISSUES:

4,

The County Planning Commission’s Multimodal Circulation Handbook (2016 Update), which is
available online at: www.chescoplanning.org/resources/PubsTransportation.cfm, classifies
Lincoln Highway (State 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. We recommend that the applicant and the Township contact PennDOT to
determine the appropriate right-of-way to be reserved for this section of Lincoln Highway. We
suggest that this area be identified as a dedicated right-of-way and be offered for dedication to
PennDOT. The applicant should also verify that the curbing along Lincoln Highway will be
extended to better define the edge of the roadway, and the Township Engineer should review the
width of the driveway on Lincoln Highway to determine an appropriate width.

“Connect” Objective C of Landscapes3, the 2018 County Comprehensive Plan, is to provide
universally accessible sidewalks, trails, and public transit connections to create a continuous active
transportation network within designated growth areas. Therefore, we recommend the incorporation
of sidewalks into the plan. Pedestrian connectivity between sidewalks and buildings is an important
component of a complete sidewalk system in the Suburban Center Landscape and will help
improve the visual quality of the streetscape in this area.

PennDOT’s Design Manual 2-Chapter 6: Pedestrian Facilities and the Americans with
Disabilities Act (ADA) recommend that sidewalks be a minimum of 5 feet in width. Additional
information on this topic is provided in the Pedestrian Facilities Design Element of the County
Planning Commission's Multimodal Circulation Handbook (2016 Update), which is available online
at: www.chescoplanning.org/MuniCorner/MultiModal/02-PedFacs.cfm.

We recommend the applicant and Township refer to the Emergency Access design element of the
County Planning Commission’s Multimodal Circulation Handbook (2016 Update) in its design of
the emergency access connections. This design element is available online at:
www.chesco.org/DocumentCenter/View/27034. The Township’s emergency service providers
should be requested to review the plan to ensure that safe access and egress is provided for this
site.
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Page:
Re:
#

4
Final Land Development - KIA Auto Leasing
Caln Township - LD-05-24-18096

_____ iy ———

.“i'-'.’.:.':-'a'-" '| i"‘

Detail of KIA Auto Leasing
Final Land Development Plan

Caln Township should verify that the applicant’s proposed landscaping plan maximizes the use
of native tree, shrub, and herbaceous species. Landscapes3 also recommends that developments in
the Suburban Center Landscape include extensive landscaping in parking areas (page 37). Trees
and understory plantings in and around parking lots provide numerous benefits, including stormwater
absorption and infiltration and a more attractive setting.

We specifically recommend that additional landscaping be provided along Lincoln Highway. More
areas for landscaping could be created by reserving some parking spaces, which would be
landscaped instead of being paved. The reserve spaces could be converted to paved spaces in the
future if it becomes evident that they are actually needed. Reserving parking spaces in this manner
can also help to reduce initial construction costs and limit the creation of impervious surfaces.

The Township should also be aware that auto dealerships often place vehicles near the road as
advertising displays; such arrangements can detract from the aesthetic qualities of the streetscape.
The Township and the applicant should agree on an appropriate location for vehicles on display. We
also recommend that additional landscaping be provided in and around the floodplain area to the
north and to help protect the riparian corridor.
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Re: Final Land Development - KIA Auto Leasing
# Caln Township - LD-05-24-18096

10. The Township should verify that the submission meets all ordinance requirements related to the
location, size and lighting of signs.

11. Caln Township should verify that the proposed outdoor lighting is directed inward from the periphery
of the site and oriented to reduce glare and visual impact on the adjoining roadways and land uses.

12. The Caln Township Fire Marshal should verify the design and location of all proposed fire-
protection facilities.

Natural Features Protection:

13. While “Valley Run” appears as the name of the stream adjacent to this property, the Pennsylvania
Department of Environmental Protection (PADEP) officially recognizes it as an unnamed
tributary of Beaver Creek in the East Branch Brandywine Creek watershed. The stream’s
assessment unit ID is PA-SCR-26085780 in PADEP’s records.

14. Chesco Views NearMap aerial imagery from March of 2022 shows intact woodlands on the
undeveloped, northern section of the parcel adjacent to the 100-year floodplain. NearMap aerial
imagery from May of 2023 shows that approximately 2.5 acres of woodlands had been cleared
up to the floodplain border. Google Street View image capture indicates that the clearing was
completed, or at least in progress by August of 2022. The Township should request the applicant
to provide documentation that all Township, County Conservation District, and State
requirements were met prior to the removal of those trees (if this was not done so already).

15. Woodlands along stream corridors play an important role in managing runoff, filtering pollution,
and protecting in-stream temperatures for cold-water sensitive aquatic species like trout. As this
unnamed tributary of Beaver Creek is designated as a cold water fishery and has an existing
impairment for flow regime modification due to urban runoff, limiting disturbance and removal
of trees near the stream is critical to preventing future water quality degradation.

Stormwater Considerations:

16. This unnamed tributary of Beaver Creek is currently impaired for flow regime modification due
to urban runoff/storm sewers and has a history of flooding that impacts G. O. Carlson Boulevard
and nearby properties. Significant tree removal on this site prior to the submission of the land
development application may have already altered the impacts of stormwater runoff from this
property to the adjacent stream. We recommend the Township and Township Engineer closely
evaluate the requested waivers related to requirements for:

a. post-construction total runoff volume not to exceed the pre-development total runoff
volume for all storms equal to or less than the design storm (Caln Twp Stormwater
Ordinance 8135-305.A); and

b. stormwater infiltration (Caln Twp Stormwater Ordinance §135-306).

ADMINISTRATIVE ISSUES:

17. The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.
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Re: Final Land Development - KIA Auto Leasing
# Caln Township - LD-05-24-18096

18. A minimum of four 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 Caln 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,

Wes Bruckno, AICP
Senior Review Planner

cc: Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
Chester County Conservation District
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 20, 2024

Christopher W. Heleniak, Manager/Secretary
Charlestown Township

11 General Warren Boulevard, Suite 1
Malvern, PA 19355

Re: Final Subdivision - Drew and Marjorie Alleva
# Charlestown Township - SD-05-24-18089

Dear Mr. Heleniak:

A final subdivision plan entitled "Drew and Marjorie Alleva", prepared by Chester Valley Engineers and
dated April 22, 2024, was received by this office on May 13, 2024. 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 Subdivision for your
consideration.

PROJECT SUMMARY:

Location: North side of Honeysuckle Lane and the east side of
the municipal boundary with East Pikeland Township

Site Acreage: Approximately 20 acres

Lots: 2 lots proposed

Proposed Land Use: Single Family Residential

Municipal Land Use Plan Designation: Rural - 2021 Phoenixville Regional Comprehensive
Plan

UPI#: 35-1-13.1

PROPOSAL:

The applicant proposes the subdivision of one lot into two lots by re-establishing a lot line that had
previously separated the lots. The site, which is served by on-site water and sewer facilities, is located in
the Charlestown Township FR-Farm Residential zoning district. The site contains two dwellings that will
remain. No additional construction is proposed by this subdivision.

RECOMMENDATION: The Chester County Planning Commission has no planning issues with
this subdivision application. All Charlestown Township issues should be resolved before action is
taken on this plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Re: Final Subdivision - Drew and Marjorie Alleva
# Charlestown Township - SD-05-24-18089

COUNTY POLICY:

LANDSCAPES:

1. The site is located within the Rural Landscape designation of Landscapes3, the 2018 County
Comprehensive Plan. The vision for the Rural Landscape is the preservation of significant areas
of open space, critical natural areas, and cultural resources with a limited amount of context
sensitive development permitted to accommodate residential and farm needs. The proposed
subdivision is consistent with the objectives of the Rural Landscape.

BACKGROUND:

2. The Chester County Planning Commission previously reviewed the proposal to consolidate two
existing lots (UPI# 35-1-13.1, 35-1-13) into a single 20.053-acre lot. Our comments on that
proposal were forwarded to the Township in a letter dated November 17, 2022 (refer to CCPC #
SD-10-22-17434).

bo W 4

SD-05-24-18089

P I Info: Parcel(s): 35-1-13.1 5 it L 46g
Main Parcel arcel Info: Parcel(s): 35-1-13. eet N
D in Parcel(s) (Main) Address: 2 Honeysuckle Ln
Municipality: Charlestown Townshi Note: The CCPC makes every effort to ensure this
Other Parcels P & map is free of errors but does not guarantee the map A
Image Info: Nearmap, March 2023 or its features to be spatially or temporally accurate.

ADMINISTRATIVE ISSUE:

3. A minimum of five 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, the Assessment Office, the Health Department, and the municipality.
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Re: Final Subdivision - Drew and Marjorie Alleva
# Charlestown Township - SD-05-24-18089

~
. !
-~ ‘-
R T et e o ke 18,
s T — R RS

Detaillnaf Drew and Marjorie AIIeva' '
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This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of Charlestown 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,

Wes Bruckno, AICP
Senior Review Planner

cc: Chester Valley Engineers
Chester County Health Department
Drew and Marjorie Alleva



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
June 21, 2024

Neil G. Lovekin, Manager
East Marlborough Township
721 Unionville Road
Kennett Square, PA 19348

Re: Preliminary/Final Land Development - Riepe Center For Advanced Veterinary Education
# East Marlborough Township — LD-05-24-18098

Dear Mr. Lovekin:

A Preliminary/Final Land Development Plan entitled "Riepe Center For Advanced Veterinary
Education", prepared by Pennoni Associates, Inc., and dated April 26, 2024, was received by this office
on May 22, 2024. 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: south side of West Street Road, west of Mill Road
Site Acreage: 213.00

Lots/Units: 2 existing lots

Non-Res. Square Footage: 11,835

Proposed Land Use: Educational Facility

New Parking: 7

Municipal Land Use Plan Designation: Agricultural Preservation

UPI#: 61-4-17-E, 61-4-16-E

PROPOSAL:

The applicant proposes the construction of a one-story 11,835 square foot educational facility. The
Parking Compliance table on Sheet 6 indicates that there will be a net increase of seven parking spaces
for this project (this table also indicates that there is no increase in faculty, students, or staff). The project
site, which will be served by onsite water and onsite sewer, is located in the ESI-Educational, Scientific
& Institutional zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, and all 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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Re: Preliminary/Final Land Development - Riepe Center For Advanced Veterinary Education

# East Marlborough Township — LD-05-24-18098

Parcel Info: Parcel(s): 61-4-16-E; 61-4-17-E . - Ly z‘ugo
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Page: 3

Re: Preliminary/Final Land Development - Riepe Center For Advanced Veterinary Education

# East Marlborough Township — LD-05-24-18098

BACKGROUND:

1 The Chester County Planning Commission previously reviewed a land development proposal for

this site, which addressed the construction of a 9,900 square foot equine performance evaluation
facility and guard booth (CCPC# LD-2-12-5555, dated March 2, 2012). According to our records,
this prior plan submission was approved by East Marlborough Township on March 5, 2012.

COUNTY POLICY:

LANDSCAPES:

2. The project site is located within the Agricultural Landscape designation of Landscapes3, the
2018 County Comprehensive Plan. This landscape consists of large concentrations of active and
diverse farm operations along with related support services. The vision for the Agricultural
Landscape is very limited development occurring at very low densities to preserve prime
agricultural soils and farm operations. The proposed land development is consistent with the
objectives of the Agricultural Landscape.

WATERSHEDS 2045:

3. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Red Clay Creek
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:
protecting and restoring vegetated riparian corridors and first order streams; reducing stormwater
runoff; addressing sources of water quality impairments; addressing legacy contaminants and
contaminants of emerging concern; protecting and expanding water-based recreational
opportunities and access. Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.

PRIMARY ISSUES:

Access and Circulation:

4. We endorse that the applicant proposes five electric vehicle charging parking stations for ten parking
spaces. Charging stations can encourage the wider acceptance of electric vehicles. Additional
information on this topic is provided in the County Planning Commission's Electric VVehicles eTool,
which is available online at:
https://www.chescoplanning.org/MuniCorner/eTools/19-ev.cfm.

Stormwater Management:

5. 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 (August
2022) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.

