WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, October 18, 2022
7:00 P.M.

Etiquette for
hybrid meetings

Meeting will be held in-person and via Zoom
Register for Zoom Meeting
Call by Phone: 1-646-558-8656
Meeting ID: 814 6470 0239
Passcode: 455189
Meeting Packets can be found on Township website
Reminder to meeting participants: Please speak clearly into the microphone

CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: October 4, 2022
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. Bank of America
Address: 201 S. Pottstown Pk.
First Review: Land Development
Request: Construction of a 4,200 sqft building with drive-thru on the southwest corner of
the Raymour & Flanigan parking lot.
2. Gravers Rd Advertising, LLC
Address: 601 Clover Mill Rd.
First Review: Conditional Use
Request: Construction of a billboard, to be viewable from the RT 30 bypass.
NEW BUSINESS
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: November 1, 2022

MEMORANDUM
DATE: October 14, 2022
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Bank of America
Land development plan
APPLICANT:

Bank of America

101 N. Tryon St.
Charlotte, NC 28255
SITE ADDRESS:
TAX PARCEL:
ZONING:
DESCRIPTION:

EXPIRES:

201 S. Pottstown Pk.
Exton, PA 19341
41-5-166
TC, Town Center
Construction of a 4,255 sq.ft. retail bank branch on
the 11.8-acre Raymour and Flanigan property at the
northeast corner of Pottstown Pk. and Commerce Dr.
January 2, 2023

Background
The subject property is the site of the Raymour and Flanigan furniture store at the northeast
corner of Pottstown Pk. and Commerce Dr. in the Town Center (“TC”) zoning district. The lot
is generally rectangular and has a gross area of 11.8 acres, although the floodplain associated
with Valley Ck. reduces the developable area considerably. The property has frontage on
Commerce Dr., S. Pottstown Pk., and E. Lincoln Hwy., although the entire Lincoln Hwy. frontage is environmentally constrained and driveway access is limited to Commerce Dr. The east
side of the lot abuts the TD Bank property.
The Applicant is proposing a 4,255 sq.ft. building that will house a Bank of America retail
banking operation at the southwest corner of the property on what is now a portion of the
Raymour and Flanigan parking lot. The new building will accommodate walk-in customers and
features an indoor walk-up ATM; there will also be two lanes for drive-through service.
Banks are permitted by right in the TC zoning district by §325-13.B(2)(f) of the West Whiteland Township Zoning Ordinance (“Zoning”). No subdivision is proposed. Since §325-13.B of
the Zoning allows multiple uses on the same lot, there is no issue with having a bank and a
retail store on the same property. The proposed building is smaller than 20,000 sq.ft., so this
project does not require conditional use review.

The proposed development complies with the applicable area and bulk standards of the Zoning. We note that the TC district regulations limit the impervious cover on a lot, but there is
not a separate limit on building cover. We note that the proposed landscaping will result in
an overall reduction the impervious cover of the lot.
This is the first presentation of the land development plan to the Planning Commission. The
plan is substantially similar to the sketch plan presented by the Applicant to the Commission
on August 16, 2022.
Consultant Reviews
•

Spotts, Stevens and McCoy (“SSM”) review dated October 13, 2022. Most of the
comments in this review describe additional information and plan and drawing details
that need to be provided to comply with our requirements. This includes information
about site lighting (comment #47) and the architecture of the proposed building (comments #4 and #29). The Commission may recall that renderings of the building façades
were provided with the sketch plan submission and that Staff advised that they were
not sufficient to determine compliance. The Applicant has provided new elevations;
Staff will review these for compliance prior to tonight’s meeting. Comment #23 notes
that this project will be subject to the open space requirement, and that the
Applicant is to pay a fee in lieu of setting aside open space. The fee amount varies
according to the Consumer Price Index: as of this writing the fee required for this
project would be about $4,480.00.
Comments #9 and #15 note issues with the parking and stacking spaces at the drivethrough windows. McMahon addresses this same issue, and the Commission may recall
discussion on this matter from the August 16 meeting. Staff discusses this point in the
Staff Comment section below.
Comments #31 through #46 address the stormwater management provisions. Comment
#31 requests additional information to confirm the suitability of the proposed facilities
for this site, which is underlain by carbonate geology and is therefore prone to sinkhole formation. The remaining comments in this section describe informational items
and plan details that need to be added to the drawings along with a variety of administrative concerns. There do not appear to be any concerns about the functionality of
the design.

•

Theurkauf Design and Planning (“Theurkauf”) review dated October 11, 2022.
Comments #1 and #2 describe points where the landscaping design does not comply
with our regulations; comments #8 and #9 suggest revisions to species selection or
layout to address site conditions. Comment #5 identifies a conflict with the lighting
design, comment #6 questions the configuration of the proposed sidewalk, and comment #7 advises that the plan does not show all the site furnishings required by the
Town Center design standards.

•

McMahon review dated October 13, 2022. The most critical issue are the parkingrelated comments in items #2, #3, and #4. The Commission may recall discussion from
the August meeting when we agreed that the parking shown was ample for the existing
furniture store and the proposed bank, although it did not satisfy the Zoning Ordinance
requirements and there was concern about what would happen if the furniture store
were replaced by a use that required more parking. Comment #5 raises a similar issue
regarding the stacking spaces at the drive-through locations. These issues are
discussed further in the Staff Comment section below.
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Comment #8 notes the need for ADA-compliant pedestrian ramps where the driveway
accesses Commerce Dr.
Comment #9 states that the project is subject to payment of a traffic impact fee of
$84,042.00.
•

Director of Engineering memorandum dated September 29, 2022. Mr. Otteni notes
that an easement is not required for the sanitary lateral.

•

Fire Marshal memorandum dated October 7, 2022. Mr. Stiteler directs that the
turning movements be re-evaluated to confirm that the fire department’s largest vehicle could navigate the site. Fire hydrant locations must be clarified, and he notes
various signage requirements.

The Chief of Police has advised that he has no issues with the proposed design but will need
to address security issues with the bank management when they open for business. Staff has
forwarded the plans to the Chester County Planning Commission for review, but we have not
received their comments as of this writing. The County’s State-mandated review period
expires at the end of this month.
Staff Comment
Staff is generally supportive of this project, but we are of the opinion that action on the plan
tonight would be premature due to the extent of consultant concerns. We are particularly
concerned about SSM’s comments regarding the stormwater management provisions and
whether the carbonate geology has been properly addressed. Furthermore, the compliance of
the architecture with the Town Center design standards is a Zoning issue and should be fully
addressed prior to action. Finally, while it appears that most of the consultant concerns can
be readily resolved, we would like the Applicant’s assurance to that effect as well as to see a
reduction in the number of such concerns.
The most critical issue appears to be the matter of parking. While the plan does not show the
number of spaces required by our Zoning, we have already noted that the existing parking is
well in excess of what Raymour and Flanigan needs. Staff has discussed this matter with our
traffic consultant McMahon, and we agree that analysis of the projected needs of both the
bank and the furniture store indicates that what is shown on the plan is ample, even if the
site cannot accommodate as surface parking all the reserve spaces required by §325-39.H(2)
and (3) to allow a reduction in the number of spaces constructed. Staff will be prepared to
discuss how this issue may be addressed without requiring the Applicant to secure a variance
from the Zoning Hearing Board. Comment #4 of the McMahon review suggests a condition
whereby any change in use would require a parking evaluation to demonstrate the adequacy
of the parking for the proposed use; Staff concurs.
The Zoning requirement (§325-39.H(6)) to provide seven stacking spaces for each drivethrough window reflects an outdated practice, as noted in comment #5 of the McMahon
review. We note that there is in fact space for the required number of cars, although the last
ones in line would obstruct parking spaces. Staff finds this acceptable, since we question
whether any driver would join a queue with more than three or four other vehicles.
In addition to the parking and stacking issues, the Commission may also wish to discuss the
following items with the Applicant:
•

Revision to the sidewalk configuration, as described in comment #6 of the Theurkauf
review.
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•

Resolution of the landscaping and lighting concerns described in the SSM and Theurkauf
reviews.

•

Our records indicate that this property has a gross area of 11.83 acres and a net area of
about 5.60 acres. The plan set states that the lot area is 9.54 acres but does not indicate
if this is the gross or net figure. While this has no bearing on Zoning compliance,1 this
discrepancy must be resolved.

