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EAST GOSHEN TOWNSHIP
PLANNING COMMISSION

Agenda

Wednesday, January 2, 2013

7:00 PM

Call to Order / Pledge of Allegiance and Moment of Silence
Chairman will ask if anyone is going to record the meeting
Review of Tracking Log / Determine need for Workshop Meeting
Public Comment on Non-Agenda ltems
Approval of Minutes

1. December 5, 2012
Acknowledge Receipt of New Applications
Subdivision Plans
Land Development Plans

1. New Kent Apartments

2. Goshen Meadows Apartments
Conditional Uses and Variances

1. MARS Drinks North America (V)
Ordinance Amendments

Old Business
New Business

Any Other Matter

Liaison Reports

Meeting Dates of Importance

Jan 01,2013  Office Closed
New Year's Day

Jan 02, 2013  Planning Commission

Jan 03, 2013  Winter Farmer's Market

Jan 03, 2013  Winter Recreation Programs Begin
Check Township Website

Jan 03, 2013  Park Commission

Jan 07,2013 Board of Supervisors
Annual Reorganization
(Formal Meeting to follow)

Jan 08, 2013  Board of Auditors Reorganization

Jan 09, 2013  Conservancy Board

Jan 10, 2013  Historical Commission

Jan 12,2013 2013 Planning Session

Jan 14, 2013  Municipal Authority

Jan 15,2013 Board of Supervisors

Jan 17,2013  Police Commission
WEGQO Police Dept.

Jan 17,2013  Winter Farmer's Market

Jan 17,2013  Zoning Hearing Board
MARS Drinks

Correspondence

Goals

Adjournment

7:00 PM
3:30-6:00 PM

7:00 PM
7:00 PM

7:00 PM
7:00 PM
7:00 PM
8:00 AM
7:00 PM
7:00 PM
8:00 AM

3:30-6:00 PM
7:30 PM

Bold Items indicate new information to review for that topic.
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Draft
EAST GOSHEN TOWNSHIP
PLANNING COMMISSION MEETING
December 5, 2012

The East Goshen Township Planning Commission held a regularly scheduled meeting on Wednesday, December 5,
2012 at 7:00 p.m. at the East Goshen Township building. Members present were: Chairman Susan Carty, Dan
Daley, George Martynick, Jim McRee, Adam Knox, Al Zuccarello and Nathan Cline. Also present were Mark
Gordon, Township Zoning Officer; Monica Close, Historical Commission; Erich Meyer, Park and Recreation
Commission; and Ginnie Newlin, Conservancy Board.

A. WORKSESSION - 7:00 PM
1. Sue reminded the Commission that they have to discuss their goals for 2013.

2. PPL - Pipeline notice — Sue commented that they may have to review where the pipeline comes through
the township. George feels the infrastructure is getting old but has been impressed by how quickly they
respond to a problem with the pipeline. Mark explained some of the things they do to maintain the pipeline.

B. FORMAL SESSION -7:15PM
1. Sue called the meeting to order at 7:15 pm and led the Pledge of Allegiance.
There was a moment of silence to remember our armed forces.
Sue asked if anyone would be recording the meeting. There was no response.

2. Minutes — Sue noted that the minutes of the November 7, 2012 meeting were approved as corrected.

3. Public Comment on non-agenda items — Ginnie asked the Commission members to turn on their
microphones so they can be heard by everyone.

4, Land Development Plan — New Kent Apartments, N. Chester Rd and Boot Rd — Neal Fisher reported
that they received the letter from the Township engineers and will comply with it. George asked about
building on the swale. Neal said the large detention basin will be reconfigured to accommodate the volume.
He gave a brief explanation of the project. Adam and Ginnie asked about impervious coverage. Neal said
they are just under the 40% allowed. They will retain an area for future additional parking. Mark mentioned
that in the last New Kent project, they did use pervious paving in one area and Mark went out during a rain
storm to watch it work.

5. Renehan Sketch Plan for Subdivision of 1515 Colonial Lane - The applicant was represented by James
M. Renehan, President & CEO of Renehan Building Group, and Nicholas L. Vastardis, President of
Vastardis Consulting Engineers. Nick explained that this is a 5.5 acre property that they want to subdivide
into 4 lots. There will be public sewer and private wells. Jim mentioned that road improvements will be
done. They will use the existing barn for storage during the construction but all existing structures will be
removed.

George mentioned that development of this area has been discussed for a long time. Since there is only one
way in and out, the ability of fire trucks to get in there was always a concern.

Sue asked about the area of steep slopes. Jim responded that they haven’t looked at soil yet but he is a small,
local developer and will be sure to watch soil, erosion, storm water, etc. They will use propane gas. Adam is
concerned about the traffic on Rt. 352.

Jim McRee pointed out that the house on Lot #1 is close to the side boundaries. He suggested changing the
orientation of the house keeping in mind any additions owners may want to make in the future.

Dan asked about trees. Jim wants to save as many as possible. One neighbor mentioned to him that there are
some dead trees on the property line. Jim said they will clean that out but he feels the trees are an important
part of this neighborhood.