6. We endorse the applicant for adding “No Dumping, Drains to River” placards at the stormwater
inlets, as these provide an educational opportunity for students and staff.
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Page: 4

Re: Preliminary/Final Land Development - Riepe Center For Advanced Veterinary Education

# East Marlborough Township — LD-05-24-18098

7. Subsurface basins, such as the subsurface MRC basin (Basin D), should avoid being sited under

driveways or parking areas and preferably under open space to increase infiltration of runoff from
area above and minimize the impacts of compaction from activity above the bed. The applicant
should consider adjusting the location of Basin D. If locations of Basin D remains partially under
proposed parking lot, the applicant should ensure the construction sequence of installation of the
driveway avoids impacting the functionality of the basin.

8. To ensure that the stormwater management controls continue to function as designed, the
applicant should include information on the frequency and proper inspection, operation, and
maintenance of these systems in an Inspection, Operation and Maintenance Plan. Additionally,
since the owner's designated operator and inspector of stormwater facilities is responsible for
operation, maintenance, and inspection of these facilities, the applicant should ensure the
designated operator/inspector is properly trained to inspect these facilities to reduce the potential
for failure and to address any issues with facilities.

9. Given the development of new driveways, parking lots, and sidewalk areas, the applicant should
consider establishing a de-icing plan and material storage area that minimizes the volume of de-icing
chemicals and pollutants that will directly infiltrate to the groundwater or runoff to local streams.
Monitoring results throughout Chester County show rapid increases in baseline chloride
concentrations and pronounced spikes in chloride levels are often observed after winter precipitation
events. Reducing chloride runoff from all pavement sources as well as roads is increasingly needed
to minimize impacts to water resources. The following should be considered:

A. It is recommended that parking lots be graded at slopes of between 2-4% to reduce the risk
of depressions that result in ponding, and grading should direct runoff and meltwater into
stormwater infrastructure or other no-traffic areas.

B. Care should be taken to remove and properly dispose of as much salt from spreaders as
feasible prior to washing.

C. The applicant should consider collecting runoff from de-icing areas and using this for pre-
wetting activities or sending it to a location for proper disposal.

D. Green stormwater infrastructure practices, like vegetated swales or landscaped islands in
parking lots, can be utilized to capture runoff and meltwater, provided that drainage into those
features is provided (curb cuts, grading, etc.). In these cases, landscaping plans should
consider salt-tolerant plant species if salting is likely to occur near/drain into the vegetation.

E. Using deciduous trees in the landscaping plan can provide shade in hot summer months
without blocking sunlight to encourage snow melt during winter months.

F. Consider permeable pavement options, like porous asphalt for parking stalls or permeable
paver blocks for sidewalks. These allow water to infiltrate through the material, reducing the
moisture on the surface available to freeze. Permeable paving may not be suitable for high
traffic/heavy vehicle use areas like cart ways in parking lots, but traditional paving in these
areas can be graded to drain into permeable sections of the lot.

ADMINISTRATIVE ISSUES:

10. The Variance Request list on Sheet 6 indicates that the applicant is requesting three variances for this
project. The Township should not grant final plan approval prior to the Zoning Hearing Board
granting any variance requests. The final plan should accurately note the Zoning Hearing Board’s
decision, including any conditions of approval issued by the Board.
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Preliminary/Final Land Development - Riepe Center For Advanced Veterinary Education
East Marlborough Township — LD-05-24-18098

The Waiver Request list on Sheet 6 appears to indicate that the applicant is requesting two waivers
from the provisions of the Township Subdivision and Land Development Ordinance, along with
a waiver from the water quality and runoff volume requirements in Section 305 of the Township
Stormwater Management Ordinance. For clarity purposes, the applicant and Township should
ensure that the section references to the applicable sections of the Township Code are clearly
provided on the approved plan. 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.

The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

A copy of the plan should be submitted to the Chester County Health Department for their review
and comment on the proposed sewage disposal and/or water supply. The municipality should
receive confirmation on the availability of sufficient sewer and water capacity from the
appropriate authority and/or company prior to final plan approval. Additional information on this
topic is provided online at: https://www.chesco.org/365/Sewage-Water.

A minimum of five (5) 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, the Assessment Office, the Health Department, and the municipality.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of East Marlborough 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.

CC:

Sincerely,

Paul Farkas
Senior Review Planner
University of Pennsylvania
KSS Architects, LLP
Pennoni Associates, Inc.
Chester County Health Department
Chester County Conservation District
Chester County Water Resources Authority
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
June 26, 2024

Rachel Greer, Zoning Officer
East Nottingham Township
158 Election Road

Oxford, PA 19363

Re: Preliminary Land Development - Herr's Farm
# East Nottingham Township — LD-05-24-18102

Dear Ms. Greer:

A Preliminary Land Development Plan entitled "Herr's Farm", prepared by Howell Engineering, and dated
January 25, 2024, was received by this office on May 31, 2024. 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: east side of Graves Road, south of Baltimore Pike
Site Acreage: 123.20

Non-Res. Square Footage: 1,120,000

Proposed Land Use: Four industrial warehouse distribution buildings
New Parking Spaces: 1,132

Municipal Land Use Plan Designation: Commerce

UPI#: 69-6-179, 69-6-177

PROPOSAL:

The applicant proposes the construction of four industrial warehouse distribution buildings totaling
1,120,000 square feet, and 1,132 parking spaces. Vehicular access will be provided from Baltimore Pike
(State Route 3026) and Graves Road. The project site, which will be served by public water and public
sewer, is located in the I1 Industrial zoning district. A Transportation Impact Study, prepared by
McMahon, and dated April 14, 2023, was included with the plan submission.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, and all 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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Re: Preliminary Land Development - Herr's Farm
# East Nottingham Township — LD-05-24-18102
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Re: Preliminary Land Development - Herr's Farm

# East Nottingham Township — LD-05-24-18102

BACKGROUND:

1 The Chester County Planning Commission previously reviewed a preliminary subdivision

proposal for this site, which addressed the creation of eight industrial lots (CCPC# SD-8-11-4745,
“Herr Foods, Inc.,” dated September 1, 2011). We have no record of the Township granting final
plan approval for this prior subdivision plan.

COUNTY POLICY:

LANDSCAPES:

2.

The project site is located within the Suburban Landscape and Natural Landscape designations
of Landscapes3, the 2018 County Comprehensive Plan. The vision for the Suburban Landscape
is predominantly residential communities with locally-oriented commercial uses and facilities,
accommodating growth at a medium density that retains a focus on residential neighborhoods,
with enhancements in housing diversity and affordability. Additionally, roads, sidewalks and
paths with convenient access to parks and community facilities should be provided. As an overlay
of all other landscapes, the county’s Natural Landscapes consist of a network of streams,
wetlands, floodplains, and forests that are protected by regulations or should be subject to limited
disturbance. Conservation practices should protect and restore these natural resources.

While industrial warehouse development is appropriately located within a Suburban Landscape
designation, careful consideration of the proposed development activity is required due to its
existing environmental characteristics. County mapping indicates that a portion of the project
site is located within the core habitat of the Oxford Airport Barrens Natural Heritage area (we
note that the general location of the core habitat area is shown on the location map provided on
page 2). The Serpentine Barren areas of Chester County, which includes the Chrome, Goat Hill,
Nottingham, Oxford Airport, and Unionville Barrens, are distinct terrains underlain by
serpentinite rock, which form shallow and highly metallic soils. These barren areas are
characterized by sparse, grassy vegetation with scattered trees, and they also contain species that
are uncommon in Pennsylvania. Landscapes3 recognizes Serpentine Barren areas as a natural
resource priority protection area. Protecting natural areas helps ensure that the critical functions
these areas provide will not diminish due to development (this issue is further discussed in
comment #10).

The project site is also located within the Commerce Designation on the Future Land Use Map in the
Oxford Regional Multimunicipal Comprehensive Plan. The recommended strategies for the
Commerce designation, one of the designated growth areas in the Oxford Region, include continuing
to permit commercial and institutional facilities within this commercial/industrial core (page 5-16).

WATERSHEDS 2045:

3.

Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Northeast Creek
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:
protecting and restoring headwater streams and vegetated riparian corridors; addressing water
quality impairments and nonpoint source pollution; and protecting groundwater resources.
Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.
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Preliminary Land Development - Herr's Farm
East Nottingham Township — LD-05-24-18102

PRIMARY ISSUES:

Access and Circulation:

4.

The Transportation Impact Study provides a list of planned roadway improvements that are assumed
to be completed by others, including the installation of a traffic signal at both US Route 1 off-ramps
along Route 272. The study states that, with the improvements along the Route 272 corridor by
PennDOT and West Nottingham Township, all intersections along the corridor will operate at
acceptable Level of Service (LOS) B or better overall in the future with the proposed warehouse
facility. The Township engineer and PennDOT should both review the findings of the
Transportation Impact Study.

For clarity purposes, the applicant should clearly identify the existing right-of-way width along this
section of Baltimore Pike.  The County Planning Commission’s Multimodal Circulation
Handbook (2016 Update) classifies this section of Baltimore Pike as a minor arterial road. The
Handbook (page 183) recommends a 100 foot-wide right-of-way for minor arterial roads to
accommodate future road and infrastructure improvements. We recommend that the applicant
and the Township contact PennDOT to determine the appropriate right-of-way to be reserved for
this section of the Baltimore Pike. We note that this section of Baltimore Pike is located along
“Baltimore Pike Bikeway” shown in 2021 Southern Chester County Circuit Trail Feasibility Study.
This study recommends that buffered/separated bike lanes be provided along this section of
Baltimore Pike (page 60).

The Multimodal  Circulation Handbook (2016 Update) is available online at
www.chescoplanning.org/resources/PubsTransportation.cfm.

The site plan indicates that the Baltimore Pike driveway entrance traverses the East Penn Railroad.
The applicant should provide the Township with appropriate documentation that the railway
operator has reviewed and approved the proposed development activity within the existing
railway corridor. We note that the Transportation Impact Study indicates that the applicant shall
coordinate with the railroad as needed to determine necessary signing and markings for the
railroad crossing.

The applicant should indicate how or if they intend to utilize the East Penn Railroad. The Oxford
Regional Multimunicipal Comprehensive Plan (page 5-16) indicates that this rail line is a key link in
the ongoing effort to bring commercial and/or industrial uses to the Commerce areas of the Region.
The Plan also states that, going forward, every effort should be made to continue to expand the use
of the rail line in attracting, improving, and expanding commercial and/or industrial uses in the
Region. Additionally, the Plan states that municipalities should initiate and/or continue to open lines
of communications with East Penn. Furthermore, CONNECT Objective D of Landscapes3 is to
ensure that rail, aviation, and select highway facilities provide for a safe, efficient, and competitive
transport of freight, goods, and people through and within the county.

According to the Parking Requirements table on Sheet 3, the applicant proposes the construction of
1,132 parking spaces (the table indicates that 1,120 spaces are required by the Township Zoning
Ordinance). We suggest that the applicant and the Township evaluate the anticipated parking
demand for this facility, and determine whether all of the proposed parking spaces will be necessary.
If fewer spaces are required, we suggest that the extra spaces could be landscaped and held in reserve
instead of being paved. The reserve spaces could be converted to paved spaces in the future if it
becomes evident that they are actually needed. Reserving parking spaces in this manner can help to
reduce initial construction costs, limit the creation of impervious surfaces, and increase opportunities
for landscaping.
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Re: Preliminary Land Development - Herr's Farm

# East Nottingham Township — LD-05-24-18102

9. The applicant and Township should consider providing sidewalks for this development. Sidewalks

are an essential design element in the Suburban Landscape.
Natural Features Protection:

10. The 2015 Chester County Natural Heritage Inventory, which is available online at
https://chescoplanning.org/environmental/ResourcesChesco.cfm, indicates the project site is located
within the core habitat of the Oxford Airport Barrens Natural Heritage Area (NHA) included in the
Pennsylvania Natural Diversity Index (PNDI). Landscapes3 recognizes NHA core habitat areas as
natural resource priority protection areas. Protecting natural areas helps ensure that the critical
functions these areas provide will not diminish due to development. Development on this portion
of the site could be detrimental to the NHA species population if they exist on the site. We
recommend that the applicant and Township contact the PA Department of Conservation and
Natural Resources, Pennsylvania Natural Heritage Program
(http://www.naturalheritage.state.pa.us or RA-HeritageReview@pa.gov) for further information
on this matter.