•

Any other items of concern to Commission members.

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

SSM review dated October 13, 2022.
Theurkauf review dated October 6, 2022.
McMahon review dated October 13, 2022.
Director of Engineering memorandum dated September 29, 2022.
Fire Marshal memorandum dated October 7, 2022.
Plan set prepared by Rettew Associates, dated September 20, 2022, no revision date.

Plans\ABC\Bnk of America\Commerce Dr\PC memo - 221014

1

The net lot area figure is the basis for determining compliance with the impervious cover limit pursuant to §32513.C(2) of the Zoning. As we have already noted, this project will reduce the existing extent of impervious
cover on the lot and is therefore permitted, even if the calculation should exceed the limit.
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Spotts, Stevens and McCoy
1047 N. Park Road > Reading PA 19610
610.621.2000 > F. 610.621.2001 > SSMGROUP.COM

October 13, 2022

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

RE:

Bank of America (PA, Exton K1005147)
Preliminary/Final Land Development Plan
SSM File 101008.0370

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

Bank of America Preliminary/Final Land Development (21 Sheets), prepared by Rettew
Associates, Inc., dated September 20, 2022

•

NPDES Post Construction Stormwater Management Narrative for Bank of America (PA, Exton
K1005147) by Rettew Associates, Inc., dated September 16, 2022

CBRE is proposing to construct a new bank building and associated site amentities on a site that currently
includes a furniture retail store (Raymour and Flanigan). The project is located at 201 South Pottstown
Pike and is bound by SR 100 to the west, Business Route 30 to the north, and Commerce Drive to the
south. This parcel is 9.54 acres. The plan proposes to demolish the existing parking area and replace it
with an approximately 4,300 SF building and associated infrastructure.
The proposed Bank of America building will be used as a bank/other financial institution. The bank will
share a property with the existing Raymour and Flanigan building. The parcel and all neighboring parcels
to the west, north, and east are located in the TC – Town Center and Mixed Use zoning district. There are
several properties on the south side of Commerce Drive that are located in the R4 – Residential District.
The building will utilize public water and public sewer. We have the following comments.
Issues regarding landscaping and buffering and traffic and pedestrian circulation will be addressed by
Theurkauf Design and Planning and McMahon Associates, Inc., respectively.
COMPLIANCE WITH ZONING ORDINANCE
1.

The proposed use is permitted by right in the TC District, Section 325-13.B(2)(c).

2.

As a corner lot, front yards shall be shown along South Pottstown Pike, Lincoln Hwy and
Commerce Drive along with two lot widths, Section 325-8. All other yard setbacks shall be side
yards.

3.

All area and bulk dimensions must be included in the Zoning Data table on Sheet 2, Section 32513.C. The provided column must include all buildings, and impervious area (including reserve
parking). The existing and proposed dimensions should reflect actual measurements and be
dimensioned in plan view.

ENGINEERING | SURVEYING | ENVIRONMENTAL SERVICES
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4.

All new construction that requires land development review shall comply with the architectural
design standards established by Section 281-67 of the West Whiteland Township Subdivision and
Land Development Ordinance, Section 325-13.D(3)

5.

All rubbish and substances, whether organic or inorganic, shall be stored in suitable containers
and properly disposed of as soon as practical. All garbage-like materials shall be contained in
vermin-proof containers, Section 325-35.A. The plans must provide a location for refuse, or
applicant must provide an agreement of shared refuse between the two buildings.

6.

On a corner lot, nothing shall be erected, placed or allowed to grow which dangerously obscures
the view within a clear sight triangle, Section 325-36.F(2)(c). The appropriate sight triangle(s)
shall be shown on the plans.

7.

Areas designed for loading and unloading, refuse collection, fuel deliver and other service
vehicles shall be arranged as to prevent blocking or interfering with accessways, the use of
automobile parking facilities or pedestrian ways, and shall have adequate turnaround surface so
egress to the street is in a forward direction, Section 325-37.A(1).

8.

All uses other than single-family detached dwellings shall comply with the handicapped parking
requirements of the Americans with Disabilities Act (ADA), Section 325-39.F(5). The applicant
must include calculations for the number of handicapped spaces with the Parking Data tabulation
on Sheet 2 and all proposed and reserve parking must be included on the plans.

9.

The Board of Supervisors may authorize a reduction in the number of required parking spaces in
cases where the Planning Commission has recommended that there will be a sharing of parking
spaces by uses with different periods of peak parking demand and applicant can justify the
reduction and still provide adequate facilities. Where a reduction is approved, the Board shall
require the applicant to design parking reserve area on the development plan for the number of
additional spaces that would satisfy the requirement of this subsection, Section 325-39.H(3). We
note that the total number of spaces (proposed and reserved) does not meet the required number
of spaces for both uses proposed on the site.

10.

The Plans shall include 7 stacked spaces per drive-through lane in addition to the space adjacent
to the window, Section 325-39.H(6). Sheet 5 only shows 3 per window.

COMPLIANCE WITH ZONING ARTICLE XV CARBONATE AREA DISTRICT ORDINANCE
11.

The project is located within the Carbonate Area District as defined by Article XV of Section
325, Zoning. Therefore the applicant shall address the standards as outlined in Section 325-77 and
provide the information noted in Section 325-78.A. In accordance with Section 325-78.B the plan
is considered “Non -Compliant” for Sections 325-77.A(1)-(5). In order to be compliant, the plan
shall include notes demonstrating compliance with each of these sections of the ordinance.

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
12.

The engineer’s certification shall be signed prior to the Township endorsing the plan, Section
281-16.B(9).

13.

The Zoning Data Tabulation table shall list the use as banking and retail, Section 281-16.C(4).

14.

The drawings shall include the following information:
a.

Contact information (phone number and email address) for the applicant, Section 28116.B(2).
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b.

Space for the signatures of all three members of the Board of Supervisors, Section 28116.B(10)(c).

c.

The net and gross lot area in square feet within the Zoning Data tabulation on Sheet 2,
281-16.C(2).

d.

The location and dimensions of existing easements and rights of way, Section 28116.C(8).

e.

All existing street rights-of-way and cartway widths, Section 281-16.C(9).

f.

Areas of carbonate geology, Section 281-16.C(11)(c).

15.

Where more than one building is proposed on a single proposed lot, each proposed building shall
be numbered or otherwise proceeded with a unique identifier for ease of reference during
discussion and in review letters and memoranda, Section 281-16.D(2)(g). The parking data
tabulation refers to two buildings. They should be labeled in plan view to match.

16.

Plans shall include profiles of all storm sewer lines, including existing and proposed grades along
the storm sewer, Section 281-16.D(4)(c)[5]. Plans must include all structure and pipe sizes,
materials, slopes, and inverts. This shall include the pipes from roof leaders and include a profile
between Inlet I-5, OCS-1, and the existing pipe that continues to Structure-I-6.

17.

Copies of approvals, plans and permits required by other governmental regulatory agencies (the
Chester County Conservation District) shall be provided before the Township endorses the plan,
Section 281-16.K(2). Approval of the Erosion and Sedimentation Control plan from the CCCD,
and a PennDOT HOP (If the proposed sanitary improvements are within the PennDOT right of
way) shall be submitted to the Township.

18.

Where a land development abuts or contains an existing or proposed arterial or collector street,
the Township may require dedication of additional right of way, Section 281-23.E. The rights-ofway of the abutting streets shall be shown.

19.

Sidewalks shall be constructed on a minimum four inch depth of AASHTO No. 57 (PennDOT
2B) coarse aggregate. Where a sidewalk abuts a curb, a building, a wall, or other permanent
structure, a premolded expansion joint one half inch thick shall be placed between the sidewalk
and the structure for the full length of such structure, Section 281-31.B. The detail(s) shall be
modified to call for 2B coarse aggregate and the premolded expansion joint material.

20.

Base under curbs shall be four inch 2A modified aggregate minimum, Section 281-32.C. The
curb detail shall be updated to show this.

21.

The plans shall note that curbs shall be sealed with AC-20 or other Township-approved sealer;
the seal material shall extend out a minimum of 12 inches from the face of the curb and a
minimum two inches up the face; and the roadway and curb face shall be properly cleaned prior
to sealing to provide for maximum adherence of the sealing materials, Section 281-32.E. The
curb details shall be updated to show this.

