
From: Brenda Bernot <BBernot@wegopd.org>  

Sent: Friday, June 16, 2023 4:58 PM 

To: Mila Carter <lcarter@westtown.org> 

Subject: RE: Fox Clearing, LLC - "Stokes Estate" Conditional Use Application - Reviews and 

PC meeting 6/21 

 

Mila, 

My apologies – it has been quite busy lately.  Although I did not have the opportunity to create a 

formal response, I did want to provide input on behalf of the police department.  Our main 

concern is that Westtown Township should ensure that their traffic engineer conducts a very 

thorough analysis, particularly because the traffic study conducted by the applicant indicates no 

need for road improvements such as turning lanes, etc.  It is our opinion, particularly within the 

members of the Traffic Safety Unit, that their assessment is incorrect. 

 

Concerns: 

1. Unless my memory fails me, I believe that their engineer listed the speed limit for Shiloh 

Road as 35 mph – it is actually 30 mph.   

2. As indicated in the Transportation Impact Study, there were a notable number of crashes 

that have occurred on the roadway between 2018 and mid-2023. Adding additional traffic to the 

roadway without roadway improvements is likely to increase that number.  

3. Although the data from the traffic study (2 attached files) is a little dated (from 2020), it 

clearly shows that 85th percentile for speed on Shiloh Road is between 43 and 44 mph (in a 

posted 30 mph zone).  Additionally, the study indicated that there were a notable number of 

vehicles traveling between 51 and 60 mph, as well as a few vehicles traveling 61 mph or higher.  

Please have your traffic engineer review this data thoroughly, as we feel that speed is already an 

issue on this roadway.  As a result, we conduct traffic enforcement on the roadway on a fairly 

consistent basis.  If requested, we would be happy to conduct an updated traffic study on this 

roadway but we assume that your engineer may want to conduct their own. 

4. Lastly, the close proximity of the proposed development to Rustin High School raises 

additional concerns.  Due to a considerable number of students crossing Shiloh Road as 

pedestrians and the significant amount of vehicular traffic leaving the school, WCASD pays for 

traffic details at the start and end of the school day.  Adding additional traffic to the roadway may 

negatively impact safety at this location – we would suggest that your engineer should examine 

this issue. 

 

Thank you for the opportunity to provide input to the Township on this application.  If you or the 

Board has any questions, please feel free to reach out to me. 

 

Dr. Brenda M. Bernot 

Chief of Police 

Westtown-East Goshen Regional Police Department 

1041 Wilmington Pike 

West Chester, PA  19382 

610-701-9348, ext. 206 - direct 

610-692-9600 – main 

 



WESTTOWN EAST GOSHEN TRANSPORTATION IMPACT STUDY

2018 - 2023

INCIDENT NUM DATE RECEIVED TYPE STREET/XSTREET

P23147789 5/3/2023 1123 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23146682 5/2/2023 1207 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23146473 5/2/2023 0902 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23128046 4/17/2023 1208 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23127982 4/17/2023 1116 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23113389 4/5/2023 1059 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23111151 4/3/2023 1504 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P23094045 3/20/2023 1607 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE PLUMLY RD

P23080444 3/9/2023 1107 ACCR SHILOH RD

ACCIDENT REPORTABLE WESTTOWN THORNTON RD

P23012876 1/12/2023 0006 ACCINF SHILOH RD

ACCIDENT REPORT - NO POLICE RESPONSE OLD HAWTHORNE DR

P22394989 12/20/2022 1434 ACCINF SHILOH RD

ACCIDENT REPORT - NO POLICE RESPONSE FARM LN

P22385372 12/11/2022 1158 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE SHILOH RD

P22061645 2/28/2022 0946 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P22334686 10/27/2022 1335 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE SHILOH RD

P22317706 10/12/2022 1126 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P22306774 10/2/2022 2323 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE FARM LA

P22302276 9/28/2022 1942 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE LITTLE SHILOH RD

P22210811 7/11/2022 1422 ACCR SHILOH RD

ACCIDENT REPORTABLE SHILOH RD

P22123096 4/24/2022 1204 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P22028445 1/28/2022 1429 ACCR SHILOH RD

ACCIDENT REPORTABLE

P21251177 8/31/2021 1729 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P21217740 7/30/2021 1959 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P21164957 6/10/2021 0900 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P21153146 5/30/2021 0949 ACCR SHILOH RD

ACCIDENT REPORTABLE
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Direction 1
Date\Speed

(MPH)
1-10 11-15 16-20 21-25 26-30 31-35 36-40 41-45 46-50 51-55 56-60 61-65 66-70  >70 Total

1/20/2020 0 0 2 2 11 103 351 306 86 16 2 0 0 0 879
1/21/2020 0 1 2 11 37 291 962 721 225 39 10 0 0 0 2299
1/22/2020 0 3 5 6 33 290 942 834 240 30 8 3 0 0 2394
1/23/2020 1 0 2 2 20 177 528 485 104 28 0 0 0 0 1347
1/24/2020 0 0 0 1 5 65 211 197 52 11 3 0 0 0 545
1/25/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/26/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/27/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/28/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/29/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Direction 1

Total
1 4 11 22 106 926 2994 2543 707 124 23 3 0 0 7464

85 percentile = 44

Direction 2
Date\Speed

(MPH)
1-10 11-15 16-20 21-25 26-30 31-35 36-40 41-45 46-50 51-55 56-60 61-65 66-70  >70 Total

1/20/2020 0 0 6 6 34 207 434 289 80 11 9 1 0 0 1077
1/21/2020 0 1 3 21 132 537 1020 650 164 30 3 2 0 0 2563
1/22/2020 0 1 3 15 107 536 1037 671 173 23 11 1 0 0 2578
1/23/2020 0 0 2 6 46 370 712 422 94 8 1 0 0 0 1661
1/24/2020 0 0 1 2 36 108 222 142 32 4 2 1 0 0 550
1/25/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/26/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/27/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/28/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/29/2020 0 0 0 0 0 0 0 1 0 0 0 0 0 0 1
Direction 2

Total
0 2 15 50 355 1758 3425 2175 543 76 26 5 0 0 8430

85 percentile = 43

Combined
Date\Speed

(MPH)
1-10 11-15 16-20 21-25 26-30 31-35 36-40 41-45 46-50 51-55 56-60 61-65 66-70  >70 Total

1/20/2020 0 0 8 8 45 310 785 595 166 27 11 1 0 0 1956
1/21/2020 0 2 5 32 169 828 1982 1371 389 69 13 2 0 0 4862
1/22/2020 0 4 8 21 140 826 1979 1505 413 53 19 4 0 0 4972
1/23/2020 1 0 4 8 66 547 1240 907 198 36 1 0 0 0 3008
1/24/2020 0 0 1 3 41 173 433 339 84 15 5 1 0 0 1095
1/25/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/26/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/27/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/28/2020 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1/29/2020 0 0 0 0 0 0 0 1 0 0 0 0 0 0 1
Combined

