WORCESTER TOWNSHIP PLANNING COMMISSION MEETING
REMOTE MEETING
THURSDAY, AUGUST 27, 7:30 PM

CALL TO ORDER by Chair Sherr at 7:30 PM

ATTENDANCE
PRESENT: TONY SHERR [X]
BOB ANDORN [X]
MICHAEL HOLSONBACK [X]
MICHELLE GREENAWALT [X]
LEE KOCH [X]

1. February 27 Meeting Minutes - Mr. Koch motioned to approve the February 27, 2020
meeting minutes. There was no public comment. Mr. Holsonback seconded the motion. By
unanimous vote the motion was approved.

2. 3205 Skippack Pike — Meadowood Senior Living (CUA 2020-01) — Catherine Harper,
Counsel for the applicant, provided an overview of the modified riparian corridor crossing.

Tim Woodrow, engineer for the applicant, provided and overview of the 2016 Meadowood
Master Plan, the riparian corridor crossing, and the proposed memory care building.
Catherine Harper provided an overview of the waivers requested.

Chair Sherr commented on the riparian corridor crossing.

Joe Nolan, Township Engineer, commented on the changes to the riparian corridor crossing
as requested by PADEP.

Chair Sherr commented on the existing memory care facilities. Tim Woodrow noted there
were 12 memory care beds existing at Meadowood.

Paul Nordeman commented on the number of beds proposed and the purpose of the memory
care building.

Mr. Andorn commented on the properties recently purchased and consolidated by
Meadowood Senior Living.

Ms. Greenawalt commented on the memory care building and the Township Traffic
Engineer’s review letter.

Mr. Koch motioned to recommend approval to the Board of Supervisors of conditional use
application 2020-01. There was no public comment. Ms. Greenawalt seconded the motion.
By unanimous vote the motion was approved.



3. Meadowood Senior Living — 3205 Skippack Pike — (LD 2020-03) — Mr. Andorn commented
on the parking spaced proposed to be added, the building design, and the proposed elevations.

Chair Sherr commented on the stormwater management and the best management practices
(BMPs) for the project. Joe Nolan commented on the proposed stormwater structures.

Mr. Andorn commented on the parking lot construction and related stormwater management.

Tim Woodrow provided an overview of the proposed stormwater management structures for
the proposed parking area.

Mr. Andorn commented on the pervious trail connection.

Joe Nolan commented on the existing force main shown on the plans. Tim Woodrow noted
the existing Victory Garden sheds do not have a restroom.

Mr. Koch motioned to recommend preliminary plan approval to the Board of Supervisors of
LD 2020-03. There was no public comment. Mr. Holsonback seconded the motion. By
unanimous vote the motion was approved.

4. September 22, Planning Commission Meeting Agenda — At its September 22 meeting the
Planning Commission may review the Palmer Village Sketch Plan (SK 2020-A).

Chair Sherr commented on reviewing special projects as assigned by the Board of
Supervisors, Zoning Districts, and conservation ordinances.

Mr. Andorn commented on projects assigned from the Board of Supervisors.
Joe Nolan commented on the Zoning Districts and the conservation ordinances.

Mr. Andorn commented on the Zoning Hearing Board applications in recent years and
conservation subdivisions.

Ms. Greenawalt commented on improvements to homes in conservation subdivisions.

Andrew Raquet, Asst. Zoning Officer, provided an overview of the agenda for the
September 22 planning commission meeting.



PUBLIC COMMENT
e There was no public comment.
ADJOURNMENT
There being no further business before the Planning Commission, Chair Sherr adjourned the

meeting at 8:22 PM.
Respectfully Submitted:

Andrew R. Raquet
Asst. Zoning Officer; Codes Clerk
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ZONING HEARING BOARD

Date of Application: 1§ ! Jl J 20

Classification of Appeal (Check one or more, if applicable):
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Appeal from the Zoning Officer’s Determination

Request for Variance

Request for Special Exception

Challenges to the Validity of Zoning Ordinance or Map
Request for Conditional Use Hearing

Request for Amendment to Zoning Map

Request for Zoning Ordinance Amendment

Request for a Curative Amendment

Request for other relief within the Jurisdiction of the Zoning Hearing
Board as established in Section 909.1(a) of the Pennsylvania
Municipalities Code

Name: _T0Nn s Py Coughlinm .

Mailing address: cO . A0 v H ey J. 3 1D5 Doe PN )\{P d
larcoakren P 184G0

Telephone number: (Y | 1718 A 90D

State whether owner of legal title, owner of equitable title, or tenant with

the permission of owner legal title: (REQUIRED)

Please attach Deed to prove ownership. an Agreement of Sale to prove
equitable ownership. or an Affidavit allowing Tenant to apply for necessary

relief.

Applicant's attorney, if any:

a.
b.

C.
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Property Details: u ‘
a. Present Zoning Classification: ) Gp R
b. Present Land Usé: Poon oty 0 A oo an\c
C. Location (Street Address): U

D) ke obyed YN R -:i‘@\mw\lu?é\ \9Q4lp
d.  Parcel# 1,00, 020D OD. |
€. Lot Dimensions:

4] Area: A5 Gcyre &

2) Frontage: —0*' - A\TLH'

(3)  Depth: 1ole’
f. Circle all that apply in regards to the above specified property:
Public Water Public Sewer
Private \Ze/lQ Pn@
g S1ze, constructlon, and use of existing improvements; use of land, if

unimproved: (Please submit as an attachment)

Proposed Use(s):
a. Proposed use(s) and construction: Please provide size, construction and
proposed use(s). (Please submit as an attachment)

Legal grounds for appeal (Cite specific sections of Pennsylvania Municipalities Planning
Code, Zoning Ordinance, Subdivision Regulations, and/ or other Acts or Ordinances). All
sections that apply must be listed in which relief is required and an explanation provided.

(Please submit as an attachment)

Has any previoys appeal been filed concerning the subject matter of this appeal?
Yes No

If yes: specify: (Please submit as an attachment)

Challenges please list requested issues of fact or interpretation:
(Please submit as an attachment)

Worcester Township to provide the list of names and addresses of properties situated in
the vicinity of the subject property as per Township Code Section 150-224

CERTIFICATION
I (We) hereby certify that the above information is true and correct to the best of my (our)
knowledge, information or belief.

O[‘* %M(’:...—-. Jols /17UQ/JA »)

ature . Printed Name

~ Sy COUFMW RAMy (b\m\(\\m

Signature Printed Name J

Website: www.worcestertwp.com
Last Revised: January 30%, 2014
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COMMONWEALTH OF PENNSYLVANIA:

COUNTY OF W\’O\QW\&V\/\(

The undersigned, being duly sworn according to law, deposes and says the he/she is the
above names applicant, that he/she is authorized to and does take this affidavit on behalf of the
owner, and foregoing facts are true and correct.

Oy /,/_ﬂ

Applidnt -

Qv Q (bLmMm

Applicant

Sworn to and subscribed before me this [ U day of ﬁs \ M jgt L 20_(&
Yy e

Notary Pu!(hc

Commonwealth of Pennsylvania - Notary Seal
KIRSTEN FOSTER - Notary Public
Montgomery County
My Commission Expires Dec 20, 2022
Commission Number 1344011

Date Received: g/ | ‘/ ZO / ,\ =

[L“ggfk‘ﬁ:‘@r//
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Address: 1631 KRIEBEL MILL RD
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D EECER

Rosemary L. Camponovo

TO
John Coughlin and Amy Conghiin

Premises:
1631 Kriebel Mill Road, Collegeville, PA 19426
Worcester Township
Montgomery County, Pennsylvania

The address of the above~named (irantees is:
3125 Doebrook Read, P.O. Box 462, Worcester, PA 19490

On behalf of the Grantees " F

TE5240-00184
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Prepared by:

Evans Abstract, LLC
272 Hunsherger Lane
Harleysville, PA 19438

Record and Retun to:
Evans Abstract, LLC
272 Hunsherger Lane
Harleysville, PA 19438

File No. 5 4906 MONTGOMERY COUNTY COMMISSIONERS REGISTRY
67-00-02038-00-1 WORGESTER TOWNSHIP

Parcel ID No. 67-00-02038-00-1 PN RBEL MILL RD

CAMPONOVOQ EZIO J & ROSEMARY L $15.00
BO11 L U031 0318 08/24/20M5 Nel

1631 Kriebel Mill Road,
Collegeville, PA 19426
Worcester Township

Montgomery County, Penngylvania

ﬂﬂbtﬁ 3nh2nture s made the A2 day of Angust, 2015,

MBetiueen
ROSEMARY L. CAMPONOVO

(hereinafter catled the Grantor), of the qne part, and
JOHN COUGHLIN and AMY COUGHLIN, husband and wife

(hereimafter called the Grantees), of the other part,

Bitnesseth, tat the said Grantor for and in consideration of the sum of Eight Huudred Forty
Thousand and 00/100 Dollars ($840,000.00) lawful money of the United States of America, unto her
well and truly paid by the said Grantees, at or before the sealing and delivery hereof, the TECeipt
whereof is hercby acknowledged, has granted, bargainext and sold, released and confirmed, and by
these presents does grant, bargain and sell, release and confirm unto the said Grantees, their heirs and
assigns, as Tenants by the Entirety, their assigns, the survivor of them and the survivor's personal
representatives and assigns

ALL THAT CERTAIN tract or piece of land, with the buildings and improvements to be
exected thercon, situate in the Township of Worcester, County of Montgomery and
Commonwealth of Peonsylvania, bounded and described in accordance with a survey
thereof, made by George C. Heilman, Registered Surveyor of Norristown, Pennsylvania, on
4/14/1964, as follows, viz:
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BEGINNING at a point in the middle line of Kriebel Mill Road (33 feet wide) in line of
land now or late of John M. Steffen; thence extending along the center line of said Kriebel
Mill Road, South 49 degrees 24 minutes West, 600 feet to 2 point in line of other land of
Matej Stefkovic, et ux; thence extending along the same, the 2 following eourses and
distances, viz: (1) North 32 degrees 13 minutes 20 seconds West, 670.31 feet to a point; and
(%) North 40 degrees 48 minutes West, 670 feet fo 2 point; thence extending North 49
degrees 09 minutes East, 500 feet to a stone, a corner in line of lands now or late of George
A. Rogers; thence extending along the same and land now or late of said John M. Steffen,
South 40 degrees 48 minutes East, 1,33535 feet to the first mentioned point and place of
beginning,

ALL THAT CERTAIN Iot or piece of ground, situate in the Township of Worcester,
County of Montgomery and Commonwealth of Pennsylvania, described in accordance with
a subdivision plan of property of George A. Rogers, made by Donald H. Schurr, Civil
Engincer and Surveyor, Norristown, Pennsylvania, dated 5/1/1 968, as follows, to wit:

BEGINNING at an interior point on the line dividing the premises herein described and
other lands of Ezio J. Camponova, said point also being a corner of land of John M.
Steffen; thenee along other land of Ezip J, Camponovo, North 47 degrees West, 967.49 feet
to a point; thence by land of John M. Otter, North 43 degrees 14 minutes East, 625 feet to
an fron pin, a corner of Parcel No. 1 on said plan; thence along Parcel No. 1 and Parcel No.
2, South 46 degrees 46 minutes East, 1,009.44 feet to a point in line of land of Robert
Hilderbrand; thence along said land, South 43 degrees 09 minutes West, 270.89 feet to a
point in line of land of John M. Steffen; thence along said land, the 2 following courses and
distances: (1) North 47 degrees West, 42,86 feet t0 a point; (2) South 43 degrees 09 minutes
West, 350 feet to the first mentioned point and place of beginning,

BEING Parcel No. 3 on said plan.
Parcel No: 67-00-02038-00-1

Being the same premises which Matej Stefkovic and Veronica Stefkovic, his wife by Deed
dated 5/26/1964 and recorded 5/27/1964 in Montgomery County in Deed Book 3330
Page 871 conveyed unto Ezio J. Camponovo and Rosemary L, Camponovo, his wife, in fee,

Being the same premises which George A. Rogers and Elivor J. Rogers, his wife by Deed
dated 6/3/1968 and recorded 6/4/1968 in Montgomery County in Deed Book 3512

Page 1022 comveyed unto Ezio J. Camponove and Rosemary L. Camponove, his wife, in
fee.