22.

All parking areas shall be striped. Each parking space shall be delineated with a four inch wide
painted line, Section 481-45.C. Parking line striping color, materials and line thicknesses shall be
clarified on the plan.

23.

Pursuant to Sections 281-47.C(3), where a project proposes redevelopment of a lot, the open
space requirement shall be based upon the net increase in development. The net increase is 4,255
sq. ft. Where the open space requirement is 2.00 acres or less, the fee option shall be preferred;
however, the set aside of less than 2.00 acres of land may be acceptable to the Township if that
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land is contiguous to an existing area of permanent open space, has been identified by the
Township for acquisition, or is otherwise deemed acceptable by the Board, Section 281-47D(1).
The developer shall indicate how the open space requirements of this section will be met. If the
developer chooses the fee in lieu of option, the fee shall be calculated as noted in Section 28147.C(2).
24.

All utilities, including but not limited to sanitary sewers; stormwater sewers; stormwater
conveyance, drainage and infiltration swales, basins and areas; electric; gas; water; telephone; and
cable shall be located in easements over private property. All such areas and easements shall be
clearly depicted on and identified by notes on the plans. The deeds for private properties subject
to utility easements shall contain a specific reservation for the easements, in form and substance
satisfactory to the Township. The Township may require such deeds to be provided for review
prior to or as a condition of Final Plan approval. The perpetual maintenance, repair, and
replacement of all utilities not accepted for dedication by the Township or other entity acceptable
to the Township shall be the responsibility of individual or an association of private property
owners. An agreement memorializing the foregoing responsibility, in form and substance
satisfactory to the Township, shall be submitted for review prior to or as a condition of Final plan
approval and recorded in the Office of the Chester County Recorder of Deeds with the approved
plan, Section 281-51.A. Bearing and distances shall be provided on the proposed easements.

25.

No landscaping shall be installed within easements or dedicated areas unless agreed to by the
Township. No buildings or other structures shall be placed within easements or dedicated areas
without the express consent of the Township. Easements and dedicated areas shall be a minimum
of 20 feet wide, and utilities shall be centered in the easement or dedicated area insofar as
practicable, Section 281-51.B. The easement plan must depict both the existing and proposed
easements as well as the proposed landscaping. In addition, an access easement shall be provided.
We recommend that this be provided via a blanket easement.

26.

The contractor shall request a job conference with the Township prior to the start of construction
and three sets of complete and signed plans shall be given to the Township representative, Section
281-53.B. We recommend that this be noted on the plan.

27.

Financial security shall be provided in accordance with Section 281-54.

28.

A note shall be added to the plans to provide as-built plans per Section 281-55.

29.

Proposed buildings and architectural improvements which require land development approval,
but are not conditional uses, shall submit conceptual architectural documentation to West
Whiteland Township which demonstrates compliance with the architectural design standards as
part of the preliminary land development application, Section 281-67.A(1).

30.

The bollard detail shall be updated to comply with the following sections;
a.

Bollards shall have a concrete footing, direct burial or sleeve, with a minimum depth of
three feet below grade, Section 281-68.C(2). The depth shall be indicated.

b.

Bollards shall be at a height of 30 inches to 42 inches above grade, with a minimum
diameter of six inches, Section 281-68.C(3). The height shall be indicated.

COMPLIANCE WITH STORMWATER MANAGEMENT ORDINANCE
31.

For areas underlain by karst or carbonate geology that may be susceptible to the formation of
sinkholes and other karst feature, the location, type, and design of infiltration BMPs shall be
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based on a site evaluation conducted by a qualified licensed professional and based on the PA
BMP Manual or other design guidance acceptable to the Township, Section 270-15.R.
32.

The applicant shall provide the Township with the “letter of adequacy” from the Chester County
Conservation District for the E&S Plan prior to the Township endorsing the plan, Section 27017.A(1)(a).

33.

For regulated activities involving redevelopment, the volume of a minimum of one inch or runoff
from all proposed impervious surfaces shall be infiltrated, Section 270-20.C. The applicant shall
add a calculation for this in the PCSM Narrative.

34.

A detailed soils evaluation of the site shall be conducted by a qualified licensed professional and
at a minimum shall address soil permeability, depth to bedrock, and subgrade stability, Section
270-20.I & 270-27.B. The applicant shall provide infiltration testing results and show the testing
locations on the plan.

35.

During site construction, all infiltration practice components shall be protected from compaction
due to heavy equipment operation or storage of fil or construction material. Infiltration areas shall
also be protected from sedimentation, Section 270-20.M & 270-27.J(1). The applicant should
review the sequence of construction and consider reordering it or providing a temporary pipe for
the storm conveyance systems to be installed prior to the underground basin. The infiltration area
shall also be protected by construction fence during bulk grading operations. Finally, the attached
Township stormwater management standard notes shall be added to the plans and all other notes
that conflict with these notes shall be revised to conform to these notes or deleted.

36.

The tops, bottoms, and sides of all seepage beds, trenches, or like facilities shall be covered with
drainage fabric. Fabric shall be PennDOT nonwoven class 1 and shall completely enclose the
stone, Section 270-20.T(4) & 270-27.J(10).

37.

The lowest elevation of the infiltration area shall be at least four feet above the seasonally high
water table and bedrock, Section 270-27.C.

38.

The applicant shall provide a WQ inlet feature for Inlet I-5 per Section 270-30.C.

39.

A listing of all regulatory approvals required for the proposed project and the status of the review
and approval process for each shall be noted on the plan. The list shall include the approval of the
Chester County Conservation District approval of the E&SC plan. Final approval adequacy letters
must be submitted to the Township prior to the Township’s issuing final approval of the SWM
site plan, Section 270-32.A(2).

40.

The plans shall include a statement, signed by the applicant, acknowledging that any revision to
the approved SWM site plan shall be submitted to and approved by the Township, and that a
revised erosion and sediment control plan shall be submitted to, and approved by the
Conservation District or Township, Section 270-32.A(3).

41.

Sheets from the Final Land Development set to be recorded must contain all of the information
found in Section 270-32.B.

42.

The following must be included on the SWM site plan map or plan sheets: identification of the
person responsible for ongoing inspections, operation, repair, and maintenance of the BMP or
conveyance after completion of construction; and Easement boundaries labeled with distances
shown in feet and bearings to the nearest degree, Section 270-32.B(18).
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43.

The O&M plan (sheet 5) shall include all of the items in Section 270-42.B; C; D and E.

44.

The O&M plan shall include the requirements of Section 270-45.B through D.

45.

The following comments must be addressed in the PCSM Report:
a. The applicant shall confirm if the Project is seeking NPDES approval per the title of the
PCSM report and the reference to NPDES requirements in the volume section of the
narrative.
b. The title for the composite C calculation sheets in the hydrologic calculations section should
be updated to reflect the correct calculation methodology.
c. The plans and details shall be updated to include the information provided in column A of the
pond report for the subsurface infiltration bed.
d. The storm sewer tabulations indicate a 0.00 cfs capacity for lines 4 to 13. The applicant shall
clarify the pipe capacities.
e. A map or plan should be included with the Stormwater Infiltration Report that includes all
testing locations relative to existing features.
f.

The drainage plans must show where the points of interest are. This may require expanding
the plan view.

g. The post development drainage plan must include proposed grades and contours.
h. The PCSM report shall include the drainage area maps.
46.

The following comments must be addressed on the Plans:
a.

Construction sequence for BMPs bullet #1 indicates that infiltration beds may be used as
temporary sediment basins. The applicant shall confirm if this is the intent for the
subsurface infiltration bed. If this is correct, the plan shall clearly identify how this will
be accomplished without clogging or compacting the underlying infiltration layer.

b.

The OCS-1 Detail must include incoming pipe sizes, pipe materials, and pipe inverts.
Dimension ‘D’ must be clarified. Also, the detail references a top of grate elevation and it
should be clarified if this is a manhole or inlet structure.

c.

The subsurface infiltration bed detail must include non-woven geotextile around all
dimensions of the stone. Mirafi FW404 is a woven material.

d.

EX-I-1 outlets to an existing 21” RCP. The upstream pipes should not be larger than the
downstream pipes. The report should explain why there is a need for the larger pipe and
if the downstream pipe is undersized.

e.