Total
1 6 26 72 461 2684 6419 4718 1250 200 49 8 0 0 15894

85 percentile = 43
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P21136528 5/14/2021 1413 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P21111848 4/20/2021 1420 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P21082295 3/23/2021 0754 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P20133709 5/13/2020 1200 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE LITTLE SHILOH RD

P20077206 3/11/2020 1439 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P20010294 1/10/2020 1745 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P19383750 12/17/2019 1348 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P19326984 10/25/2019 0303 ACCR SHILOH RD

ACCIDENT REPORTABLE

P19279264 9/12/2019 1932 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P19146138 5/16/2019 1427 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P19129713 5/1/2019 1338 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P19096026 4/1/2019 1458 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P19049684 2/18/2019 2000 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE LITTLE SHILOH RD

P18319085 11/10/2018 1610 ACCR SHILOH RD

ACCIDENT REPORTABLE PRESERVE LA

P18307541 10/30/2018 1724 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE E STREET RD

P18288964 10/12/2018 1815 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P18242923 8/29/2018 0722 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P18238326 8/24/2018 2133 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE E STREET RD

P18187383 7/6/2018 1618 ACCR SHILOH RD

ACCIDENT REPORTABLE

P18163392 6/13/2018 1130 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P18157699 6/7/2018 1932 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P18042652 2/14/2018 0945 ACCNR SHILOH RD

ACCIDENT NON-REPORTABLE

P18033857 2/5/2018 0722 ACCR SHILOH RD

ACCIDENT REPORTABLE DUNNING DR





 

June 29, 2023 via email only 
 c/o Liudmila Carter, Assistant Township Manager 
 
Russell Hatton, Chair  
Westtown Township Planning Commission 
1039 Wilmington Pike 
West Chester, PA 19382 
 
Re:  Stokes Estate (Fox Clearing, LLC) 
 Conditional Use - Traffic Review  

Westtown Township, Chester County 
 
Mr. Hatton:  
 
As requested, a technical review of the following materials has been completed relative to the 
Westtown Township Zoning Ordinance as well as reasonable and customary standards of 
Traffic Engineering practice: 

 Conditional Use Plans for Stokes Estate plans (sheets 1-5, 12-27 and 35-38 only), 
prepared by DL Howell, revised June 15, 2023 

 Conditional Use - Traffic Review correspondence prepared by Howell Engineering, 
dated June 15, 2023 

 Response letter to Westtown-East Goshen Regional Police Department, prepared by 
Transportation Resource Group, Inc., dated June 28, 2023  

 

The applicant is proposing to develop eighty-three new residential dwelling units east of Shiloh 
Road (TR 626), generally opposite Oakbourne Road (TR 359).  Vehicular access is proposed 
via two new street connections to Shiloh Road: opposite Oakbourne Road and opposite of 
Hunt Drive (TR 546).  On-site circulation is proposed via new internal streets and sidewalks.  
The plan also includes four cul-de-sacs. 

 

Please note that this review should be considered preliminary and subject to change based 
on the submission of revised materials to address the comments presented herein. 
 

The following comments are offered for the Township’s consideration: 

 

Conditional Use Plans 

1. PennDOT stopping sight distances should be provided at the intersections of Road “A” and 
Shiloh Road; and Road “D” and Shiloh Road {§149-908C}.  

a. As previously commented, provide a speed study supporting the assumed travel 
speeds. It is noted that the Westtown-East Goshen Regional Police Department the 
operating speeds along Shiloh Road vary from the posted speed by more than ten 
miles per hour.  {PA 67 §441.8(h)(2)(ii)}   
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b. If desirable sight distances cannot be achieved provide documentation demonstrating 
that it is impossible to achieve the desirable value by locating the driveway at any 
point within the property frontage boundaries. {PA 67 §441.8(h)(2)(iv)}  

2. As previously commented, the site is proximate to several proposed trails and a 
recommended bike route.  The submitted materials illustrate several potential trails and 
connections.  It is recommended that the Board considers requiring easements to provide 
a future connection to proposed trails to the east and south of the property as illustrated 
in the Trails and Bikeways Map of the Township Comprehensive Plan.  Per the submitted 
correspondence “the Applicant is willing to discuss this further.”   

3. The following issues may be addressed at Land Development but are noted here as the 
resolution could impact the overall number of proposed dwellings: 

a. As previously commented, Shiloh Road is classified as a Collector; the Board may 
require dedication of an additional five feet of right of way along the site frontage. 
{§149-903C.1}  It is recommended that the Board consider a condition requiring the 
plans to be amended to include a perpetual offer of dedication along the site frontage. 

b. As previously commented, Road “C” should be revised to provide the required level 
areas approaching the intersection of Road “A”. {§149-907E}  If the design is not 
revised it is recommended that the Applicant provides documentation that satisfies the 
Board that literal compliance with this provision is unreasonable or cause undue 
hardship; or that an alternative standard is being applied to provide equal or better 
results.  This should include consideration of how the current design provides an 
accessible crossing of Road “C”. 

c. As previously commented, Road “A”, between “B” and “C”, and Road “B”, between “A” 
and “D”, do not meet the minimum block length.  {§149-913B} If the design is not 
revised it is recommended that the Applicant provides documentation that satisfies the 
Board that literal compliance with this provision is unreasonable or cause undue 
hardship; or that an alternative standard is being applied to provide equal or better 
results. 

d. As previously commented, sharp horizontal curvature should not be introduced near 
the bottom of a steep grade approaching or near the low point of a pronounced sag 
vertical curve. Road “A” (STA 8+98 to 15+30) and Road “D” (STA 8+73 to 12+33) 
should be revised to eliminate the overlapping curves using the minimum (150’) 
horizontal radius and rate of curvature.   If the design is not revised additional 
documentation should be provided demonstrating that the these locations comply with 
accepted standards for roadside design. 

e. As previously commented, the northern edge of cul-de-sac “C” is ~5’ higher than the 
existing grade.  Provide additional information demonstrating that the adjacent 
retaining wall along the northern edge of the cul-de-sac can be constructed without 
encroaching into the adjacent property (Vanscovich - Parcel 67-20-20.6). 

Traffic Impact Study 

4. As previously commented, the future condition analyses assume that the traffic signal at 
Shiloh Road/Westtown-Thornton Road and Street Road is re-timed, reducing green times 
along Street Road (a PennDOT designated Critical Corridor) in favor of minor approaches.  
It is recommended that the Board consider a condition requiring the Applicant to 
contribute to the re-timing of the signal as assumed in the Study. 
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5. As previously commented, traffic counts must be completed between April and November.  
{§149-804A(3)g} There is no objection to the Applicant requesting a Waiver as part of 
the Land Development application. 

