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Date: November 5, 2020 
 
To: Steve Norcini, PE Township Engineer 
 
From: Roger Phillips, PE 
 
cc: Kevin W. Kochanski, RLA, CZO – Director of Community Development 
 Mary Eberle, Esq.  – Grim, Biehn, and Thatcher 
 Damon Drummond, PE – Gilmore & Associates, Inc. 
 Patricia Sherwin – Radnor Township Engineering Department 
   
RE: Hamilton Estate Strafford Ave and Forrest Lane – Conditional Use Review 
 
  
Gannett Fleming, Inc. has completed our review of the Conditional Use Application for 208 & 228 
Strafford Avenue and 18 Forrest Lane Conditional Use Plans for compliance with the Radnor 
Township Code.  
 
The applicant has filed a conditional use application as outlined in Article XXIII – Conditional 
Uses, of the Township Code, and is requesting conditional use under §280-90 (Density 
Modification) of the Township Zoning Code to allow the development of the property to be 
consolidated from 3 lots to 1 lot with the construction of 41 townhomes.  This plan was reviewed 
only for items relating to the Density Modification portion of the Township Code.   A full land 
development review will be completed following the Conditional Use Hearing should the  Density 
Modification application be approved by the Board of Commissioners. 
 
The tract presently consists of several parcels with a combined lot area of approximately 7.5 acres,  
containing a total of six dwelling units and related improvements.  The tract has frontage on Eagle 
Road and Strafford Avenue, with the rear boundary adjacent to the Eagle Village Shops.  
 
The applicant intends to develop the 7.5  acres into 41 townhomes under the Pennsylvania Uniform 
Planned Community Act.   The plan is in conformance with the required open space under §280-
91.  The Plan proposed 53,685 square feet of open space (15.9%) of the total adjusted tract area in 
accordance with the Density Modification Provisions that will be available for the use of the 
residents of the new homes.  
 
We have the following general comments regarding the plans as submitted.  A detailed review of 
the subdivision and land development plans will be completed should the Conditional Use 
Application be approved by the Board of Commissioners. 
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1. Information regarding the ownership of the proposed roadways must be provided.  Should 
the applicant wish to dedicate the roadways to the Township a 60-foot right of way must 
be provided. 

 
2. The applicant must provide information regarding trash removal, snow removal, etc. 

 
3. §255-38.H – All shade trees provided must be in conformance with the approved trees 

listing.  Upon approval of the Board of Commissioners, other species may be utilized. 
 

If you have any questions or require any additional information, please contact me. 
 

Very truly yours, 
 

GANNETT FLEMING, INC. 

 
Roger A. Phillips, P.E. 
Senior Project Manager 

 



 
 
                  
 
 
 

 
MEMORANDUM 

 

 
Our transportation department has completed a review for the Conditional Use plans prepared for 
above reference project. We offer the following comments for your consideration: 

 

A. PROJECT DESCRIPTION 

The Applicant is proposing to construct 41 townhomes on the southwest corner of Stafford 
Avenue and Eagle Road.  

B. DOCUMENTS REVIEWED 

1. Conditional Use and Preliminary Subdivision and Land Development Plans prepared 
by Site Engineering Concepts, LLC, prepared for Hamilton Estate, consisting of 15 
sheets and dated August 27, 2020.  

2. Traffic Impact Assessment prepared by F. Tavani and Associates, Inc., dated August 
25, 2020. 

3. Cover Letter prepared for Radnor Township, prepared by Kaplin Stewart Meloff Reiter 
& Stein, PC, dated September 24, 2020.  

C. ZONING ORDINANCE COMMENTS 

1. §280-135 F. (1) In addition to demonstrating compliance with all standards applicable 
to the conditional use being requested, the generalized site plan shall show the 
applicant's intentions with regard to site access, interior circulation and parking. 

a. In accordance with SADLO §255-27A.(5) Dead-end streets shall be prohibited, 
except as stubs to permit future street extension into adjoining tracts or when 
designed as cul-de-sacs.  In accordance with SADLO §255-27A.(6) Stub streets 
greater in length than one lot width shall be provided with a turnaround designed 
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to meet the standards required for a cul-de-sac and shall be provided with sufficient 
rights-of-way to permit the future extension of the street into the adjacent property. 