While we acknowledge that documentation provided by the Township indicates that previous
environmental studies determined that no impact is anticipated to threatened and endangered spaces
and/or special concern species and resources, we note that these documents are dated between the
years 2008 to 2014. Additionally, while the July 19, 2012 letter from the US Fish and Wildlife
Service indicates that no bog turtles were previously identified on this site, the 2015 County Natural
Heritage Inventory indicates that the species or natural communities of concern that can be found in
this Natural Heritage Area includes three butterfly, twenty-one moth, and ten plant species.

11. The site contains wetlands, and the site plan appears to indicate that the proposed roadway
network traverses these wetland areas in two separate locations. 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 development before approving the plan.

12. We recommend that the applicant consider revising their planting plan to include denser, more
woody vegetation and trees along the wetland and riparian corridors. Vegetated, and particularly
forested riparian buffers, provide numerous ecological and community benefits. These include
reductions in erosion potential, water temperature mitigation, improved filtration of runoff before
it reaches the stream, and additional flood storage capacity.

Design Issues:

13. The Township should verify that the design of the proposed outdoor lighting plan (Sheets 57-61)
conforms to Township ordinance requirements. The illumination should be directed inward from the
periphery of the site and be oriented to reduce glare and visual impact on the adjoining roadways and
land uses. We note that the project site adjoins several residential lots located along the east side of
Graves Road, that are located in the Township’s R-1 Agricultural-Residential zoning district.

14. The proposed building includes large roof areas that may offer opportunities to improve the
facility’s long-term sustainability and reduce its reliance on energy from the grid, such as designs
that incorporate “green roofs,” “white roofs” and solar photovoltaic energy systems. Green roofs
can reduce a building’s stormwater runoff, improve insulation, increase the longevity of the roof
system, and reduce heating and cooling costs. White roofs can help reflect solar radiation and
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Re: Preliminary Land Development - Herr's Farm
# East Nottingham Township — LD-05-24-18102

also reduce cooling costs. Photovoltaic energy systems can improve the facility’s long-term
sustainability and reduce its reliance on energy from the grid. Additional information on green
roofs is available at:

https://www.chescoplanning.org/MuniCorner/eTools/05-GreenRoofs.cfm.

Additional information on alternative energy systems such as photovoltaic systems is available
at: https://www.dvrpc.org/EnergyClimate/ AEOWG/.

Stormwater Management:

15. 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 (August
2022) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.

16. If they haven’t already done so, the applicant should provide the Township with the full Post-
Construction Stormwater Management Report for their review. This report should contain
justification for the use of managed released concept (MRC) rather than infiltration.

17. We encourage the applicant to consider naturalization of the stormwater basins with native plantings,
where appropriate, to increase the ecological and stormwater management functionality of these
systems.

18. To ensure that the stormwater management controls continue to function as designed, the
applicant should include information on the frequency and proper inspection, operation, and
maintenance of these systems in an Inspection, Operation and Maintenance Plan. Additionally,
since the owner's designated operator and inspector of stormwater facilities is responsible for
operation, maintenance, and inspection of these facilities, the applicant should ensure the
designated operator/inspector is properly trained to inspect these facilities to reduce the potential
for failure and to address any issues with facilities.

ADMINISTRATIVE ISSUES:

19. According to County Tax Assessment records, the project site appears to be subject to an Act 319
(Clean and Green) covenant. We advise the applicant to contact the Chester County Assessment
Office (telephone #610-344-6105) to determine if this proposal could affect the applicant’s tax
status. Additional information on this topic is provided online at:
www.chesco.org/256/Act-319---Clean-Green.

20. The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

21. 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.
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Preliminary Land Development - Herr's Farm
East Nottingham Township — LD-05-24-18102

The Township Fire Marshal should verify the design and location of all proposed fire-protection
facilities.

The project site includes portions of the headwaters of Northeast Creek. The streams are difficult to
identify on some of the plan sheets. The applicant should consider updating the symbology in order
to make these waterways more apparent.

According to county mapping records, UPI# 69-6-177 is located within an agricultural security
area adopted by the Township in accordance with the Agricultural Security Area Act (Act 43).
Adoption of an agricultural security area is a public policy statement for the preservation of
agriculture. The Township should consider how the designation of agricultural security areas
relates to its current zoning ordinance.

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, the Assessment Office, and the municipality.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of East Nottingham 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.

CC:

Sincerely,

Paul Farkas
Senior Review Planner

E. Kahn Development Corp

Nottingham Ventures, LLC

Howell Engineering

Herrs Potato Chips

Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT

Chester County Conservation District

US Fish and Wildlife Services

Chester County Assessment Office

Chester County Water Resources Authority

Page 37



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 3, 2024

Warren K. Obenski, Manager/Secretary
Honey Brook Township

500 Suplee Road

Honey Brook, 19344

Re: Final Minor Subdivision Plan - David E. & Feenie G. Fisher
# Honey Brook Township - SD-05-24-18092

Dear Mr. Obenski:

A final minor subdivision plan entitled "David E. & Feenie G. Fisher", prepared by Trimble Surveyors
LLC and dated January 12, 2024, was received by this office on May 15, 2024. 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
subdivision for your consideration.

PROJECT SUMMARY:

Location: West side of Compass Road (State Route 10), north of
Cambridge Road

Site Acreage: 68.43 acres

Lots: 2 lots

Proposed Land Use: Agriculture

Municipal Land Use Plan Designation: Rural/Agriculture
UPI#: 22-6-41.1

PROPOSAL.:

The applicant proposes the creation of two lots. The site, which is served by on-site water and sewer
facilities, is located in the Honey Brook Township Agricultural zoning district. The site contains a
dwelling and other structures, but no additional development is proposed by this plan.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all Honey Brook Township issues should be resolved before action is
taken on this subdivision plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Re: Final Minor Subdivision Plan - David E. & Feenie G. Fisher
# Honey Brook Township - SD-05-24-18092

COUNTY POLICY:

LANDSCAPES:

1. The site is located within the Agricultural Landscape designation of Landscapes3, the 2018
County Comprehensive Plan. This landscape consists of large concentrations of active and
diverse farm operations along with related support services. The vision for the Agricultural
Landscape is very limited development occurring at very low densities to preserve prime
agricultural soils and farm operations. The proposed subdivision is consistent with the objectives
of the Agricultural Landscape.

=

L
0

. ; 265 530 1,060
[ vain parceits) Parcel Info: Parcel(s): 22-6-41.1 Feet N

(Main) Address: 930 Compass Rd
Other Parcels Municipality: Honey Brook Township Note: The CCPC makes every effort to ensure this
map is free of errors but does not guarantee the map
Image Info: Nearmap, March 2023 or iis features to be spatially or temporally accurate.

PRIMARY ISSUES:

2. The site is located within an agricultural security area adopted by the Township in accordance
with the Agricultural Security Area Act (Act 43). Adoption of an agricultural security area is a
public policy statement for the preservation of agriculture. Therefore, we suggest that the applicant
consider deed-restricting this site from further non-agricultural development.
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Re: Final Minor Subdivision Plan - David E. & Feenie G. Fisher
# Honey Brook Township - SD-05-24-18092
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Detail of - David E. & Feenie G. Fisher
Final Minor Subdivision Plan

3. The County Planning Commission’s Multimodal Circulation Handbook (2016 Update), which is
available online at www.chescoplanning.org/resources/PubsTransportation.cfm, classifies
Compass Road (State Route 10) as a minor arterial. The Handbook (page 183) recommends a
100 foot-wide right-of-way for minor arterial roads to accommodate future road and infrastructure
improvements. We recommend that the applicant and the Township contact PennDOT to
determine the appropriate right-of-way to be reserved for this section of Compass Road. We
suggest that this area be identified as a dedicated right-of-way and be offered for dedication to

PennDOT.

ADMINISTRATIVE ISSUE:

4. A minimum of five 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, the Assessment Office, the Health Department, and the municipality.
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Re: Final Minor Subdivision Plan - David E. & Feenie G. Fisher
# Honey Brook Township - SD-05-24-18092

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of Honey Brook 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,

Wes Bruckno, AICP
Senior Review Planner

cc: David Fisher
Chester County Health Department
Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
Chester County Parks + Preservation



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 3, 2024

Erica L. Batdorf, Manager
North Coventry Township
845 South Hanover Street
Pottstown, PA 19465

Re: Final Subdivision - 1174 Sheep Hill Rd.
# North Coventry Township - SD-05-24-18095

Dear Ms. Batdorf:

A final subdivision plan entitled "1174 Sheep Hill Rd.", prepared by Edward B. Walsh & Associates, Inc.
and dated March 13, 2024, was received by this office on May 22, 2024. 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 subdivision for your
consideration.

PROJECT SUMMARY:

Location: East side of Sheep Hill Road (State Route 4043), south of West
Cedarville Road

Site Acreage: 7.45 acres

Lots: 2 lots

Proposed Land Use: Single Family Residential, Open Space Conservation

Municipal Land Use Plan Designation: Village

UPI#: 17-3-197.4

PROPOSAL:

The applicant proposes the creation of two lots. The site, which is served by on-site water and public
sewer facilities, is located in the North Coventry Township R-1 Residential zoning district. The site
contains a dwelling and other structures on proposed Lot 1, and a second dwelling is proposed on Lot 2.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all North Coventry Township issues should be resolved before action
is taken on this subdivision plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Re: Final Subdivision - 1174 Sheep Hill Rd.

# North Coventry Township - SD-05-24-18095

BACKGROUND:

1. The Chester County Planning Commission has previously reviewed a subdivision proposal for
this site. That review, CCPC# SD-08-23-17821 and dated September 25, 2023, addressed a four-
lot subdivision (including an open space area) with a 528-foot long private cul-de-sac. General
Note 30 on that plan (which was dated September 7, 2021 and revised on February 7, 2023)
indicated that the applicant received a conditional use granted by the Township for that four-lot
subdivision in a decision dated May 22 (no year was provided). The current submission retains
this General Note; the applicant and the Township should determine whether this Note and the
Conditional Use to which it refers is still relevant.

COUNTY POLICY:

LANDSCAPES:

2. The site is located within the Suburban Landscape designation of Landscapes3, the 2018

A%

L SD-05-24-18095 |

County Comprehensive Plan. The vision for the Suburban Landscape is predominantly
residential communities with locally-oriented commercial uses and facilities, accommodating
growth at a medium density that retains a focus on residential neighborhoods, with enhancements
in housing diversity and affordability. Additionally, roads, sidewalks and paths with convenient
access to parks and community facilities should be provided. The proposed subdivision is
consistent with the objectives of the Suburban Landscape.

&l
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. Parcel Info: Parcel(s): 17-3-197.4 eet
Main Parcel
D in Parcel(s) (Main) Address: 1174 Sheep Hill Rd
Other Parcels Municipality: North Coventry Township Note: The CCPC makes every effort to ensure this A
map is free of efrors but does not guarantee the map

Image Info: Nearmap, March 2024 or its features to be spatially or temporally accurate.
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Re: Final Subdivision - 1174 Sheep Hill Rd.
# North Coventry Township - SD-05-24-18095

WATERSHEDS 2045:

3. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Schuylkill River
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:

addressing causes of stream impairments;

implementing comprehensive stormwater management;

protecting vegetated riparian corridors and first order streams; and
expanding water-based recreational opportunities and access.

Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.
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Detail of 1174 Sheep Hill Rd. Final Subdivision Plan

PRIMARY ISSUES:

4. The 2018 North Coventry Township Comprehensive Plan’s Map 8: “Protected Open Space” places
this site within the “Potential Protected Open Space Opportunities” category, and Map 7: “Historic
Resources” appears to designate this site as “Class 2”; “A locally significant historic resource
identified by the north Coventry HC”. We endorse the incorporation of the open space area within
this proposed two-lot subdivision. General Note 21 on the plan also requires a conservation easement
to be provided for the open space land.

5. We also suggest that the applicant consider an agricultural conservation easement for proposed Lot
2. We recommend that the applicant contact Chester County Parks + Preservation (telephone
#610-344-5656) for information on the advantages of being in the County Agricultural Land
Preservation Program and how lands under the agricultural conservation easement are protected.
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4
Final Subdivision - 1174 Sheep Hill Rd.
North Coventry Township - SD-05-24-18095

If the applicant is interested in participating in the County Land Preservation Program, they
should initially contact the Township to add the parcel to the Township’s Agricultural Security
Area Program; this is a prerequisite to participation in the County Program.

If the applicant chooses not to consider further conservation of this site, we encourage the applicant
to submit a sketch plan for any future development of proposed Lot 2. A sketch plan allows the
applicant to take advantage of County and municipal expertise and consider design
recommendations prior to preparing a fully engineered preliminary or final plan.