The proposed storm structures shall have a minimum 0.1’ drop between incoming and
outgoing pipes.

f.

All construction details reflecting proposed stormwater features shall be included with
the Stormwater Management Detail Sheet.

g.

The storm sewer profile indicates RCP pipe but the notes refer to HDPE/ADS pipe. The
two shall be the same.
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h.

The Typical Storm Drain Pipe Trench detail notes Class 1 and Class 2 material but does
not but shall reference their location on the detail.

LIGHTING
47.

The applicant must submit a lighting photometric plan with supporting cutsheets, details, and
notes in accordance with Section 281-48 “Lighting Control”.

GENERAL
48.

The List of Drawings index on Sheet 1 shall identify which sheets are intended to be recorded.

49.

Demolition Note 12 on Sheet 2 should specify PennDOT for traffic control standards.

50.

General Note 9 on Sheet 2 shall be deleted and the solid waste storage and/or recycling should be
planned for the site during the Land Development process.

51.

General Note 21 on Sheet 2 shall be updated to reflect the sight triangle requirements from the
Zoning Ordinance.

52.

General Note 31 on Sheet 2 must indicate all parties required to attend the pre-construction
meeting. At a minimum, the Township Engineer, Construction Manager, Design Engineer, and
any permitting entities shall be invited to the meeting.

53.

The site data and zoning data tabulations shall distinguish between net and gross lot areas.

54.

The plans must provide the structure elevations for all existing structures within the project area.

55.

The demolition plan must clarify if the unnamed existing inlet west of the proposed development
is to remain, get a new top and grate, or be replaced entirely.

56.

It appears that Demolition Note 4 calls for the removal of all items within the limits of new
construction. It is unclear on the demolition plan if some underground electric lines are to remain
or be removed. The plans shall be updated accordingly.

57.

The demolition plan must include all impacts due to construction. The sidewalk and sanitary main
impacts along SR 100 must be included on the demolition plans.

58.

Sheet 5 must be updated to include clarification on what ‘SWL’ references.

59.

The plans shall contain all proposed directional sign locations.

60.

All proposed handicap spaces shall include bumper blocks 2’ from the handicap signs to protect
them.

62.

The ridge lines noted on sheet 6 must include spot grades.

63.

All existing and proposed pipe sizes and materials should be indicated in plan view as well as
structure identifications.

64.

The sanitary/water main backfill detail includes a reference to Class 1S Material. This material
should be clarified on the plan.

65.

The service connection with meter detail references Strasburg Borough Authority. This note
should be updated to reflect the correct entity.

66.

The following items shall be considered in the sequence of construction:
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a.

The limit of disturbance abuts handicap spaces for the Raymour and Flanigan store. If
there is a period of time that these spaces cannot be used, temporary accommodations
should be made for those users.

b.

To ensure that construction traffic only enters and exits through the rock construction
entrance and that there isn’t confusion by Raymour and Flanigan customers, the applicant
should consider placing construction fence around the perimeter of construction
activities. Particular areas of interest are at the northwest and northeast corners of the
limit of disturbance.

67.

The Maintenance – Erosion and Sedimentation Control notes on Sheet 19 contain two #1 notes
and reference an NPDES permit. The applicant shall renumber the notes and provide the
Township with a copy of the approved NPDES permit.

68.

A detail shall be provided for all sign posts and foundations, light standards, manholes (nondoghouse), and all other infrastructure items.

69.

Words such as should, may, etc. that are used as directives must be replaced with “shall” or “will”
as appropriate.

70.

The attached West Whiteland Township standard notes shall be added to the plan.

If you have any questions please feel free to call me.
Sincerely,
Spotts, Stevens and McCoy

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

Mark Stabolepszy, P.E.

October 13, 2022

Mr. John R. Weller, AICP
Director of Planning & Zoning / Zoning Officer
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

Traffic Engineering Review
201 S. Pottstown Pike – Bank of America
West Whiteland Township, Chester County, PA
McMahon Project No. 822A09.11

Dear Mr. Weller:
McMahon, a Bowman Company, completed a traffic review of the proposed 4,255 bank with drivethrough located on the northeast corner of the intersection of S. Pottstown Pike (S.R. 0100) and
Commerce Drive. The site consists currently contains a 71,525 square-foot furniture store with access to
Commerce Drive via two unsignalized driveways, and it is proposed to construct the proposed bank within
the parking lot of the existing building. Access to the expanded building will be provided via the existing
driveways along Commerce Drive. Our traffic review is based on the following documents.



Preliminary/Final Land Development Plan for Bank of America, prepared by Rettew Associates, Inc,
dated September 20, 2022.
Trip Generation Assessment – 201 S. Pottstown Pike, Exton, PA, prepared by Rettew Associates, Inc,
dated March 10, 2022.

Based on our review of the above documents, we offer the following comments for consideration.
1.

ZO Section 325-42 – Based on the trip generation letter, the site generates between 42 and 88
peak hour trips during the weekday morning and weekday afternoon peak hours, which does not
meet the Township’s requirements for completion of a traffic study. However, the trip generation
letter should be revised to reflect the current Drive in Bank (ITE Land Use Code 912) pass-by rates
contained in the ITE publication Trip Generation 11th Edition, and to reflect the size of the bank
shown on the plans (4,255 square feet).

2.

ZO Section 325-39.H(6) and Section 325-39.H(3) – Based on the Township’s parking supply
requirements, the future expanded site would require 341 parking spaces. Based on the parking
tabulation on sheet 2, the existing parking for the site includes 322 parking spaces (201 paved
parking spaces and 121 reserved parking spaces), and the proposed bank will reduce the overall
parking supply on the site to 274 parking spaces (168 paved parking spaces and 106 reserved
parking spaces), which is a deficit of 67 parking spaces below 341, which therefore does not meet
the Township’s parking supply requirements. The parking tabulation references ZO Section 325-
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39.H(3) which permits a reduction in parking when the development allows for a sharing of
parking spaces by land uses with different peak parking demand periods; however, if this
reduction is justified, this ordinance section would still require the plan to allocate reserved
parking spaces for the reduced parking supply. As such, the plan should allocate the 67 spaces as
reserved spaces on the site.
3.

ZO Section 325-39.H(6) and Section 325-39.H(3) – In order to justify the proposed parking supply,
the applicant’s engineer prepared a parking analysis, which is based on the ITE publication,
Parking Generation, 5th Edition for typical weekday peak periods using parking data for a furniture
store and a drive-in bank. We recommend the parking study should be updated to include the
Saturday peak period since these are retail uses, as well as correct the size of the existing and
proposed buildings as shown on the land development plans, and account for shared parking
between the two uses based on their complementary peak periods, such as using data published
by ULI.

4.

ZO Section 325-39.H(6) and Section 325-39.H(3) – Subject to addressing the parking study
comments above, then it may be possible to accommodate the existing furniture store parking
and the proposed bank parking. However, our office has concerns that adequate parking may
not be provided on the site in the future if the existing 71,525 square-foot furniture store building
reverts to a traditional retail/shopping center use, which would require more parking than a
furniture store. Therefore, any approval of the proposed plan with the bank pad site could
include a condition whereby any use change would require an updated parking evaluation to be
reviewed and approved by the Township.

5.

ZO Section 325-39.H(6) – The plan does not provide eight stacking spaces per drive-through lane
(i.e., seven stacking spaces in addition to the space adjacent to the drive-through window)
without obstructing the parking or on-site circulation to the west side of the bank building. It is
not clear that this drive-through stacking requirement is consistent with current banking
operations, and therefore, we recommend the applicant discuss this matter with Township staff
and the Planning Commission to ensure the proposed design satisfies the actual drive through
needs of the bank.

6.

Truck turning templates should be provided for the largest anticipated delivery truck and the
largest emergency response vehicle to verify the adequacy of the access design and internal site
circulation.

7.

SALDO Section 281-25.A – Please label the existing legal right-of-way along the road frontages.

8.

SALDO Section 281-31 – The existing pedestrian curb ramps at the western site access
intersection with Commerce Drive do not appear to meet current ADA requirements. As such the
curb ramps on the southwest (one ramp) and southeast (two ramps) corners should be
reconstructed to meet current ADA requirements. The plans should include detailed curb ramp
designs, similar to those shown for the proposed curb ramps on sheet 6.
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9.