F:\Data\Shared Data\Minutes\Planning Commission\2012\PC 12-05-12 draft.docx 1
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Public Comment:
John Hertzog, 940 A Cornwallis — He is concerned about the traffic, the cul-de-sac, school buses, and future

development of the Parakis property on the other side of Rt. 352.

Ron Woodward, 1550 Colonial Lane — He feels that the sewer line should tie into the existing line on
Cornwallis and widening the road should come off of the other side of the street. He is more concerned
about the additional wells which may make his well go dry. His well is 44 ft deep and draws 3
gallons/minute.

Mark commented that there are some very saturated areas there. He is not aware of any wells going dry and
feels that the creek is close enough to handle the new wells. Adam mentioned that wells being drilled now
are going deeper than 44 ft.

Ron mentioned that he did call the water company about getting public water a few years ago and they need
70% of the homes to participate before they would bring in public water.

Mike Juskalian, 935 Cornwallis — He asked about the equipment coming in during construction.
Jim responded that they will be using Colonial.

Jim reported that he had meetings with Township staff which were very helpful. He understands what the
Township requires. They will be meeting with the owner of the property and hope to start the plans soon.
He invited anyone with questions to contact him at his office in Malvern.

6. Land Development Plan — Goshen Meadows, 1325 West Chester Pike — The applicant was represented by
Dennis F. O’Neill, Engineer. He did a brief review of the plan. They made some revisions based on
conditions and recommendations from the Planning Commission, Historical Commission and Conservancy
Board. The Smith house will have 2 apartments instead of 4. The extra space will be the leasing office  for
the entire complex. The current leasing office will be converted to a rental. A fitness center will be put in
the garage.

They met with PennDOT and will lengthen the turning lanes on West Chester Pike. A traffic study shows
that the eastbound turning lane on West Chester Pike was used mostly for U-turns.

There are 9 proposed sub-surface infiltration units. One unit will flow into the West Chester Pike system.
Dennis explained how these units will work. The engineer is reviewing this plan.

They will extend the buffer on the eastside of the property as closed to West Chester Pike as they can go. As
requested by the Historical Commission, they removed some parking from around the Smith house.

All buildings are sprinklered with a fire department connection.

A significant number of trees will be removed but they have a significant landscape plan.

They will meet with the Conservancy Board and Historical Commission next week to show them the plan
and explain the conditions.

George mentioned that the residents along Reservoir Road were concerned about people walking through
their property. Dennis pointed out that there is a dense buffer on the north side of the property. On the
southeast side they have to keep the emergency access road open. Off to the side of that road, they will
create an embankment with a good buffer. Dan pointed out that there are some easements along the east side.
Dennis commented that Goshen Meadows has always maintained their property and is aware of the
maintenance that will need to be done. There will be mostly shrubs in the buffer. The emergency access
road will be pavers with grass. The Fire Marshall is reviewing that plan.

Dennis said they are waiting for the engineers review. At the January Planning Commission meeting they
will provide a revised plan with response to the Township engineer’s review and input from the Conservancy
Board and Historical Commission.

7. Variance Request — Mars Drinks, 1301 Wilson Drive. The applicant was represented by Jonathan
Zangwill, Project Engineering Manager, and Robert F. Adams, Attorney. Bob explained that they are
seeking relief from the requirement to screen certain rooftop structures. The visibility from the street is very
limited since this is a very big building.
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Respectfully submitted,
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Jonathan reported that Phase I — warehouse — has started. An important part is the exterior. Screening could
cost $300,000 under current requirements. One of his associates went on the roof with a yellow ribbon on
the end of a 10 foot pole to see what the impact would be. He provided photos and a roof top plan. The
solar panels will have the latest anti-glare technology. Bob explained where they don’t want to put a screen.
Jim wondered how the requirements should be defined for this variance. They should not be so restrictive
that they have to come back for every change they make. Thinking ahead — they may have to install a larger
chiller. Perhaps define height in zones on the roof.

Bob mentioned that the lower roof should also be included in the relief.

Mark will work on a letter to the Board of Supervisors and a draft recommendation for the January 2, 2013
Planning Commission meeting.

8. Ordinance Review — The Commission reviewed Article VII — Nonconforming Uses; Article VIII -
Administration and Enforcement; and Article IX — General Provisions. Dan led a discussion on Article VII,
page 1, A lot with no structure; and page 3, line 8, alteration or expansion to nonconforming structure. On
Article VIII, page 1, line 6, 45 days to issue or refuse a permit; and page 4, line 3, occupancy permit.

Mark will take his notes and work on a draft for the Board of Supervisors.

C. ADJOURNMENT
The next meeting will be held on Wednesday, January 2, 2013 at 7:00 pm. There being no further business, a
motion to adjourn the meeting was made by George and seconded by Nate. The meeting adjourned at 10:00 pm.

Ruth Kiefer, Recording Secretary




EDWARD B. WALSH & ASSOCIATES, INC.
Complete Civil Engineering Design / Consultation Services
Lionville Professional Center
125 Dowlin Forge Road
Exton, PA 19341
December 14, 2012
Planning Commission
East Goshen Township
1580 Paoli Pike
West Chester, PA 19380

Re: New Kent Apartments —Boot Road
Land Development Plan Review

Dear Commission Members:
We have revised the Land Development Plan for New Kent Apartments in accordance with Yerkes Associates, Inc, letter

dated December 3, 2012. Listed below is an itemization of the changes. Headings and subheadings match those of the
review letter.