And the said Ezio J. Camponovo departed this life on or about November 19, 1992 whereby
title vested solely into Rosemary L. Camponove by rights of survivorship.

This Deed is being transferred unto the Grantees on August 24, 2015 and not the dafe of ifs
notary acknowledgment.

T88240-00184
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To gether t0ith ai and singular the buildings and improvements, ways, streets, alleys, driveways,
passages, waters, water-courses, rights, Liberties, privileges, hereditaments and appurtenances,
whatsoever unto the hereby granted premises belonging, or in apywise appertaining, and the reversions
and remainders, remts, issues, and profits thereof; and all the estate, right, title, mterest, property,
claim and demand whatsoever of her, the said grantor, as well at law as in equity, of, in and to the
same,

Uo have andy to BoBY e said lot or piece of ground desceibed above, with the buildings and
improvernents thereon erected, hereditaments and premises hereby granted, or mentioned apd intended
sotube,withﬂ:cappurtenanccs,umothesaidGranmes,ﬂJeirheirsandassig;ns,toandforﬂ:eonly

ZAni the said Gramtor, for herself and her heirs, executors and administrators, does, by these
presents, covenant, grant and agree, 1o and with the said Grantees, their heirs and assigns, that she, the
said Grantor, and her heirs, all and singular the hereditaments and premises herein described and
granted, or mentjoned and intended so to be, with the appurtenances, unto the said Gramees, their
heirs and assigns, against her, the said Gramor, and her beis, and against all and every other person
and persons whosoever lawfully claiming or to claim the Same or any part thereof, by, from or under
him, her, it, or any of them, shall and wiR

Bareant and forever Befend.
In Vitness Whereo!, me party of the first part has hereunto set her hand and seal. Dated the
day and year first above written.
Sealed anly Belibered
IN THE PRESENCE OF US:

Commonwealth of Pennsylvania

mary(.. Campofiovo
County of Montgomery L

On this the 9_(6-?5 day of August, 2015, before me, a Notary Public for the
Commonwealth of Pennsylvania, residing in the Coumty of Montgomery, the undersipned Officer,
personally appeared Rosemary L. Camponovo, known o me (satisfactorily proven) o be the person
whosenameissubscribedtomewithininsu'umem, and acknowledged that she executed the sarne for the
Purposes therein contained.

IN WITNESS WHEREOF, I hereunto set ty hand WZ‘:‘. mﬂm
Notaty“Public T
My commission expires (jéw_ /5" 2218

COMMONWENLTH OF PENNSYLVAMA
ROTARIAL SEAL
CHRSTHE W GoLGAcK
TS5240-00124 WHITPAIN TWR, MONTAOMERY COUNTY
My Commissian Exgired Jus 15, 2018
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Dovylestown, PA 18902
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2153400600 September 16,2020

FNGINEERS Ref# 7201-159

Worcester Township

1721 Valley Forge Road
PO Box 767

Worcester, PA 19490-0767

Attention: Tommy Ryan, Township Manager

Reference: 1631 Kreibel Mill Road
Conditional Use for Driveway Crossing of Riparian Corridor

Dear Mr. Ryan:

| am in receipt of a copy of a Conditional Use Application in conjunction with a proposed stream
crossing with a driveway at 1631 Kreibel Mill Road. The application includes a four (4) sheet plan set
prepared by Schlosser and Clauss for the property owners, John and Amy Coughlin. The plans are
dated July 24, 2020 with no revisions. The plans propose the construction of a new driveway from
Kreibel Mill Road to the rear of the existing property to serve an existing house. This driveway will
replace an existing driveway which exists at the south boundary of the property, and through a lot owned
by Michael J. and Bethany L. Coughlin. The existing driveway which runs adjacent to the side yard
property lines will be removed, and replaced with topsoil and seed. The netincrease in impervious area
created by the new driveway will be zero, since the existing driveway and the proposed driveway are
both 8,061 sq. ft. in area. Construction of the new driveway will require the crossing of the existing
stream which passes in a south to north direction through the property. The proposed crossing will be
made with 50 linear feet of 48" RCP piping and appropriate endwalls, with stabilization.

The subject property is densely wooded and the driveway from Krebiel Mill Road will require the
removal of existing vegetation through the site. Attached to this letter is an ariel view of the proposed
driveway location from the roadway to the stream crossing as taken from Google Earth. The redline
represents the direction of the driveway to the stream crossing and the yellow pin represents the exact
location of the stream crossing. Crossing of the riparian corridor and/or floodplain requires Conditional
Use approval from the Board of Supervisors. Under separate application, the applicant has submitted
a Zoning Hearing Board application to Worcester Township in conjunction with installing a driveway
crossing through the Flood Plain Conservation District. Both Zoning Approval and Conditional Use
approval are required for the construction of the crossing.

Article XXB, Riparian Corridor Conservation District, sets forth the requirements for any crossing
or distrubtance of the riparian corridor. Section 150-146.5 is entitled “Legislative Intent”, and sets forth
the goals of the district. Section 150-146.12 is entitied “Management of District”, and this section
outlines the requirements of a Corridor Management Plan which is required with any riparian corridor
disturbance or encroachment. Sheet 2 of the plan set is entitiled “Corridor Management Plan”. This
sheet sets forth many of the requirements of the Corridor Management Plan and shows the limits of
disturbance of the project. | have reviewed the plan set, and the Corridor Management Plan to
determine conformance with the requirements of Worcester township Zoning Code. Based on my
review of these requirements, | offer the following comments:

Municipal Engineering - Storm Water Management - Water & Wastewater Engineering
Environmental Engineering - Geographic Information Systems (GIS) - Construction Management
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The management plan should be revised to include the boundaries of Zones 1 and 2 of the
riparian corridor. (Section 150-146.12.A.(1))

The Corridor Management Plan should be revised to included the goals established in Section
150-146.5 of Township Code and describe how this crossing will impact the goals set forth in
that section for this property.

The existing crossing utilized in conjunction with the existing driveway is also within the riparian
corridor. The boundary of the riparian corridor should be extended to the property line to
determine the corridor width in conjunction with the existing crossing. Also, it should be clearly
defined if the existing crossing is to remain, or if it will be removed.

The Corridor Management Plan lists numerous plant species that are compatible with planting
in a riparian corridor. However, there is no indication of where these plantings would be located
in conjunction with the proposed plan. Itis suggested that the area within the riparian corridor
be drawn to a larger scale, and proposed landscaping should be located on that plan.

The Corridor Management Plan should provide additional information on how the disturbance,
and impact of the crossing will be mitigated on the site. As a suggestion, the applicant’s
engineer should look at the existing crossing that is to be abandoned with the existing driveway.
It may be beneficial to place additional riparian plantings at that location to offset the
disturbance created by the new driveway.

The applicant’s consultant should refer to Section 150-146.5, and 150-146.12 to determine the
requirements of the plan. It may be advisable to submit a supplemental written report in

conjunction with the plan sheet. In addition, the applicant’s consuiltant should provide the Township with

the calc
calculat

ulations for the sizing of the new stream crossing. The plans show a 48" diameter pipe, but the
ions for determining that pipe size should be provided for review.

The above represents all comments on the conditional use plan submission. Please contact

this office if you have any questions or need any additional assistance on this project.

JJN/paf

Very truly yours,
CKS ENGINEERS, INC

Townshif Engineey /
gf’ %’I/A\

g ’
Josegh'J. Nolan, P\E.

Enclosure

CC:

Robert Brant, Esq., Township Solicitor
John and Amy Coughlin

Kirk Clauss, P.E., Schlosser and Clauss
File
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ZONING

EXSITING ZONING:

PROPOSED USE:

C COMMERCIAL DISTRICT
LPD LAND PRESERVATION DISTRICT
COMMERCIAL PORTION OF THE SITE

A. RETAIL USE (PERMITTED BY-RIGHT)

150-204.C(1)

NOTES:

B. BANK (PERMITTED BY-RIGHT)

|. GASOLINE SERVICE STATION (PERMITTED BY SPECIAL EXCEPTION) !

LPD PORTION OF THE SITE

150-110.22.A(1) SINGLE FAMILY DETACHED IN ACCORDANCE WITH REGULATIONS OF AGR DISTRICT 150-11B

150-11B PERMITS SINGLE FAMILY DETACHED ON TRACTS LARGER THAN 8 ACRES PER ARTICLE XVIA AND
150-16 AND 150-17 WITH ARTICLE XVIA SUPERCEDING

ARTICLE XVIA 150-110.2.A(1)(b) OPTION 2

WETLAND CORRIDOR CROSSINGS BY ROADS,

CENTRALIZED SEWER AND/OR WATER LINES (PERMITTED BY CONDITIONAL USE)

1 GASOLINE SERVICE STATION WHEN LIMITED TO THREE BAYS AND CUSTOMARY SALES ROOM AND INCLUDING SANITARY TOILET ROOMS, PROVIDED THAT ANY

OUTDOOR DISPLAY OF MERCHANDISE IS KEPT WITHIN 25 FEET OF THE BUILDING OR ON THE PUMP ISLANDS, AND PROVIDED THAT BETWEEN THE HOURS OF 10:00 P.M.
AND 6:00 A.M., PREVAILING TIME, IT WILL BE CLOSED, WITH NO ILLUMINATION EVIDENT EXCEPTING A DIM NIGHTLIGHT INDOORS.