Chapter 295-12 – The subject development is located within the Township’s Act 209
Transportation Service Area, and as such, it is subject to the Township’s Transportation Impact Fee
which is equal to $1,449.00 per new weekday afternoon peak hour trip. According to the Institute
of Transportation Engineers publication, Trip Generation Manual, 11th Edition, for Drive-In Bank
(Land Use Code 912) the proposed development will generate approximately 58 weekday
afternoon peak hour, and the Transportation Impact Fee for the proposed development is
$84,042.00.

As part of future submissions, the applicant's engineer should compose a response letter that describes
how each comment has been addressed and where any plan and/or report revisions are located.
Additional comments may follow upon receipt of future submissions.

If there are any questions or if additional information is requested, please contact our office.
Sincerely,

Christopher J. Williams, P.E.
Vice President & Regional Manager – Mid-Atlantic
I:\eng\WESTWHI1\822A09 - 201 Ptwn Pk\Reviews\2022-10-11 Review\Review\2022-10-13 Weller 201 N Pottstown Pike Review.docx
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MEMORANDUM
TO:

John Weller, AICP, West Whiteland Township Director of Planning and Zoning
Caroline O’Connor, Assistant Township Planner
Victor Grande, P.E., RETTEW Associates, Inc.

FROM:

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

DATE:

October 6, 2022

SUBJECT:

REVIEW COMMENTS – BANK OF AMERICA
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 9-20-22

Please note our review comments pertaining to the following documents that we received on 9-21-22
and to a site visit on 10-4-22:
•
•
•
•
•

Land Development Plan prepared by RETTEW Associates, Inc. consisting of 21 sheets;
3D Renderings prepared by RETTEW Associates, Inc. dated 9-14-22;
Photo Renderings prepared by Gensler Architects;
Site Section prepared by RETTEW Associates, Inc. dated 9-12-22; and
Land Development Application dated 9-20-22.
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1.

Site Element Screens – Section 281-70.A of the subdivision and land development ordinance
(SLDO) states that screen and perimeter buffer landscaping standards do not apply to Group II
commercial developments on lots of less than 10 acres in the Town Center District. Instead, the
site element screen requirements in sections 281-35G, H.1, I, J and K (SLDO) shall apply.
Additionally, section 281-70.B (SLDO) requires site element screens along Route 100 frontages
to define and reinforce the corridor.
The plan lacks required site element screens as follows:
a. Route 100 Site Element Screen – The plan proposes a low shrub screen 50 feet away from
the Route 100 right-of-way that does not visually define the corridor.
b. Parking Lot Screen – Section 281-35.G (SLDO) requires parking lot screen plantings to be
placed to provide a snow stockpile area. The proposed bank parking lot shrub screen does
not accommodate snow storage.
c. Drive-through Screen – Section 281-35.G (SLDO) requires low screens consisting of
evergreen or dense deciduous shrubs around drive-through vehicle stacking lanes that are
within 200 feet of a right-of-way line.
The plan indicates a bank drive-through screen that has gaps along Commerce Drive and
along the bypass lane west of the drive-through.
d. Transformer Screen – Section 281-35.G.1.b (SLDO) requires high screens around
transformers that are within 200 feet of a ROW. High screens shall be comprised either of
large evergreen shrubs spaced four feet on center that attain a height of at least 6 feet after
five years’ growth, or evergreen trees spaced 12-15 feet on center.
No screen is provided for the proposed transformer.
To address these issues, the plan shall be revised to indicate a uniform, continuous shrub screen
that extends along the Route 100 and Commerce Drive frontages from the bank parking lot to
the Commerce Drive entrance. The screen shall be set back from the parking lot and drivethrough to allow for snow removal, and shall consist of evergreen or dense deciduous shrubs
that reach a minimum height of three feet after two years’ growth. Additionally, large evergreen
shrubs on 4-foot centers or evergreen trees on maximum 15-foot centers shall be provided to
screen the transformer from the street.

2.

Parking Lot Landscaping – Section 281-37.B (SLDO) requires the last parking stall in a row to be
separated from drive aisles by a planting island. Each planting island shall contain one shade
tree. Section 281-37.C.2 (SLDO) requires that divider strips be minimum 10-foot-width with
required plantings. The following shall be addressed:
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a. Missing Parking Lot Island Shade Tree – The plan proposes utilities in a parking lot island
that would not accommodate space for the required shade tree. The sewer line should be
shifted to allow for the required tree
b. Divider Strip – The plan proposes a divider strip that is under-width at 8.55. Additionally,
two shade trees are required for the 82-foot-long divider strip, plus shrubs or ground cover.
The plan proposes two existing shade trees to remain in the divider strip that would be
removed due to construction. No ground cover treatments are specified for the divider strip.
Because the divider is not separating large parking fields, a waiver to allow for the underwidth strip is viewed as acceptable. The plan shall provide two shade trees in the divider
strip as required. Proposed ground cover treatments in the divider strip shall be indicated.
3.

Existing Required Landscaping – Section 281-33.E.7 (SLDO) states that the applicant shall
arrange for the long-term maintenance of all required plantings. Required landscaping
improvements shall be subject to suitable restrictive covenants that require their maintenance
and replacement and prohibit destruction or removal.
The plan proposes to remove the following plantings that were required for the Raymour &
Flanigan development, without providing the required replacement plantings:
•
•

Three shade trees and one evergreen tree along Route 100
One shade tree and one evergreen tree along Commerce Drive

The plan shall be revised to indicate replacement trees as required.
4.

Tree Protection – Section 281-34.D (SLDO) permits no disturbance within preserved trees’
critical root zone (CRZ), which extends from the tree trunk a distance equal to 12 times the trunk
diameter, or to the tree's dripline, whichever distance is greater. Trees to remain shall be
protected by fencing or other protective barriers placed outside the CRZ. The following shall be
addressed:
•
•
•

Grading proposed in a divider strip would require removal of two trees shown to
remain. The plan shall be revised to indicate removal of the trees.
The proposed sidewalk connection to the Commerce Drive sidewalk would require
removal of an evergreen tree shown to remain. The plan shall be revised to indicate
removal of the tree.
The tree protection fence detail requires fencing installed at the drip line of trees to be
preserved. The plan shall be revised to indicate fencing outside the critical root zone as
required.
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5.

Landscaping/Lighting Conflict – Section 281-33.C.5.h (SLDO) prohibits landscaping that interferes
with a safe lighting environment. The plan proposes a light pole immediately adjacent to a shade
tree to remain in a parking lot planting island at the northwest corner of the building. The plan
shall relocate the light pole, or replace the tree with a species that will not interfere with a safe
lighting environment.

6.

Pedestrian Accessibility – Section 325-37.A.7.a of the zoning ordinance (ZO) requires developers
to provide pedestrian facilities that logically continue access through the site. Sections 281-69.C
(SLDO) specifies required pedestrian infrastructure in the Town Center. The plan lacks required
pedestrian facilities as follows:
a. Perimeter Sidewalk Connection – The plan proposes an overly circuitous sidewalk
connection to the Commerce Drive perimeter sidewalk. Pedestrians walking to the bank
from Commerce Drive would create a desire line as they cut through the lawn near the
proposed water meter pit.
The plan shall be revised to provide a direct sidewalk connection between the Commerce
Drive perimeter sidewalk and the bank crosswalk.
b. Sidewalk Width – Section 281-69.C.1 (SLDO) requires minimum 6-foot-wide sidewalks that
serve commercial buildings.
The proposed 5-foot wide sidewalks are inadequate. They shall be increased to 6-foot width.
c. Crosswalks – Section 281-69.A (SLDO) requires minimum 10-foot-wide crosswalks at all
street and driveway intersections with decorative surface treatments.
The plan proposes a 6-foot-wide painted crosswalk between Commerce Drive and the bank.
It shall be revised to indicate a 10-foot-wide crosswalk with decorative surface treatment.
Accompanying details and specifications shall be provided.
d. Decorative Surfaces – Section 281-69.C.4 (SLDO) requires 20% of sidewalks to have
decorative surface treatments. The plan does not indicate decorative surface treatments
and shall be revised to provide minimum 20% decorative sidewalks with accompanying
details and specifications.

7.