 

With respect to subject Conditional Use Application, the burden of proof shall be upon the 
applicant to prove to the satisfaction of the Board of Supervisors, by credible evidence, that 
the use will not result in or substantially add to a significant traffic hazard or significant traffic 
congestion. The peak traffic generated by the development shall be accommodated in a safe 
and efficient manner. Such analysis shall consider any improvements to streets that the 
applicant is committed to complete or fund. {§170-2009.D(1)(h)}   

 
Based on the preceding, the Applicant has not demonstrated compliance with the conditional 
use criteria in §170-2009.D(1)(h), most notably relative to: 

o Sight distance for the intersection of Roads “A” and “D” at Shiloh Road. 
o Internal roadways with undesirable combinations of horizontal and vertical curvature. 

 
Please do not hesitate to contact me at 610.608.4336 or albert@federico-consulting.com 
should you have any questions or require additional information.   
   
Sincerely, 
  
 
  
 
Albert Federico, P.E., PTOE 
 

  

 

 

 

 



Cedarville Engineering Group, LLC
159 E High St., Suite 500, Pottstown, PA 19464 I P: (610) 705-4500  CedarvilleEng.com

June 30, 2023

Jon Altshul, Township Manager
Westtown Township 
1039 Wilmington Pike
West Chester, PA  19382

RE: Stokes Estate
Conditional Use Review
Westtown Township
WTT-21-228

Dear Mr. Altshul,

As requested, Cedarville Engineering Group, LLC (CEG) has completed a review of the 
Conditional Use Application for Stokes Estate. The site (UPI#s 67-2-23, 67-2-8, 67-2-9, and 67-
2-7.1) comprising of roughly 81 acres, is located on the eastern side of Shiloh Road in the R-1 
Residential Zoning District of Westtown Township. The project includes: the demolition of 
existing structures, the construction of a Residential Subdivision consisting of 85 single family 
homes, a roadway, public sewer, drainage systems and infiltration BMPs to manage the 
increased impervious coverage.   The applicant is proposing to develop the referenced parcel 
under Article IX of the Westtown Township Zoning Ordinance, Flexible Design Procedure.  This 
procedure is subject to approval as a Conditional Use, per Section 170-902.A of the Westtown 
Township Zoning Ordinance.

The following information was received by our office on June 19, 2023:

A. Preliminary Stormwater Management Report dated March 17, 2023 and last revised June 13, 
2023. 
B. Full size Plan titled “Existing Resources Plan” prepared by DL Howell and Associates, Inc., 

consisting of 2 sheets (1-2 of 2) dated April 14, 2023 and last revised June 15, 2023
C. Full size Plan titled “Conditional Use” prepared by DL Howell and Associates, Inc., consisting 

of 37 sheets (1-38 of 38) dated April 14, 2023 and last revised June 15, 2023. 
D. Copy of Right-of-Way for Sinclair Refining Company dated June 9, 1941. 
E. Letter from the Pennsylvania State Historic Preservation Office referencing the Briner House 
is not a historic resource dated April 26, 2023.
F. Response letter dated June 15, 2023 prepared by DL Howell and Associates Inc., to CEG 
review letter dated June 6, 2023. 
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G. Response letter dated June 15, 2023 prepared by DL Howell and Associates Inc., to Mila 
Carter’s May 19, 2023 completeness review letter. 
H. Response letter dated June 15, 2023 prepared by DL Howell and Associates Inc., to the 
Westtown Township Fire Marshal review letter dated May 26, 2023.
I. Response letter dated June 15, 2023 prepared by DL Howell and Associates Inc., to Albert 
Federico Consulting, LLC review letter dated June 7, 2023. 
J. Photo Exhibit of views from public Right-of-Way, undated.
K. Correspondence with the Pennsylvania State Historic Preservation Office regarding 
mitigation stipulations for salvage of the existing barn dated December 8, 2022. 
L. Cover letter dated June 15, 2023 outlining submitted documents. 

The following information was received by our office on June 29, 2023:

A. Email correspondence from Dave Gibbons, PE citing qualifications of lighting consultant.

CEG has reviewed the above referenced items as they pertain to the Conditional Use Application 
only. This review shall not be considered a Subdivision/Land Development review. Subdivision and 
Land Development review shall be completed upon Westtown Township’s receipt of a complete 
Subdivision and Land Development Application packet.

The referenced documents have been reviewed for compliance with Chapter 170 – Zoning 
Ordinance and Chapter 149 – Subdivision and Land Development Ordinance, as applicable to 
the Conditional Use Application. 

The following comments are offered for your consideration. 

ZONING COMMENTS (WESTTOWN TOWNSHIP CODE, CHAPTER 170, ZONING):

1. Section 170-901.A – Applicability of flexible development procedure.  For purposes of this 
article, the flexible development procedure is defined as applying to:  Land under single
ownership, planned and development as a whole.

June 6, 2023 Comment: A copy of the Title Report or applicable documentation shall be 
provided to clarify ownership rights (fee simple, easement) associated with the Buckeye 
Laurel Pipeline and Enterprise rights-of -way which cross the tract.

Current Comment: This comment has been satisfactorily addressed.  

2. Section 170-902.C.(2) – The site shall be suitable for development in the manner proposed 
without hazards to persons or property, on or off the site, from probability of flooding, 
erosion, subsidence or slipping of the soil, or other dangers, annoyances, or inconveniences.  
Condition of soil, groundwater level, drainage and topography shall be appropriate to both 
kind and pattern of use intended.

Section 170-402.D.(2 – Uses permitted in areas of prohibitive slope.  The following are the 
only uses permitted as of right in areas of prohibitive slope.  Such uses shall be in compliance 
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with the base zoning district, and shall not involve the erection of buildings, construction of 
streets, installation of sewage disposal systems, or permanent removal of topsoil.  

Section 170-402.D.(2)(a) - Parks and outdoor recreational uses, consistent with the goal of 
watershed protection.

Section 170-402.D.(2)(b) – Logging and woodcutting, where such activity is limited to highly 
selective removal of trees.  Maximum precautions shall be taken to avoid destruction of or 
injury to understory brush and trees.

Section 170-402.D.(2)(c) – Grading for the minimum portion of a driveway necessary to 
access a sing-family swelling when it can be demonstrated that no other routing which 
avoids slopes exceeding 20% is feasible.

Section 170-402.D.(2)(d) – Yard area of any permitted building, so long as such building is 
itself not within the prohibitive slope area.  The yard area may not be disturbed by grading 
clearing.