OVERALL LOT AREA CALCULATIONS

RESIDENTIAL OVERALL TRACT CALCULATION

REMAINING PORTION OF OVERALL FOR

RESIDENTIAL TRACT: 1,696,120 SF

DENSITY DETERMINATION FOR OPTION 2:

1D.U./ 160,000 SF OF THE GROSS TRACT

1,696,120/ 160,000 = 10.6 OR 11 D.U. PERMITTED

ARTICLE XVIA CONSERVATION SUBDIVISION DISTRICT

REQUIREMENTS
REQUIRED TYPICAL LOT
150-110.4.B MIN. OPEN SPACE NONE N/A
150-110.6 OPTION 2 ESTATE LOTS
MIN. LOT AREA 40,000 SF SEE INDIVIDUAL LOT CHART

MIN. LOT WIDTH

100.0 AT STREET LINE
200.0 FEET AT BUILDING LINE

SEE INDIVIDUAL LOT CHART

MIN. FRONT YARD 50.0 FEET SEE INDIVIDUAL LOT CHART
MIN. SIDE YARD 50.0 FEET SEE INDIVIDUAL LOT CHART
MIN. REAR YARD 50.0 FEET SEE INDIVIDUAL LOT CHART

150-110.7 MAX. IMPERVIOUS COVERAGE

SEE INDIVIDUAL LOT CHART

150-110.8
MAX. PRINCIPAL BUILDING HEIGHT

35.0 FEET, NOT EXCEEDING
2.5 STORIES

ALL LOTS <35.0 FEET OR 2.5
STORIES

MAX. ACCESSORY BUILDING

A 20.0 FEET ALL APPLICABLE LOTS <20.0 FEET
MIN. NEW DWELLING SETBACK ALL APPLICABLE LOTS >100.0
190-110.98(2)@) | EROM EXTERNAL ROAD R.O.W. 100.0 FEET FEET
MIN. NEW DWELLING SETBACK ALL APPLICABLE LOTS; >50.0
150-110.9.8(2)b) | FrRom OTHER TRACT BOUNDARIES | 90-0 FEET FEET
MIN. NEW DWELLING SETBACK .
150-110.9.B(2)(c) | FROM CROPLAND OR PASTURE 100.0 FEET ALL APPLICABLE LOTS; >100.0
FEET
LAND
MIN. NEW DWELLING SETBACK
FROM BUILDINGS OR BARNYARDS
150-110.98()¢) | OUSING LIVESTOCK (NDLUDING | 300-0 FEET SEE INDIVIDUAL LOT CHART
HORSES)
MIN. NEW DWELLING SETBACK
FROM ACTIVE RECREATION AREAS
150-110.9.B(2)(e) | SUCH AS COURTS OR PLAYING 150.0 FEET SEE INDIVIDUAL LOT CHART
FIELDS (NOT INCLUDING TOT
LOTS)
AT LEAST 75% OF THE LOTS SHALL
DIRECTLY FACE CONSERVANCY NO OPEN SPACES OR
150-110.9.8(4) LOTS OR COMMON OPEN SPACE | REQUIRED CONVSERVANCY LOTS AS PART
LAND OR FACE SUCH LAND OF OPTION 2; N/A
ACROSS A STREET
XXIV GENERAL REGULATIONS
150-177.A(5) MAX. STABLE HEIGHT 35.0 FEET ALL APPLICABLE LOTS; <35.0

FEET

OVERALL SITE AREA TO TITLE LINES: 2,182,151 SF
~ULT. R.O.W. DEDICATION ALONG VALLEY FORGE
ROAD AND SKIPPACK PIKE: 141,052 SF
- NEWLY DEDICATED R.O.W. FOR DRIVEWAY A:  -20,184 SF
- LOT 1 TO BE SUBDIVIDED FROM OVERALL: - 98,827 SF
- LOT 2 TO BE SUBDIVIDED FROM OVERALL: - 92,487 SF
- LOT 3 TO BE SUBDIVIDED FROM OVERALL: - 133,481 SF
REMAINING PORTION OF OVERALL FOR
RESIDENTIAL TRACT: 1,696,120 SF
ARTICLE XVII C COMMERCIAL DISTRICT REQUIREMENTS
REQUIRED |LOT IC LOT 2C LOT 3C
150-113A | MIN. LOT AREA 25,000 SF 107,370 SF 106,223 SF 131,748 SF
150-1138 | MIN. LOT WIDTH 100. FEET 357.9 FEET 354.1 FEET 210.4 FEET
55.7 FEET &
150-114A | MIN. FRONT YARD 45.0 FEET 139.1 FEET 457 FEET el
20.0 FEET, 101.7 FEET & 76.1 FEET & 65.4 FEET &
180-114.8 | MIN. SIDE YARD EACH 163.4 FEET 149.6 FEET 398.8 FEET
150-114C | MIN. REAR YARD 50.0 FEET 90.8 FEET 915 FEET 233.3 FEET
MIN. DISTRICT YARD. IF ANY SIDE
OR REAR YARD IS ADJACENT TO A 90.8 FEET &
150-114D | SINGLE-FAMILY RESIDENTIAL 750 FEET 101.7 FEET 915 FEET 233.3 FEET
DISTRICT, MIN. YARD SHALL BE
150-115A | MAX. BUILDING COVERAGE 30.0% 6.1% (6,500 SF) 4.6% (4,884 SF) 2.5% (3,270 SF)
150-1158 | MAX. IMPERVIOUS COVERAGE 50.0% 43.1% (46,248 SF) | 49.9% (53,064 SF) | 22.3% (29,432 SF)
30.0 FEET, NOT
150-116A | MAX. BUILDING HEIGHT EXCEEDING | <30.0 FEET <30.0 FEET <30.0 FEET
TWO STORIES
150-1168 | MAX. SIGN HEIGHT 20.0 FEET <20.0 FEET <20.0 FEET <20.0 FEET
MIN. PARKING, LOADING OR
DRIVEWAY SETBACK FROM SIDE | 5.0 FEET 196 SFEET & 05 TEELS STFEETS
PROPERTY LINE : : :
150-117.B(1)
MIN. PARKING, LOADING OR 20.7 FEET (FRONT)
DRIVEWAY SETBACK FROM FRONT | 20.0 FEET sl M_m_mm_w_vq )| ATEEET M_m_mm_w_vq )| 21.1 FEET (FRONT)
OR REAR PROPERTY LINE : : 77.6 FEET (REAR)
MIN. PARKING, LOADING OR
DRIVEWAY SETBACK FROM AN 51.8 FEET &
150-117.8(2) | DRIVEWAY SETBACK FROV 50.0 FEET yquaal 514 FEET 77.6 FEET
DISTRICT
150-118.8(1) | MAX. GROSS BUILDING AREA 6,500 SF 6,500 SF 4,884 SF 3,270 SF
MIN. LANDSCAPE STRIP ADJACENT
150-118.C(2) | Y ANy STREET 10.0 FEET 213 FEET 20.0 FEET 20.0 FEET
THE FOLLOWING REQUIREMENTS ARE CONTAINED ELSEWHERE IN THE ZONING ORDINANCE BUT ARE DIRECTED BY 150-118.
150-203.C TOTAL AREA OF ALL
IN ALL NONRESIDENTIAL Narnindel
DISTRICTS, NO PART OF A N
DETENTION BASIN SHALL OCCUPY NDERCROUND
A REQUIRED YARD AREA, 15.0% 0.0% 0.0% ST
MEASURED AS TO LINEAR S aUPIES AREA
DIMENSION OR SURFACE AREA, IN
DIMENSION WITHIN REQUIRED
YARD AREAS: 1,167 SF
1,167 / 50,580 = 2.3%
MIN. SETBACK FOR DETENTION
BASIN FROM A BUILDING,
O A L ONS: ror | 50.0 FEET 65.7 FEET 68.3 FEET 50.0 FEET
AN ADJACENT LOT
MIN. SETBACK OF A DETENTION
BASIN FROM A PROPERTY LINE
1502030 | THEY SHALL NOT CROSS A 25.0 FEET 35.7 FEET 443 FEET 25.0 FEET
PROPERTY LINE)
>25.0 FEET (WITH
EXCEPTION OF
MIN. BUILDING, PARKING, AND STRUCTURES
1502048 | OTHER STRUCTURES SETBACK | 25.0 FEET N/A N/A NEEDED FOR
FROM WETLANDS WETLAND CROSSING
AS PART OF
CONDITIONAL USE)
ARTICLE XXII PARKING REQUIREMENTS
REQUIRED PROVIDED
150-153.8(6) | RETAIL STORE: AS AN INDIVIDUAL | 1 SPACE / 100 SF OF
ESTABLISHMENT AND NOT A SALES AREA
LARGE DRUGSTORE,
DEPARTMENT STORE OR
SUPERMARKET
RETAIL STORE ASSUME 70%:
6,500 x 0.70 = 4,550 / 100 | 46 SPACES
= 455 or 46 SPACES
BANK ASSUME 50%:
3,270 x0.50 = 1,635/100 | 17 SPACES
='16.4 or 17 SPACES
CONVENIENCE STORE ASSUME 40%:
4,884%0.40=1954/100 | 20 SPACES
='19.5 or 20 SPACES

LOT 1
REQUIRED PROVIDED
MIN. LOT AREA: 40,000 SF 171,479 SF (3.937 AC.)
MIN. LOT WIDTH: 100.0 FEET AT STREET LINE 473.0 FEET
200.0 FEET AT BUILDING LINE 472.0 FEET
MIN. FRONT YARD: 50.0 FEET 50.0 FEET
MIN.SIDE YARD: 50.0 FEET 50.0 FEET
MIN. REAR YARD: 50.0 FEET >50.0 FEET

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR

16.0%(3-3.99 AC.)

9.8% (16,735 SF)

LIVESTOCK: 300.0 FEET >300.0 FEET
MIN. DWELLING
SETBACK FROM
SPORT COURTS: 150.0 FEET >150.0 FEET
LOT 2
REQUIRED PROVIDED
MIN. LOT AREA: 40,000 SF 153,862 SF (3.532 AC.)
MIN. LOT WIDTH: 100.0 FEET AT STREET LINE 421.0 FEET
200.0 FEET AT BUILDING LINE 457.0 FEET
MIN. FRONT YARD: 50.0 FEET 50.0 FEET
MIN.SIDE YARD: 50.0 FEET 50.0 FEET
MIN. REAR YARD: 50.0 FEET >50.0 FEET

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR

16.0% (3-3.99 AC.)

10.9% (16,813 SF)

LIVESTOCK: 300.0 FEET >300.0 FEET
MIN. DWELLING
SETBACK FROM
SPORT COURTS: 150.0 FEET >150.0 FEET
LOT3
REQUIRED PROVIDED
MIN. LOT AREA: 40,000 SF 148,444 SF (3.408 AC.)
MIN. LOT WIDTH: 100.0 FEET AT STREET LINE 412.0 FEET
200.0 FEET AT BUILDING LINE 450.0 FEET
MIN. FRONT YARD: 50.0 FEET >50.0 FEET
MIN.SIDE YARD: 50.0 FEET 50.0 FEET
MIN. REAR YARD: 50.0 FEET >50.0 FEET

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR

16.0% (3-3.99 AC.)