Unit1 and Unit 2 access a dead-end section of Road A. Access to these two units 
should be further evaluated.    

b. SADLO §255-27C(1) - Sidewalks should be provided on both sides of Road A and 
Road B for pedestrian circulation.  

2. §280-135 G. (1) – Traffic Impact Study Comments 

a. The site trips to/and from the site accesses are to be based on 41 units.  We 
understand there are existing units and the applicant is assuming credit for these 
trips in the existing network; however, the traffic volumes at the access should 
reflect the proposed site trips based on 41 units to evaluate its operation.  

b. Revise the Trip Generation Table to reflect site trips for 41 units. An additional line 
should be added indicating credit for existing site trips. 

c. Provide a figure indicating the existing site trips.  

d. Update the analysis worksheets accordingly. 

e. Attach the turning movement traffic counts in the appendix of the Traffic Impact 
Assessment for verification.     

 



Kaplin Stewart Meloff Reiter & Stein, PC Offices in: 
Union Meeting Corporate Center Pennsylvania 
910 Harvest Drive, P.O. Box 3037 New Jersey 
Blue Bell, PA 19422-0765 
(610) 260-6000 tel 
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George W. Broseman 
Direct Dial: (610) 941-2459 
Direct Fax: (610) 684-2005 

Email: gbroseman@kaplaw.com 
www.kaplaw.com 

September 24, 2020 

VIA HAND DELIVERY 
Stephen Norcini 
Township Engineer 
Township of Radnor 
301 Iven Avenue 
Wayne, PA 19087 
 

RE: 208 & 228 Strafford Ave, 18 Forrest Lane – Wayne, Radnor Township  
Conditional Use and Preliminary Land Development Applications 
Our Reference:  15709.1       

 
Dear Mr. Norcini:  

I represent the Trustees of the Dorrance Hamilton 3/15/1996 Revocable Agreement of Trust 
(“Applicant”), the owner of the properties at 208 & 228 Strafford Avenue and 18 Forrest Lane 
in Radnor Township (collectively “Property”) located in the R-4 Residence District. The 
Applicant is proposing to construct forty-one townhomes and related improvements on the 
Property as generally shown on the plans included with this application (“Project”). On behalf 
of the Applicant, I am filing the following: 

I. Conditional Use Application 

1. Ten (10) copies of the Conditional Use Application seeking a conditional use 
under Radnor Township Code (“Code”) Section 280-29.B.(1) for Density 
Modification Development in the R-4 Residence District; 

2. Ten (10) copies of the plan set entitled “208 & 228 Strafford Avenue 18 Forrest 
Lane Preliminary Land Development Plan Set,” containing 15 Sheets dated 
August 27, 2020 (sheets 1-11 prepared by SITE Engineering Concepts, LLC, 
sheets 12-15 prepared by Glackin Thomas Panzak); 

3. Ten (10) copies of a stormwater management report titled “Post Construction 
Stormwater Management Analysis,” prepared by SITE Engineering Concepts, 
LLC, dated August 27, 2020; 
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4. Ten (10) copies of the narrative for the planning module for land development 
dated August 24, 2020, prepared by HILBEC Engineering & Geosciences, 
LLC; 

5. Ten (10) copies of a traffic impact study prepared by F. Tavani & Associates, 
dated August 25, 2020; 

6. Ten (10) copies of a Fiscal Impact Analysis prepared by Erik W. Hetzel, 
AICP/PP, dated September 17, 2020; 

7. Ten (10) copies of a development impact study compiled by Kaplin Stewart 
Meloff Reiter & Stein, dated September 24, 2020; 