June 6, 2023 Comment: The following shall be addressed:

• Prohibitive slopes exist directly to the north of Lot 22.  A retaining wall is being proposed 
within Lot 22 and the adjacent open space to avoid Prohibitive Slope encroachment.  The 
configuration of Lot 22 shall be revised so that the retaining wall is located completely 
within the Open Space, with ownership and maintenance being the responsibility of the 
Homeowners Association.

• A conveyance swale is proposed to the north of Lots 73-75, terminating at a proposed 
inlet and storm sewer located between Lots 72 and 73.  Immediately downslope of this 
inlet, and upslope of a proposed swale to the north of Lots 70-72, an area of Prohibitive 
Slopes exists where no conveyance swale is proposed.  The applicant shall address how 
conveyance of upslope flow to the rear of Lot 72 will be conveyed away from the Lot, 
without the need for encroaching on the Prohibitive Steep Slopes.

Current Comment: The following shall be addressed:

• Retaining walls have been proposed in the following locations:
o Along the rear of Lot 64 and 67
o Along Lot 83, Lot 84, and the Open Space
o Along Lot 6, Lot 7, and the Open Space
o Along Lots 59-64 adjacent to the Open Space
o Along Lots 43-51 adjacent to the Open Space
o Along Lot 64, Lot 65, and Lot 67 adjacent to Road B’s Right-of-Way

The following shall be addressed:

• Ownership and maintenance of the proposed retaining walls shall be addressed by the 
applicant and shall be the responsibility of the Homeowners Association.  

• If the retaining walls are to be located within the proposed lots, easements shall be 
provided for, and shall be of sufficient width to encompass the wall and associated wall 
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components (geogrid reinforcement/footings), to a minimum distance of five (5) feet 
to the edge of geogrid reinforcement or footing.  If the walls are to be located within 
Homeowners Association open space, encroachment within individual lots shall be 
included in an easement for the applicable portion of the lot. 

• Upon providing the required easement on the plan, the plans will be reviewed to 
determine restrictions to be imposed on individual lots as it pertains to potential future 
lot improvements.

3. Section 170-902.C.(2) – The site shall be suitable for development in the manner proposed 
without hazards to persons or property, on or off the site, from probability of flooding, 
erosion, subsidence or slipping of the soil, or other dangers, annoyances, or inconveniences.  
Condition of soil, groundwater level, drainage and topography shall be appropriate to both 
kind and pattern of use intended.

Section 170-402.D.(3).(f) - If the total of all area(s) of precautionary slopes on a lot exceed 
25% of the total area of a lot, then no more than 50% of the precautionary slopes on that lot 
shall be disturbed, graded, or modified.

June 6, 2023 Comment: The applicant shall provide supporting information for the following 
lots, in tabular form, to demonstrate compliance with the above Ordinance criteria:

• Lot 16
• Lot 22
• Lot 27
• Lot 65
• Lot 71
• Lot 72
• Lot 73
• Lot 74

Current Comment: The previous comment remains applicable.  

4. Section 170-902.C.(2) – The site shall be suitable for development in the manner proposed 
without hazards to persons or property, on or off the site, from probability of flooding, 
erosion, subsidence or slipping of the soil, or other dangers, annoyances, or inconveniences.  
Condition of soil, groundwater level, drainage and topography shall be appropriate to both
kind and pattern of use intended.

Section 170-1612.A(3)(a)[1] – Unless otherwise approved by the Board of Supervisors upon 
recommendation of the Township Planning Commission, surface land uses affiliated with 
transmission pipelines and all supporting equipment and structure shall be set back a 
minimum of 750 feet from residential building and all commercial, industrial and institutional 
uses or a minimum of 500 feet from the nearest lot line. 

June 6, 2023 Comment: The Zoning Officer shall provide confirmation that the transmission 
lines contained within the Buckeye/Laurel and Enterprise rights-of-way do not contain 
surface land uses.
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Current Comment: The previous comment remains applicable.

5. Section 170-403.E - Where wetlands exist and disturbance permits and/or mitigation 
activities are required, final plan approval or granting of applicable permits from the 
Township shall be contingent upon the applicant receiving all necessary permits from the 
PADEP. 

June 6, 2023 Comment: Acquisition of the referenced permits is appropriate at the time of 
Land Development application. 

Current Comment: Acquisition of the referenced permits is appropriate at the time of Land 
Development application. This comment may be considered satisfactorily addressed.

6. Section 170-902.C.(2) – The site shall be suitable for development in the manner proposed 
without hazards to persons or property, on or off the site, from probability of flooding, 
erosion, subsidence or slipping of the soil, or other dangers, annoyances, or inconveniences.  
Condition of soil, groundwater level, drainage and topography shall be appropriate to both 
kind and pattern of use intended.

Section 170-405.A - In any use or development of a tract where permanent open space is to 
be created and/or retained, the landowner or applicant shall, whenever possible and in 
conjunction with other applicable ordinances, include in such open space those 
agriculturally suited soils whose acreage, configuration, and location offer future 
opportunity for agricultural use.

Section 170-405.B – In the siting of individual structures on lots, areas of agriculturally suited 
soils should be left free of structures or paving whenever possible, to allow opportunities for 
gardens and other agricultural uses.

June 6, 2023 Comment: A Plan shall be provided, showing the proposed lot and 
improvements layout, with agriculturally suited soils (GdB, GdC) shaded. 

Current Comment: The previous comment remains applicable.   

7. Section 170-901.D - Comprehensive and detailed plans which include not only streets, 
utilities, lots or building sites, and the like, but also site plans, site analyses, floor plans and 
elevations for all buildings as intended to be located, constructed, used and related to each 
other, detailed plans for other uses and improvements on the land as related to the 
buildings, lighting, landscaping; and

Section 170-901.E - A program for provision, operation and maintenance of such areas, 
improvements, and facilities as will be for common use by some or all of the occupants of 
the development, but will not be provided, operated or maintained at general public 
expense unless acceptable to or found necessary by the Board of Supervisors.
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June 6, 2023 Comment: The Open Space Plan (sheet 6) shall be revised to clearly show 
improvements associated with active recreation areas, along with maintenance 
requirements associated with proposed passive open space areas.

Current Comment: Improvements associated with active recreation shall be provided if 
required by Westtown Township, per Section 170-907.A.(2) of the Westtown Township 
Zoning Ordinance.  If Conditional Use approval is to be considered, and if development of 
the improvements is deemed required by Westtown Township, a condition shall be applied 
requiring development of improvements associated within the active recreation area to be 
the responsibility of the applicant, and that a plan for the proposed improvements be 
provided and approved by the Township as part of the Land Development Plan application.