Zoning Ordinance
1. No response required.

2. The parking green space calculation has been updated per the new plan. The green space areas have also
been hatched on the plan for reference.

3. The impervious area table has been updated per my conversation with the Township Engineer.

7. The Open Space area shown on Sheet 1 has been modified as requested.

8. The future reserved parking arrangement shall be made part of the Land Development Agreement.
Subdivision and Land Development Ordinance

10. The Planning Commission recommended the Preliminary/Final waiver at their December Sth meeting.

11. An updated stage storage chart has been included with this submission.

12. The traffic impact will be incorporated into the Land Development agreement.

General Comments

14. A copy of the stormwater test results have been submitted as part of this submission. The stormwater
management routings have been updated accordingly.

15. The orange protection fence has been added around the recharge bed, and labeled accordingly.
18. The applicant will verify that the fire marshal has reviewed the plan.

19. The porous paving reference has been removed from the construction sequence.

REGISTERED PROFESSIONAL ENGINEERS & LAND SURVEYORS
Pennsylvania, New Jersey, Delaware, Maryland & North Carolina
610-903-0060 FAX 610-903-0080
www.ebwalshinc.com
Established 1985




December 14, 2012
RE: New Kent Apartments II
Page 2 0of 2

20. A Riprap apron has been added to Endwall #1 and #2 (the relocated existing endwall). The riprap aprons
have been sized according to the existing conditions.

21. The following notes have been added to the construction sequence and recharge bed detail. "The recharge
facility shall be constructed under the supervision of a geotechnical engineer. Where fill is required to
achieve the recharge bed bottom - the top 12" of the existing grade shall be scarified/chisel plowed.
Amended soils shall borrowed from the excavated portion of the recharge bed, and be placed over the
scarified material, under the supervision of the geotechnical engineer. Soil tests shall be performed once
the recharge bed bottom grading is complete, in order to verify minimum percolation rates, according to the
original test results."

22. TInlet protection has been added to the E&S plan view and construction sequence.

23. Lighting:

. A light pole base detail has been added to the plan.

The proposed pole locations have been adjusted accordingly.
The future lighting has been added.

Night control has been added to the plan.

Sowp

24,
a. Therequested tree and shrub planting details have been added to Sheet 5.
b. Retention basin seeding spec's have been added to Sheet 5. The construction sequence has been
revised accordingly.

25. The plans have been submitted to the Chester County Conservation District for an NPDES permit.

Very Truly Yours,

Edward B. Walsh & Associates, Inc.

%m.m

John M. Robinson, P.E.

cc: Neal Fisher




THE HANKIN GROUP

Date: December 12, 2012

East Goshen Township Board of Supervisors
1580 Paoli Pike
West Chester, PA 19380

Re: New Kent Apartments II Extension of Review Period

Dear Board of Supervisors,

In regard to the above noted plan I authorize a 30 day extension to the review period. I
understand that this extension doesn’t mean that the application referenced will be approved
within this period; it solely allows East Goshen Township additional time to review the
application, : ' '

Applicant: /(/4/ &

Neal Fisher, P.E.
Vice President of Engineering

707 Eagleview Boulevard ¢ PO, Box 562 ¢ Exton, PA 19341 » 610.458.1900 ¢ Fax: 610.458.0764




EAST GOSHEN
CONSERVANCY

December 17, 2012

East Goshen Township
Planning Commission
1580 Paoli Pike

West Chester, Pa. 19380

Re: New Kent Land Development Application / 1 New Buifdi
Landscaping

Dear Commission Members: § L.
At their meeting on December 12, 2012 the Conservancy Board voted in favor of the
following motion:

Madame Chairman, | move that we recommend that the Planning Commission accept the
Landscaping plans for the New Kent Land Development application with the following

conditions:
1. Eastern white pines shall be used to a lesser extent than indicated and other
approved evergreen trees species shall be listed in the planting list.

2. The Final Landscape Plan should identify the evergreen buffer plantings to be
planted within the buffer yard area along the northern property line as suggested by
the Township staff and agreed to by the applicant and said plantings shall be
diversified evergreen trees.

The applicant agreed to these conditions.
It was also suggested that the applicant investigate the possibility of planting grass

varieties in the lowest part of the basin area that will not need to be mowed however this was
not a condition of the recommendation.