8. Ten (10) copies of the Conceptual Architectural Elevations; 

9. Ten (10) copies of a draft Planned Community Declaration; 

10. A $1,500.00 check made payable to the Township of Radnor, the applicable 
Conditional Use application fee; 

11. An electronic copy of all submitted materials; 

II. Preliminary Land Development Application 

1. Eighteen (18) copies of the Preliminary Land Development application; 

2. Eighteen (18) copies of the Delaware County Planning Commission review 
application; 

3. Eighteen (18) copies of the plan set entitled “208 & 228 Strafford Avenue 18 
Forrest Lane Preliminary Land Development Plan Set,” containing 15 Sheets dated 
August 27, 2020 (sheets 1-11 prepared by SITE Engineering Concepts, LLC, sheets 
12-15 prepared by Glackin Thomas Panzak); 

4. Six (6) copies of a stormwater management report titled “Post Construction 
Stormwater Management Analysis,” prepared by SITE Engineering Concepts, 
LLC, dated August 27, 2020; 

5. Eighteen (18) copies of a title report prepared by First American Title Insurance 
Company and identified as PAFA19-0709D/M that includes the portions of the 
Properties currently known as Delaware Folio Numbers: 36-01-00538-00; 36-01-
00539-00; 36-01-00540-00, together with attachments. It is noted that this title 
report also pertains to other lands owned by Applicant that are not part of this 
Application. The Properties subject to this these applications are identified in this 
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title report as “Premises A” and “Premises B”. This title report also contains the 
deed for these parcels; 

6. Eighteen (18) copies of a title report prepared by First American Title Insurance 
Company and identified as Commitment Number PAFA20-1391D/M that includes 
the portion of the Properties currently known as 18 Forrest Lane, Delaware County 
Folio Number: 36-01-00236-02, together with attachments. It is noted that the title 
report also pertains to other lands owned by Applicant that are not part of this 
Application. The Property is identified as “Premises C” in the title report. The title 
report contains the deed for this portion of this parcel; 

7. Eighteen (18) copies of a traffic impact study prepared by F. Tavani & Associates, 
dated August 25, 2020; 

8. Eighteen (18) copies of a letter from Aqua Pennsylvania to SITE Engineering 
Concepts, LLC regarding the availability of public water for the Project, dated 
March 25, 2020; 

9. An electronic copy of all submitted materials; 

10. Two (2) checks as follows: 

a. A $50.00 check made payable to the Township of Radnor, the 
applicable Preliminary Land Development application fee; 

b. A $16,950.00 check made payable to the Township of Radnor, the 
applicable Professional Services Account fee. 

Please submit the applications and plans to the appropriate Township staff, consultants and 
bodies for review, public meetings, and a public hearing for the Conditional Use application. 
Please provide us with copies of all reviews, communications, notices and other 
documentation relating to these applications, or related to the Property, as soon as they are 
generated and/or received.   

If you have any questions or require any further information, please contact me.  Thank you 
for your attention to this matter.  

Sincerely, 

 
George W. Broseman 

GWB:DPR 
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Enclosures 

cc via email: Haverford Properties, Inc. 
  SITE Engineering Concepts, LLC 
  Glackin Thomas Panzak 
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George W. Broseman, Esquire     Attorneys for Applicant 
Identification No.: 62649  
Daniel P. Rowley, Esquire 
Identification No.: 322680 
Union Meeting Corporate Center 
910 Harvest Drive 
Post Office Box 3037 
Blue Bell, PA  19422 
(610) 941-2459 
gbroseman@kaplaw.com 

drowley@kaplaw.com  

www.kaplaw.com 

 
 

BEFORE THE BOARD OF COMMISSIONERS 
OF RADNOR TOWNSHIP,  DELAWARE COUNTY, PENNSYLVANIA 

In the Matter of:      Premises: 
 