11.3% (16,780 SF)

LIVESTOCK: 300.0 FEET >300.0 FEET
MIN. DWELLING
SETBACK FROM
SPORT COURTS: 150.0 FEET >150.0 FEET
LOT 4
REQUIRED PROVIDED
MIN. LOT AREA: 40,000 SF 189,870 SF (4.359 AC.)
MIN. LOT WIDTH: 100.0 FEET AT STREET LINE 205.0 FEET
200.0 FEET AT BUILDING LINE 247.0 FEET
MIN. FRONT YARD: 50.0 FEET 50.0 FEET
MIN.SIDE YARD: 50.0 FEET 50.0 FEET
MIN. REAR YARD: 50.0 FEET 50.0 FEET

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR

14.0% (4-4.99 AC.)

9.1% (17,309 SF)

LIVESTOCK: 300.0 FEET >300.0 FEET
MIN. DWELLING
SETBACK FROM
SPORT COURTS: 150.0 FEET >150.0 FEET
LOTS
REQUIRED PROVIDED
MIN. LOT AREA: 40,000 SF 132,437 SF (3.040 AC.)
MIN. LOT WIDTH: 100.0 FEET AT STREET LINE 177.0 FEET
200.0 FEET AT BUILDING LINE 215.0 FEET
MIN. FRONT YARD: 50.0 FEET >50.0 FEET
MIN.SIDE YARD: 50.0 FEET >50.0 FEET
MIN. REAR YARD: 50. FEET >50.0 FEET

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR

16.0% (3-3.99 AC.)

9.7% (12,806 SF)

LIVESTOCK: 300.0 FEET >300.0 FEET
MIN. DWELLING

SETBACK FROM

SPORT COURTS: 150.0 FEET N/A

NOTES:

TEXCLUDES WETLANDS, LAND WITHIN 25' OF WETLANDS AND 3 THE

AREA OF LAND WITH SLOPES 15-25%.
2 EXCLUDES 3 THE AREA OF LAND WITH SLOPES 15-25%.

LOT6

MIN. LOT AREA:
MIN. LOT WIDTH:

MIN. FRONT YARD:

MIN.SIDE YARD:
MIN. REAR YARD:

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR
LIVESTOCK:
MIN. DWELLING
SETBACK FROM
SPORT COURTS:

LOT7

MIN. LOT AREA:
MIN. LOT WIDTH:

MIN. FRONT YARD:

MIN.SIDE YARD:
MIN. REAR YARD:

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR
LIVESTOCK:
MIN. DWELLING
SETBACK FROM
SPORT COURTS:

LOT 8

MIN. LOT AREA:
MIN. LOT WIDTH:

MIN. FRONT YARD:

MIN.SIDE YARD:
MIN. REAR YARD:

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR
LIVESTOCK:
MIN. DWELLING
SETBACK FROM
SPORT COURTS:

LOT9

MIN. LOT AREA:
MIN. LOT WIDTH:

MIN. FRONT YARD:

MIN.SIDE YARD:
MIN. REAR YARD:

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR
LIVESTOCK:
MIN. DWELLING
SETBACK FROM
SPORT COURTS:

LOT 10

MIN. LOT AREA:
MIN. LOT WIDTH:

MIN. FRONT YARD:

MIN.SIDE YARD:
MIN. REAR YARD:

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR
LIVESTOCK:
MIN. DWELLING
SETBACK FROM
SPORT COURTS:

LOT 11

MIN. LOT AREA:
MIN. LOT WIDTH:

MIN. FRONT YARD:

MIN.SIDE YARD:
MIN. REAR YARD:

MAX. IMPERVIOUS:

MIN. DWELLING
SETBACK FROM
BUILDINGS FOR
LIVESTOCK:
MIN. DWELLING
SETBACK FROM
SPORT COURTS:

REQUIRED

40,000 SF

100.0 FEET AT STREET LINE
200.0 FEET AT BUILDING LINE
50.0 FEET

50.0 FEET

50.0 FEET

16.0%(3-3.99 AC.)

300.0 FEET

150.0 FEET

REQUIRED

40,000 SF
100.0 FEET AT STREET LINE
200.0 FEET AT BUILDING LINE
50.0 FEET

50.0 FEET

50.0 FEET

16.0% (3-3.99 AC.)

300.0 FEET

150.0 FEET

REQUIRED

40,000 SF

100.0 FEET AT STREET LINE
200.0 FEET AT BUILDING LINE
50.0 FEET

50.0 FEET

50.0 FEET

16.0% (3-3.99 AC.)

300.0 FEET

150.0 FEET

REQUIRED

40,000 SF

100.0 FEET AT STREET LINE
200.0 FEET AT BUILDING LINE
50.0 FEET

50.0 FEET

50.0 FEET

18.0% (80,000 SF-2.99 AC.)

300.0 FEET

150.0 FEET

REQUIRED

40,000 SF
100.0 FEET AT STREET LINE
200.0 FEET AT BUILDING LINE
50.0 FEET

50.0 FEET

50.0 FEET

14.0% (4-4.99 AC.)

300.0 FEET

150.0 FEET

REQUIRED

40,000 SF
100.0 FEET AT STREET LINE
200.0 FEET AT BUILDING LINE
50.0 FEET

50.0 FEET

50. FEET

16.0% (3-3.99 AC.)

300.0 FEET

150.0 FEET

PROVIDED

150,319 SF (3.451 AC.) '
449.0 FEET

480.0 FEET

50.0 FEET

50.0 FEET

50.0 FEET

10.8% (16,219 SF)

>300.0 FEET

>150.0 FEET

PROVIDED

88,392 SF (2.029 AC.) 2
152.0 FEET

200.0 FEET

>50.0 FEET

>50.0 FEET

>50.0 FEET

15.8% (13,957 SF)

N/A

N/A

PROVIDED

89,543 SF (2.056 AC.)
279.0 FEET

279.0 FEET

50.0 FEET

50.0 FEET

>50.0 FEET

14.5% (13,011 SF)

N/A

N/A

PROVIDED

87,311 SF (2.004 AC.)
550.0 FEET

489.0 FEET

50.0 FEET

50.0 FEET

>50.0 FEET

14.5% (12,681 SF)

N/A

N/A

PROVIDED

168,933 SF (4.359 AC.)
959.0 FEET

1,128.0 FEET

50.0 FEET

50.0 FEET

50.0 FEET

9.1% (15,370 SF)

>300.0 FEET

>150.0 FEET

PROVIDED

164,294 SF (3.772 AC.) 2
897.0 FEET

1,071.0 FEET

>50.0 FEET

>50.0 FEET

>50.0 FEET

9.8% (16,076 SF)

>300.0 FEET

>150.0 FEET

™
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Ref: # 7515

Worcester Township

1721 Valley Forge Road
PO Box 767

Worcester, PA 19490-0767

Attention: Tommy Ryan, Township Manager

Reference: Palmer Village, LLC
Review of Sketch Plan

Dear Mr. Ryan:

I am in receipt of a new sketch plan submission titled “Sketch Plan - Proposed Palmer
Paddocks®, as prepared for Palmer Village, LLC, by Bohler Engineering. This plan consists of
three (3) sheets, and is dated July 16, 2020 with no revisions. This plan shows a proposed
subdivision and land development plan for the 50 acre tract at the northeast corner of Skippack
Pike and Valley Forge Road. It should be noted that a preliminary subdivision plan was previously
submitted for this same parcel and reviewed by the Township. The latest engineering review letters
for that preliminary subdivision plan are dated October, 2017. Also, Sketch-Concept Plans D and
E were recently submitted to the Township and my review comments for those sketch plans were
included in letters dated April 30, 2020 and May 12, 2020. This latest sketch plan is different from
the preliminary subdivision plan submitted in 2017 and also the recently submitted Sketch-Concept
Plans D and E. Based on my review of this latest sketch plan, | offer the following comments:

ZONING/CONDITIONAL USE

1. The plans show a new entrance to the property from Valley Forge Road which will cross
over and through wetlands. In addition, the plans indicate that there will be water and
sewer lines crossing through this area as well. Conditional use approval will be required
for these wetland crossings in accordance with Section 150-204 of Township Code.

2. The proposed convenience store is shown with fueling stations. The plans include a note
(Sheet 3, Zoning Table) that states a gasoline service station is permitted by special
exception. The Township Zoning Officer should review the proposed use and determine
if gasoline/fueling stations are permitted in conjunction with a convenience store use.
Section 150-112.1.(5).

3. The overall subdivision plan consists of three (3) commercial lots and eleven (11
residential lots. The commercial lots are numbered 1C, 2C, and 3C and then the residential
lots are number 1 through 11. This is confusing. All of the lots should be renumbered 1

Municipal Engineering - Storm Water Management - Water & Wastewater Engineering
Environmental Engineering - Geographic Information Systems (GIS) - Construction Management
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through 14. Sheet No. 3 includes an overall lot calculation table which references lot 1, 2,
and 3, but they are in fact the commercial lots (1C, 2C, and 3C). Renumbering the lots
from 1 to 14 and revising the tables as required will avoid confusion in reviewing the plans
and subsequent recording of the lots.

The three (3) commercial lots have been subdivided in accordance with the requirements
of Article XVII, which is the “C” - Commercial District. A table of these three lots and the
zoning requirements are shown on Sheet 3. The commercial lots are identified as 1C, 2C,
and 3C, and as mentioned above, the lot numbering should be revised.

The residential portion of the lot is 1,696,120 sq. ft, as determined by the “overall lot area
calculations” table on Sheet 3. This property is in the LPD zoning district, however, the
residential portion must be developed in accordance with Article XVIA-Conservation
Subdivision District. The applicant has chosen Option 2 to determine the allowable density
on the residential property. Using Option 2, the total number of allowable building lots is
11. The layout plan for the residential portion was based on 11 lots and the specific
dimensional information on each lot is contained on Sheet No. 3. Again, residential lots are
labeled lots 1 through 11 and the lot numbering should be revised the new lot numbering
for the overall plan. Based on my review of the Zoning Ordinance requirements and the
calculation provided on Sheet 3, the applicant has accurately determined the number of
residential dwelling units permitted on the residential portion of the property. It should be
noted that there is no open space requirement associated with Option 2 in the Conservation
Subdivision District.

One of the commerecial lots is shown as a “Proposed Convenience with Fuel Use”. The
building is 4,884 sq. feet. This site also shows five (5) fueling stations as part of the
convenience store. The parking requirements were based on the assumption that 40% of
the building area would be “Retail Space” and that was used to calculate 20 parking spaces
for this site. | believe that the number of parking spaces proposed on this site is
significantly less than what is actually required. First, the site as proposed is a hybrid
between a convenience store and gas station. The Township would first need to determine
if this combined use is allowed under current zoning. Secondly, utilizing the parking
requirements for a “retail store or shop” is not adequate for the proposed use. The
proposed use is similar to a Wawa or Royal Farm store and has higher parking
requirements than a regular retail store. Wawa’s website actually has the site requirements
that they utilize when looking for new stores. Attached is a copy of these requirements.
Their “ideal” site requires parking for 50 to 60 cars and their scaled down version requires
parking for 40 cars. The site as proposed does not meet these requirements. The
Township’s traffic consultant should also provide input on this issue.