Sincerm

Mark A. Gordon
Zoning Officer

F:\Data\Shared Data\Property Management\53-4\53-4-76 (New Kent Apts.)\2012 Land Development (1 Building)\CB Rec
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THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Terence Farrell Govemnment Services Center, Suite 270
Kathi Cozzone 601 Westtown Road
Rvan A. Costello P.O. Box 2747
West Chester, PA 19380-0990
Ronald T. Bailey, AICP (610) 344-6285 Fax: (610)344-6515

Executive Director

December 14, 2012
Louis F. Smith, Jr., Manager
East Goshen Township
1580 Paoli Pike
West Chester, PA 19380
‘A‘i Lo I i}gt*
Re:  Preliminary/Final Subdivision - Goshen Meadows Investors, L.P. B

# SD-11-12-7056 - East Goshen Township
Dear Mr. Smith:

A preliminary/final subdivision plan entitled “Goshen Meadows Investors, L.P.,” prepared by Consulting
Engineers and Surveyors, Inc., and dated October 17, 2012, was received by this office on November 19,
2012. 'The subdivision is situated on the north side of West Chester Pike (Route 3) west of Reservoir
Road involves the consolidation of two existing parcels totaling 19.4 acres (UPI # 53-6-565, and 53-6-6.1)
info one parcel. The project site, which is served by public water and sewer, is located in the C-4 Planned
Highway Commercial and Business zoning district.

This plan is reviewed by the Chester County Planning Commission in accord with the provisions of
Section 502 of the Pennsylvania Municipalities Planning Code (MPC). This report does not review the
plan for compliance to all aspects of your ordinance, as this is more appropriately done by agents of East
Goshen Township. We offer the following comments on the proposed subdivision for your
consideration: .

ADMINISTRATIVE NOTES:

1. The applicant also proposes the construction of 60 apartment units in five new buildings, the
conversion of an existing residence into four apartment units, and 160 parking spaces, on the 19.4
acre project site. This land development plan submission is addressed by the Commission in a
separate review (CCPC# LD-11-12-7057, dated December 14, 2012).

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

E-mail: ceplanning@chesco.org ® www.landscapes2.org [ Web site: www.chesco.org/planning




Page: 2

December 14, 2012

Re:  Preliminary/Final Subdivision - Goshen Meadows Investors, L.P.
# SD-11-12-7056 - East Goshen Township

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

Sincerely,

RTB/PF
cc:  Metropoiitan Management Corporation
Goshen Meadows Investors, L.P.
Consulting Engineers and Surveyors, Inc.
Rich Avicolli, District Permits Manager, PennDOT
Francis J. Hanney, P.E., PennDOT ‘
Chester County Conservation District



THE COUNTY OF CHESTER

COMMISSIONERS PLANNING COMMISSION
Terence Farrell Government Services Center, Suite 270
Kathi Cozzone 601 Westtown Road
Ryan A. Costello P.O. Box 2747
West Chester, PA 19380-0990

Ronald T. Bailey, AICP (610) 344-6285 Fax:(610)344-6515 ~ - .
Executive Director v

December 14, 2012 N

Louis F. Smith, Jr., Manager
East Goshen Township

1580 Paoli Pike

West Chester, PA 19380

Re:  Preliminary/Final Land Development - Goshen Meadows Investors, L.P.
# LD-11-12-7057 - East Goshen Township

Dear Mr. Smith;

A preliminary/final land development plan entitled “Goshen Meadows Investors, L.P.,” prepared by
Consulting Engineers and Surveyors, Inc., and dated October 17, 2012, was received by this office on
November 19, 2012. The land development is situated on the north side of West Chester Pike (Route 3)
west of Reservoir Road and involves the construction of 60 apartment units in five new buildings, the
conversion of an existing residence into four apartment units, and 160 parking spaces, on a 19.4 acre site
(UPT #53-6-56 and #53-6-56.1). The project site, which is served by public water and sewer, is located in
the C-4 Planned Highway Commercial and Business zoning district.

This plan is reviewed by the Chester County Planning Commission in accord with the provisions of
Section 502 of the Pennsylvania Municipalities Planning Code (MPC). This report does not review the
plan for compliance to all aspects of your ordinance, as this is more appropriately done by agents of East
Goshen Township. We offer the following comments on the proposed land development for your
consideration:

BACKGROUND:

1. The County Planning Commission previously reviewed a land development plan submission for
UPI# 53-6-56 (5.7 acres). CCPC# 11762, dated March 25, 2005, addressed the construction of 22
townhouse units and 17 parking spaces. According to our records, this land development plan
submission has not been approved by the Township.

LANDSCAPES:

2. The project site is located within the Suburban Landscape designation of Landscapes2, the 2009
County Comprehensive Plan. The location of the proposed land development is consistent with
the guidelines of the Suburban Landscape.

WATERSHEDS

3. Watersheds, An Integrated Water Resources Plan for Chester County and Its Watersheds, was
adopted in 2002 as the water resources component of Landscapes. Watersheds indicates that the
proposed development activity is located within the East Branch subbasin of the Chester Creek
watershed. The highest priority management objectives identified in Watersheds for

E-mail: ccplanning@chesco.org e www.landscapes2.org e Web site: www.chesco.org/planning




Page: 2 -
December 14, 2012 .

Re:
#

Preliminary/Final Land Development - Goshen Meadows Investors, L.P.
LD-11-12-7057 - East Goshen Township

consideration in land development and land use planning within the Chester Creek watershed
include: reduce stormwater runoff, restore water quality of “impaired” streams, and protect
vegetated riparian corridors.

It is recommended that these concerns and conditions be taken into consideration in final site
design decisions. Specific strategies for implementation to effectively address these items can be
found in Part 8 of Watersheds. A more detailed listing of water resources management needs and
resources to be protected within the Chester Creek watershed can be found in Part 10 of
Watersheds. The applicant should also comply with the applicable provisions of the Chester
Creek Act 167 Plan approved by the PA Department of Environmental Protection on March 31,
2003.