8. Section 170-904.A.(3).(a).[1] - All open space used toward calculation of compliance with 
minimum open space requirements shall comply with all applicable standards separately 
from any additional open space that is utilized toward calculation of bonus density.

Section 170.904.A.(3).(a).[2] - All open space used incrementally toward calculation of bonus 
density as provided in § 170-904A(2)(a) shall, in addition to full compliance with all other 
applicable standards herein, fully exclude from calculation of open space area any existing 
or proposed impervious surfaces, stormwater management facilities, wetlands, water 
bodies, watercourses, prohibitive slope (including created slopes exceeding 25%), and any 
lands subject to floodplain regulations.

Section 170-907.A.(5).(e) – The plan shall designate the use of common open space, the 
type of maintenance to be provided, and a planting plan or schedule. In designating use and 
maintenance, the following classes may be used.  Areas used for subsurface infiltration or 
land application (irrigation) of stormwater and/or treated wastewater. Open storage or 
settling ponds may be included where accessory to infiltration facilities. All other stormwater 
and wastewater facilities may be physically located in open space areas but shall be 
excluded from measurement of the minimum required open space.

Section 170-907.A.(7).(a) – The following design standards, as deemed appropriate by the 
Board, shall apply to areas of common open space.  Such areas Not less than 75 feet in width 
at any point and not less than 1/2 acre of contiguous area.

Section 170-907.A.(7).(d) – The following design standards, as deemed appropriate by the 
Board, shall apply to areas of common open space.  Such areas shall be:  Undivided by any 
crossing of public or private roads, except for proper traffic circulation, and then only upon 
recommendation of the Township Engineer and Planning Commission. 

Section 170-201 – RIGHT-OF-WAY – A strip of land acquired by reservation, dedication, 
prescription, or condemnation, and intended to be occupied or occupied by a road, cross 
walk, railroad, electric transmission lines, oil or gas pipeline, water line, sanitary or storm 
sewer, and other similar uses, generally the right of one to pass over the property of another.

June 6, 2023 Comment: The following shall be addressed:
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A sixty (60) foot wide Buckeye/Laurel Pipeline right-of-way and a fifty (50) foot wide 
Enterprise right-of-way encompass portions of Open Space Open Space Areas B1, B2, and 
B3. The following shall be provided:

• The Township Solicitor shall determine whether the ownership and maintenance 
responsibilities associated with these rights-of-way can be transferred to the 
Homeowners Association, and therefore whether these areas can be applied to 
qualifying open space.

• If the Township determines that these areas can be applied to Open Space, 
correspondence shall be provided by Buckeye/Laurel Pipeline and Enterprise as to any 
requirements associated with their right-of-way, acknowledgement as to the proposed 
use of the Open Space, and acknowledgement that maintenance will be the 
responsibility of the Homeowners Association.

• Per the Stormwater Management Calculations, the above ground portion of the 
stormwater management facilities shall be used to manage and comply with the 
Stormwater Peak Rate Control Requirements, Section 144-308 of the Township’s 
Stormwater Management Ordinance.  The above ground portion of these facilities shall 
therefore not be considered accessory to the infiltration facility, unless the infiltration 
facility is designed to accommodate the appropriate volume required to comply with 
the referenced Ordinance section.

• The following information shall be shown on the Open Space Plan to demonstrate 
compliance (1/2 acre or more and minimum 75-foot width) with the above referenced 
criteria, in the following areas:
o The area of the portion of Open Space B2 adjacent to Roads A and C, and Lots 32 and 

33, to the north of the cross hatched area behind Lots 28-32. 
o The width of the portion of Open Space B2, to the east of Lot 34, south of the cross 

hatched area and north of the area shaded as “Area Suitable for Active Recreation”.
o The widths of Open Space areas B4 and B6, adjacent to Shiloh Road, shall be 

dimensioned to demonstrate compliance.
• The portion of “Required Minimum Common Open Space” located along the north side 

of Road B shall be excluded from qualifying open space.

Current Comment: The following shall be addressed:

• Supporting calculations shall be provided supporting that the proposed subsurface 
infiltration facility has been sized to comply with the volume and rate control criteria set 
forth in the Westtown Township Stormwater Management Ordinance, to satisfactorily
demonstrate that the above ground portion of the facility is to be considered accessory 
to the infiltration facility. The Stormwater Management calculations currently indicate 
that the above ground storage associated with the facility is being used to comply with 
the criteria set forth in Section 144-308 of the Township’s Stormwater Management 
Ordinance.  As referenced in the above Ordinance section, the above ground portion of 
the stormwater management facility may be located within the Open Space, but the 
area associated with the facility shall be excluded from the required minimum provided 
Open Space.  
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• Per the above referenced Ordinance section, qualifying Open Space shall consist of an 
area of ½ acre or more, and shall be contiguous to qualifying Open Space.  The acreage 
of the area shown as “Maintained Lawn Area” and as qualifying open space, to the rear 
of Lots 32 and 33 shall be provided to demonstrate compliance with the referenced 
Ordinance requirement.

• Per the above referenced Ordinance section, qualifying Open Space shall be undivided 
by any crossing of public or private roads, except for proper circulation, and then only 
upon recommendation of the Township Engineer.  While Open Space Areas 1 and 3 
provide adequate area for usable passive/active recreation (19.21 acres, 6.17 acres 
respectively), Open Space Area 4 does not.  Eligibility of this area may be considered, 
provided that the applicant develops this area for active recreation, to the satisfaction of 
the Township.

9. Section 170-904.A.(2).(a) - For every 5% of the gross area of the tract that is permanently 
preserved as common open space above the minimum established under § 170-904C 
below and meeting the criteria of § 170-904A(3), the maximum density may be increased 
by 0.075 dwelling units per acre. For example, if 50% of the gross area of a tract in the R-1 
District proposed to be developed for single-family detached dwellings is provided as 
common open space, representing an addition of two increments of 5% each (40 + 5 + 5), 
then the maximum density may be increased to 1.25 dwelling units per acre (1.1 + 0.075 + 
0.075).

June 6, 2023 Comment: Bonus density calculations shall be revised to exclude the applicable 
areas as referenced in comment #8 above.

Current Comment: The previous comment remains applicable. 

10. Section 170-904.A.(3).(c).[2] - Collectively, in addition to compliance with the design criteria 
for stormwater management set forth in Chapter 149 of the Code of the Township of 
Westtown, the design of stormwater management facilities across the tract subject to 
flexible development shall result in groundwater infiltration of stormwater equal in volume 
to the incremental increase of the two-year storm, predevelopment to postdevelopment. 
For purposes of calculating the predevelopment volume of the two-year storm, 
predevelopment land cover conditions shall be assumed to be woodland-good for any area 
predominantly under cover of trees and meadow-good for any other area, regardless of 
actual cover conditions. The applicant shall be required to submit soil percolation test results
and other credible evidence including a maintenance program satisfactory to demonstrate 
long-term feasibility of required groundwater infiltration. Where groundwater infiltration of 
the full incremental volume of the two-year storm is not practicable, the Township may 
require employment of other means to mitigate potential groundwater impacts.