SUBDIVISION ISSUES

s

Sheet No. 1 is entitled “Existing Conditions”. This plan shows the location of a sanitary
force main, which passes through the property, crosses Skippack Pike, and eventually
works its way to the Valley Green Wastewater Treatment Plant. This force main connects
to the Meadowood pumping station, and is owned by the Township. The pumping station
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serves the Meadowood Development and also the Methacton Elementary School. An
easement should have been provided through the Palmer Property in conjunction with the
location and construction of this sewage force main. This easement is not shown on the
plan. This easement should be shown not only on the existing conditions plan but also the
sketch plan, as there are potential concerns with conflicts with the existing force main.

There is an air release chamber on the Meadowood force main on the Palmer Property.
This chamber is approximately 930 ft. from Skippack Pike (See Attached Exhibit). This
should be added to the plans. This will also verify the location of the pipe.

The force main enters the Palmer Property at the exact location where the new access
road to the residential development is proposed. This could be problematic, since there wili
be grading in that area to lower the current grade to match the elevation of Valley Forge
Road. This construction will be directly over the existing force main and there is concern
that the minimum depth requirement will not be met with the new construction. Also, the
construction activity directly over the force main at this location could adversely impact the
force main. There is also concern where the force main will loop around the proposed
bank. The force main will be very close to the proposed underground stormwater facility,
and also to the proposed bank building. Again, any grade reduction in the vicinity of the
force main is a concern, in order to maintain the minimum cover over the pipe. This will
need to be evaluated further during the land development and subdivision planning process
as there is the potential that certain sections of the force main will need to be either
relocated, to make the force main deeper, or re-routed through a portion of the property.

The plans do not show any road improvements along the Valley Forge Road frontage. The
new road entering the site from Valley Forge is not shown with acceleration and
deceleration lanes. The Township should determine what improvements, if any, should be
made to the frontage of the property along Valley Forge Road. It is anticipated that the
Township’s Traffic consultant will have additional comments on this issue. There are also
improvements shown along Skippack Pike frontage and the Township’s Traffic consultant
should review and comment on what is proposed on the plan and what is actually required.

The plan shows underground stormwater facilities proposed for the proposed bank
(currently labeled Lot 1C) and it shows two (2) above-ground stormwater facilities on Lots
2C and 1C. The plans do not show any stormwater facilities for the residential portion of
the property. It is unclear whether the above-ground stormwater facilities on the
commercial properties will also handle stormwater from the residential development. Ifthat
were to be the case, then there would be potential issues with ownership and maintenance
of these facilities and in handling the stormwater from off-site properties. If the above
ground stormwater facilities on the commercial sites are not to serve the residential portion,
then the applicant’s engineer should identify what stormwater facilities would be proposed.

The plans show two entrance roads into the site through the commercial properties. The
plans show this road as being contained within easements. For the plan to be constructed
as shown, there would need to be cross easements for traffic flow on these roads through
all three properties.



CKS Engineers, Inc. August 12, 2020

S

14.

Ref: # 7515
Page 4

From the notes on the plan, it is anticipated that this development will be provided with
public sewer and public water service. Sewer service will be would be provided at the
Valley Green Wastewater Treatment Plant which is owned and operated by Worcester
Township. The applicant would need to request information on the availability of sanitary
sewer capacity at the treatment plant in conjunction with this project moving forward. Also,
water to this site would need to provided by North Penn Water Authority and they would
also need to be contacted for availability of water service to this property.

If this sketch plan were to move forward, the applicant would need to go through the full
preliminary/final Subdivision and Land Development process and comply with all
requirements of Township code.

The above represents all comments on this sketch plans submission. Please contact me

if you have any questions or need any additional assistance at this time.

Very truly yours,
CKS ENGINE
Township Eng

JJIN/paf
Enclosure

CC:

Robert Brant, Esq., Township Solicitor
Bohler Engineering

Casey Moore, McMahon Associates
File
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8/5/2020 Site Submission Guideline: Required Information & Criteria | Wawa

Site Submission

Please note the required and supplemental information to have at hand before completing the Site Submission Form:

Required Information
» Your contact information (including email address)
* Your Wawa Department or Store number (Wawa Employees only)

« The address and nearest intersection of the site

Supplemental Information
» Owner and Real Estate Broker Contact Information
o Lot Number
» Block Number
« Zoning Information
e Lot Size
» Building Size (if applicable)
» Year Constructed
 Utility Information
» Annual Real Estate Taxes

» Requested Sales Price

Site Selection Criteria

Please consider the following when submitting a site for consideration:

Ideal Trade Area Characteristics
+ Adequate nearby residential population to support retail sales at proposed location
» Nearby daytime population including employment centers, retail, office and commercial traffic generators

» Minimum Traffic Count of at least 25,000 vehicles per day having access to site

Ideal Location Characteristics

« Wawa prefers freestanding location
o Corner location at signalized intersection

o Signalized “T” intersections may be considered

https://www.wawa.com/about/real-estate/site-submission-guidelines 1/3



8/5/2020 Site Submission Guideline: Required Information & Criteria | Wawa
o OQOut-parcels and pads of shopping centers or portions of mixed developments

» Sites should be located on a high-volume intersection
o Visibility must be good, at the posted speed limit, from each approaching direction of travel

o Frontage must be adequate to permit convenient and safe access to site

» Zoning
o \Wawa prefers properties that are zoned to permit use and operation by right, of a 24 hour Wawa Food

Market, with gasoline sales

o Wawa may consider properties, which require zoning relief (such as special exception, variance or re-
zoning), on a case-by-case basis, depending on the local jurisdiction

» Availability
o Wawa will consider purchasing or leasing the property

o Site acquisition will be contingent upon receipt of all approvals to construct and operate the proposed
Wawa Food Market and gasoline facility

‘)é Ideal Site and Building Characteristics

» Preferred
o Lot size of approximately 2 acres, sufficient for standard prototype layout

o Building size of approximately 4,000-6,000 square feet

o Parking for 50-60 cars

o Accommodates 8 multiproduct fuel dispensers (MPDs).

» Other size sites may be considered
o Lot size of no less than 1 acre

o Building size of a minimum of 4,000 square feet
o Parking for 40 cars

o Accommodates 6 multiproduct fuel dispensers (MPDs)

» Site should be at grade with front and intersecting roads

» Exceptions to the following may be considered in certain areas — Contact the area Real Estate Manager for site
specific discussion.

https://www.wawa.com/about/real-estate/site-submission-guidelines 2/3



8/6/2020 Site Submission Guideline: Required Information & Criteria | Wawa
Please submit any site that matches these criteria by using our online form.

The Regional Real Estate Manager for the area in which the site is located will contact you within two weeks of
receipt of the information referenced above.

Note; The criteria set forth herein are subject to change from time to time by Wawa, Inc., at its sole discretion,
without notice. Criteria may be relaxed or restricted on a case by case basis, if in the sole discretion of Wawa, Inc.,
circumstances exist which warrant such relaxation or restriction.

Conltinue to Submit a Site

https://www.wawa.com/about/real-estate/site-submission-guidelines 3/3
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September 14, 2020

Mr. Tommy Ryan, Manager
Worcester Township

1721 Valley Forge Road—Box 767
Worcester, Pennsylvania 19490

Re: MCPC #17-0144-003

Plan Name: Palmer Paddocks

(1 lot comprising approx. 55.16 acres)

Situate: W. Skippack Pike and S. Valley Forge Road
Worcester Township

Dear Mr. Ryan:

We have reviewed the above-referenced sketch plan as you requested on August 6, 2020. We forward this
letter as a report of our ideas and recommendations.

BACKGROUND

The Applicant, Palmer Village LLC, is proposing to develop 11 single-family detached units and three
commercial buildings on a 55.16-acre property at the corner of W. Skippack Pike and S. Valley Forge Road. The
property is currently split-zoned between the C Commercial District (at and adjacent to the street intersection)
and the LPD Land Preservation District, which occupies the majority of the site. A total of 14,654 square feet of
new commercial space is proposed within three buildings, each on its own separate lot, which include a bank,
a convenience store with fueling stations, and a retail store. It is not clear whether the development will be
served with public water or sewer.

We submitted comments on a previous submission of this plan in which 16 single-family units were proposed,
instead of the current 11 units. Pursuant to the standards of the LPD district, the development of single-family
dwellings is only permitted pursuant to the regulations of the AGR Agricultural District and requires existing
lots over 10 acres in size to be developed as Conservation Subdivisions (Article XVIA). It appears that in this
resubmission, the applicant proposes to develop as an Option 2 Conservation Subdivision, in which no open
space is required.
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RECOMMENDATION

As this application is a tentative sketch plan, the Montgomery County Planning Commission (MCPC) generally
does not issue a formal recommendation. We acknowledge that a number of changes which have been made
to the plan will impact the relevance of some of our previous comments. However, we may restate previous
comments which continue to be relevant in this current plan. In the course of our review we have also
identified new issues which the Township may wish to consider prior to final approval. Our comments are as
follows:

REVIEW COMMENTS

A. SITE PLANNING

1. Cluster. As stated above, the Applicant is proposing to develop the residential portion of the
tract as an “Option 2” conservation subdivision, which is a by-right use of the land. While this
development type is permissible on this land, we would like to reiterate our previous
recommendation that the Applicant consider clustering the residential development instead,
which would consume less land. The Township Open Space Plan indicates that there are
significant scenic views of the property which can be seen traveling north on Valley Forge Road
from the intersection with W. Skippack Pike; clustering houses to the east would preserve the
scenic views and the underlying ground as open space.

2. Vision Plan. We would also like to reiterate our comment from our previous letter. Should the
adopted Center Point Vision Plan remain a priority, the Township may wish to work with the
applicant further to ensure these priorities are met.

B. TRANSPORTATION

1. Commercial Driveway Access from Skippack. We would like to reiterate our comment from
our previous letter by recommending the removal of the RIRO access on Skippack Pike. We
believe that it would eliminate a redundant driveway in proximity to another driveway, as well
as improve the walkability and pedestrian-friendliness of the area by minimizing unnecessary
pedestrian/vehicle conflict points.

2. Access to Valley Forge Road. In our previous letter, we commented upon how several units
were proposed to take direct access from Valley Forge Road. In this resubmission, we
acknowledge the changes several units’ orientation to Valley Forge Road, which now front and
take access from an internal road on the site.

3. Sidewalks. We acknowledge the provision of sidewalks within the residential development.
However, we would recommend that the sidewalks in the commercial development extend the
entire frontage of the tract in question.

4. Off-Site Connectivity. We would like to reiterate our comment from our previous letter by
recommending the Township work with the Applicant to develop this property in a manner
accommodating off-site connectivity from within this development.




Tommy Ryan, Mgr. -3- September 14, 2020

CONCLUSION

Please note that the review comments contained in this report are advisory to the municipality and final
disposition for the approval of any proposal will be made by the municipality.