PRIMARY ISSUES:

4.

We endorse the provision of an emergency access driveway for the proposed apartment units
(primary vehicular access will be provided from the existing boulevard-style entrance on Route 3).

We recommend that the applicant provide direct pedestrian access from the proposed units to the
recreational areas on the existing Goshen Meadows apartment complex site.

ADMINISTRATIVE NOTES:

6.

10.

The applicant also proposes the consolidation of the two parcels that comprise the project site into
a single 19.4 acre parcel. This subdivision plan submission is addressed by the Commission in a
separate review (CCPC# SD-11-12-7056, dated December 14, 2012).

The plan indicates that the applicant obtained conditional use approval for this project on
September 4, 2012, with 10 conditions of approval, pertaining to the construction of apartment
units in the C-4 zoning district, along with the adaptive reuse of an historic resource (the
conversion of the existing residence into four units). Prior to granting final plan approval, the
Township should verify that all applicable conditions of approval are incorporated into the final
plan. The County Planning Commission endorses the adaptive reuse of historic resources.

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

The items on the attached agency contact list should be addressed and reflected in the proposed
land development.

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




Page: 3

December 14, 2012

Re:  Preliminary/Final Land Development - Goshen Meadows Investors, L.P.
# LD-11-12-7057 - East Goshen Township

RECOMMENDATION: The Commission recommends that the issues raised in this letter be
addressed and all East Goshen Township requirements be satisfied before action is taken on this
plan.

Sincerely,

RTB/PF
Attachment
cc.  Metropolitan Management Corporation

Goshen Meadows Investors, L.P.

Consulting Engineers and Surveyors, Inc.

Rich Avicolli, District Permits Manager, PennDOT

Francis J. Hanney, P.E., PennDOT

Chester County Conservation District




Chester County
Planning Commission
601 Westtown Road, Suite 270
P.O. Box 2747
West Chester, PA 19380-0990

Board of
County Commissioners
Chester County, Pennsylvania

MUNICIPALITY East Goshen Township

"CCPCFILE # LD-11-12-7057

DATE December 14, 2012

The following agencies should be contacted regarding this subdivision or land development:

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

] U.S. Army Corps of Engineers and Pennsylvania Department of Environmental
Protection (DEP): Placement of fill in wetlands is regulated by the Corps of Engineers in
accordance with Section 404 of the Clean Water Act (1977) with DEP under Chapter 105
Rules and Regulations for the Bureau of Dams and Waterway Management. The
applicant should contact these agencies to determine if the proposed activity will require
a permit and provide the municipality with documentation of this contact and of any
subsequent permit(s) before action on this plan is taken.

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

] Chester County Health Department (CCHD): A copy of the plan should be submitted to
the CCHD for their review and comment on the proposed sewage disposal and/or water
supply. The municipality from the appropriate authority and company prior to final plan
approval, if applicable, should receive confirmation on the availability of sufficient sewer
and water capacity.

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




-~ Yerkes

Yerkes Associates, Inc. Consulting Engineers / Landscape Architects / Surveyors
December 19, 2012

East Goshen Township

1580 Paoli Pike

West Chester, Pennsylvania 19380

Attn: Mark Gordon, Township Zoning Officer

Re: Goshen Meadows Investors — West Chester Pike
Land Development Plan Review

Dear Mark:

The following plans and report prepared by Herbert E. MacCombie, Jr., P.E. Cdnsulting
Engineers and Surveyors, Inc. have been submitted to this office for review:

Sheet No. Title

1 0f 16 Plan of Consolidation / Land Development Plan
20f16 Plan of Proposed Improvements

30f16 E & S Control Plan

4 0f 16 Lighting Plan

50f16 Sanitary Sewer Profile

6 and 7 of 16 Storm Sewer Profiles

8 of 16 Storm Sewer Details

9 of 16 Sanitary Sewer & Water Details

10 of 16 Miscellaneous Construction Details

11 and 12 of 16 E & S Control Details

13 of 16 Project Narrative

14 of 16 Existing Tree Inventory Plan

15 0f 16 Tree Removal Plan

16 of 16 Planting Plan, dated November 15, 2012

Erosion and Sediment Control Report, dated October 26, 2012
Post-Construction Stormwater Management Drainage Analysis, dated October 30, 2012

Unless noted otherwise, all plans are dated October 17, 2012. The plans depict the proposed
planned apartment development on tax map parcel 53-6-56. The 5.115 acre (net) parcel is
located on the northeast corner of the Mary Fran Drive intersection with West Chester Pike.
The parcel contains an historic dwelling, a barn, specimen trees, steep slopes along the West
Chester Pike frontage, and driveway access to Mary Fran Drive. The proposed development
consists of 64 apartment units. Five new buildings will contain 12 units each and the existing
dwelling is to be converted into four units. Site access is to be provided by an access
driveway to Mary Fran Drive and an emergency vehicle access to westbound West Chester
Pike. The plans note that the apartments are to be served by public water and public sewer.