Trustees of the Dorrance Hamilton    208 & 228 Strafford Avenue 
3/15/1996 Revocable Agreement of Trust,   18 Forrest Lane 

Applicant    Wayne, PA  19087 
 

CONDITIONAL USE APPLICATION 

The Trustees of the Dorrance Hamilton 3/15/1996 Revocable Agreement of Trust, 

through its attorneys, George W. Broseman and Daniel P. Rowley, hereby files this Conditional 

Use application seeking approval to redevelop the properties at 208 Strafford Avenue, 228 

Strafford Avenue, and 18 Forrest Lane in Wayne under the Density Modification Development 

provisions of the Township Zoning Ordinance and in support thereof states as follows: 

1. NAME/ADDRESS OF APPLICANT.   

The Applicant is the Trustees of the Dorrance Hamilton 3/15/1996 Revocable Agreement 

of Trust (“Applicant”), c/o Mr. D. Charles Houder, Haverford Properties, Inc., 551 W. Lancaster 

Avenue, Suite 307, Haverford, PA 19041.  Applicant is the owner of the parcels currently known 

as 208 Strafford Avenue, 228 Strafford Avenue, and 18 Forrest Lane (collectively the  “Tract”). 

The Tract consists of Delaware County Folio Numbers: 36-01-00538-00; 36-01-00539-00; 36-

mailto:gbroseman@kaplaw.com
mailto:drowley@kaplaw.com
http://www.kaplaw.com/
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01-00540-00; 36-01-00236-02. A copy of the deeds to the parcels that comprise the Tract are 

attached as Exhibit A-1 and Exhibit A-2. Exhibit A-1 is a copy of the deed that includes the 

parcels known as 208 Strafford Avenue and 228 Strafford Avenue, also known as Delaware 

County Folio Numbers: 36-01-00538-00; 36-01-00539-00; 36-01-00540-00. Exhibit A-2 is a 

copy of the deed for  the parcel known as 18 Forrest Lane, also known as Delaware County Folio 

Number 36-01-00236-02. It is noted that both deeds also include other lands owned by the 

Applicant that are not part of this Application. 

2. DESCRIPTION OF PROPERTY. 

The Tract presently consists of several parcels with a combined lot area of approximately 

7.5 acres that contain a total of six dwelling units and related improvements.  The Tract has 

frontage on Eagle Road and Strafford Avenue, and has an extensive boundary along the rear of 

the Eagle Village Shops, a large, multi-use shopping center that fronts on Lancaster Avenue and 

Eagle Road1.  The Tract is served by four driveways, three of which are interconnected. Three 

driveways connect to Strafford Avenue and one connects to Eagle Road2. There are no sidewalks 

along the frontages of the Tract. The Tract and the general area around the Tract are developed 

suburban areas and are served by both public water and sanitary sewer service. Like many of the 

other properties in the area, including those in close proximity to the Tract that were developed 

before today’s strict stormwater management requirements, the parcels within the Tract have no 

stormwater management facilities.   

The existing conditions of the Tract are shown on the plan sheet entitled “Existing 

Conditions Plan,” sheet 2 of 15 of the plan set entitled “208 & 228 Strafford Avenue, 18 Forrest 

 
1 One parcel, 18 Forrest Lane also abuts the Eagle Village Shops and presently contains a single-family detached 
dwelling that fronts on Forrest Lane. 
2 The parcel at 18 Forrest Lane presently  has its own driveway to Forrest Lane. 
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Lane Preliminary Land Development Plan Set” containing 15 sheets dated August 27, 2020 

(sheets 1-11 prepared by SITE Engineering Concepts, LLC, sheets 12-15 prepared by Glackin 

Thomas Panzak) (collectively referred to as “Plans”). The Plans are attached as Exhibit “B.”.  

