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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 
 



 

1350 Elbow Lane • Chester Springs, PA 19425  phone 484-888-5574  email ed@theurkauf.com  www.theurkauf.com 

M E M O R A N D U M 
 
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 drive-
through 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 under-
width 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 2 2 
 Small Shrubs 8 6 

West/49 LF Shade Tree 1 1 
 Small Shrubs 5 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 



  P a g e  | 6 

REVIEW COMMENTS – BANK OF AMERICA 
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 9-20-22 
 
October 6, 2022 

 

1350 Elbow Lane • Chester Springs, PA 19425  phone 484-888-5574  email ed@theurkauf.com  www.theurkauf.com 

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. 



From: Caroline O"Connor
To: Phil Yocum
Subject: RE: Review Request: Bank of America - 201 S Pottstown Pike
Date: Thursday, September 29, 2022 1:18:00 PM
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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
 

mailto:COConnor@westwhiteland.org
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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
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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. 

 



            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.  

 

 

 

  
 
 
 

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



From: Lee Benson
To: Caroline O"Connor; Matthew Deceder
Subject: RE: Review Request: Bank of America - 201 S Pottstown Pike
Date: 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>;
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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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