Professional services since 1874

1444 Phoenixville Pike, P. O. Box 1568, West Chester, PA 19380-0078 / Tel: 610-644-4254 / Fax: 610-640-0771




Goshen Meadows Investors — West Chester Pike
December 19, 2012
Page 2 of 6

The parcel (tax map parcel 53-6-56) is to be combined with the adjoining 13.636 acre (net)
Goshen Meadows apartment development (tax map parcel 53-6-56.1) to the north and is
situated within the C-4 Planned Highway Commercial District. Conditional use approval was
- granted on September 4, 2012 to allow the development of a 64 unit planned apartment
development that includes the adaptive reuse of the historic dwelling.

. The following comments are offered for consideration:

September 4, 2012 Conditional Use Decision

1.

Condition 3 — The Applicant shall provide landscaping that will sufﬁcuently buffer the
Matlack House, owned by the Middle Department Inspection Agency (tax map parcel
53-6-85.1) from the new apartment units. The landscape plan needs to be amended to
provide the required buffer landscaping for the Matlack House.

Condition 4 — The mitigation methods outlined in the Historic Resource Impact Study
will need to be satisfactorily addressed:

A. Rehabilitate the exterior of the historic dwelling;

B. Incorporate to the extent possible certain interior features in the dwelling, such as
window surrounds, baseboards, doors, and possibly balustrades;

C. Install landscaping to buffer and soften the impact of the new development on the
historic resource. A variety of deciduous and evergreen trees and shrubs should
be provided for screening and buffering of the historic dwelling;

D. Consider design elements such as stucco surfaces, shutters, cornices and
mansard roofs in the development of the new apartment buildings to blend with the
architecture of the historic resource.

Condition 5 - The plans will need to be reviewed by the Township Fire Marshall for
compliance with the recommendations in the correspondence dated June 28, 2012
and August 16, 2012,

Condition 6 - Applicant shall install the buffer yard required by sections 240-27.C.2
and .3. Buffer yards are required to be provided as part of any new or expanded
apartment development along any lot line contiguous to lots within a residential
development. The buffer yard shown on the landscape plan needs 1o be revised to
provide a completely planted visual barrier or landscape screen composed of mostly
evergreen shrubs and trees arranged to form both a low-level and high-level screen.

Condition 7 ~ Applicant shall comply with section 240-29.C.10 and provide recreation /
common open space areas equal to at least 200 square feet per dwelling unit. Section
240-29.C.10 notes that all recreation / common open space areas shall be located
where suitable for outdoor active or passive recreation (such as outdoor relaxation,
walking, and / or gardening). The following limitations are noted for the designated
existing and proposed recreation / open space areas:

Professional services since 1874
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6.

A. The designated area on the east side of Building ‘F’ is a stormwater
management basin.

B. The designated area along the Goshen Meadows northern property boundary
line is inaccessible, overgrown, and contains a tennis court that is unplayable.

C. The designated area on the Smith parcel is situated within a shallow depression

- “for stormwater basin ‘D’ and the unprotected adjoining steep slope area that

grades down to West Chester Pike creates a potentially unsafe play area for
young children

Condition 8 — The construction sequence should note that the renovations to the
historic resource are to be completed prior to the issuance of a Use and Occupancy |
Certificate for the last of the new apartment buildings.

Zoning Ordinance

-

10.

11,

Section 240-24.F — The sewage facilities planning module exemption request will need
to be reviewed and approved by the Township and PADEP.

Section 240-24.H — It is noted that the isoluminance plot on sheet 4 is based on a light
fixture mounting height of 35 feet. The isolux pattern shown should be adjusted for
the proposed light fixture mounting height of 20 feet. It is recommended that a
minimum illumination level of 0.3 footcandles be provided in any area and increased
illumination be provided for areas with steps and mailboxes. The plan should also
identify the uniformity ratio, identify the designated night light controlled flxtures and
address conflicts with tree plantings.

Section 240-27.C.1.c — A minimum of five percent of a parking area shall be
landscaped and continually maintained as such. The parking area perimeter shall not
be considered as part of this required area. The required landscape area for the
proposed parking lot should be identified on the landscape plan.

Section 240-27.C.1.e — The plans need to identify a satisfactory method of landscape
irrigation. Wall mounted hose bibs are acceptable.

Section 240-27.D.2.b — The developer shall be responsible for the installation and cost
for traffic improvement required by PADOT or determined by the Board of Supervisors
to be necessary for the reasonable ingress and egress to the development . Sheet 1
notes that the West Chester Pike eastbound left turn lane is to be extended 125 feet

in length (plus appropriate taper) and the westbound left turn lane is to be extended
150 feet in length (plus appropriate taper). The PennDOT Highway Occupancy Permit
application plans will need to be reviewed and approved by the Township Traffic
Engineer and the Developer will need to post escrow with PennDOT for completion of
the traffic improvements.
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12.  Section 240-29.C.7.¢c — Each building with three or fewer stories shall be separated
from each other building by at least 1.5 times the height of the tallest building. The
height of the proposed huildings should be noted on sheet 1.

13.  Section 240-33.C.2 — Parking areas shall be arranged and marked for orderly safe
"~ - movement. The plan should provide a description or detail and indicate the location of
-all traffic control signs and pavement markings.