Pursuant to the Radnor Township Code (“Code”), the Tract is located in the R-4 

Residence District (“R-4 District”), and is one property removed from the Township’s primary 

commercial artery, Lancaster Avenue/Route 30. The Tract serves as a transitional area from the 

commercial area along Lancaster Avenue to the residential areas to the north and northeast. The 

Tract either borders or is in close proximity to a number of commercial zoning districts, 

including: the C-2 General Commercial District, the C-3 Service Commercial District, the CO 

Commercial-Office District, and the PB Planned Business District. Some of the commercial uses 

that border or are in close proximity to the Tract include the Eagle Village Shops (described 

above), the Strafford Shopping Center with frontage on Lancaster Avenue and Eagle Road, and 

the Executive Commons of the Main Line office park with extensive frontage on both Eagle 

Road and Strafford Avenue.  Only one property line, and the side lot lines of the 18 Forrest Lane 

parcel abut residentially zoned lots. 

3. CONDITIONAL USE FOR DENSITY MODIFICATION DEVELOPMENT 
 

A. Density Modification Development – Townhomes  
a Permitted Use & Minimum Tract Size 

The Applicant requests conditional use approval from the Township Board of 

Commissioners under Code § 280-29.B.(1) for Density Modification Development in the R-4 

District to redevelop the Tract with forty-one townhomes, common open space, significant 

stormwater management facilities, and related improvements (collectively “Project”).  (See, 

Code § 280-93 permitting townhomes in the R-4 District). Density Modification Development is 
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permitted in many of the Township’s residential zoning districts (i.e. AC, R-1, R-1A, R-2, R-3 

and R-4).  Code § 280-92.A.  In the R-4 District, Density  Modification Development is 

permitted on tracts of at least five acres in size.   Code § 280-92.A.(4).   The Tract, with over 7.5 

acres exceeds this requirement. The Project will include common open space along the existing 

road frontages, in a centralized green to be created, and in other areas. 

 The Project is shown on the plan sheet entitled “Record Plan,” sheet 4 of 15 of the Plans. 

As described below, the Plans comply with applicable provisions of the Zoning Ordinance for 

Density Modification Development in the R-4 District. The Applicant has also filed with the 

Township a preliminary land development application for the Project which will be reviewed by 

the Township engineering consultants, the Radnor Township Planning Commission, and the 

Board of Commissioners. 

B. Density Modification Development Requirements. 

1. Townhome regulations. 

Article XIX of Chapter 280 of the Code contains the requirements for Density 

Modification Development.  Code § 280-93 sets forth the specific regulations applicable to 

townhomes in Density Modification Developments.  As required, the townhomes will be owned 

and operated under the applicable provisions of the Pennsylvania Uniform Planned Community 

Act. See, Code § 280-93.A.  The proposed townhomes are arranged in groups of four, five or six 

units respectively, in compliance with Code § 280-93.B, which allow up to eight townhomes to 

be attached in any one group.  Each townhouse group is separated by at least 20 feet.  Code 

§ 280-93.B. The townhomes also meet the requirements for wall plane design.  Id. 

2. Permitted Density,  Dimensional Standards etc. 

The Project also complies with the other applicable standards for Density Modification 

Development.  As noted above, the area of the Tract is over 7.5 acres, which exceeds the 
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minimum requirement of five acres in the R-4 District under Code §280-92.A(4).  The proposed 

41 townhome units on the Tract are in accordance with the density requirements of 5.5 units per 

acre. Id.  No buildings are within 40 feet of an existing street right-of-way line or within 25 feet 

from any adjacent property line. Code § 280-92.A(4). The Plans also comply with the height, 

building coverage, and impervious surface requirements of Code 280-94, as shown in the Zoning 

Table on sheet 4 of 15 of the Plans. 