June 6, 2023 Comment: The following shall be addressed:

• The “Change in Runoff Volume for 2-Yr Storm Event” worksheet on page 9 of 270 within 
the report shall be revised as follows:
o To include all areas of woods as woodland. 
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o To revise the proposed meadow condition to lawn.
• The following shall be provided to support the preliminary stormwater volume controls:

o BMP details for each proposed BMP with outlet structures.  
o Basin 2 Infiltration Volume Calculations (17/270) within the report shall be verified and 

revised as it notes only 3,956 CF of volume while the Structural BMP Volume Credits 
for DP2 (13/270) notes 33,072 CF of volume. 

o Basin 4 Infiltration Volume Calculations (19/270) within the report shall be verified and 
revised to have a permanent storage volume consistent with the lowest outflow 
elevation of the Pond Report for Basin 4 (68/270). 

Current Comment: The following shall be addressed: 

• All areas proposed to remain as woodlands in the proposed conditions (as shown on the 
“Change in Runoff Volume for 2-Yr Storm Event” worksheet on page 9 of 270 within the 
report) shall be clearly designated with hatching or shading on the Post-Developed 
Drainage Area Plan, to support the stormwater management facility size shown.

• The extents on the Drainage Area Plans and total areas shown on the “Change in Runoff 
Volume for 2-Yr Storm Event” worksheet on page 9 of 270 within the report shall be 
revised to include all revised and new improvements shown on the updated Plans. This 
includes but is not limited to:
o The proposed grading and stormwater conveyances for the Bypass for DP003 at 

underground bed 1
o All grading for the upper and lower basin 1
o All grading for the BMPs of DP003
o Grading associated with the roadway at the wetland crossing.
o Grading for Basin 2 
o The grading and retaining wall along lots 44-52. 
Stormwater management volume calculations, both required capture volumes and 
proposed storage volumes, shall be confirmed based upon addressing the above. 

11. Section 170-904.D.(1) - The application for conditional use approval covers the entire flexible 
development and shows the location and approximate time of construction for each stage, 
in addition to other information required by this chapter.

June 6, 2023 Comment: The plans shall clearly indicate if the applicant intends to phase the 
development.  If phasing is to be proposed, the applicable phasing shall be shown on the 
plan.

Current Comment: The applicant has stated there is no intention to phase the development 
at this time.  If Conditional Use approval is to be considered, a condition shall be applied 
indicating that no phasing of the development shall occur. 

12. Section 170-904.E.(8) - Routes for vehicular and pedestrian access and parking areas shall 
be convenient without creating nuisances or detracting from privacy.
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June 6, 2023 Comment: The Township Planning Commission and Board of Supervisors shall 
evaluate the need for sidewalks on both sides of Roads A, C, and D.  Based upon the density 
and lot locations proposed, CEG recommends providing sidewalks on both sides of these 
roads. 

Current Comment: This comment remains applicable. If Conditional Use approval is to be 
considered, and if installation of sidewalks on both sides of the proposed roadways is 
deemed required by Westtown Township, this requirement shall be applied as a condition. 

13. Section 170-904.E.(10)(b) - No single-family detached dwelling or twin dwelling may be 
erected within 30 feet of any other structure.

June 6, 2023 Comment: The distance between the proposed dwelling on Lot 14 and the 
proposed pump station shall be dimensioned to demonstrate compliance with the above 
referenced Ordinance section.

Current Comment: The applicant has responded that the pump station proposed is to consist 
of a wet well, valve vault, backup generator, and an electric enclosure with control panel.  
The applicant shall provide supporting information to demonstrate, to the satisfaction of the 
Township Zoning Officer, that the referenced facilities are not to be considered structures, 
as defined in Section 170-201, below:

Structure – Any form or arrangement of building materials involving the necessity of 
providing proper support, bracing, anchorage or other protection.  Such 
arrangement shall have a permanently fixed location in or on the ground.  Structures
include, but are no limited to, primary and accessory buildings, open sheds, and 
similar enclosures with less than four walls and/or a roof, signs, fences, or walls over 
six feet in height, detached aerials and antennas, decks, porches, platforms, 
recreation courts, swimming pools, tents, tanks, and towers.  For floodplain 
management purposes, a structure is defined as walled and roofed building, 
including a gas or liquid storage tank that is principally aboveground, as well as a 
manufactured home.

14. Section 170-905.A - Conservation design. Any flexible development shall comply with the 
provisions of § 170-1617. In addition, the natural features protection standards contained in 
Article IV of this chapter shall be applicable to any flexible development and to any lot 
created within a flexible development.

Section 170-1617.C.(1).(c).[3] - Approximate location of areas with a seasonally high water 
table, based upon the Soil Survey for Chester and Delaware Counties or a more accurate 
professional analysis.

June 6, 2023 Comment: The soils legend on sheet 7 shall be revised to indicate which soils 
have a seasonally high water table.

Current Comment: This comment has been satisfactorily addressed. 

https://ecode360.com/12398853#12398853
https://ecode360.com/12396910#12396910
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15. Section 170-905.A.(3) - Stormwater management: The applicant shall submit a proposed 
stormwater management plan, to be approved by the Township Engineer in accordance 
with Chapter 149, Subdivision and Land Development. In addition, the Board may require the 
submission of a study of the off-site and overall groundwater impacts of the proposed 
stormwater management system.

Section 144-202 – CONVEYANCE – A natural or man-made, existing, or proposed 
stormwater management facility, feature or channel used for the transportation or 
transmission of stormwater form one place to another.  For the purposes of this chapter, 
“conveyance” shall include pipes, drainage ditches, channels, and swales (vegetated and 
other), gutters, stream channels, and like facilities or features.

Section 144-202 – EASEMENT – A right of use granted by a landowner to allow a grantee the 
use of the designated portion of land for a specified purpose, such as for stormwater
management or other drainage purposes.