Subdivision and Land Development Ordinance

14.  Section 205-31.A — A waiver request to allow the plan to be sub_mittéd asa prelviminary‘
/ final plan will need to be discussed with the Planning Commission. We have no
objection to the waiver request.

156..  Section 205-31.A.1 — The final plan shall be clearly and legibly drawn to a scale of one inch
equals 50 feet or larger. The plan should note a waiver request to allow sheet 1 to be drawn
at a scale of one inch equals 60 feet. We have no objection to the waiver request.

16.  Sections 205-33.A.3 and B.17 — The plan to be recorded should include plan approval
blocks and a notarized plan acknowledgment statement from the property owner.

17.  Section 205-33.A.5 — The plans should note the deed book and page number for the
identified abutting property owners.

18.  Section 205-33.B.7 — The plan of consolidation should note or indicate fhat the existing
property boundary markers along the boundary line between tax map parcel 53-6-56
and parcel 53-6-56.1 are to be removed.

19. Seétion 205-37.C.6 — Storm sewer design calculations need to be provided.

20.  Section 205-61 — Neither portions of tree masses nor specimen trees shall be cleared
unless absolutely hecessary. Applicants shall make all reasonable efforts to harmonize
their plans in order to preserve existing trees. It is our understanding that the tree
removal plan is being reviewed by the Conservancy Board. To the extent possible, the
Applicant should incorporate the Conservancy Board’s recommendations.

21.  Section 205-56 — Sidewalk access will need to be provided from the handicapped
parking spaces adjacent to the historic dwelling. Pedestrian access to the recreation /
open space areas also needs to be addressed.

22.  Section 205-62 — Street trees shall be installed on 40 foot centers and shall consist of
the varieties identified by this section. The landscape plan should be amended as
necessary to address street tree requirements along the West Chester Pike frontage.

23.  Section 205-71.C — The plans should note that the sanitary sewer system is to be
constructed in accordance with East Goshen Municipal Authority standards.
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Stormwater Management Ordinance 129-M-03

24,

25

26.

27.

Section 304.B.18 — The plans should note fhat the‘property owner is responsible for
maintenance of the drainage and stormwater management facilities. The plans should
also include a list and schedule of maintenance tasks to be performed.

. Section 304.D. 3 The plans should identify the location of all stormwater

management soil percolation test sites.

Section 404.A.1 — Infiltration facilities shall be provided in areas that are suitable for
infiltration and runoff from impervious surfaces shall be directed into those infiltration
facilities. The volume of storage to be provided shall be no less than the net increase .
in runoff from the 2-year storm event or one inch of runoff from the total area draining
to the infiltration facility, whichever is greater. The stormwater management report will
need to demonstrate that the water quality requirements as outlined by this section
have been satisfactorily addressed.

Section 406.B — A copy of the PennDOT permit approval will need to be provided to
the Township for the proposed storm pipe connection from stormwater management
basin 'I' to the existing storm sewer inlet located along the north side of West Chester
Pike.

General Comments

28.

29.

30.

31.

32.

33.

Existing features to be relocated, removed, or demolished should be identified on
sheet 14.

The manhole #34 outlet control detail on sheet 8 should be amended to address how
the structure is to be installed within the manhole.

Clean-out or observation ports within the underground infiltration basins should be
provided for the storage pipe end sections.

The turf paver detail on sheet 11 should be amended to include a seeding
specification for establishment of the turf ground cover.

Landscaping to screen visibility and headlight glare should be provided between the
proposed row of parking spaces and existing building 'C’.

The overall landscape plan only features three types of shrubs. For overall site

enhancement, the landscape plan should be amended to include a variety of
evergreen and deciduous trees and shrubs.
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34,  Since the proposed limit of disturbance exceeds one acre, the erosion and sediment
control plan will need to be submitted to the Chester County Conservation District for
review and approval. A letter of adequacy from the Chester County Conservation
District and an NPDES Permit are required for final plan approval.

The plan submission should be revised in accordance with the above comments. Please
contact our office if you have any questions concerning this review letter.

Sincerely,
YERKES ASSOCIATES, INC.

Thomas H. Kummer, R.L.A.

;lj.‘:(:/i-w&’g Cj‘*"""*"“tgg»mmm\_
Michael Conrad, P.E.

Cc:  Dennis O'Neill, P.E.
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East Goshen Township

Planning Commission

1580 Paoli Pike

West Chester, Pa. 19380

Re: Goshen Meadows Land Development
Adaptive re-use of Historic Resource

Dear Commission Members:

At their meeting on December 13, 2012 the Historical Commission reviewed the plans submitted
for the renovation and restoration of the historic resource located at 1325 West Chester Pike.

Goshen meadows investors has presented an architectural plan titled “Proposed floor plans” by
PZS Architects dated 10/16/2012, as part of their Land Development Submission for the Apartment
Community they propose to construct at 1325 West Chester Pike and pursuant to Condition 4 of the
Conditional Use approval for the Planned Apartment Community. The applicant proposes to convert
the existing residential dwelling into two, two bedroom units, a leasing office for the community and a
fitness room. The applicant will incorporate the historic features of the interior in to the renovation and
will repair and restore the exterior features. The applicant also agreed to use historically correct colors
on the exterior of the historic resource.