The County Planning Commission’s Multimodal Circulation Handbook (2016 Update), which is
available online at www.chescoplanning.org/resources/PubsTransportation.cfm, classifies Sheep
Hill Road (State Route 4043) as a local distributor. The Handbook (page 183) recommends a 50
foot-wide right-of-way for local distributor roads to accommodate future road and infrastructure
improvements. We recommend that the applicant and the Township contact PennDOT to
determine the appropriate right-of-way to be reserved for this section of Sheep Hill Road. We
suggest that this area be identified as a dedicated right-of-way and be offered for dedication to
PennDOT.

ADMINISTRATIVE ISSUES:

8.

The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

A minimum of four 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, the Assessment Office, and the municipality.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of North Coventry 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.

CC:

Sincerely,

Wes Bruckno, AICP
Senior Review Planner

James Treat

Edward B. Walsh & Associates, Inc.

Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT

Chester County Conservation District
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 4, 2024

E. Jean Krack, Borough Manager
Phoenixville Borough

351 Bridge Street

Phoenixville, PA 19460

Re: Preliminary/Final Subdivision and Land Development Plan- 224-226 Nutt Road
# Phoenixville Borough - SD-05-24-18093, LD-05-24-18094

Dear Mr. Krack:

A preliminary/final subdivision and land development plan entitled “224-226 Nutt Road", prepared by
Hopkins and Scott Inc. and dated April 1, 2024, was received by this office on May 24, 2024. 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
subdivision and land development for your consideration.

PROJECT SUMMARY:

Location: South of Nutt Road (State Route 23), north of Milligan Street
Site Acreage: 0.14 acres

Lots/Units: Two lots to be merged; one structure proposed.

Proposed Land Use: Apartment

New Parking Spaces: 20 spaces

Municipal Land Use Plan Designation: Medium Density Residential

UPI#: 15-13-665, 15-13-666

PROPOSAL:

The applicant proposes to combine two lots into one lot and construct a four-story, 16-unit apartment
building. The site, which will be served by public water and sewer facilities, is located in the Phoenixville
Borough CD Corridor Development zoning district. Two existing structures on the site will be
demolished.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all Phoenixville Borough issues should be resolved before action is
taken on this subdivision and land development plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Re: Preliminary/Final Subdivision and Land Development Plan- 224-226 Nutt Road
# Phoenixville Borough - SD-05-24-18093, LD-05-24-18094

COUNTY POLICY:
LANDSCAPES:
1. The site is located within the Urban Center Landscape designation of Landscapes3, the 2018

County Comprehensive Plan. The vision for the Urban Center Landscape is historic downtown
and established neighborhoods serving as civic, economic, and population centers with a
traditional town character, accommodating substantial future growth at a medium to high
intensity. Transportation infrastructure improvements and amenities supporting a walkable
community should be provided and integrated into the public transportation and roadway systems.
The proposed subdivision and land development is consistent with the objectives of the Urban
Center Landscape.
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WATERSHEDS 2045:

2. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Schuylkill River
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:

addressing causes of stream impairments;

implementing comprehensive stormwater management;

protecting vegetated riparian corridors and first order streams; and
expanding water-based recreational opportunities and access.

Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.
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Preliminary/Final Subdivision and Land Development Plan- 224-226 Nutt Road
Phoenixville Borough - SD-05-24-18093, LD-05-24-18094
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Detail of 224-226 Nutt Road
Preliminary/Final Subdivision and Land Development Plan

PRIMARY ISSUES:

3.

It appears that the building’s entry points are proposed at the four corners of the structure, but not at
a central location along Nutt Road. The residential buildings in the vicinity generally appear to have
central entry points. The applicant and the Borough should consider how this design will relate to the
surrounding dwellings. We recommend that the applicant consider creating a central entrance on Nutt
Road because that can better help reflect the character of the neighborhood and improve aesthetics.
The rear of the structure could still retain the corner entry points.
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4
Preliminary/Final Subdivision and Land Development Plan- 224-226 Nutt Road
Phoenixville Borough - SD-05-24-18093, LD-05-24-18094

We suggest that the applicant consider providing some affordably-priced housing units within the
proposed apartment building. “Live” Objective B of Landscapes3 is to accommodate housing at
costs accessible to all residents. Additionally, the County has established the A+ Homes initiative,
which focuses on creating homes that are attractive, affordably-priced, adaptable, aging-friendly,
and accessible. Additional information on the A+ Homes initiative is available online at:
https://www.chescoplanning.org/Housing/aPlusHomes.cfm.

Some of the residences in this area have brick front facades. We recommend that the front facade of
the proposed building use brick of a similar pattern to fit in with the context of the surrounding
area.

We commend the applicant for retaining the street tree on Nutt Road. The applicant and the Borough
should also discuss how the proposed plants and landscaping materials will tolerate the conditions in
this area, which will include extensively paved areas, road salt, and damage from pedestrians or
vehicles. The applicant should use native tree, shrub, and herbaceous species.

The Borough’s Fire Marshal should verify the design and location of all proposed fire-protection
facilities and should comment in the design and location of the electric vehicle charging areas.

The applicant should consider using a low wall or other means to shield the building from vehicle
headlights at the adjacent Dunkin’ to the east.

ADMINISTRATIVE ISSUES:

9.

10.

The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

A minimum of four 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, the Assessment Office, and the municipality.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of Phoenixville Borough. 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.

CC:

Sincerely,

Wes Bruckno, AICP
Senior Review Planner
Hopkins and Scott Inc.
Zachary Hoffman/Lander Craig L.
Chester County Conservation District
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
June 6, 2024

Erin McPherson, Director of Planning and Zoning
Tredyffrin Township

1100 Duportail Road

Berywn, PA 19312

Re: Preliminary/Final Land Development — Devon Donuts, LLC
# Tredyffrin Township — LD-03-24-18034

Dear Ms. McPherson:

A Preliminary/Final Land Development Plan entitled "Devon Donuts, LLC", prepared by MG
Engineering Associates LLC, and dated February 28, 2024, was received by this office on May 8, 2024.
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: northeast corner of Lincoln Avenue and Old Lancaster Avenue
Site Acreage: 1.28

Lots/Units: 1 Lot

Non-Res. Square Footage: 46

Proposed Land Use: Add drive-through service to existing commercial building
New Parking Spaces: 8

Municipal Land Use Plan Designation: Strafford Mixed Use

UPI#: 43-11F-231

PROPOSAL.:

The applicant proposes to add a drive-through lane and pickup window on the west side of an existing
commercial building for the existing Dunkin’ Donuts/convenience store operation; a 46 square foot
building addition will be constructed for the drive-through window. It is our understanding that gasoline
service will continue to be provided at this location (the gas pumps on the inside lane closest to the
building where the pickup window will be located will be turned off). Eight parking spaces and two
driveway entrances will be provided, the westernmost entrance will be limited to right-only egress. The
project site, which is served by public water and public sewer, is located in the C-1 Commercial zoning
district. A Transportation Impact Assessment, prepared by Albert Federick Consulting, LLC, dated
February 23, 2024, was included with the plan submission.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, and all 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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Re: Preliminary/Final Land Development - Devon Donuts, LLC
# Tredyffrin Township — LD-03-24-18034
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Site Plan Detail, Sheet 4: Devon Donuts, LLC
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Re: Preliminary/Final Land Development - Devon Donuts, LLC
# Tredyffrin Township — LD-03-24-18034

COUNTY POLICY:

LANDSCAPES:

1 The project site is located within the Suburban Center Landscape designation of Landscapes3,
the 2018 County Comprehensive Plan. The vision for the Suburban Center Landscape is
regional economic, population and transportation centers with varying land uses, accommodating
substantial future growth of medium to high intensity. Repurposing obsolete structures and sites
and encouraging sustainable development will be critical as suburban centers grow, and
transportation infrastructure and amenities will need to expand to create an integrated multimodal
network. The proposed land development is consistent with the objectives of the Suburban
Center Landscape.

WATERSHEDS 2045:

2. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Darby Creek
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:
reducing stormwater runoff to mitigate flooding; restoring floodplain connectivity and vegetated
riparian corridors; addressing legacy and emerging contaminants; and preserving and enhancing
habitat for sensitive aquatic species. Watersheds 2045 can be accessed at
www.chesco.org/watersheds2045.

PRIMARY ISSUES:

3. While the site plan depicts the location of pavement markings for the drive-through window, the
applicant and Township should determine if any additional signage is required for an integrated
vehicular directional signage scheme to facilitate wayfinding for this site.

4. We acknowledge, and endorse, that sidewalks and crosswalk areas will be provided along Lancaster
Avenue. Sidewalks are an essential design element in the Suburban Center Landscape.

5. We suggest that the applicant consider providing outdoor seating as an added amenity for this
development.

ADMINISTRATIVE ISSUES:

6. A site plan note on Sheet 5 indicates that the existing stormwater management system is to remain,
and that a contractor shall clean and inspect the system and submit a report to the Township Engineer
for their review. The Township should reserve granting final plan approval until this report has been
submitted, and reviewed, by the Township engineer.

7. The site plan depicts the location of three additional buildings on the site, all of which will remain.
The applicant should clearly identify the use(s) of these buildings.

8. 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.


https://www.chescoplanning.org/landscapes3/2-map.cfm
http://www.chesco.org/watersheds2045

Page:

Re:

10.

11.

4
Preliminary/Final Land Development - Devon Donuts, LLC
Tredyffrin Township — LD-03-24-18034

The municipal signature blocks provided on Sheet 4 incorrectly identify that the project site is located
in Montgomery County, rather than Chester County. This should be corrected by the applicant.

The plan does not include the County Planning Commission Review signature block. This
information should be added to the plan.

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, the Assessment Office, and the municipality.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of Tredyffrin 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.

CC:

Sincerely,

Paul Farkas
Senior Review Planner

Devon Donuts, LLC

MG Engineering Associates LLC

Petro Realty, LLC

Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 18, 2024

Janis A. Rambo, Manager/Treasurer
Valley Township

1145 West Lincoln Highway
Coatesville, PA 19320

Re: Preliminary/Final Land Development - Valley View Lot 8B Industrial Development
# Valley Township - LD-06-24-18115

Dear Ms. Rambo:

A preliminary/final land development plan entitled "Valley View Lot 8B Industrial Development”,
prepared by Commonwealth Engineers Inc. and dated May 29, 2024, was received by this office on June
6, 2024. 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: Southeast of Waverly Boulevard, east of Hoffman Avenue
Site Acreage: 10.84 acres

Lots/Units: 1 lot/1 building

Non-Res. Square Footage: 99,960 square feet

Proposed Land Use: Industrial

New Parking Spaces: 130 spaces, 10 reserved spaces

Municipal Land Use Plan Designation: Suburban Center

UPI#: 38-4-279

PROPOSAL:

The applicant proposes the construction of a 99,960 square foot industrial building and 130 parking spaces
with ten held in reserve. The site, which will be served by public water and public sewer facilities, is
located in the Valley Township I Industrial zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all Valley 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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Re:
#

Preliminary/Final Land Development - Valley View Lot 8B Industrial Development
Valley Township - LD-06-24-18115

BACKGROUND:

1.

The Chester County Planning Commission previously reviewed a preliminary subdivision and land
development plan proposal for a portion of this tract (“Lot 8A, Valley View Industrial Development”).
In that plan, the applicant proposed the subdivision of a 21.442-acre lot into three lots and the
construction of two warehouse buildings. The Chester County Planning Commission forwarded our
review of that plan to the Township in CCPC# LD-03-21-16669, SD-03-21-16670, dated April 9,
2021.

The County Planning Commission also received a subdivision plan for a portion of this tract (Valley
View Lot 8), to create Lots 8A and Lot 8B. The Chester County Planning Commission forwarded our
review of that plan to the Township in CCPC# SD-08-22-17325, dated August 25, 2022.

The County Planning Commission then reviewed a land development plan for Lot 8A, for the
construction of an 81,931 square foot industrial facility and 87 parking spaces. The Chester County
Planning Commission forwarded our review of that plan to the Township in CCPC# LD-02-24-17990,
dated March 14, 2024.

COUNTY POLICY:

LANDSCAPES:

2.