Town Center Site Furnishings – Section 281-68 (SLDO) specifies design standards for site
furnishings in the Town Center. The following shall be addressed:
a. Bike Racks – Section 281-68.B (SLDO) requires bike racks in the Town Center District to
accommodate at least 5 bicycles. Bike racks shall have a black powder coat or black epoxy
finish.
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The plan proposes a galvanized metal bike rack that accommodates only 4 bicycles. It shall
be revised to specify a bike rack with the required black color finish, and that accommodates
5 bikes.
b. Bollards – Section 281-68.C (SLDO) states that bollards shall have a height of 30”-42” above
grade and shall have a minimum depth of three feet below grade. The construction detail
does not specify bollard height or installation depth and shall be revised accordingly.
c. Trash Receptacles – Section 281-68.D (SLDO) requires trash receptacles to be constructed of
steel straps, have integral dome lids, and a black powder coat or black epoxy paint finish.
Receptacles shall be anchored to a concrete pad or other hard surface.
The plan proposes a gray fiberglass trash receptacle without a lid. No anchor detail is
provided. It shall be revised to indicate a trash receptacle that complies with Town Center
district standards, with accompanying details and specifications.
8.

Building Façade Landscaping – Section 281-37.D (SLDO) requires landscaping between building
façades and parking. Landscaping is required and proposed as follows:
Façade/Length

Plant Type

Required Qty.

Proposed Qty.

North/78 LF

Shade Tree
Small Shrubs

2
8

2
6

West/49 LF

Shade Tree
Small Shrubs

1
5

1
8

Ten of the proposed shrubs are shown in the rain shadow of the bank building canopy. The plan
shall be revised to relocate them away from the canopy, provide an irrigation system, or specify
drought-tolerant shrub species. With the recommended revision, we would consider proposed
building façade plantings to be acceptable in accordance with section 281-33.D.9 (SLDO), which
allows planting variations that achieve the intent of the ordinance standard.
9.

Plant Cultural Requirements – The plan proposes American Arborvitae, which is highly
susceptible to deer browse in our region. The plan shall replace it with a deer-tolerant tree
species such as ‘Green Giant’ Arborvitae.

10.

Landscaping Plan Requirements – Section 281-33.C.6.e (SLDO) requires landscape plans to
include notes on landscaping guarantee and planting distance from utilities. The plan shall be
revised as follows:
a. Guarantee Note – Section 281-33.E (SLDO) requires all landscape materials depicted on the
approved plan to be guaranteed and maintained in a healthy condition, or otherwise be
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replaced by equivalent improvements, for a period of 18 months following inspection by the
Township. The plan shall be revised to include a landscape guarantee note.
b. Planting Distance from Utilities – Section 281-36.D.5 (SLDO) requires trees to be planted at
least 10 feet from underground utilities, and at least 15 feet from overhead utilities. The
plan shall be revised to include a note on required planting distance from utilities.
11.

Landscape Architect Seal – Section 281-33.C.6.g (SLDO) requires landscape plans to include the
signature and seal of the Pennsylvania-registered landscape architect preparing the plan. The
required signature and seal have not been provided.

12.

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

13.

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

Please contact this office with any questions.
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I spoke to John. He agreed with your assessment that the Bank of America does not require a
historical review. Based on the distance from the neighboring historical resources, and the fact that
you can’t even see the proposed development from the historical sites due to the natural areas,
there will be no adverse effect. Looks like we can take another one off your plate!
Thanks,
Caroline
L. Caroline O’Connor, Assistant Township Planner
West Whiteland Township
Tel: 610-363-9525 ext. 2155
From: Phil Yocum <pyocum@chg-inc.com>
Sent: Thursday, September 22, 2022 1:52 PM
To: Caroline O'Connor <COConnor@westwhiteland.org>
Subject: RE: Review Request: Bank of America - 201 S Pottstown Pike
Caroline,
The text below is what we use as the guideline for projects to be reviewed, and is cited in each
review memo. My interpretation, based on conversations with John and Justin, is that the 300-foot
distance is from the walls of the historic resource to the boundary (property) line of the site where
construction is proposed. My thought is the distance is measured from the resources at Indian Run
Farm, not it’s boundary line. By that standard, I think the closest historic structure is the
Woodcutters Cottage – 1,100 feet from the boundary/property line of the bank property. I do not
think the bank needs to be reviewed, although I may have overlooked a resource. That is my
interpretation. Please review with John and/or Justin and let me know if my approach is correct.
In accordance with Section 325-92.A of the Township Zoning Ordinance, historic
resources listed on the West Whiteland Township inventory that are located within
the boundary of a proposed project site, or within 300-feet of the property boundary
of a proposed project site shall be reviewed for potential adverse effect.
Commonwealth’s review has determined the following listed historic resources as
potentially affected by the proposed project:
BTW – The boundary/property line issue can get fuzzy when looking at tracts like the Exton
Mall, which is made up of multiple tax parcels.
Thank you for reaching out,
Phil

From: Caroline O'Connor <COConnor@westwhiteland.org>
Sent: Wednesday, September 21, 2022 3:54 PM
To: Phil Yocum <pyocum@chg-inc.com>
Subject: FW: Review Request: Bank of America - 201 S Pottstown Pike
CAUTION: This email originated from outside of Commonwealth Heritage Group. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Hi Phil!
Originally I thought this did not need HC review, but after pulling up the map, looks like the parcel is
within 300ft of resources 303, 304, and 305. Let me know if you agree with that assessment.
Thanks,
Caroline
L. Caroline O’Connor, Assistant Township Planner
West Whiteland Township
Tel: 610-363-9525 ext. 2155
From: Caroline O'Connor
Sent: Tuesday, September 20, 2022 5:02 PM
To: Z-Mark Stabolepszy <mark.stabolepszy@ssmgroup.com>; Z-Kent Morey
<kent.morey@ssmgroup.com>; Gehman, Jeff <jgehman@mcmahonassociates.com>; Chris Williams
(cwilliams@mcmahonassociates.com) <cwilliams@mcmahonassociates.com>; nace, seth
<seth.nace@ssmgroup.com>; Ed Theurkauf <ed@theurkauf.com>; kelsey@theurkauf.com;
Theodore Otteni <TOtteni@westwhiteland.org>; Wyatt Williams <wwilliams@westwhiteland.org>;
Lee Benson <lbenson@westwhiteland.org>
Cc: John Weller <jweller@westwhiteland.org>; Michelle Jones <mjones@westwhiteland.org>
Subject: Review Request: Bank of America - 201 S Pottstown Pike
Hello,
The Township has received an application for land development for 201 S Pottstown Pike. The
applicant is proposing construction of a Bank of America on an existing commercial parking lot in the
Town Center District. All the submission documents are included in the link to the project folder
below. Please have your reviews returned to me no later than Tuesday, 10/11. Please let me know if
you have any questions.
Project Folder:

Bank of America - 201 S Pottstown Pk

Thank you,
Caroline
L. Caroline O’Connor, Assistant Township Planner
West Whiteland Township

MEMORANDUM
DATE:

September 29, 2022

TO:

John Weller, Director of Planning and Zoning

FROM:

Theodore D. Otteni, P.E.
Director of Engineering

SUBJECT: Bank of America
Land Development Plan Review
I have reviewed the Land Development Plan set (21 sheets) for the proposed Bank of America
at the existing Raymour & Flanigan parking lot, with a plotted date of September 20, 2022. I
offer the following comments:
1. A sanitary sewer easement is not required for the lateral (combination of pipes and
cleanouts) from the building to the existing manhole.

101 Commerce Drive Exton, Pennsylvania 19341 Tel: (610) 363-9525

Date: October 7, 2022
To: John Weller/Director of Planning and Caroline O’Connor/ Assistant Township Planner
From: Donald Stiteler, Fire Marshal
Re: Preliminary/ Final Land Development Review, Bank of American, 201 S. Pottstown Pike
I have reviewed the following Preliminary/ Final Land Development plans consisting of a 21 page set of plans prepared
by Rettew Associaiates, Inc. dated 09/20/2022 and offer the following comments.
1. The fire truck turning movement plan shall be redone to show that it can accommodate West Whiteland
Township’s largest fire apparatus which is a rear mount ladder truck that is 43 feet in length.
2. Please provide clarification of existing and/ or proposed fire hydrant locations.
3. Fire Lanes and Fire Lane signage shall be approved by the Fire Marshal.
4. Handicap Parking Signage on page 11 shall include Minimum/ Maximum Fire sign.