The commission unanimously voted in favor of the following motion:

“Mr. Chairman, | move that we accept the architectural drawings of the adaptive reuse of the
Historic Resource presented in the plans titled “Proposed floor plans” by PZS Architects dated
10/16/2012 with the following conditions:

1. The applicant will use historically correct colors on the exterior of the house during the

restoration.
2. The applicant agrees to allow the Historical Commission to tour the house and take pictures
prior to the start of renovations.”

It should also be noted that applicant needs to demonstrate that the new apartment buildings
will incorporate design elements that blend with the architecture of the Historic resource, as outlined in
condition 4(d) of the Conditional Use decision.

Sincerely, : '

Mark A. Gordon
Zoning Officer

F:\Data\Shared Data\Property Management\53-6\53-6-56 (1325 WC Pike)\Land Development 2012\HC Rec to PC 12202012.doc




Memorandum

East Goshen Township
1580 Paoli Pike

West Chester, PA 19380
Voice:  610-692-7171

Fax: 610-692-8950
E-mail: mgordon@eastgoshen.org

Date: 12/20/2012

To: Planning Commission

From: Mark Gordon, Zoning Officer
Re: Mars Drinks Variance request

Dear Commissioners,
| have prepared this draft motion for your consideration:

DRAFT MOTION:

Madame Chairman, the applicant has presented a Zoning Hearing Board application to
the Planning Commission for a variance from §240-19.F.(2). They seek relief from the
requirement to screen all roof top structures from view.

The applicant has presented drawings and exhibits that show new rooftop equipment
and structures to be added or relocated as a result of an extensive renovation to their facility at
1301 Wilson Drive. This renovation will include modernization of their manufacturing
processes, warehousing and the business offices in order to accommodate their new global
training center at their East Goshen Township location. The applicant has agreed to screen
several pieces of roof top equipment that would be visible. However the applicant has
demonstrated that some of the new and relocated roof top equipment and structures will be
placed in locations where they will not be visible from several vantage points around the
property, except for the new solar panels. Essentially these equipment and structures will be
screened from view because of the height of the building and the setback from the edge of the
building provides the required.

The applicant has presented evidence and testimony to the Planning Commission
regarding the extraordinary expense that would be incurred by the applicant to install roof top
screening to screen equipment and structures that cannot be seen from the borders of the
property. This evidence would indicate that a variance is warranted.

The solar panels, which are permitted by the Zoning Ordinance, will be used to heat
domestic water used in the facility. The panels are proposed to be installed in the Southwest
corner of the building because the water heaters for the facility are located directly below the
panels and thermal energy collected needs to be transferred to the domestic water system in
the most efficient manner possible, in order to achieve the most benefit. Although the
proposed solar panels will be visible from the industrially used property to the west of the
building; the process of capturing solar energy would be defeated by the installation of roof

F:\Data\Shared Data\Property Management\53-3\53-3-1.6 (1301 Wilson Drive)\2012 Variance\PC Draft Motion 12202012.doc



screening. It would appear that the requirement to screen roof mounted solar creates a conflict
in the ordinance, which the Commission should address.

Upon our review of the application and the presentations made to the Planning
Commission | move that we recommend that the Board of Supervisors support the zoning
variance request of Mars Drinks North America for relief from the roof top screening
requirement for the solar panels indicated on the plan submitted along with the other roof top
structures for the reasons aforementioned. In addition | would note that the granting of this
variance can be supported pursuant to section 240-58. B.(4) and (5).

F:\Data\Shared Data\Property Management\53-3\53-3-1.6 (1301 Wilson Drive)\2012 Variance\PC Draft Motion 12202012.doc




LAMBIMcERLANE'

ATTORNEYS AT LAW Marlc P, Thompson
Voice 610-430-8000

Fax 610-692-6210
mthompson@lambmcerlane.com

December 11, 2012
Mark A, Gordon
East Goshen Township
1580 Paoli Pike
West Chester, PA 19380

Re:  Goshen Meadows Investors, LP Conditional Use Application
1325 West Chester Pike, Tax Parcel No. 53-6-56

Dear Mark:

Please find enclosed an architectural elevation of the Hoopes House on the Smith
property as proposed to be improved by Goshen Meadows Investors, LP pursuant to the
Township’s September 4, 2012 Conditional Use Decision and Order. Also enclosed are
proposed floor plans for the three stories of the house showing two apartments and a rental office
for the proposed planned apartment development, These materials are being submitted in order
to demonstrate compliance with Condition No. 4 in the Conditional Use Decision. I would
request that you review these materials and provide a determination on their compliance with

Condition No. 4.
Very truly yours,
LLAMB MCERLANE PC

/

ol ':.;’Zﬂ”"’w({
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By g =8 Vil dd s =
Mark P. Thompsonfj

Cc: A, Scott Fagan
Dennis O’Neill, P.E.
David Polatnick
Kristin Camp, Esquire

Lamb McErlane | 24 E. Market St. PO Box 565 |  West Chester PA 19381 | Phone 610.430.8000 | fax 619.692,0877 |  wwwlambmeerlane.com
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