Code § 280-97.D provides for yard setback requirements for townhomes developed under 

the Planned Community Act in lieu of the yard requirements of Code § 280-97.B.  In the R-4 

District, Code § 280-97.D requires a distance of at least 30 feet between the sides of groups of 

townhomes. The Plans satisfy these requirements. No accessory buildings or structures are 

proposed at this time, so Code § 280-97.E is not at issue. The Plans provide for ample parking in 

the proposed garages, the driveways, and in designated areas along the internal roadways that 

exceed Code parking requirements. Code §§ 280-98.C; 280-103.B(1). Pedestrian connectivity 

will be enhanced by the addition of sidewalks along the Tract frontage on Strafford Avenue and 

Eagle Road, and along the internal roadways.  Id.  As noted above, the Tract and general area are 

presently served by public sanitary sewer and public water, and the new dwelling units will 

likewise be served by these public facilities.  Code §280-96. 

3. Common Open Space & Buffers. 

Code § 280-91 provides standards for common open space and for buffers where the 

Tract adjoins residentially zoned districts.  As required, the Plans designate at least 15% of the 

Tract area as common open space that will be available for use by or enjoyment of the residents 

of the new homes.  Code  §§ 280-91.A & F.  The proposed common open space is appropriate 

and suitable for recreation and open space purposes.   Code  § 280-91.B.  The proposed common 
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open space is part of the development and is not separated from the Tract by existing roads.  

Code  § 280-91.C.  The proposed common open space includes a centralized green area that will 

be easily accessible to the proposed dwellings and help to, along with other portions of the 

common open space, preserve the character of the streetscape along Strafford Avenue and Eagle 

Road.  Code  § 280-91.D.  No structures, parking areas, streets, or public facilities are proposed 

within the common open space.  Code  §§ 280-91. D & F.   The common open space will be 

restricted as required by the Code.   Code  § 280-91.E.  Along the Tract’s property lines that 

border other lots that are residentially zoned, the required 25 feet wide buffer area will be 

provided. Code § 280-91.G.    

The ownership and maintenance of the proposed common open space will be provided by 

a homeowners association that will be formed in compliance with the requirements of Code 

§280-99, and the applicable provisions of the Planned Community Act. 

4. Application Requirements for a Density Modification Development 

Code § 280-100.B sets forth specific information to be provided as part of the 

Conditional Use application.  This information has been provided and is summarized as follows: 

(1) The nature of the landowners' interest in the land to be developed.  
 

As noted above, Applicant is the owner of the Tract. 
 
(2) The density of land use to be allocated to the site to be developed.  
 

In accordance with Code § 280-92.A(4), the permitted density is 5.5 units/per 
acre.  The proposed density of forty-one units on 7.523  acres (+/-) satisfies that 
requirement. 

 
(3) Location and size of common open space and the form of the organization 

proposed to own and maintain the common open space.  
 

The common open space is shown on the Plans. The Tract will be subjected to the 
Pennsylvania Uniform Planned Community Act through a Declaration of Planned 
Community, which will be executed and recorded at the appropriate time. The 
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homeowners’ association will own and maintain the common open space on 
behalf of the unit owners within the planned community. A draft of the Planned 
Community Declaration has been submitted to the Township and may be refined 
at a later stage. 

 
(4) The use and the approximate height, bulk and location of dwellings and 

other structures.  
 

The Plans depict the bulk and location of the proposed townhomes. Compliance 
with these provisions is described above and on the Plans. The height of the 
buildings will not exceed 35 feet per applicable Code requirements for Density 
Modification Development.  It is noted that the permissible height of 35 feet is the 
same as allowed for conventional development in the R-4 District, and in many of 
the Township’s other residential zoning districts. 

 
(5) The feasibility of proposals for the disposition of sanitary waste and 

stormwater and provision of public water supply.  
 

Public water and sanitary sewer are proposed. The Tract and the surrounding 
area are already served by public water and sanitary sewer. 

 
(6) The substance of covenants, grants of easements or other restrictions 

proposed to be imposed upon the use of the land, buildings and structures, 
including proposed easements or grants for public utilities.  

 
As noted above, the Tract will be subject to the Pennsylvania Uniform Planned 
Community Act.  A draft of the Planned Community Declaration has been 
submitted to the Township as part of the filing of the Conditional Use Application. 
The Planned Community Declaration will be finalized at a later stage. 