The site is located within the Suburban Center Landscape designations of Landscapes3, the 2018
County Comprehensive Plan. The vision for the Suburban Center Landscape is regional economic,
population and transportation centers with varying land uses, accommodating substantial future
growth of medium to high intensity. Repurposing obsolete structures and sites and encouraging
sustainable development will be critical as suburban centers grow, and transportation infrastructure
and amenities will need to expand to create an integrated multimodal network. The proposed land
development is consistent with the objectives of the Suburban Center Landscape.

Parcel Info: Parcel(s): 38-4-279 9 2 A0 e
Main Parcel(s arcel Info: Parcel(s): 38-4- t N
D = (Main) Address: 261 Waverly BI
Municipality: Valley Townshi Note: The CCPC makes avery effort lo ensure this
Image Info: Nearmap, March 2024 of s features 1o be spatially of temporally accurate.
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Re: Preliminary/Final Land Development - Valley View Lot 8B Industrial Development

# Valley Township - LD-06-24-18115

WATERSHEDS 2045:

3. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater

Management Plan, indicates the proposed development is located within the Upper Brandywine Creek
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:

protecting first order streams, riparian corridors, and existing woodlands;
reducing stormwater runoff;

mitigating flood risks;

implementing source water protection measures; and

promoting and expanding water-based recreational opportunities and access.

Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.

Detail of Valley View Lot 8B Industrial Development
Preliminary/Final Land Development Plan

PRIMARY ISSUES:

4.

The applicant should attempt to retain as many of the trees on the site as possible, as indicated in the
“TREE PROTECTION MEASURES AND NOTES” on the plan. Mature trees and shrubs reduce the
volume and impacts of stormwater runoff by intercepting precipitation, increasing evapotranspiration,
and stabilizing soil through root growth. The removal of trees should be limited to the minimum area
needed for the building and support facilities. The limits of tree removal should be clearly shown on
the plan and “limits of disturbance” should be delineated to protect all trees that are intended to
remain. Orange construction fencing should be placed at the “limit of disturbance” to prevent
unintended intrusion into woodland areas by construction equipment. This fencing should be placed
at the drip line of any trees that are intended to remain to limit inadvertent impacts from construction
equipment to root zones and long-term tree health. Additional native trees and shrubs should be
incorporated into the landscaping plans to replace and mitigate the loss of removed trees.
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Re:
#

5.

Preliminary/Final Land Development - Valley View Lot 8B Industrial Development
Valley Township - LD-06-24-18115

The plan shows 130 parking spaces, with ten in reserve. We suggest that the applicant and the Township
evaluate the anticipated parking demand for this facility and determine whether all 130 proposed parking
spaces will be necessary. If fewer spaces are required, we suggest that the extra spaces could be
landscaped and held in reserve instead of being paved. The reserve spaces could be converted to paved
spaces in the future if it becomes evident that they are needed. Reserving parking spaces in this manner
can help to reduce initial construction costs, limit the creation of impervious surfaces, and increase
opportunities for landscaping. Specifically, some of the proposed parking spaces to the south could be
held in reserve to remove potential conflicts with tractor trailer movements.

The proposed building includes a large roof that may offer opportunities to improve the facility’s
long-term sustainability and reduce its reliance on energy from the grid, such as designs that
incorporate “green roofs,” “white roofs” and solar photovoltaic energy systems. Green roofs can
reduce a building’s stormwater runoff, improve insulation, increase the longevity of the roof system,
and reduce heating and cooling costs. White roofs can help reflect solar radiation and also reduce
cooling costs. Photovoltaic energy systems can improve the facility’s long-term sustainability and
reduce its reliance on energy from the grid. Additional information on green roofs is available at:
https://www.chescoplanning.org/MuniCorner/eTools/05-GreenRoofs.cfm.

Additional information on alternative energy systems such as photovoltaic systems is available at:
https://www.dvrpc.org/EnergyClimate/ AEOWG/.

Due to the extensive impervious cover proposed for Lot 8B, the applicant should consider the

following:

a. Utilizing permeable paving materials in suitable locations to increase infiltration and decrease
runoff volumes;

b. Incorporating raingardens, additional vegetated islands, or concrete planters into the parking lot
designs. Raingardens can reduce runoff volume by increasing infiltration and promoting
evapotranspiration while offering aesthetic benefits;

c. Including additional tree plantings in the landscaping plan to increase interception of
precipitation.

The applicant should consider establishing a de-icing plan and material storage area that minimizes
the volume of de-icing chemicals and pollutants that will directly infiltrate to the groundwater or
runoff to streams. Reducing chloride runoff from all pavement sources as well as roads is increasingly
needed to minimize impacts to water resources.

ADMINISTRATIVE ISSUES:

9.

10.

The applicant should contact the office of the Chester County Conservation District 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.

A minimum of four 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.
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Page: 5
Re: Preliminary/Final Land Development - Valley View Lot 8B Industrial Development
# Valley Township - LD-06-24-18115

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of Valley 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,

Wes Bruckno, AICP
Senior Review Planner
CcC: Commonwealth Engineers, Inc.
Chester County Conservation District
Mac Valley LLC, Attn: Bill MacCauley



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 3, 2024

Colleen Patton, Township Administrator
Warwick Township

2500 Ridge Road

Elverson, PA 19520

Re: Final Subdivision - The Estate of Leila Lehrer
# Warwick Township - SD-05-24-18088

Dear Ms. Patton:

A final subdivision plan entitled "The Estate of Leila Lehrer", prepared by Regester Associates, Inc. and
dated March 21, 2024, was received by this office on May 17, 2024. 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 subdivision for your
consideration.

PROJECT SUMMARY:

Location: On the east side of Saint Peters Road (State Route 4043), north
of Harmonyville road

Site Acreage: 62.29 acres

Lots: 3 lots

Proposed Land Use: Single Family Residential, Agriculture

Municipal Land Use Plan Designation: Primary Conservation Area (partially) from December 2, 2003
Comprehensive Plan Addendum - Natural and Historic
Resources Protection Plan-Transferable Development Rights
Study - Fair Share Analysis

UPI#: 19-3-2

PROPOSAL.:

The applicant proposes the creation of three lots. The site, which is served by on-site water and sewer
facilities, is located in the Warwick Township RA-Residential zoning district. The site contains a dwelling
and other structures, but no additional development is proposed by this plan.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all Warwick Township issues should be resolved before action is taken
on this subdivision plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Re: Final Subdivision - The Estate of Leila Lehrer
# Warwick Township - SD-05-24-18088

COUNTY POLICY:

LANDSCAPES:

1. The site is located within the Rural Landscape designation of Landscapes3, the 2018 County
Comprehensive Plan. This landscape consists of open and wooded lands with scattered villages,
farms and residential uses. The vision for the Rural Landscape is the preservation of significant
areas of open space, critical natural areas, and cultural resources with a limited amount of context
sensitive development permitted to accommodate residential and farm needs. The proposed
subdivision is consistent with the objectives of the Rural Landscape.
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Re: Final Subdivision - The Estate of Leila Lehrer
# Warwick Township - SD-05-24-18088
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Detail of The Estate of Leila Lehrer
Final Subdivision Plan

PRIMARY ISSUES:

2.

The site is partially within the “Primary Conservation Area” identified in the December 2, 2003
Warwick Township Comprehensive Plan Addendum and also within the Hopewell Big Woods.
The Hopewell Big Woods represents the last large, unbroken forest in southeastern Pennsylvania.
This is an exceptional forest with hundreds of plant and bird species, unique wetlands, and clean
streams, and provides open space, drinking water, and unique scenic, cultural, and natural
resources. Elverson Borough, East Nantmeal, East Vincent, North Coventry, South Coventry,
Warwick, West Nantmeal, and West Vincent Townships have recognized the value of this area
by joining the Hopewell Big Woods Partnership, which seeks to conserve the Woods.
Landscapes3 also recognizes the Hopewell Big Woods as a natural resource priority protection
area. Protecting natural areas helps ensure that the critical functions these areas provide will not
diminish due to development.
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4
Final Subdivision - The Estate of Leila Lehrer
Warwick Township - SD-05-24-18088

Therefore, we suggest that the applicant consider deed-restricting this site from further development.
We recommend that the applicant contact Chester County Parks + Preservation (telephone #610-
344-5656) for information on the advantages of being in the County Agricultural Land
Preservation Program and how lands under the agricultural conservation easement are protected.
If the applicant is interested in participating in the County Land Preservation Program, they
should initially contact the Township to add the parcel to the Township’s Agricultural Security
Area Program; this is a prerequisite to participation in the County Program.

However, if development is being considered for the remainder of this site, we encourage the
applicant to submit a sketch plan for any future development. A sketch plan allows the applicant
to take advantage of County and municipal expertise and consider design recommendations prior
to preparing a fully engineered preliminary or final plan.

The County Planning Commission’s Multimodal Circulation Handbook (2016 Update), which is
available online at www.chescoplanning.org/resources/PubsTransportation.cfm, classifies Saint
Peters Road (State Route 4043) as a local distributor. The Handbook (page 183) recommends a
50 foot-wide right-of-way for local distributor roads to accommodate future road and
infrastructure improvements. We recommend that the applicant and the Township contact
PennDOT to determine the appropriate right-of-way to be reserved for this section of Saint Peters
Road. We suggest that this area be identified as a dedicated right-of-way and be offered for
dedication to PennDOT.

The plan should show a proposed well location for Lot 2. The Township should not act on this
submission until a proposed well location is shown on the plan. The plan should also show the
location of the existing sewage absorption area on the “previously approved lot recorded in plan book
123487, as well as a proposed secondary drainfield area that can be used in the event that the primary
drainage field fails. This plan should not be approved until both these features are shown on the plan.
This is necessary to verify that minimum isolation distances between wells and sewage absorption
areas and/or other features can be achieved; and also because Lot 2 is partially constrained by a
riparian buffer area.

The applicant should describe the use of the “existing stone” driveway that passes through the
parcel, and whether a right-of-way easement is necessary.

The plan and aerial photography indicate that a portion of the site is wooded. Mature trees and
shrubs reduce the volume and impacts of stormwater runoff by intercepting precipitation,
increasing evapotranspiration, and stabilizing soil through root growth.  Although no
development is currently proposed by this subdivision, the future removal of trees should be
limited to the minimum area needed for the dwellings and support facilities. The “limits of
disturbance” should be delineated to protect all trees that are intended to remain, and orange
construction fencing should be placed at the “limit of disturbance” to prevent unintended intrusion
into these areas by construction equipment. Additional native trees and shrubs should be
incorporated into the landscaping plans to replace and mitigate the loss of removed trees. The
Township should also verify that any future development of the site will comply with the
Township’s riparian buffer requirements. Landscapes3 supports the comprehensive protection and
restoration of the county’s ecosystems, including riparian corridors (“Protect” Objective B, page 63).
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Re: Final Subdivision - The Estate of Leila Lehrer
# Warwick Township - SD-05-24-18088

ADMINISTRATIVE ISSUES:

7. According to County Tax Assessment records, the land of the proposed subdivision appears to be
subject to an Act 319 (Clean and Green) covenant. We advise the applicant to contact the Chester
County Assessment Office (telephone #610-344-6105) regarding this subdivision.

8. A minimum of five 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, the Assessment Office, the Health Department, and the municipality.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of Warwick 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,

Wes Bruckno, AICP
Senior Review Planner

cc: Joseph A Lehrer Family Trust
Chester County Parks + Preservation
Chester County Health Department
Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 13, 2024

Dale Barnett, Manager
West Brandywine Township
198 Lafayette Road
Coatesville, PA 19320

Re: Preliminary/Final Land Development - Reeceville Elementary School Addition
# West Brandywine Township - LD-06-24-18122

Dear Mr. Barnett:

A preliminary/final land development plan entitled "Reeceville Elementary School Addition", prepared
by Schradergroup and dated May 17, 2024, was received by this office on June 6, 2024. 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: West side of Reeceville Road (State Route 4005), south of
Hurley Road

Site Acreage: 25.90 acres

Lots: 1 lot

Non-Res. Square Footage: 10,400 square foot addition

Proposed Land Use: Educational

New Parking Spaces: No new spaces

UPI#: 29-7-166.1-E

PROPOSAL:

The applicant proposes the construction of a 10,400 square foot building addition to the Reeceville
Elementary School. The northern portion of the site is located in the MSI Medical/Service Institutional
zoning district in West Brandywine Township and the southern portion is located in C2 Regional
Commercial zoning district in Caln Township. The building addition will be in the West Brandywine
Township portion of the site. The site is served by public water and public sewer facilities. The land
development was submitted to the Chester County Planning Commission by West Brandywine Township
for our review.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all West Brandywine 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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Re: Preliminary/Final Land Development - Reeceville Elementary School Addition
# West Brandywine Township - LD-06-24-18122

COUNTY POLICY:

LANDSCAPES:

1. The site is located within the Suburban Landscape designation of Landscapes3, the 2018
County Comprehensive Plan. The vision for the Suburban Landscape is predominantly
residential communities with locally-oriented commercial uses and facilities, accommodating
growth at a medium density that retains a focus on residential neighborhoods, with enhancements
in housing diversity and affordability. Additionally, roads, sidewalks and paths with convenient
access to parks and community facilities should be provided. The proposed land development is
consistent with the objectives of the Suburban Landscape.
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2. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Upper Brandywine
Creek watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed
are:

protecting first order streams, riparian corridors, and existing woodlands;

reducing stormwater runoff;

mitigating flood risks;

implementing source water protection measures; and

promoting and expanding water-based recreational opportunities and access.

Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.



https://www.chescoplanning.org/landscapes3/2-map.cfm
http://www.chesco.org/watersheds2045

Page:
Re:
#

3
Preliminary/Final Land Development - Reeceville Elementary School Addition
West Brandywine Township - LD-06-24-18122

PRIMARY ISSUES:

3.

The County Planning Commission’s Multimodal Circulation Handbook (2016 Update), which is
available online at: www.chescoplanning.org/resources/PubsTransportation.cfm, classifies
Reeceville Road (State Route 4005) as a major collector. The Handbook (page 183) recommends
an 80 foot-wide right-of-way for major collector roads to accommodate future road and
infrastructure improvements. We recommend that the applicant and the Township contact
PennDOT to determine the appropriate right-of-way to be reserved for this section of Reeceville
Road and that this area be identified as a dedicated right-of-way and be offered for dedication to
PennDOT.

“Connect” Objective C of Landscapes3, the 2018 County Comprehensive Plan, is to provide
universally accessible sidewalks, trails, and public transit connections to create a continuous active
transportation network within designated growth areas. Pedestrian connectivity between sidewalks
and buildings is an important component of a complete sidewalk system in the Suburban
Landscape. We recommend that the Township strive to create a future sidewalk system in this area
that can connect the school to adjoining areas.

‘ | N&, I’ \.»,, ~—d, i.‘ ~—=J//) |
Detail of Reeceville Elementary School Addition Land Development Plan
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Preliminary/Final Land Development - Reeceville Elementary School Addition
West Brandywine Township - LD-06-24-18122

The proposed building includes a roof area that may offer opportunities to improve the facility’s
long-term sustainability and reduce its reliance on energy from the grid, such as designs that
incorporate “green roofs,” “white roofs” and solar photovoltaic energy systems. Green roofs can
reduce a building’s stormwater runoff, improve insulation, increase the longevity of the roof
system, and reduce heating and cooling costs. White roofs can help reflect solar radiation and
also reduce cooling costs. Photovoltaic energy systems can improve the facility’s long-term
sustainability and reduce its reliance on energy from the grid. Additional information on green
roofs is available at: https://www.chescoplanning.org/MuniCorner/eTools/05-GreenRoofs.cfm.

Additional information on alternative energy systems such as photovoltaic systems is available
at: https://www.dvrpc.org/EnergyClimate/ AEOWG/.

ADMINISTRATIVE ISSUES:

6.

The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

A minimum of four 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, the County Assessment Office and the municipality.

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 Brandywine 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.

CC:

Sincerely,

Wes Bruckno, AICP
Senior Review Planner

Schradergroup

Coatesville Area School District

Don Vymazal, Caln Township Manager

Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT

Chester County Conservation District
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
June 6, 2024

Sally Slook, Director of Building & Housing
West Chester Borough

401 E. Gay Street

West Chester, PA 19380

Re: Preliminary Land Development - 410 South High Street |1
# West Chester Borough — LD-05-24-18082

Dear Ms. Slook:

A Preliminary Land Development Plan entitled "410 South High Street 11", prepared by Aria Engineering
LLC, and dated April 16, 2024, was received by this office on May 8, 2024. 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: west side of South High Street, between Dean Street and Price
Street

Site Acreage: 1.29

Lots/Units: 1 existing lot

Proposed Land Use: 139 unit apartment building

New Parking Spaces: 175

Municipal Land Use Plan Designation: Town Center

UPI#: 1-9-1030

PROPOSAL:

The applicant proposes the construction of a 139 unit apartment building. The Zoning Table on Sheet 3
indicates that the maximum building height will be 45 feet. Vehicular access to the lower and upper
parking levels will be provided from Price Street (State Route 52). A plaza/public space area will be
provided on the south side of the building along Price Street. The existing building on the site will be
removed. The project site, which will be served by public water and public sewer, is located in the TC
Town Center zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, particularly the design issues discussed in comments #4 through #6, and all
Borough 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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Page: 3
Re: Preliminary Land Development - 410 South High Street |1
# West Chester Borough — LD-05-24-18082

:

HIGH STREET 410, LLC VIEW: Corner of High St. & Price St. BERNARDON
283 2nd Street Pike 410 S. HIGH STREET Il i i

Suite 110 410 S. High Street

Southampton, PA 18966-3823 West Chester, PA
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e v L4 021
HIGH STREET 410, LLC VIEW: Corner of High St. & Dean 5t. BERNARDON
283 2nd Street Pike 410 S. HIGH STREET Il
Suite 110 410 5. High Street
Southampton, PA 18966-3823 West Chester, PA

Architectural Plan Details, Appendix B: Impact Assessment Report, dated April 16, 2024 H
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Re: Preliminary Land Development - 410 South High Street |1

# West Chester Borough — LD-05-24-18082

BACKGROUND:

1 The Chester County Planning Commission previously reviewed a preliminary land development

plan for this site (“410 South High Street,” dated February 6, 2023), which addressed the
construction of a mixed-use building containing 125 apartment units, 9,200 square feet of
commercial retail space, and 170 parking spaces (CCPC# LD-02-23-17573, dated March 29,
2023). Itis our understanding that, on December 20, 2023, the Borough granted preliminary plan
approval for a revised plan (dated February 6, 2023 and last revised September 22, 2023)
proposing the construction of 128 apartment units. It is also our understanding that the prior land
development plan submission is still an active application; we note the Act 247 County Referral
Form identifies the current plan submission as a “New proposal.”

COUNTY POLICY:

LANDSCAPES:

2.

The project site is located within the Urban Center Landscape designation of Landscapes3, the
2018 County Comprehensive Plan. The vision for the Urban Center Landscape is historic
downtown and established neighborhoods serving as civic, economic, and population centers with
a traditional town character, accommodating substantial future growth at a medium to high
intensity. Transportation infrastructure improvements and amenities supporting a walkable
community should be provided and integrated into the public transportation and roadway systems.
The proposed land development is consistent with the objectives of the Urban Center
Landscape.

WATERSHEDS 2045:

3.

Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Lower Brandywine
Creek watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed
are: addressing water quality impairments; implementing flood mitigation strategies; promoting
stewardship of preserved open space; protecting and restoring vegetated riparian buffers and
floodplain connectivity; and protecting and increasing water-based recreational opportunities.
Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.

PRIMARY ISSUES:

Design Issues:

4.

While situated in the Borough’s Town Center zoning district, the project site adjoins residential areas
to the west and to the south zoned NC-2 Neighborhood Conservation. We note that, while the
maximum height permitted in the Town Center district is 45 feet, the maximum height in the NC-2
district is 35 feet. We recommend that the applicant and Borough consider providing fourth-floor
step backs, in order to mitigate the massing and height differences between the new building and the
adjoining parcels. The County Planning Commission’s Urban Center Design Guide (page 21)
recommends that the height of new buildings should match or gradually transition from the existing
scale and unique characteristics of nearby properties. The Design Guide is available online at:
https://www.chescoplanning.org/municorner/PDF/UrbanCenterDesignGuide.pdf.

Page 71


https://www.chescoplanning.org/landscapes3/2-map.cfm
http://www.chesco.org/watersheds2045
https://www.chescoplanning.org/municorner/PDF/UrbanCenterDesignGuide.pdf

Page:
Re:
#

5
Preliminary Land Development - 410 South High Street |1
West Chester Borough — LD-05-24-18082

Map 2: Historic Resources Inventory in the Borough’s 2011 Historic Preservation Plan indicates that
parcels to the north, west, and south of the project site contain historic resources that contributed to
the 2005 West Chester Borough National Register Historic District Boundary increase. The
applicant and Borough should ensure that the design of the proposed development respects the
design, materials, and massing of the neighboring historic resources. “Appreciate” Objective A
of Landscapes3, the 2018 County Comprehensive Plan, is to preserve historic resources in their
context while supporting appropriate reuse as a vital part of our community infrastructure and
character.

We suggest that the applicant and Borough consider providing commercial use(s) on the ground floor
of the building that would serve the community as well as the building’s residents. Landscapes3
supports mixed-use development in the Urban Center Landscape.

The project site is located within the study limits of the Borough’s 2020 South High Street Corridor
Plan. The plan identifies that the development of this portion of the corridor, from Union Street to
Lacey Street, is critical to realize the community’s vision to connect the Borough’s Historic and
Commercial core to the West Chester University campus (page 48). The applicant and Borough
should ensure that this proposal is generally consistent with the recommendations set forth in the
plan, which is currently available online at:
https://www.chescoplanning.org/municorner/PDF/VPP-HighStreetCorridorStudy.pdf.

We acknowledge, and endorse, that the design of the Landscape Plan (Sheet LP-100) includes the
planting of additional street trees, which are an essential design element in the Urban Center
Landscape.

While the site plan appears to depict that two entrances will be provided at the northeast corner of
the building, at the South High Street/Dean Street intersection, the site plan should clearly depict the
location of all proposed building entrances.

Access and Circulation:

10.

11.

12.

13.

We acknowledge, and endorse, the installation of sidewalks and crosswalk areas. Sidewalks are an
essential design element in the Urban Center Landscape.

The site plan identifies 36 of the 175 proposed parking spaces as “bonus spaces.” It is identified on
Page 1 of the Parking Study Evaluation (prepared by Bowman, April 16, 2024) that the bonus spaces,
which are stacked behind available spaces, are intended to be marketed and leased to residents who
desire additional parking spaces. The applicant should clearly identify how this parking arrangement
will function, including any signage and pavement markings required for this parking arrangement.

There is an existing bus stop for SEPTA Bus Route 104 on the project site. The applicant and
Borough should coordinate with SEPTA regarding any potential bus stop improvements at this
location. We note that there is only an existing bus stop sign affixed to a tree at this location.
Consideration should be provided for making this bus stop more visible and user friendly.

The applicant and Borough should consider providing dedicated bicycle parking. Bicycle racks
should be located in visible areas near building entrances and/or areas of pedestrian activity such as
bus shelters, and they should be located under a shelter or building overhang to provide shelter from
the elements. Additional information on this topic is provided in the County Planning Commission's
Multimodal _Circulation Handbook (2016 Update), which is available online at:
www.chesco.org/documentcenter/view/27029.
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# West Chester Borough — LD-05-24-18082

Affordably-Priced Housing Units:

14, We suggest that the applicant and Borough consider providing a percentage of affordably-priced
housing units within the proposed apartment building. “Live” Objective B of Landscapes3 is to
accommodate housing at costs accessible to all residents. Additionally, the County has established
the A+ Homes initiative, which focuses on creating homes that are attractive, affordably-priced,
adaptable, aging-friendly, and accessible. Additional information on the A+ Homes initiative is
available online at:
https://www.chescoplanning.org/Housing/aPlusHomes.cfm.

Stormwater Management:

15. 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 (August
2022) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.

16. Access points for maintenance and inspections of the subsurface stormwater infiltration systems
should be located and designed to facilitate maintenance and potential repairs with minimal
disturbance to surrounding uses. In addition, subsurface systems may be considered confined
spaces that require additional safety requirements for inspection and maintenance.