Sincerely,

Brian J. Olszak, Senior Planner
bolszak@montcopa.org - 610-278-3737

c: Palmer Village LLC, Applicant
J Edmund Mullin, Esq, Applicant’s Representative
Andrew R. Raquet, Asst. Township Zoning Officer

Attachments: 1. Reduced copy of plan
2. Aerial Map
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APPENDIX

Attachment 1: Reduced Copy of Plan
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Attachment 2: Aerial Map
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Mr. Tommy Ryan
Township Manager
Worcester Township
1721 Valley Forge Road
P.O. Box 767
Worcester, PA 19490

McMAHON ASSOCIATES, INC.
425 Commerce Drive, Suite 200

Fort Washington, PA 19034

p 215-283-9444 | f 215-283-9446

PRINCIPALS

Joseph J. DeSantis, P.E., PTOE
John S. DePalma

Casey A. Moore, P.E.

Gary R. McNaughton, P.E., PTOE
Christopher J. Williams, P.E.

ASSOCIATES

John J. Mitchell, P.E.

R. Trent Ebersole, P.E.

Matthew M. Kozsuch, P.E.
Maureen Chlebek, P.E., PTOE
Dean A. Carr, P.E.

Jason T. Adams, P.E., PTOE
Christopher K. Bauer, P.E., PTOE

FOUNDER
Joseph W. McMahon, P.E.

RE:  Traffic Review #1 — Sketch Plan Review
Palmer Tract Mixed-Use Development
Worcester Township, Montgomery County, PA
McMahon Project No. 820377.11

Dear Tommy:

Per the request of the Township, McMahon Associates, Inc. (McMahon) has prepared this comment
letter, which summarizes our initial review of the proposed mixed-use development to be located in the
northeast corner of the intersection of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) in
Worcester Township, Montgomery County, PA. We had completed a review of the subdivision plan in
the past, but there had been no defined land uses. The development is proposed to consist of 16 single-
family homes, 6,500 square feet of retail space, a 4,884 square-foot convenience store with 10 fueling
positions, and a 3,270 square-foot bank with drive through. Access to the development is currently
proposed to be provided via a full-movement driveway to Skippack Pike (S.R. 0073), a right-in/right-out
only driveway to Skippack Pike (S.R. 0073), and a right-in/right-out only driveway to Valley Forge Road
(S.R. 0363).

The following documents were reviewed and/or referenced in preparation of our traffic review:

1. Sketch Plan (Concept Plan E-O and E-O Notes) for Palmer Village, LLC, prepared by Bohler
Engineering, dated November 15, 2019.

2. Transportation Impact Study Scoping Application for the Palmer Village Retail & Residential,
prepared by Pennoni Associates, dated April 20, 2018.

3. PennDOT Review Letter of the Transportation Impact Study Scoping Application for Palmer
Village, LLC — Retail & Residential, dated May 30, 2018.

Engineering | Planning | Design | Technology mcmahonassociates.com
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Upon review of the documents listed above for anticipated or existing transportation access, impacts,
and mobility, McMahon offers the following comments for consideration by the Township and action by

the applicant.

1.

The proposed development is in close proximity to the intersection of Skippack Pike (S.R. 0073)
and Valley Forge Road (S.R. 0363), which currently experiences congestion during the weekday
morning and weekday afternoon commuter peak periods. The applicant should be aware that
in order to alleviate the congestion currently experienced by vehicles at this intersection, long-
term roadway improvements at this intersection are likely necessary with any development of
these properties. These improvements may include an additional through lane on one or more
approaches, as well as optimizing, improving, or adding auxiliary turn lanes, as stated in the
Township Roadway Sufficiency Analysis (Act 209). All proposed improvements along the site
frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) should be consistent
with the improvements outlined in the Township Roadway Sufficiency Analysis (Act 209). Also,
the applicant must consider the potential roadway improvements along both Skippack Pike (S.R.
0073) and Valley Forge Road (S.R. 0363) from the Township Roadway Sufficiency Analysis (Act
209) study when designing the site to ensure that the proposed buildings are setback far enough
from any potential future roadway widening, and that the ultimate right-of-way necessary for
improvements not provided at this time is available for such future improvements to occur.

Since the transportation impact study (TIS) scoping application is now over two years old, and
the uses/sizes of the proposed development have changed from what was assumed in the scoping
application, the applicant must provide an updated transportation impact study scoping
application for the development as it is proposed at this time. Since access to the development
is proposed via two state roadways, the updated scoping application must also be submitted to
PennDOT for their concurrent review and concurrence. We recommend that a meeting be held
among the parties to finalize the scope, if PennDOT feels that will be helpful.

The updated transportation impact study (TIS) scoping application should document that the
transportation impact study will include an analysis of existing, as well as opening year (i.e. 2022
— to be confirmed) and full build year (i.e. 2027 — or five years after opening year) conditions both
without and with the proposed development, at every proposed site access intersection and at
the following off-site intersections that we recommend be evaluated at a minimum:

e Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363)

e Skippack Pike (S.R. 0073) and Shearer Road

e Skippack Pike (S.R. 0073) and Worcester Elementary School Driveway

e Skippack Pike (S.R. 0073) and 2960 Skippack Pike (S.R. 0073) Driveway

e Valley Forge Road (S.R. 0363) and Center Point Shopping Center Driveway
e Valley Forge Road (S.R. 0363) and Defford Way

Both levels-of-service and queuing should be addressed in the traffic study, and traffic impacts
mitigated. Also, the applicant should conduct auxiliary turn lane warrant analysis at all proposed
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10.

site access intersections. An alternative transportation plan (ATP) must be completed for the
provision of improvements that cannot be made due to constraints at the study locations, and
must be acceptable to PennDOT, as well.

The eastbound approach of Skippack Pike (S.R. 0073) at its intersection with the proposed full-
movement driveway/2960 Skippack Pike (S.R. 0073) driveway should be restriped to provide a
dedicated left-turn lane into the proposed development. This lane should be long enough to
accommodate the longest expected 95th percentile queue and designed with the appropriate bay
taper length.

The applicant must investigate the potential of restricting the right-in/right-out only driveway
along Skippack Pike (S.R. 0073) to right-out only in order to improve traffic operations in the
immediate vicinity of this access. Of concern is the potential for vehicular conflicts with vehicles
entering the site at this access and vehicles traveling along the drive aisle between the bank and
convenience store and vehicles using the fueling stations.

The applicant should redesign the site so that access to residential lots 1 through 4 can be
provided via the residential road system internal to the site as opposed to via individual
driveway connections to Valley Forge Road (S.R. 0363) in order to improve access management
along this congested section of Valley Forge Road (S.R. 0363). In all subsequent submissions, the
driveway locations for all residential lots should be shown on the plan.

The right-in/right-out access design on Valley Forge Road (5.R> 0363) should be redesigned and
flared more with the room available to provide a deceleration lane that is channelized into the
ingress, and an accel lane that is channelized out from the egress in order to help prevent
restricted left-turn in and out movements.

The applicant should design the cul-de-sac road to account for a future potential roadway
connection to the adjacent property to the north by extending the ultimate right-of-way along the
proposed cul-de-sac road to the northern property line. Designing the applicant’s roadway
portion to account for this potential connection now will ensure that roadway connection to the
adjacent property to the north can more easily be accomplished in the future with minimal impact
to Lots 9 and 10. Furthermore, the right of way for the roadway should be noted on the plan so
future taking is not needed from the adjacent lots.

A note should be added to the plan providing information on whether the proposed residential
roads will be dedicated to the Township or will be maintained through a homeowner’s
association.

According to Section 150-153.B(6) of the Zoning Ordinance, one space per every 100 square feet
of sales area is the required amount of parking for the convenience store portion of the site. The
total square footage for the convenience store is 4,884 square feet, however, based on information
provided on Sheet E-O Notes, the parking for the convenience store has been calculated using
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11.

12.

13.

14.

1,953 square feet of sales area, which equates to 20 parking spaces for the convenience store
portion of the site. Based on our experience with similar convenience stores with fueling station
facilities, the proposed parking shown on the plan does not appear to be adequate to
accommodate the expected peak parking demand of the convenience store with gas, especially
since the user is not identified and the type of store and services it provides will be important to
the design of the site for this use and the major roads it will serve. The applicant must provide
parking supply and demand information from similar area facilities. If data collection is
necessary to complete this task, it must occur under normal store operating conditions after the
COVID-19 restrictions have been lifted.

The applicant should investigate the possibility of relocating the drive-through area of the bank
to another side of the building and/or revising this layout. Of concern is the ability of the drive-
through in its current location to adequately accommodate queues without backing into the drive
aisle to the east of the bank, and that vehicles exiting the drive-through area will need to make an
unsafe U-Turn in order to travel to the Valley Forge Road (S.R. 0363) access.

Adequate sight distance measurements must be provided for the proposed full-movement and
right-in/right-out only driveway to Skippack Pike (S.R. 0073) and the proposed right-in/right-out
only driveway to Valley Forge Road (S.R. 0363).

A note must be added to the plan stating the area between legal right-of-way line and ultimate
right-of-way line should be offered for dedication to the authority having jurisdiction over the
road as required by Section 130-16.C(2)(c) of the Subdivision and Land Development
Ordinance.

According to Section 130-18.A of the Subdivision and Land Development Ordinance, sidewalk
is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).
The plan currently shows sidewalk along only a portion of the Skippack Pike (S.R. 0073) site
frontage and does not show any sidewalk along the Valley Forge Road (S.R. 0363) site frontage.
We recommend that the plan be revised to show sidewalk along the entire site frontages of
Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) that connects to the intersection
crosswalks of S.R. 0073/S.R. 0363, or a waiver must be requested from this ordinance section. We
do note that there is currently no sidewalk along either side of Skippack Pike (S.R. 0073) in the
vicinity of the site, however the applicant’s plan shows a small portion of sidewalk connectivity
only in the vicinity of the two access points along S.R. 0073. Sidewalk is currently provided along
a portion of the western side of Valley Forge Road (S.R. 0363) near Skippack Pike (S.R. 0073).
While again we recommend the provision of sidewalk on the plans (and minimally along the
commercially-zoned parcels), the Board of Supervisors may desire to consider deferring this
requirement of the applicant/land owner of record to complete them at a future time and at no
cost to the Township, and/or a fee in lieu of sidewalks may be requested to be kept in escrow for
future sidewalk installations in the Township and/or area of these properties.
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15.

16.

17.

18.

19.

20.

21.

22.

23.

According to Section 130-18.B of the Subdivision and Land Development Ordinance, curbing
is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R.
0363). The plan currently does not show any curbing along the Skippack Pike (S.R. 0073) and
Valley Forge Road (S.R. 0363) site frontages. The plan should either be revised to show curbing
along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363), or a
waiver must be requested from this ordinance section. It should be noted that there is currently
curbing along the southern side of Skippack Pike (S.R. 0073) and along a portion of the western
side of Valley Forge Road (S.R. 0363) near Skippack Pike (S.R. 0073), and therefore we suggest it
may be appropriate around this development. Alternatively, the Board of Supervisors may
consider deferring this obligation that is required of the applicant until such a time as may be
required by the Township or PennDOT for this property, whether under present or future land
ownership, and at no cost to Worcester Township, or may desire to consider a fee in lieu of curb to
be kept in escrow for future curb installations in the Township and/or area of these properties.