 
 
(7) A provision for parking of vehicles and the location and width of proposed 

streets and public ways.  
 

The Plans depict the parking areas and internal drives.  No public streets or ways 
are proposed. The Plans show four parking spaces for each dwelling unit, 
consisting of two garage parking spaces and two driveway parking spaces. There 
are also eleven additional parking spaces located on the internal drives. The 
proposed level of  parking exceeds the two parking spaces per dwelling unit 
required by Code §280-103.B(1) and the one additional parking space per four 
dwelling units required by Code §255-29.A(20). 

 
(8) A statement which will show the ecological and economic impact of the 

development on the Township and especially as to the surrounding areas.  
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The Tract and the surrounding area is within a fully-developed suburban area.  
The Tract will be redeveloped and will include common open space and 
stormwater management facilities, neither of which presently exist at the Tract. 
The Project will comply with applicable stormwater management requirements,  
and the requirements associated with the required outside agency permits, 
including a National Pollutant Discharge Elimination System (“NPDES”) permit 
which includes a further review of during-construction and post-construction 
stormwater management.  The substantial investment in the redevelopment of the 
Tract will generate revenue for both the Township and the Radnor Township 
School District through increased property values and through the realty transfer 
taxes on the sale of each townhouse unit. A Fiscal Impact Study and a 
Development Impact Study further addressing these issues are included with this 
Conditional Use application. 

 
(9) The results of traffic studies taken on the surrounding and nearby roads.  
 

The Conditional Use Application submission includes a Traffic Impact Study 
dated August 25, 2020, prepared by F. Tavani and Associates, Inc. 
 

4. NATURE OF A CONDITIONAL USE. 

A conditional use is not an exception to a zoning ordinance, but rather, is a use to which 

an applicant is entitled unless objectors demonstrate, according to standards set forth in the 

zoning ordinance and the law, that the proposed use would adversely affect the community.  

Blancett Maddock v. City of Pittsburgh Zoning Board of Adjustment, 640 A.2d 498 (Pa. Cmwlth. 

1994).  A conditional use is nothing more than a special exception which falls within the 

jurisdiction of the municipal governing body as opposed to the zoning hearing board. In re 

Thompson, 896 A.2d 659, 670 (Pa. Cmwlth. 2006). The existence of a conditional use provision 

in a zoning ordinance indicates a legislative determination that the use is consistent with the 

municipality's zoning plan, and is a use which is presumptively consistent with the public health, 

safety and welfare. Borough of Perkasie v. Moulton Builders, 850 A.2d 778 (Pa. Cmwlth. 2004); 

Ruddy v. Lower Southampton Township Zoning Hearing Board, 669 A.2d 1051 (Pa. Cmwlth. 

1995).   
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An applicant for conditional use approval has the burden of proving that the proposed use 

complies with the specific objective requirements of the zoning ordinance that are applicable to 

the conditional use.  Appeal of Neill, 634 A.2d 749 (Pa. Cmwlth. 1993).  Once an applicant for 

conditional use approval proves that the proposed use complies with the specific objective 

requirements for conditional use set forth in the zoning ordinance, the burden shifts to the 

objectors to demonstrate through substantial evidence that the proposed use would detrimentally 

affect the public health, safety and welfare, to a greater degree than the typical use in question.  

Mann v. Lower Makefield Township, 634 A.2d 768 (Pa. Cmwlth. 1993); Dotterer v. Zoning 

Hearing Board of Upper Pottsgrove Township, 588 A.2d 1023 (Pa. Cmwlth. 1991).   