From:
To:
Subject:
Date:
Attachments:

Lee Benson
Caroline O"Connor; Matthew Deceder
RE: Review Request: Bank of America - 201 S Pottstown Pike
Wednesday, October 12, 2022 10:46:06 AM
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Caroline,
We have issues or concerns about the proposed bank at this location. We will work
out security and bank alarm response with them once they are open for business.
Thank you,

Lee Benson
Chief of Police

From: Caroline O'Connor <COConnor@westwhiteland.org>
Sent: Wednesday, October 12, 2022 10:36 AM
To: Lee Benson <lbenson@westwhiteland.org>; Matthew Deceder <mdeceder@westwhiteland.org>
Subject: RE: Review Request: Bank of America - 201 S Pottstown Pike
Good Morning,
Just checking on the status of this review. John is writing his memo this week, so please let us know
your thoughts at your earliest convenience.
Thanks!
Caroline
L. Caroline O’Connor, Assistant Township Planner
West Whiteland Township
Tel: 610-363-9525 ext. 2155
From: Caroline O'Connor
Sent: Tuesday, September 20, 2022 5:02 PM
To: Z-Mark Stabolepszy <mark.stabolepszy@ssmgroup.com>; Z-Kent Morey
<kent.morey@ssmgroup.com>; Gehman, Jeff <jgehman@mcmahonassociates.com>; Chris Williams
(cwilliams@mcmahonassociates.com) <cwilliams@mcmahonassociates.com>; nace, seth
<seth.nace@ssmgroup.com>; Ed Theurkauf <ed@theurkauf.com>; kelsey@theurkauf.com;
Theodore Otteni <TOtteni@westwhiteland.org>; Wyatt Williams <wwilliams@westwhiteland.org>;

Lee Benson <lbenson@westwhiteland.org>
Cc: John Weller <jweller@westwhiteland.org>; Michelle Jones <mjones@westwhiteland.org>
Subject: Review Request: Bank of America - 201 S Pottstown Pike
Hello,
The Township has received an application for land development for 201 S Pottstown Pike. The
applicant is proposing construction of a Bank of America on an existing commercial parking lot in the
Town Center District. All the submission documents are included in the link to the project folder
below. Please have your reviews returned to me no later than Tuesday, 10/11. Please let me know if
you have any questions.
Project Folder:

Bank of America - 201 S Pottstown Pk

Thank you,
Caroline
L. Caroline O’Connor, Assistant Township Planner
West Whiteland Township
101 Commerce Drive, Exton, PA 19341
Tel: 610-363-9525 ext. 2155
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MEMORANDUM
DATE: September 30, 2022
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Gravers Road Advertising, LLC
Conditional use application
APPLICANT:

SITE ADDRESS:
TAX PARCEL:
ZONING:
DESCRIPTION:

Gravers Road Advertising, LLC
1818 Market St., 13th fl.
Philadelphia, PA 19103
601 Clover Mill Rd.
Exton, PA 19341
41-4-33.3A
I-2, General Industrial
Construction of 2-sided billboard with a sign area of 48’ x
14’ (672 sq.ft.) on each side adjacent to the westbound
lane of the U.S. Route 30 By-Pass expressway. Placement
of a billboard at this location is permitted by conditional
use pursuant to §325-19.B(11)(h) and §325-95.I(1) of the
West Whiteland Township Zoning Ordinance (“Zoning”).

Background
The subject property is a roughly triangular lot covering 9.65 acres in the I-2 General Industrial zoning district adjacent to the westbound lane of the US Route 30 By-Pass expressway
(“By-Pass”). Access is provided by a driveway along the north side of Clover Mill Rd. The
property currently accommodates a single industrial building with a footprint of about 1,600
sq.ft. The perimeter of the site is wooded, and the floodplain associated with Valley Ck.
covers about 2.6 acres at the southeastern end of the property. There are some steep slopes
in the center portion of the lot, but neither the floodplain nor steep slopes will be disturbed
or otherwise impacted by this application.
Billboard signs are permitted at this location as a conditional use, pursuant to §32519.B(11)(h) of the Zoning; additional locational and design standards are in §325-95.I of the
Zoning. We note that §325-19.B(11)(h) limits the height of billboard signs to twenty (20) feet;
however, this conflicts with §325-95.I(3), which states that such signs may not be taller than
thirty-five (35) feet above the closest paved surface of the highway from which it is primarily
visible. Where an Ordinance contains conflicting regulations, the provision that is least
restrictive upon the property owner is the one that controls. The Zoning Officer has therefore determined that the Applicant is entitled to the taller limit imposed by §325-95.I(3). The
Zoning Officer has further determined that the proposed billboard sign complies with all

applicable Zoning requirements except for the limits on sign area and height in §325-95.I(3).
The Applicant appealed to the Township Zoning Hearing Board (“ZHB”) for relief from these
provisions to allow the design as shown, but the ZHB denied the requested relief at their
meeting of September 29, 2022.
The application includes a drawing dated December 3, 2019 by Outdoor Specialist, Inc., showing that the sign will be composed of light-emitting diodes (“LED’s”), which is a type of
“visual communication technology” or “VCT” as defined in the Zoning. The operation of the
sign will therefore be subject to §325-95.E, which addresses things like brightness and how
rapidly a sign image may change.
The Commission should be aware that there is an outstanding question of whether this section
of the By-Pass is subject to a PennDOT “scenic byway” designation. In fact, this issue is the
cause of the considerable time between tonight’s presentation and when the Township
received this application on March 2, 2020.
Tonight is the first presentation of the conditional use application to the Planning
Commission.
Criteria for approval of a Conditional Use
The criteria for Conditional Use approval are found in §325-124.C(1) of the Zoning:
(a)

The proposed use shall meet all of the specific standards and regulations for eligibility
which appear in the section of the Zoning Ordinance authorizing the proposed
conditional use.
Billboards are permitted as a conditional use at this location pursuant to seven
criteria listed in §325-95.I of the Zoning:
1) Billboards shall be permitted as a conditional use in the I-2 General Industrial and O/L Office/Laboratory districts when erected in such a way as to
be primarily visible from a limited access highway and such that no part of
the billboard is closer than 10 feet or farther than 75 feet from the right-ofway of the said highway.
Sheet 1 of the plan set shows the proposed location of billboard, and the
“Zoning Data Tabulation” on that same sheet states that the distance
from the By-Pass right-of-way is 11 ft. at its closest point and 59 ft. at its
farthest point. This criterion is met.
2) No part of any billboard shall be less than 3,000 feet from any part of
another billboard, regardless of the side of the highway upon which it is
being erected.
Staff has determined that the nearest billboard to the proposed location
is more than 8,000 feet to the northwest along the By-Pass in East Caln
Twp. This criterion is met.
3) No billboard shall exceed 625 square feet in area, and no part of a billboard
shall be more than 35 feet higher than the closest paved surface of the
limited access highway from which it is primarily visible.
The proposed billboard will have two sign faces, each of which will be
672 sq.ft. Since the faces are to be placed back-to-back at an internal
angle of less than 45 degrees (see the definition of “sign, double-faced”
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in §325-8 of the Zoning), the size limit is applied to single face, not the
total of the two faces, pursuant to §325-95.B(3) of the Zoning. The
“Zoning Data Tabulation” on Sheet 1 of the plan states that the top of
the billboard will be 68 feet above the closest paved surface of the ByPass.
These criteria are not met, and the ZHB has denied the relief needed to
allow this design.
4) No part of any billboard shall be within 425 feet of any dwelling unit existing or finally approved for construction at the time of submission of the
conditional use application for the billboard.
Staff has determined that the closest existing or approved dwelling unit
is an existing single-family home at 1580 Burgoyne Rd., the location of
which is consistent with the statement on the “Zoning Data Tabulation”
that the closest dwelling is 2,217 feet (0.42 mile) from the proposed
billboard location. This criterion is met.
5) No part of any billboard shall be within 425 feet of any property in the R-1
Residential zoning district at the time of submission of the conditional use
application for the billboard.
Staff has determined that the closest property in the R-1 zoning district
is property owned by the National Railroad Passenger Corporation
(Amtrak) and occupied by an active rail line. This is consistent with the
statement on the “Zoning Data Tabulation” that the closest property in
the R-1 district 1,510 feet (0.29 mile) from the proposed billboard
location. This criterion is met.
6) Billboards shall be screened by an evergreen buffer planted between the
billboard structure and the highway right-of-way. The screening shall consist of a minimum of three coniferous trees at least 35 feet tall when
planted. When the use of trees is not feasible due to topography or other
conditions, alternative methods of screening, such as structural barriers or
earthen berms, shall be utilized. The screening provisions shall be shown on
the plan accompanying the conditional use application for the billboard and
shall be subject to review and approval by the Township prior to approval
of the said application. Where the screening includes trees, the applicant
shall agree to a condition of approval requiring their maintenance and
replacement in the event they cease to be viable.
No landscaping is indicated on the plan set. This criterion has not been
met.
7) No billboard shall contain any element contained in Subsection J,
Prohibited Signs.
This requirement should be carried forward as a condition of approval.
Since the digital faces of the billboard will be “VCT signs” as defined by the
Zoning, they will be further subject to the regulations of §325-95.E for
“changeable copy signs.” The Zoning Officer has determined that the plan is
consistent with paragraphs (1) through (6) of this subsection; paragraph (7)
imposes ten operational requirements specific to VCT signs, addressing things
like brightness and how the images change. Since these regulations do not
affect the placement or dimensions of the billboard, compliance cannot be
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determined from the drawings. The Commission should confirm that the Applicant is aware of these regulations and that they will comply with them.
In conclusion, Staff finds that these criteria have not been met, as the design
violates the dimensional limits of §325-95.I(3) and the landscaping required by
§325-95.I(6) is not shown. The criteria in §325-95.E(7) and §325-95.I(7) of the
Zoning are operational items and should be carried forward as conditions of
approval.
(b)