ADMINISTRATIVE ISSUES:

17. According to the Waivers Requested table on Sheet 1, the applicant is requesting four waivers from
the design standards set forth in Article IV of the Borough Subdivision and Land Development
Ordinance, pertaining to the design of the proposed driveway on Price Street, along with two waivers
from the Infiltration Requirements set forth in Section 94-306 of the Borough Stormwater
Management Ordinance. 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 requirements are intended to manage.

18. As noted in our previous review, Item 10 in the Sequence of Construction table on Sheet 8 includes
the application of waterproofing to the exterior of all subsurface foundation walls. The applicant
should ensure that a licensed professional inspects the area after waterproofing is applied.

19. The site plan depicts the location of several retaining walls. We suggest that the applicant and
Borough refer to the Retaining Wall Design Standards planning eTool in its design of these retaining
walls, which is available online at;
https://www.chescoplanning.org/MuniCorner/eTools/74-RetainingWalls.cfm.

20. The Borough Fire Marshal should verify the design and location of all proposed fire-protection
facilities.
21. The Borough should ensure that this proposal provides for in-building coverage for public safety and

emergency service radio communications. The applicant should contact the Chester County
Department of Emergency Services Technical Division at 610-344-5000 for additional information
on this issue.
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West Chester Borough — LD-05-24-18082

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.

The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

Sheet 2 indicates that the project site consists of two separate parcels (Parcel A and Parcel B), which
appear to be references to the total number of historic premises/tracts identified in the deed of the
current parcel, rather than the existing parcel identified in current County mapping records (UPI# 1-
9-1030). This should be clarified by the applicant.

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, the Assessment Office, and the municipality.

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 Chester Borough. 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.

CC:

Sincerely,

"Roul Foalan

Paul Farkas
Senior Review Planner

High Street 410 LLC

Aria Engineering LLC

Gary D. Saluti and Suzanne M. Dunphy

Chester County Conservation District

Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT

Chester County Water Resources Authority

SEPTA (Attn. Planning Division)
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
June 26, 2024

Christopher Bashore, Manager
West Goshen Township

1025 Paoli Pike

West Chester, PA 19380

Re: Final Subdivision - Woodlands at Greystone (Phase 6)
# West Goshen Township — SD-05-24-18105

Dear Mr. Bashore:

A Final Subdivision Plan entitled Woodlands at Greystone (Phase 6), prepared by Horizon Engineering
Associates, LLC, and dated August 4, 2009, and last revised on April 5, 2024, was received by this office
on May 28, 2024. 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 subdivision for your consideration.

PROJECT SUMMARY:

Location: west side of Phoenixville Pike, north of Route 322

Site Acreage: 41.91 acre portion of 434.17 acre tract

Proposed Land Use: 61 Single Family Residential Units

Municipal Land Use Plan Designation: High Density Residential; Mixed Use; and Open Space

UPI#: 52-3-613, 52-3J-111 to 52-3J-116, 52-3J-118 to 52-3J-136,
52-3J-216 to 52-3J-235, 52-3J-332 to 52-3J-347, 52-3J-606,
52-3J-615, and 52-3J-623

PROPOSAL:

The Chester County Planning Commission has previously reviewed several plans for the Woodlands at
Greystone development, a 589 unit residential development on a 434.17 acre tract. The current plan
submission addresses the construction of the sixth, and final, phase of this project, which proposes the
construction of 61 residential units. The project site, which will be served by public water and public
sewer, is located in the R-3B Flexible Design Conservation zoning district.

RECOMMENDATION: The County Planning Commission has no planning issues with this
subdivision plan. All Township issues should be resolved before action is taken on this subdivision
plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Final Subdivision - Woodlands at Greystone (Phase 6)
West Goshen Township — SD-05-24-18105

R e T e

e

. Parcel Info: Parcel(s):52-3-613, 52-3J-111:—116,—11B:-136 390 780 5 1-5611 :
B e e
Other arces Muricipalty: West Goshen Tonship eTeocommestnmnte,
Image Info: Nearmap, March 2024 or its features to be spatially or temporally accurate.
BACKGROUND:
1. The Chester County Planning Commission previously reviewed a subdivision plan which
addressed revisions for Phase 5 of the Woodlands at Greystone development (CCPC# SD-09-22-
17364, dated September 23, 2022). According to our records, this plan was approved by the
Township on September 19, 2023.
COUNTY POLICY:
LANDSCAPES:
2. The project site is located within the Suburban Landscape and Natural Landscape designations

of Landscapes3, the 2018 County Comprehensive Plan. The vision for the Suburban Landscape
is predominantly residential communities with locally-oriented commercial uses and facilities,
accommodating growth at a medium density that retains a focus on residential neighborhoods,
with enhancements in housing diversity and affordability. As an overlay of all other landscapes,
the county’s Natural Landscapes consist of a network of streams, wetlands, floodplains, and
forests that are protected by regulations or should be subject to limited disturbance. Conservation
practices should protect and restore these natural resources. The proposed subdivision is
consistent with the objectives of the Suburban Landscape.
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Re: Final Subdivision - Woodlands at Greystone (Phase 6)
# West Goshen Township — SD-05-24-18105
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Site Plan Detail, Sheet 27B (Phasing Plan): Woodlands at Greystone (Phase 6)
ADMINISTRATIVE ISSUES:

3. 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, the Assessment Office, and the municipality.
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Re: Final Subdivision - Woodlands at Greystone (Phase 6)
# West Goshen Township — SD-05-24-18105

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 Goshen 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: RLD Greystone, LLC
Jerrehian, LLC
Horizon Engineering Associates, LLC



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 13, 2024

Christopher Bashore, Manager
West Goshen Township

1025 Paoli Pike

West Chester, PA 19380

Re: Preliminary Subdivision - 513 Susan LLC
# West Goshen Township — SD-05-24-18106

Dear Mr. Bashore:

A Preliminary Subdivision Plan entitled "513 Susan LLC", prepared by Regester Associates Inc., and
dated April 30, 2024, was received by this office on June 5, 2024. 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 subdivision for your
consideration.

PROJECT SUMMARY:

Location: north side of Susan Drive, west of North New Street
Site Acreage: 3.00

Lots/Units: 2 lots

Non-Res. Square Footage: 0

Proposed Land Use: Single Family Residential

Municipal Land Use Plan Designation: Residential Infill Development

UPI#: 52-2-64.2A

PROPOSAL.:

The applicant proposes the creation of two single family residential lots. The project site, which will be
served by public water and public sewer, is located in the R-2 Residential zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, and all Township issues should be resolved before action is taken on this
subdivision plan.

email: ccplanning@chesco.org  *  website: www.chescoplanning.org
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Site Plan Detail, Sheet 2: Preliminary Subdivision - 513 Susan LLC
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Re: Preliminary Subdivision - 513 Susan LLC
# West Goshen Township — SD-05-24-18106
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Site Plan Detail, Sheet 4: Preliminary Subdivision - 513 Susan LLC

BACKGROUND:

1 The Chester County Planning Commission has previously reviewed a subdivision proposal that
included the current project site. CCPC# SD-03-21-16683, “Struckmeyer Subdivision,” dated
April 20, 2021, addressed two conveyances between three residential parcels (UPI# 52-2-64.2,
52-2-64.2A, and 52-2-64.18). According to our records, this subdivision plan was approved by
Township on June 15, 2021.

COUNTY POLICY:

LANDSCAPES:

2. The project site is located within the Suburban Landscape designation of Landscapes3, the 2018
County Comprehensive Plan. The vision for the Suburban Landscape is predominantly residential
communities with locally-oriented commercial uses and facilities, accommodating growth at a
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# West Goshen Township — SD-05-24-18106
medium density that retains a focus on residential neighborhoods, with enhancements in housing
diversity and affordability. The proposed subdivision is consistent with the objectives of the
Suburban Landscape.

WATERSHEDS 2045:

3. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater

Management Plan, indicates the proposed development is located within the Upper Brandywine
Creek watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed
are: protecting first order streams, riparian corridors, and existing woodlands; reducing
stormwater runoff; mitigating flood risks; implementing source water protection measures; and
promoting and expanding water-based recreational opportunities and access. Watersheds 2045
can be accessed at www.chesco.org/watersheds2045.

PRIMARY ISSUES:

4.

We suggest that the applicant and the Township consider the use of a shared driveway entrance
for both lots. Shared driveways can reduce the number of new access points on public roads,
limit impervious coverage, reduce earth disturbance and lower construction costs.

The plan and 2024 aerial photography indicate that a portion of the site is wooded. Mature trees
and shrubs reduce the volume and impacts of stormwater runoff by intercepting precipitation,
increasing evapotranspiration, and stabilizing soil through root growth. The removal of trees
should be limited to the minimum area needed for the dwellings and support facilities. The “limits
of disturbance” should be delineated to protect all trees that are intended to remain, and orange
construction fencing should be placed at the “limit of disturbance” to prevent unintended intrusion
into these areas by construction equipment. Additional native trees and shrubs should be
incorporated into the landscaping plans to replace and mitigate the loss of removed trees.

ADMINISTRATIVE ISSUES:

6.

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 (August
2022) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.

The applicant is requesting three waivers from the provisions of the Township Subdivision and
Land Development Ordinance, along with one waiver from Chapter 69-Soil Erosion and
Sediment Control of the Township. 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.

The site plan states that the individual property owner will be responsible for the ownership and
maintenance of all stormwater management facilities on their lot. Ongoing efforts by the
municipality may be needed to educate the homeowners so that they can fully understand and
fulfill the operation and maintenance requirements for these facilities.
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9. 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, the Assessment Office, and the municipality.

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 Goshen 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: 513 Susan LLC
B&G Properties, LLC
Regester Associates, Inc.



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director

June 5, 2024

Deborah M. Kolpak, Secretary/Treasurer
West Nantmeal Township

455 North Manor Road, PO Box 234
Elverson, PA 19520

Re: Final Land Development - 2416 Chestnut Tree Road
# West Nantmeal Township - LD-05-24-18083

Dear Ms. Kolpak:

A final land development plan entitled 2416 Chestnut Tree Road", prepared by HNT Engineering &
Surveying and dated April 19, 2024, was received by this office on May 8, 2024. 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: East side of Chestnut Tree Road (State Route 4025); to the
north of Horseshoe Pike (State Route 322). The municipal
boundary with Honey Brook Township is to the west.

Site Acreage: 12.62 acres

Lots/Units: 1 lot/1 structure

Non-Res. Square Footage: 50,000 square feet

Proposed Land Use: Industrial

New Parking Spaces: 30 spaces

Municipal Land Use Plan Designation: Industrial

UPI#: 23-6-16.3

PROPOSAL:

The applicant proposes the construction of a 50,000 square foot industrial building and 30 parking spaces.
The site, which will be served by on-site water and on-site sewer facilities, is located in the West Nantmeal
Township LI Limited Industrial zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed and all West Nantmeal 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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Re: Final Land Development - 2416 Chestnut Tree Road
# West Nantmeal Township - LD-05-24-18083

COUNTY POLICY:

LANDSCAPES:

1. The site is located within the Rural Landscape designation of Landscapes3, the 2018 County
Comprehensive Plan. This landscape consists of open and wooded lands with scattered villages,
farms and residential uses. The vision for the Rural Landscape is the preservation of significant
areas of open space, critical natural areas, and cultural resources with a limited amount of context
sensitive development permitted to accommodate residential and farm needs.

The area immediately to the west across Chestnut Tree Road from this site is located in the Rural
Center Landscape. This landscape often evolves from a village at an historic crossroads that has
expanded over time. The vision for the Rural Center Landscape is as a community focal point for
the surrounding rural and agricultural areas that accommodates limited growth, with transportation
infrastructure and amenities provided at a village scale and character. The proposed land development
is consistent with the objectives of the Rural Landscape, due to its proximity to the Rural Center
Landscape.

\

LD-05-24-18083

Parcel Info: Parcel(s): 23-6-16.3 - = 2z 45?
Main P: I arcel Info: Parcel(s); 23-6-16. eet N
D 2in Parcel(s) (Main) Address: 2400 Chestnut Tree Rd l

Other Parcels Municipality: West Nantmeal Township Note: The CCPC makes every effort to ensure this
map is free of errors but does not guarantee the map
Image Info: Nearmap, March 2023 or its features to be spatially or temporally accurate.
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WATERSHEDS 2045:

2. Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Upper Brandywine Creek
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:

protecting first order streams, riparian corridors, and existing woodlands;
reducing stormwater runoff; mitigating flood risks;

implementing source water protection measures; and

promoting and expanding water-based recreational opportunities and access.

Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.
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Detail of 2416 Chestnut Tree Road
Final Land Development Plan

PRIMARY ISSUES:

3. The County Planning Commission’s Multimodal Circulation Handbook (2016 Update), which is
available online at www.chescoplanning.org/resources/PubsTransportation.cfm, classifies Chestnut
Tree Road (State Route 4025) as a minor collector. The Handbook (page 183) recommends an 80-
foot-wide right-of-way for minor collector roads to accommodate future road and infrastructure
improvements. We recommend that the applicant and the Township contact PennDOT to determine
the appropriate right-of-way to be reserved for this section of Chestnut Tree Road. We suggest that
this area be identified as a dedicated right-of-way and be offered for dedication to PennDOT.
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Final Land Development - 2416 Chestnut Tree Road
West Nantmeal Township - LD-05-24-18083

We also recommend that West Nantmeal Township and Honey Brook Township work with PennDOT
regarding future improvements to the Chestnut Tree Road (State Route 4025) and Horseshoe Pike
(State Route 322) intersection to the south of this site.

In the future, we recommend that West Nantmeal Township and Honey Brook Township work
together to improve the potential walkability along this portion of Chestnut Tree Road. Sidewalks can
improve pedestrian safety in this area, especially for the residents in the single-family development
to the west of Chestnut Tree Road and ultimately for pedestrians at the New Village Greene
development farther south.

The plan proposes 30 parking spaces. A narrative submitted by the applicant from HNT Engineering &
Surveying (undated) indicates that the facility is proposed to employ 30 to 40 persons. However, we
suggest that the applicant and the Township evaluate the initial parking demand for this facility and
determine whether all of the proposed parking spaces will be immediately necessary. If fewer spaces are
required, we suggest that the extra spaces could be landscaped and held in reserve instead of being paved.
The reserve spaces could be converted to paved spaces in the future if it becomes evident that they are
actually needed. Reserving parking spaces in this manner can help to reduce initial construction costs,
limit the creation of impervious surfaces, and increase opportunities for landscaping.

The proposed stormwater management basin should be designed to conform with the natural drainage
pattern and existing topography of the site to limit earth disturbance and minimize soil compaction.
Applying these considerations enhances the potential of the stormwater basins to become visual
amenities and offer opportunities for passive recreation for the facilities employees.

To provide visual interest, the shapes of the basins should be as natural looking as practical. The
natural topography is usually curvilinear and less “boxy” or geometrically shaped. Creating a variety
of slope changes so the sides of the basins undulate also mimics natural conditions. The appearance
of the basins can be further enhanced with native trees, shrubs, grasses, and other flowering species
to increase their water treatment functions and aesthetic value. To maximize opportunities for passive
recreation, the perimeters of the basins should incorporate features such as trails, viewpoints, and
seating areas.

The proposed building includes large roof areas that may offer opportunities to improve the facility’s
long-term sustainability and reduce its reliance on energy from the grid, such as designs that
incorporate “green roofs,” “white roofs” and solar photovoltaic energy systems. Green roofs can
reduce a building’s stormwater runoff, improve insulation, increase the longevity of the roof system,
and reduce heating and cooling costs. White roofs can help reflect solar radiation and also reduce
cooling costs. Photovoltaic energy systems can improve the facility’s long-term sustainability and
reduce its reliance on energy from the grid. Additional information on green roofs is available at:
https://www.chescoplanning.org/MuniCorner/eTools/05-GreenRoofs.cfm.

Additional information on alternative energy systems such as photovoltaic systems is available at:
https://www.dvrpc.org/EnergyClimate/ AEOWG/.

The Chester County Planning Commission does not endorse the use of on-site water or sewer for
commercial or industrial uses, due to the potential for high wastewater flows and the contamination
of groundwater resources. We recommend that the applicant connect to public systems in
consideration of potable water safety and water supply dependability when they become available
within a reasonable distance.
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11.

12.

13.

Final Land Development - 2416 Chestnut Tree Road
West Nantmeal Township - LD-05-24-18083

The proposed land development is near transmission pipelines operated by Texas Eastern
Transmission Corporation (Enbridge) and Sunoco Pipeline (Energy Transfer). We suggest that the
applicant contact the pipeline operators to ensure that the land development does not result in any
encroachments into the pipeline rights-of-way. We recommend that the plan include the field survey
location of the pipelines, the sizes, materials and depths (if known), and the types of products typically
being transported through the pipelines. Pipeline operator contact information is located on the
pipeline markers within the easements and can also be found at the Chester County Pipeline
Information Center Pipeline Operators page:

http://www.chescoplanning.org/pic/operators.cfm.

The site contains delineated wetlands. Although it does not appear that any development activity will
encroach into the delineated wetland area, the applicant should be aware that placement of fill in
wetlands is regulated by the Corps of Engineers in accordance with Section 404 of the Clean Water Act
(1977) and the Department of Environmental Protection under Chapter 105 Rules and Regulations for
the Bureau of Dams and Waterway Management.

The plan and aerial photography indicate that a portion of the site is wooded. Mature trees and shrubs
reduce the volume and impacts of stormwater runoff by intercepting precipitation, increasing
evapotranspiration, and stabilizing soil through root growth. If development or earth disturbance is
going to encroach upon existing woodlands, the removal of trees should be limited to the minimum
area needed for the building and support facilities.

The limits of tree removal should be clearly shown on the plan and “limits of disturbance” should be
delineated to protect all trees that are intended to remain. Orange construction fencing should be
placed at the “limit of disturbance” to prevent unintended intrusion into woodland areas by
construction equipment. This fencing should be placed at the drip line of any trees that are intended
to remain to limit inadvertent impacts from construction equipment to root zones and long-term tree
health. Additional native trees and shrubs should be incorporated into the landscaping plans to replace
and mitigate the loss of removed trees.

While we acknowledge the planting of evergreen trees is proposed along the property frontage, we
encourage the applicant to provide additional native evergreen and deciduous trees and shrubs to
better screen the front yard parking from the public right-of-way. We also suggest the applicant
consider limiting the use of white pine trees because, while they tend to grow quickly, they may
require additional maintenance to remove deceased lower limbs.

ADMINISTRATIVE ISSUES:

14.

15.

The applicant should contact the office of the Chester County Conservation District (telephone #610-
455-1360) 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. Additional information on this topic is provided online at:
https://www.chesco.org/284/ErosionStormwater.

A minimum of five 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, the
Assessment Office, the Health Department, and the municipality.
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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 Nantmeal 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,

Wes Bruckno, AICP
Senior Review Planner

cc: A&J Specialties, LLC
HNT Engineering & Surveying
Chester County Health Department
Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
Chester County Conservation District
Warren Obenski, Honey Brook Township Manager
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Josh Maxwell Government Services Center, Suite 270
Marian D. Moskowitz 601 Westtown Road
Eric M. Roe P. O. Box 2747
West Chester, PA 19380-0990
Brian N. O’Leary, AICP (610) 344-6285 Fax (610) 344-6515

Executive Director
June 14, 2024

Candace Miller, Secretary
West Nottingham Township
100 Park Road

P.O. Box 67

Nottingham, PA 19362

Re: Preliminary/Final Land Development - Stoneyfield Estates
# West Nottingham Township — LD-05-24-18091

Dear Ms. Miller:

A Preliminary/Final Land Development Plan entitled "Stoneyfield Estates”, prepared by Howell
Engineering, and dated March 26, 2024, was received by this office on May 17, 2024. 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 Saint Patty Drive, south of Sunrise Drive

Site Acreage: 42.10

Lots: 3 existing lots

Non-Res. Square Footage: 2,600

Proposed Land Use: Replace wastewater treatment plant serving an existing

residential community
Municipal Land Use Plan Designation: Rural Protection, adjoining Industrial/Employment
UPI#: 68-6-147.3, 68-6-147.2, 68-6-147.1

PROPOSAL.:

The applicant proposes to replace the wastewater treatment plant servicing the Stoneyfield Estates
residential community. The proposed improvements include the construction of an 800 square foot
control/pump building, and an 1,8000 square foot storage/office building. The plan also indicates that
additional stormwater management facilities will be added within the existing development. The project
site is located in the I Industrial zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, and all 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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Re: Preliminary/Final Land Development - Stoneyfield Estates

# West Nottingham Township — LD-05-24-18091

BACKGROUND:

1 The Chester County Planning Commission previously reviewed a land development plan for this

site, that addressed the construction of an additional 85 residential units and 3,800 linear feet of
new road at the existing mobile home park (CCPC# LD-12-14-10960, dated December 16, 2014).
According to our records, this plan was approved by the Township on August 9, 2016.

COUNTY POLICY:

LANDSCAPES:

2.

The project site is located within the Rural Landscape, Agricultural Landscape, and Natural
Landscape designations of Landscapes3, the 2018 County Comprehensive Plan. The vision for
the Rural Landscape is the preservation of significant areas of open space, critical natural areas,
and cultural resources with a limited amount of context sensitive development permitted to
accommodate residential and farm needs. The vision for the Agricultural Landscape is very
limited development occurring at very low densities to preserve prime agricultural soils and farm
operations. As an overlay of all other landscapes, the county’s Natural Landscapes consist of a
network of streams, wetlands, floodplains, and forests that are protected by regulations or should
be subject to limited disturbance. Conservation practices should protect and restore these natural
resources. While the County Planning Commission stated in our previous review letter (CCPC#
LD-12-14-10960) that the proposed development was not consistent with the guidelines of the
Rural Landscape and Agricultural Landscape designations of Landscapes2, the County
Comprehensive Plan in effect in 2014, we acknowledge that the current submission addresses the
replacement of the wastewater treatment plant at this existing residential development.

The Oxford Region Multimunicipal Comprehensive Plan designates the area of the project site as C-
Commerce. As noted above, we acknowledge that the current submission addresses the
replacement of the wastewater treatment plant at this existing residential development.

WATERSHEDS 2045:

3.

Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Northeast Creek
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:
protecting and restoring headwater streams and vegetated riparian corridors; addressing water
quality impairments and nonpoint source pollution; and protecting groundwater resources.
Watersheds 2045 can be accessed at www.chesco.org/watersheds2045.

PRIMARY ISSUES:

Proposed Wastewater Treatment Plant:

4.

The plans submitted for our review do not depict the location of the proposed wastewater treatment
plant along with the location of all the residential units that were previously approved by the
Township for this development. The plans should be revised to include both housing units and the
wastewater treatment plan on all applicable plan sheets.

The proposed wastewater treatment plant tanks are sited adjacent to stormwater basin #1. We suggest
that the applicant investigate the feasibility of relocating the tanks further away from the stormwater
basin.
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Stormwater Management:

6.

10.

11.

12.

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 (August
2022) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.

The PCSM Calculations for Basin #1 Drainage Area Lots (POI 1) provided on Sheet 8 states that,
upon full buildout of development, this drainage area would exceed the maximum threshold which
stormwater was designed for by 22 square feet, and to compensate, one of the remaining lots
proposed will need to be reduced by a minimum of 22 square feet. The applicant and Township
should ensure that this adjustment is made.

The applicant should provide the Township with the full Post-Construction Stormwater Management
Report for this development for their review, if they haven’t already done so. This information was
not provided with the plan submission to the County Planning Commission.

The only erosion and sediment controls shown are the orange construction fence around the
subsurface infiltration basins (Sheet 10). The applicant should ensure that the erosion and
sedimentation control plan is consistent with Chapter 102 of the PA Code, as required by the Chester
County Conservation District.

The unnamed tributary to Northeast Creek that traverses the western portion of the tract (UPI# 68-6-
147.1 and 68-6-147.3) is designated as a Trout Stocking Fishery. Increases in impervious cover
elevates the risk to thermal degradation in these streams, which could impact wild trout populations.
To minimize thermal impacts to the adjacent streams, the applicant should consider retrofitting
the existing stormwater basins as naturalized basins. Naturalized basins can also improve nutrient
and sediment uptake and improve wildlife and pollinator habitat. The plantings should
incorporate raingarden seed mix and appropriate water-tolerant native shrubs into the basin design
to promote greater infiltration.

The applicant should clearly identify the meaning of the phrase “after major rainfall events” used
in the inspection of post-construction stormwater management facilities notes provided on Sheet
6 — PCSM Notes & Details. We recommend including inspections at least after a 10-year or
greater storm.

To ensure that the stormwater