The curb radii should be shown on the plan at all Skippack Pike (S.R. 0073) and Valley Forge
Road (S.R. 0363) driveways and be in accordance with Section 130-17.B(3) of the Subdivision
and Land Development Ordinance.

The curb radii throughout the parking areas in the commercial portion of the site should be shown
on the plan as required in Section 130-17.D(10) of the Subdivision and Land Development
Ordinance.

The curb radii should be labeled on the plan at all intersections throughout the residential portion
of the site and be in accordance with Section 130-16.E(8) of the Subdivision and Land
Development Ordinance.

Sidewalk along both sides of the proposed residential roads is required in Section 130-18.A of the
Subdivision and Land Development Ordinance.

Turning templates should be provided demonstrating the ability of trash trucks and
fire/emergency vehicles specific to Worcester Township to maneuver into and out of all site
driveways and entirely through both the residential and commercial portions of the site. The
Township Fire Marshall shall also review and approve these plans.

ADA ramps should be shown on the plan at all locations where the sidewalk meets the drive
aisles/parking lots, as well as in the immediate vicinity of all proposed ADA parking spaces.

The stop bar on the northbound left-turn lane on the drive aisle leading to/from Skippack Pike
(S.R. 0073) at its intersection with the drive aisle leading to/from the retail and convenience store

portions of the site should be removed.

A stop sign should be shown on the plan at the following locations:
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24.

25.

26.

27.

28.

29.

¢ On the full-movement and right-in/right-out only driveway approaches at their intersection
with Skippack Pike (S.R. 0073) and on the right-in/right-out only driveway approach at its
intersection with Valley Forge Road (S.R. 0363).

¢ On the westbound approach of the drive aisle leading from the retail portion of the site at its
intersection with the drive aisle leading to/from the full-movement driveway with Skippack
Pike (S.R. 0073).

e On the eastbound and westbound approaches of the driveway connection between the
convenience store and the bank to the north of the right-in/right-out only driveway along
Skippack Pike (S.R. 0073). The stop signs in this area should be located as to not interfere
with the crosswalk shown on the plan.

¢ On the southbound drive-through egress approach at its intersection with the drive aisle to
the south of the bank.

¢ On the northbound approach of the drive aisle between the convenience store and bank at its
intersection with the drive aisle to the north of the bank and convenience store.

¢ On the westbound approaches of the residential road serving units 11 through 13 at both its
intersections with the main road leading to/from Skippack Pike (S.R. 0073) and the
commercial portion of the site.

A stop bar should be shown on the plan at all proposed stop sign locations throughout the site.

“No Outlet” signs should be posted on the residential road approach at its intersection with the
main drive aisle to the north of the commercial portion of the site facing Skippack Pike (S.R. 0073).

“Do Not Enter” signs should be shown on both sides of the southern end of the bank drive
through.

Provisions should be made to accommodate a public transit stop along the site frontage(s). The
applicant’s engineer should discuss this aspect with SEPTA during the planning phase, involving
the Township in any meetings and correspondence, and appropriately design the bus stop and
provide adequate pedestrian connectivity to/from the adjacent site.

Since Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) are State roadways, a PennDOT
Highway Occupancy Permit (HOP) will be required for any modifications/improvements within
the legal and ultimate right-of-way along Skippack Pike (S.R. 0073) and Valley Forge Road (S.R.
0363). The Township and our office must be copied on all plan submissions and correspondence
between the applicant and PennDOT and invited to any and all meetings between these parties.

According to the Township’s Roadway Sufficiency Analysis, the proposed development is
located in Transportation Service Area North, which has a corresponding impact fee of $3,977 per
“new” weekday afternoon peak hour trip and the applicant will be required to pay a
Transportation Impact Fee in accordance with the Township’s Transportation Impact Fee
Ordinance. The transportation impact fee for the proposed development will be calculated upon
our review of the transportation impact study. It should be noted that in order to accurately
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30.

31.

calculate the transportation impact fee for the proposed development, the applicant must provide
information on the existing use(s) of the site.

A more detailed review of the site and all transportation-related elements on the plan will be
conducted as the development advances to land development. Additional comments are
expected to be raised at that point upon submission of the TIS and land development plans and
materials. The applicant/property owner(s) are encouraged to meet with Township staff and
consultants in advance of any formal submissions to gain guidance and inputs on what will be
needed for review and approvals.

In all subsequent submissions, the applicant's engineer must provide a response letter that
describes how each specific review comment has been addressed, where each can be found in the
revised study, plan sheets, or other materials, as opposed to providing general responses. This
will aid in the detailed review and subsequent review timeframes.

We trust that this review letter responds to your request. If you or the Township have any questions or
require clarification, please contact McMahon'’s project manager, Chad Dixson, AICP, PP or myself.

Sincerely,

.

Casey A. Moore, P.E.
Executive Vice President — Corporate Operations

BMJ/CD/CAM

Joseph Nolan, P.E., CKS Engineers (Township Engineer)
Robert Brant, Esquire (Township Solicitor)

Fran Hanney, PennDOT

Susan LaPenta, PennDOT

William R Reardon, P.E., Bohler Engineering

J. Edmund Mullin, Esquire, HRMML

John Zaharchuk, Summit Realty Advisors (applicant)

I:\eng\ WORCETO1\ 820377 - Palmer Tract\Correspondence\ Out\2020-05-18 FINAL Review Letter #1.docx
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Palmer Tract Mixed-Use Development

Worcester Township, Montgomery County, PA
McMahon Project No. 820377.11

Dear Tommy:

Per the request of the Township, McMahon Associates, Inc. (McMahon) has prepared this comment
letter, which summarizes our second (2"9) review of the proposed mixed-use development to be located
in the northeast corner of the intersection of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363)
in Worcester Township, Montgomery County, PA. The development is currently proposed under this
revised concept to consist of 11 large-lot, single-family homes, 6,500 square feet of retail space, a 4,884
square-foot convenience store with 10 fueling positions, and a 3,270 square-foot bank with drive through.
Access to the commercial portion of the development is currently proposed to be provided via a full-
movement driveway to Skippack Pike (S.R. 0073) that is located directly opposite the Center Point
Shopping Center access and proposed to be signalized , a right-in/right-out only driveway to Skippack
Pike (S.R. 0073), and a right-in/right-out only driveway to Valley Forge Road (S.R. 0363). Access to the
residential portion of the development is proposed to be provided via a separate full-movement
driveway to Valley Forge Road (S.R. 0363) located about 400 feet south of the property’s northern
property line.

The following document was reviewed and/or referenced in preparation of our traffic review:

1. Sketch Plan (Concept Plan F) for Palmer Village, LLC, prepared by Bohler Engineering, dated July
1, 2020.

A previous review of an alternative concept plan (sketch plan) was completed for this property and our
review is dated May 18, 2020. Our office had a subsequent meeting on May 29, 2020 with the applicant

Engineering | Planning | Design | Technology mcmahonassociates.com



Mr. Tommy Ryan
August 20, 2020
Page 2

and their project team, Township representatives and PennDOT to go over technical review questions of
the applicant team of the Township and PennDOT.

Upon review of the document listed above for anticipated or existing transportation access, impacts, and
mobility, McMahon offers the following comments for consideration by the Township and action by the
applicant. It should be noted that this review letter pertains only to the submitted sketch (concept) plan,
and the applicant must still address our comments pertaining to the transportation impact study
scoping application contained in our May 18, 2020 review letter and submission of the study.

1. The proposed development is in close proximity to the intersection of Skippack Pike (S.R. 0073)
and Valley Forge Road (S.R. 0363), which currently experiences congestion during the weekday
morning and weekday afternoon commuter peak periods. The applicant should be aware that
in order to alleviate the congestion currently experienced by vehicles at this intersection, long-
term roadway improvements at this intersection are likely necessary with any development of
these properties. These improvements may include an additional through lane on one or more
approaches, as well as optimizing, improving, or adding auxiliary turn lanes, as stated in the
Township Roadway Sufficiency Analysis (Act 209). All proposed improvements along the site
frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) should be consistent
with the improvements outlined in the Township Roadway Sufficiency Analysis (Act 209). Also,
the applicant must consider the potential roadway improvements along both Skippack Pike (S.R.
0073) and Valley Forge Road (S.R. 0363) from the Township Roadway Sufficiency Analysis (Act
209) study when designing the site to ensure that the proposed buildings are setback far enough
from any potential future roadway widening, and that the ultimate right-of-way necessary for
improvements not provided at this time is available for such future improvements to occur.

2. The eastbound approach of Skippack Pike (S.R. 0073) at its intersection with the proposed full-
movement driveway/2960 Skippack Pike (S.R. 0073) driveway should be restriped to provide a
dedicated left-turn lane into the proposed development. This lane should be long enough to
accommodate the longest expected 95th percentile queue and designed with the appropriate bay
taper length. It should be designed back-to-back with the westbound left-turn lane at S.R. 0363,
which should be lengthened the maximum amount.

3. The applicant must investigate the potential of restricting the right-in/right-out only driveway
along Skippack Pike (S.R. 0073) to right-in only in order to improve traffic operations in the
immediate vicinity of this access. Of concern is the potential for vehicular conflicts with vehicles
entering back onto S.R. 0073 into a right turn lane widening that extends from the intersection of
S.R. 0363, as well as vehicles merging across two lanes of traffic to get into the westbound left-
turn lane to go south on S.R. 0363. Vehicles can more safely exit at the proposed signalized access,
and turn right onto Skippack Pike (S.R. 0073) to approach the intersection of S.R. 0363.

4. Theright-in/right-out access on Valley Forge Road should be evaluated for a left-in/right-in/right-
out design with left-turn egress prohibited. Widening should be considered and extend from the
southbound left-turn lane on Valley Forge Road (S.R. 0363) northerly to the northern property
line of the residential portion of the tract to create a three-lane cross-section on Valley Forge Road
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(S.R. 0363), thus providing for left-turn lanes for the new commercial driveway, the new
residential road to the subdivision and a center left-turn area for the properties in between and
on the west side of S.R. 0363. The channelization island for the commercial area right-turn egress
movement should be enlarged and flared to better restrict left-turn egress movements.

If the traffic study analyses conclude that the S.R. 0363 access for the commercial portion of the
project will operate safely and efficiently with allowing an left-turn ingress, and is also supported
by PennDOT, then the applicant’s site engineer should re-examine the internal roadway between
S.R. 0363 and the proposed signal at S.R. 0073 to design it with traffic calming features so as not
to become a desired short-cut for drivers to divert their planned route along the state highways
to avoid the signal at the S.R.0073/S.R.0363 intersection.