The size, scope, extent, and character of the exception desired is consistent with the
plan for future land use in West Whiteland, and with the spirit, purpose, and intent of
the Zoning Ordinance.
The plan for future land use is an element of the Township Comprehensive
Plan. The Plan is silent on the topic of billboards, so that aspect of this
criterion is a moot issue.
The Zoning has long accommodated billboard signs at this location, subject to
the provisions of Zoning §325-95.I, which are reviewed above in (a).
Staff concludes that while this is a suitable location for a billboard sign, failure
to comply with the size and height limits of Zoning §325-95.I indicates that this
criterion has not been met.

(c)

The suitability of the property for the use desired and the new or expanded use, if
approved, will be susceptible of regulation or restriction by appropriate conditions and
safeguards.
The Board of Supervisors has the right to attach reasonable conditions to any
conditional use application and to make provisions for the enforcement of
those conditions. This criterion has been met.

(d)

The public interest in, or the need for, the proposed use or change, and the proposal
will serve the best interest of the Township, the convenience of the community
(where applicable), and the public health, safety, morals, and general welfare.
The Township’s Comprehensive Plan establishes what is meant by “the best
interest of the Township;” §325-2.A of the Zoning states that its overall purpose is to promote, protect, and facilitate the public health, safety, morals,
and general welfare. It has been our practice to conclude that satisfaction of
item (b), above, is sufficient to satisfy this criterion as well. However, since
we have determined that those criteria have not been met, we conclude that
this one is also unmet.

(e)

Where pertinent, the effects of the proposal with respect to congestion on the roads
or highways; the most appropriate use of land; conserving the value of buildings;
safety from fire, panic, and other dangers; adequacy of light and air; the prevention
of overcrowding of land, congestion of population, and adequacy of public and
community services will not have a substantially adverse effect thereon.
The proposed billboard will have no effect upon road congestion, safety from
the hazards named, adequacy of light and air, overcrowding, congestion, or
public services. Given the distance to the nearest buildings, it seems unlikely
that this billboard would have any impact upon their value. One may argue
whether a billboard constitutes “the most appropriate use of land” but the
location restrictions in §325-95.I were implemented to allow billboards where
they would be most appropriate. While this application does not comply with
all those restrictions, it does comply with the provisions concerning location, as
more fully described above in (a).
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Staff is of the opinion that these criteria have been met.
(f)

The proposed change is reasonable in terms of the logical, efficient, and economical
extension of public services and facilities including, but not limited to, public water,
sewers, police and fire protection, transportation, and public schools.
This project will have no impact upon any of the cited services and facilities.
Staff is of the opinion that these criteria have been met.

(g)

The natural features and processes characterizing the proposed site and its surroundings shall not suffer unmitigated degradation; that the management of stormwater,
the provision of water and/or sewer service, and any other alterations to the site’s
predevelopment conditions shall be consistent with Township goals, practices, and
plans in these regards and that demand for water and energy by the proposed use shall
be minimized to the optimal extent.
Due to the nature of this project, the concerns cited here are largely moot: the
project will not require stormwater management, it will need neither water
nor sewer service, and it will not adversely impact woodland, flood-prone, or
wetland areas.
Staff is satisfied that these criteria have been met.

(h)

The character and type of development in the area surrounding the location for which
the request is made and the proposed change or modification, if permitted, will constitute an appropriate use in the area and will not substantially injure or detract from
the use of surrounding property or from the character of the neighborhood.
Our regulations for billboard signs have been crafted to allow such signs at locations that had high visibility from heavily travelled roads but were not readily
visible from residential areas. Compliance with the location regulations therefore assures that a billboard would be “an appropriate use in the area” within
the meaning of this section, and, as more fully described above in our analysis
of item (a), the billboard proposed here does in fact so comply.
Staff is satisfied that this criterion has been met.

(i)

Development of highway frontage insofar as possible has been designed so as to limit
the total number of access points, reduce the need for on-street parking, and encourage the frontage of buildings on parallel marginal access roads or on roads perpendicular to the highway.
The proposed billboard will not require any additional driveway access or
parking; it is not a “building” as defined by §325-8 of the Zoning.
These criteria are moot issues relative to this project.

(j)

The probable effects of proposed development on highway congestion have been considered, and adequate access arrangements are provided in order to protect major
highways from undue congestion and hazard.
The proposed billboard will not generate any additional traffic; occasional
access as may be required for maintenance purposes will not cause congestion
or hazard.
Staff is satisfied that this criterion is met.

(k)

The impact upon on-site and adjacent historic resources of the Township has been
mitigated.
There are no identified historic resources within three hundred feet of the
proposed location of the billboard; this is a moot issue.
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(l)

Where the property or a portion of the property that is the subject of the application
is improved at the time of the conditional use application, the Township may require
that any existing development and/or uses on the property comply with all previous
conditions of approval of a land development, subdivision, conditional use, special
exception, zoning variance, or waiver of any provision of Chapter 281, Subdivision and
Land Development, previously granted for the property.
There are no such conditions relative to the subject property; this is a moot
issue.

Consultant Reviews
Due to the nature of this application, the only consultant review necessary at this time would
be for Theurkauf Design and Planning to confirm compliance with the landscaping requirements in §325-95.I(6). However, the application did not include a landscaping plan, so there
is nothing for Theurkauf to review. Should the Applicant proceed with this project, they will
need to provide information for review by SSM in their capacity of Township lighting consultant to determine compliance with the operational standards in §325-95.E(7).
Staff Comment
While the location of the proposed billboard is consistent with our requirements, the size of
the message area and its height both violate Zoning limits, and we see no indication that the
required landscaping will be provided. Furthermore, the Applicant has not been successful in
petitioning the ZHB for the Zoning relief necessary to allow this design. Staff has concluded
that this application fails to satisfy the conditional use criteria found in §325-124.C(1)(a),
§325-124.C(1)(b), and §325-124.C(1)(d) of the Zoning.
At this point, the Commission may wish to discuss with the Applicant whether they will be
revising their design to be Zoning-compliant or if they intend to appeal the ZHB’s decision.
The Applicant should also advise as to the status of discussion with PennDOT regarding
whether this segment of the By-Pass has been designated a “scenic byway.”
Staff does not support Commission action until Zoning compliance issues have been resolved.
Attachments
1.
2.

Site plan by D.L. Howell & Associates dated December 4, 2019, most recently revised July 15,
2020.
Billboard structure details by Outdoor Specialist, Inc. dated December 3, 2019, no revision date.
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