Section 144-704.A.(2) – Easements shall be established in connection with any regulated 
activity for all permanent BMPs and conveyances that will not be dedicated to or otherwise 
owned by the municipality (including any to be located on any property other than the 
property being developed by the applicant), and shall be in general conformance with the 
form easement agreement which can be obtained from the Township Solicitor.  This
agreement shall:  Include a ten-foot-wide perimeter (or other width as determined in 
consultation with the Municipal Engineer) surrounding the feature(s);

Section 144-704.B.(6) – For any BMP or conveyance to be owned by a person other than the 
municipality or the landowner owing the parcel upon which a MP or conveyance is located, 
an easement agreement shall be prepared and executed between the landowner and the 
owner of the BMP or conveyance which shall;  Restrict the landowner’s use of the easement 
area of the parcel on which the BMP or conveyance is located, consistent with the rights 
granted to the owner of the BMP or conveyance. 

Section 170-1505.G – No fence or wall shall be constructed on a property within the existing 
or future right-of-way of a street, nor in any location that would obstruct a permanent 
easement.

June 6, 2023 Comment: Conveyance swales and storm sewer not located within right-of-
way to be dedicated to Westtown Township will be the responsibility of the Homeowners 
Association. A minimum, twenty (20) foot wide easement or ten (10) feet to a single side 
shall be provided for the following conveyance swales:

• Conveyance swale in the rear yards of Lots 1-12, conveying flow to Basin #1.
• Conveyance swale in the rear of Lots 15-22, conveying flow to the inlet located on the 

property line of Lot 21 and 22.
• Storm sewer run from the inlet on the Lot 21/22 property line to the right-of-way of Road 

A.
• Storm sewer run along the Lot 13/14 property line.

https://ecode360.com/12395040#12395040
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• Conveyance swale in the rear yards of Lots 23-27, conveying flow to Basin #2.
• Storm sewer within the rear yard of Lots 23-26.
• Conveyance swale in the rear yards of Lots 28-33.
• Storm sewer run within Lot 58.
• Storm sewer run along the Lot 37/38 property line.
• Conveyance swale within the rear yard of Lots 58-64, conveying flow to the inlet within 

Lot 58.
• Conveyance swale within the rear yard of Lots 53-57.
• Conveyance swale within the rear yard of Lots 40-52, conveying flow to Basin #3.
• Storm sewer run within the rear yard of Lots 72-74 (lines shown, shall be labeled).
• Conveyance swale within the rear of Lots 68-76.
• Storm sewer run along the Lot 68/69 property line (line shown, shall be labeled).
• Storm sewer run along the Lot 68 property line abutting Open Space. 

The following shall be addressed:

• Lot areas shall be revised to exclude the above referenced easements.
• The locations of the proposed dwellings shall be modified as applicable to not encroach 

within the referenced easements. 

Current Comment: The following shall be addressed: 
• Twenty (20) feet wide easements, centered upon the centerline of the swale/storm 

sewer shall be provided for all stormwater conveyance facilities, including but not limited 
to those listed above.

• Upon providing the required easements on the plan, the plans will be reviewed to 
determine restrictions to be imposed on individual lots as it pertains to potential future 
lot improvements.

16. Section 170-905.B.(1) - Streets: Streets within a flexible development shall be related to land 
use and to adjacent street systems and shall be designated as secondary traffic street 
(arterial), collector street, or local street depending upon its function. Streets shall be 
designed in accordance with the terms of Chapter 149, Subdivision and Land Development; 
provision for the maintenance of such streets shall be an essential part of the plan for the 
development.

Section 149-901.F - The length of a cul-de-sac shall be a minimum of 350 feet and a 
maximum of 1,500 feet. Any proposed cul-de-sac longer than 1,500 feet must be approved 
by the Board upon recommendation of the Township Engineer. In no case shall any cul-de-
sac street serve more than 25 dwelling units. Cul-de-sac length shall be measured from the 
radius of the cul-de-sac turnaround to the edge of paving/curbline of the closest through 
street. 

Section 149-201 – CUL-DE-SAC – A minor street with access at only one end and which is 
terminated by a vehicular turnaround.

June 6, 2023 Comment: The following shall be addressed:
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• The length of the cul-de-sac, from the Road A intersection with Road B, to the end of the 
northern portion of Road C, exceeds the maximum length required per the above 
referenced Ordinance.  The length of the northern portion of Road C shall be decreased 
to comply with this requirement.

• If it is the applicant’s intent to provide a connection from the proposed northern cul-de-
sac bulb of Road C to existing Shiloh Hill Road, the applicant shall provide supporting 
information demonstrating that the Shiloh Hill Road right-of-way currently extends to 
the northern tract boundary of the subject tract. 

• If the above can be adequately demonstrated, the applicant will be required to complete 
the roadway extension between Road C and Shiloh Road.  Supporting information shall 
be provided to demonstrate that this connection complies with the horizontal and 
vertical geometry criteria set forth in Sections 149-905 and 149-906 of the Subdivision 
and Land Development Ordinance. 

Current Comment: The following shall be addressed:

• The length of the cul-de-sac, from the Road A intersection with Road B, to the end of the 
northern portion of Road C, shall be dimensioned to demonstrate compliance with the 
above referenced Ordinance requirement. 

• If it is the applicant’s intent to provide a connection from the proposed northern cul-de-
sac bulb of Road C to existing Shiloh Hill Road, the applicant shall provide supporting
information demonstrating that the Shiloh Hill Road right-of-way currently extends to 
the northern tract boundary of the subject tract as previously required. 

• If the above can be adequately demonstrated, the applicant will be required to complete 
the roadway extension between Road C and Shiloh Road.  Supporting information shall 
be provided to demonstrate that this connection complies with the horizontal and 
vertical geometry criteria set forth in Sections 149-905 and 149-906 of the Subdivision 
and Land Development Ordinance, subject to the review of the Township Traffic 
Engineer.

17. Section 170-905.B.(2) - Parking: Parking for all uses within the flexible development shall be 
in accordance with the requirements of Article XVII of this chapter.

Section 170-1705.A.(1) - Single-family and two-family dwellings: Three parking spaces for 
each dwelling unit. The Board of Supervisors may require that a street include sufficient 
paved width to allow on-street parking along one or both sides of the street if determined 
to be necessary to meet parking needs.

Section 149-903. A.(3) - Minor street. Right-of-way shall be 50 feet and cartway width shall 
be 24 feet. See Notes 1 and 2.

NOTE 1: Additional right-of-way and cartway widths may be required by Westtown 
Township for the purpose of promoting the public safety and convenience, or to provide for 
parking in commercial and industrial areas and in areas of high-density residential 
development. 

https://ecode360.com/12398873#12398873
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NOTE 2: At the sole discretion of the Township Supervisors, the right-of-way of a minor street 
may be reduced to 40 feet and the cartway width of a minor street may be reduced to 20 
feet for properties of one acre or more. Turnaround paved cartway of cul-de-sac streets 
shall not be reduced. 