It is recommended that an emergency-only access connection be provided to the residential
portion of the site from Skippack Pike (S.R. 0073). This can be accomplished by providing an
emergency-only access easement from the drive aisle to the north of the commercial portion of
the site to the residential road between lots 5 and 6, and the provision of a paved trail connection
that could function as pedestrian access, as well to/from the neighborhood. The trail should be
of stabilized materials that would allow vehicle support if used for an emergency.

A note should be added to the plan providing information on whether the proposed residential
roads will be dedicated to the Township or will be maintained through a homeowner’s
association.

According to Section 150-153.B(6) of the Zoning Ordinance, one space per every 100 square feet
of sales area is the required amount of parking for the convenience store portion of the site. The
total square footage for the convenience store is 4,884 square feet; however, based on information
provided on Sheet 3, the parking for the convenience store has been calculated using 1,953 square
feet of sales area, which equates to 20 parking spaces for the convenience store portion of the site.
Based on our experience with similar convenience stores with fueling station facilities, the
proposed parking shown on the plan does not appear to be adequate to accommodate the
expected peak parking demand of a convenience store with gas, especially since the user is not
identified and the type of store and services it provides will be important to the design of the site
for this use and the major roads it will serve. The applicant must provide ample parking supply
and demand information from similar area facilities, or for a specific tenant of this parcel if one
is identified. The site plan must be designed accordingly. If data collection is necessary to
complete this task, it must have occurred in a parking study before COVID-19 or occur under
normal store operating conditions after the COVID-19 restrictions have been lifted. Furthermore,
due to the impact of COVID-19, some retailers are considering pick-up windows for these types
of uses, and that should be considered into the design of the plan if it is permissible by the
Township.

The alignment of the left-turn lanes at the newly-proposed commercial area site driveway onto
S.R. 0073 and the Centre Point Shopping Center onto S.R. 0073 must be modified to align more
directly opposite one another. The PennDOT Signals and HOP section is also expected to
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10.

11.

12.

13.

14.

comment that this be designed this way. This will necessitate shifting the site access further to
the east. The traffic engineer for the project, upon analyzing the best lane designations for the
minor road approaches, should assist with the alignment.

The applicant should investigate the possibility of relocating the drive-through area of the bank
to another side of the building and/or revising this layout. Of concern is the ability of the drive-
through in its current location to adequately accommodate queues without backing into the drive
aisle to the east of the bank, and that vehicles exiting the drive-through area will need to make an
unsafe U-Turn in order to travel to the Valley Forge Road (S.R. 0363) or Skippack Pike (S.R. 0073)
accesses.

Adequate sight distance measurements must be provided for the proposed full-movement and
right-in/right-out only driveways to Skippack Pike (S.R. 0073) and the proposed full-movement
and right-in/right-out only driveways to Valley Forge Road (S.R. 0363).

A note must be added to the plan stating the area between legal right-of-way line and ultimate
right-of-way line should be offered for dedication to the authority having jurisdiction over the
road as required by Section 130-16.C(2)(c) of the Subdivision and Land Development
Ordinance.

According to Section 130-18.A of the Subdivision and Land Development Ordinance, sidewalk
is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).
The plan currently shows sidewalk along only a portion of the Skippack Pike (S.R. 0073) site
frontage and does not show any sidewalk along the Valley Forge Road (S.R. 0363) site frontage.
We recommend that the plan be revised to show sidewalk (or multi-purpose trail if preferred by
the Township) along the entire site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road
(S5.R. 0363) that connects to the intersection crosswalks of S.R. 0073/S.R. 0363 especially to connect
the residential and commercial portions of the project and to initiate multimodal connectivity in
this area. Otherwise, a waiver must be requested from this ordinance section. We do note that
there is currently no sidewalk along either side of Skippack Pike (S.R. 0073) in the vicinity of the
site, however the applicant’s plan shows a small portion of sidewalk connectivity only in the
vicinity of the two access points along S.R. 0073. Sidewalk is currently provided along a portion
of the western side of Valley Forge Road (S.R. 0363) near Skippack Pike (S.R. 0073). While again
we recommend the provision of sidewalk and/or a multi-purpose trail on the plans, the Board of
Supervisors may consider deferring this requirement of the applicant/land owner of record to
complete them at a future time and at no cost to the Township, and/or a fee in lieu of sidewalks
may be requested to be kept in escrow for future sidewalk installations in the Township and/or
area of these properties.

According to Section 130-18.B of the Subdivision and Land Development Ordinance, curbing
is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).
The plan currently does not show any curbing along the Valley Forge Road (S.R. 0363) site
frontage and curbing along only a portion of the Skippack Pike (S.R. 0073) site frontage. The plan
should either be revised to show curbing along the entire site frontages of Skippack Pike (S.R.
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16.

17.

18.

19.

20.

21.

22.

0073) and Valley Forge Road (S.R. 0363), or a waiver must be requested from this ordinance
section. It should be noted that there is currently curbing along the southern side of Skippack
Pike (S.R. 0073) and along a portion of the western side of Valley Forge Road (S.R. 0363) near
Skippack Pike (S.R. 0073), and therefore we suggest it may be appropriate on the frontages of this
development. Alternatively, the Board of Supervisors may consider deferring this obligation that
is required of the applicant until such a time as may be required by the Township or PennDOT for
this property, whether under present or future land ownership, and at no cost to Worcester Township,
or may desire to consider a fee in lieu of curb to be kept in escrow for future curb installations in
the Township and/or area of these properties.

The curb radii should be shown on the plan at all Skippack Pike (S.R. 0073) and Valley Forge
Road (S.R. 0363) driveways and be in accordance with Section 130-17.B(3) of the Subdivision
and Land Development Ordinance.

The curb radii throughout the parking areas in the commercial portion of the site should be shown
on the plan as required in Section 130-17.D(10) of the Subdivision and Land Development
Ordinance.

The curb radii should be labeled on the plan at the internal intersection located in the residential
portion of the site and be in accordance with Section 130-16.E(8) of the Subdivision and Land
Development Ordinance.

Turning templates should be provided demonstrating the ability of trash trucks and
fire/emergency vehicles specific to Worcester Township to maneuver into and out of all site
driveways and entirely through both the residential and commercial portions of the site. The
Township Fire Marshal shall also review and approve these plans.

ADA ramps should be shown on the plan at all locations where the sidewalk meets the drive
aisles/parking lots, as well as in the immediate vicinity of all proposed ADA parking spaces.

A crosswalk should be shown on the plans across the northbound approach of the residential
road adjacent to lot 10 at its intersection with the residential road leading to/from Valley Forge
Road (S.R. 0363). ADA ramps should be shown on the plans on both sides of this residential road
where the crosswalk meets the sidewalk.

The stop bar on the northbound left-turn lane on the drive aisle leading to/from Skippack Pike
(S.R. 0073) at its intersection with the drive aisle leading to/from the retail and convenience store
portions of the site should be removed.

A stop sign should be shown on the plan at the following locations. It should be noted that a
stop bar should be shown on the plan at all proposed stop sign locations throughout the site.

¢ On the full-movement and right-in/right-out only driveway approaches at their intersections
with Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).
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25.

26.

27.

28.
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¢ On the eastbound and westbound approaches of the drive aisle leading to/from the retail and
convenience store portions of the site at their intersection with the drive aisle leading to/from
the full-movement driveway with Skippack Pike (S.R. 0073).

¢ On the eastbound and westbound approaches of the driveway connection between the
convenience store and the bank to the north of the right-in/right-out only driveway along
Skippack Pike (S.R. 0073). The stop signs in this area should be located as to not interfere
with the crosswalk shown on the plan.

¢ On the southbound drive-through egress approach at its intersection with the drive aisle to
the south of the bank.

¢ On the northbound approach of the drive aisle between the convenience store and bank at its
intersection with the drive aisle to the north of the bank and convenience store.

¢ On the northbound approach of the residential road adjacent to lot 10 at its intersection with
the residential road leading to/from Valley Forge Road (S.R. 0363).

“No Outlet” signs should be posted on the residential road approach at its intersection with
Valley Forge Road (S.R. 0363) facing Valley Forge Road (S.R. 0363).

“Do Not Enter” signs should be shown on both sides of the southern end of the bank drive
through.

“Pedestrian Crossing” signs should be shown on the plan on both sides of the proposed crosswalk
to the east of the internal intersection in the residential portion of the site.

All proposed signs should be labeled on the plan, with sign designations and sizes listed.

Provisions should be made to accommodate a public transit stop along the site frontage(s). The
applicant’s engineer should discuss this aspect with SEPTA during the planning phase, involving
the Township in any meetings and correspondence, and appropriately design the bus stop with
consideration of a bus shelter and provide adequate pedestrian connectivity to/from the adjacent
commercial site.

Since Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) are State roadways, a PennDOT
Highway Occupancy Permit (HOP) will be required for any modifications/improvements within
the legal and ultimate right-of-way along Skippack Pike (S.R. 0073) and Valley Forge Road (S.R.
0363). The Township and our office must be copied on all plan submissions and correspondence
between the applicant and PennDOT and invited to any and all meetings between these parties.

All relevant comments and action items from the May 29, 2020 Zoom call involving PennDOT,
the Township representatives and the applicant’s project team that pertain to the new concept as
well as the prior one should be addressed in the plan submission and traffic study to be submitted
for the project. Copies of those minutes should be provided to the Township.

According to the Township’s Roadway Sufficiency Analysis, the proposed development is
located in Transportation Service Area North, which has a corresponding impact fee of $3,977 per
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“new” weekday afternoon peak hour trip and the applicant will be required to pay a
Transportation Impact Fee in accordance with the Township’s Transportation Impact Fee
Ordinance. The transportation impact fee for the proposed development will be calculated upon
our review of the transportation impact study. It should be noted that in order to accurately
calculate the transportation impact fee for the proposed development, the applicant must provide
information on the existing use(s) of the site.

31. A more detailed review of the site and all transportation-related elements on the plan will be
conducted as the development advances to land development. Additional comments are
expected to be raised at that point upon submission of the TIS and formal land development plans
and materials. The applicant/property owner(s) may consider meeting with Township staff and
consultants in advance of any formal submissions to gain technical guidance and inputs on the
comments herein and what will be needed for review and approval considerations.

32. In all subsequent submissions, the applicant's engineer must provide a response letter that
describes how each specific review comment has been addressed, where each can be found in the
revised study, plan sheets, or other materials, as opposed to providing general responses. This
will aid in the detailed review and subsequent review timeframes.

We trust that this review letter responds to your request. If you or the Township have any questions or
require clarification, please contact McMahon’s project manager, Chad Dixson, AICP, PP or myself.

Sincerely,

)

Casey A. Moore, P.E.
Executive Vice President — Corporate Operations

BMJ/MEE/CED/CAM

Joseph Nolan, P.E., CKS Engineers (Township Engineer)
Robert Brant, Esquire (Township Solicitor)

Fran Hanney, PennDOT

Susan LaPenta, PennDOT

William R Rearden, P.E., Bohler Engineering

Brian Keaveney, P.E. — Pennoni Associates

J. Edmund Mullin, Esquire, HRMML

John Zaharchuk, Summit Realty Advisors (applicant)
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