June 6, 2023 Comment: The following shall be addressed:

• Dimensions shall be provided on the “Typical Single-Family Detached Lot” to 
demonstrate that the minimum parking stall dimensions set forth in Section 170-172 can 
be accommodated without a vehicle encroaching into the roadway right-of-way.

• The applicant shall address whether on-street parking is to be proposed and the 
limitation associated with on-street parking.

Current Comment: The applicant’s proposal to provide parking on one side of the street shall 
be subject to review by the Township’s Traffic Engineer. 

18. Section 170-905.E - Lighting: As required by § 170-1514. In particular, adequate lighting must 
be provided to the outdoor areas used by residents after dark. Appropriate lighting fixtures 
must be provided for walkways and to identify streets, steps, ramps, directional changes, 
and signs. Lighting shall be located to avoid shining directly into habitable room windows of 
dwelling units within the development, or into private yard areas associated with dwelling 
units. The requirements for lighting may be waived by the Board where density of 
development may not justify its use. 

Section 170-1514.D.(3).(e) - Lighting proposed for use after 11:00 p.m., or after the normal 
hours of operation for commercial, industrial, institutional or municipal applications, shall be 
reduced by 75% from then until dawn, unless supporting a specific purpose and approved 
by the appropriate officers or agent of the Township. 

Section 170-1514.D.(3).(f) - All illumination for buildings and/or surrounding landscapes for 
decorative, advertising or aesthetic purposes is prohibited between 11:00 p.m. and sunrise, 
except that such lighting situated on the premises of a commercial establishment may 
remain illuminated while the establishment is actually open for business, and until one hour 
after closing.

Section 170-1514.D.(3).(h) - In no case shall the intensity of illumination exceed 0.1 horizontal, 
and 0.1 vertical footcandles. Horizontal footcandles shall be measured at grade. Vertical
footcandles shall be measured line-of-sight, five feet above grade at the property line.

Section 170-1514.D.(3).(k) - For land development applications where lighting is required (i.e., 
zoning hearings, conditional use hearings), the credentials of the expert in outdoor lighting 
shall be described in writing. If the expert testimony is provided by more than one person, 
the credibility of each expert may be weighed by the Township.

June 6, 2023 Comment: The following shall be addressed:

https://ecode360.com/12398266#12398266
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• Lighting shall be revised on the cul-de-sac bulb at the northern portion of Road C (sheet 
32) to reduce footcandles to 0.1 at a maximum.

• A note shall be added to sheet 34 specifying if the street lighting is proposed after 11 PM. 
No other lights shall be permitted after 11 PM.

• The credentials of the outdoor lighting consultant shall be provided to the Township. 

Current Comment: This comment has been satisfactorily addressed.

19. Section 170-905.F - Landscaping: Landscaping shall be regarded as an essential feature of 
every flexible development. In addition to maximum preservation of the existing vegetation 
of the site, careful attention shall be given to landscaping of parking areas and provisions of 
street trees as required by this chapter, specifically § 170-1507, and Chapter 149, Subdivision 
and Land Development.

Section 170-1507.B – Any use or activity proposed as part of a subdivision or land 
development shall further comply with the requirements for shade trees, street trees, and 
other landscaping components stipulated in Chapter 149, Subdivision and Land 
Development. 

June 6, 2023 Comment: Demonstration of compliance with the requirements set forth in 
Section 149-925 and the above referenced Ordinance section is appropriate at the time of 
Land Development Plan application.

Current Comment: Demonstration of compliance with the requirements set forth in Section 
149-925 and the above referenced Ordinance section is appropriate at the time of Land 
Development Plan application.  This comment may be considered satisfactorily addressed. 

20. Section 170-907.A.(2) - Within the required acreage of open space, or elsewhere on the 
tract, an area equivalent to at least 10% of the net tract acreage shall be suitable and 
available to serve the particular recreational needs of the residents of the development. The 
Board may require that all, or a portion of, this recreational area be suitable for active 
recreation, and may further require that such area be prepared and developed for such 
purposes.

Section 170-907.A.(3) - Where applicable or deemed appropriate or contained in the 
Township's Comprehensive Plan or Parks, Recreation and Open Space Plan, provision for 
pedestrian trails for public and/or private use shall be provided. This provision need not be 
in addition to the 10% requirement of Subsection A(2) above unless the Board determines 
that the entire 10% minimum must be designated for active recreation. 

June 6, 2023 Comment: The applicant shall clearly note the areas proposed for active 
recreation and the improvements to be provided as part of these areas, subject to the 
approval of the Township Planning Commission and Board of Supervisors.

Current Comment: Improvements associated with active recreation shall be provided if 
required by Westtown Township, per Section 170-907.A.(2) of the Westtown Township 

https://ecode360.com/12398212#12398212
https://ecode360.com/12395040#12395040
https://ecode360.com/12395040#12395040
https://ecode360.com/12397690#12397690
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Zoning Ordinance.  If Conditional Use approval is to be considered and if deemed required 
by Westtown Township, a condition shall be applied requiring development of 
improvements associated with the active recreation area to be the responsibility of the 
applicant, and that a plan for the proposed improvements be provided and approved by the 
Township as part of the Land Development Plan application.

GENERAL COMMENTS 

21. June 6, 2023 Comment: On Sheet 6, Open Space 4 is not labelled.

Current Comment: This comment has been satisfactorily addressed.

REVISED PLANS COMMENTS

22. Section 144-402.C.(4) - The date of SWM site plan submission and revision date, as
applicable.

Section 149-602.B.(2) - North point, graphic scale, written scale, the date the original drawing 
was completed, and the date of each revision with the location and a clear and concise
description of the changes made in each revision.

The plans provided with the current submission are dated April 14, 2023, last revised June 15,
2023.  The plans provided with the previous submission were dated March 17, 2023, no
revision.  The applicant shall address the discrepancy and confirm any applicable changes
to the plans, other than plan revisions per Township consultant review letters.

Future plan submissions may warrant additional plan comments. Please do not hesitate to 
contact me with any questions.

Best Regards,
Cedarville Engineering Group, LLC

Robert E. Flinchbaugh, P.E.
Municipal Team Lead

cc: Mila Carter, Director of Planning and Zoning, Assistant Township Manager lcarter@westtown.org  
Kristin Camp, Esq. – Buckley Brion McGuire & Morris LLP kcamp@buckleyllp.com  
Albert Federico, P.E, Albert Federico Consulting, LLC albert@federico-consulting.com 
William N. Malin, P.E, Carroll Engineering Corp. bmalin@carrollengineering.com 
Gregg I. Adelman, Esq., Kaplin Stewart Attorneys at Law gadelman@kaplaw.com 
Fox Clearing, LLC., Applicant billb@keystonecustomhome.com
Dave Gibbons, PE Engineer dgibbons@knowhowell.com
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