The Commonwealth Court enunciated the general rule governing special exceptions and 

conditional uses in Appeal of Brickstone Realty Corp., 789 A.2d 333 (2001):  

A special exception [or conditional use] is a conditionally 
permitted use, allowed by the Legislature if specifically listed 
standards are met.  A special exception [or conditional use] is thus 
not an "exception" to the zoning ordinance, but a use permitted 
conditionally, the application for which is to be granted or denied 
by the zoning hearing board pursuant to express standards and 
criteria.  Where a particular use is permitted in a zone by special 
exception [or conditional use], it is presumed that the local 
legislature has already considered that such use satisfies local 
concerns for the general health, safety, and welfare and that such 
use comports with the intent of the zoning ordinance.  Thus, once 
the applicant for a special exception [or conditional use] shows 
compliance with the specific requirements of the ordinance, it is 
presumed that the use is consistent with the promotion of health, 
safety, and general welfare.  The burden then shifts to objectors to 
prove that the proposed use is not, in fact, consistent with the 
promotion of health, safety and general welfare. (citations omitted) 

The objectors’ burden of demonstrating that a proposed use does not comply with the 

general health, safety and welfare criteria imposed upon conditional uses is not satisfied by 

showing that a proposed use will have effects that are no different than those which normally 

result from the construction of the permitted use.  Moyer’s Landfill, Inc. v. Zoning Hearing 
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Board of Lower Providence Township, 450 A.2d 273 (Pa. Cmwlth. 1982).  Rather, a conditional 

use may only be denied if opponents demonstrate that the impact of the proposed use on the 

public welfare is greater than that which might be expected from such a use in normal 

circumstances.  Ruddy v. Lower Southampton Township Zoning Hearing Board, supra.; New 

Bethlehem Borough Council v. McVay, 467 A.2d 395 (Pa. Cmwlth. 1983).  Moreover, those who 

object to an application for a conditional use cannot meet their burden of showing that the 

proposed use would violate the health, safety and welfare of the community by merely 

speculating as to possible harm; rather, objectors must show a high degree of probability that the 

proposed use will substantially affect the health and safety of the community.  Manor Healthcare 

Corp. v. Lower Moreland Township Zoning Hearing Board, 590 A.2d 65 (Pa. Cmwlth. 1991).   

5. CONCLUSION. 

As noted above, the Plans comply with the applicable provisions of the Township Zoning 

Ordinance for Density Modification Development in the R-4 District. The Plans will also provide 

for common open space, limited new curb cuts to the adjoining roadways, enhanced pedestrian 

connectivity, and provide for significant stormwater management where none exists.  

Accordingly, the Conditional Use should be granted. 

    Respectfully Submitted 

 
GEORGE W. BROSEMAN, ESQUIRE 
DANIEL P. ROWLEY, ESQUIRE 
Attorneys for Applicant 

Date: September 24, 2020 
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EXHIBIT A-1 

 
REDACTED DEED FOR 208 & 228 STRAFFORD AVENUE
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EXHIBIT A-2 

 
REDACTED DEED FOR 18 FORREST LANE
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GENERAL NOTES

ZONING SUMMARY
R-4 - RESIDENTIAL DISTRICT

ORDINANCE ITEM REQUIREMENT

MIN. LOT AREA 7,000 SF
MIN. LOT WIDTH @ BLDG 55 FT
MIN. SETBACKS
    FRONT 30 FT
    SIDE (INDIVIDUAL/AGGREGATE) 12 FT / 30 FT
    REAR 30 FT
MAX. BUILDING HEIGHT 35 FT
MAX. BUILDING COVERAGE 30%

MAX. IMPERVIOUS COVERAGE 40%

RIPARIAN BUFFER SETBACK 25 FT

PARCEL
SUMMARY

PREMISES
LABEL FOLIO # TAXMAP ID ADDRESS DEED

BOOK PAGE
GROSS LOT

AREA (Sq. Ft.)
LOT AREA CLEAR OF

EX. ROW (Sq. Ft.)
A 36-01-00538-00 36-11-348:000 204 STRAFFORD AVE 4569 60

153,025 137,458
A 36-01-00538-00 36-11-348:000 204 STRAFFORD AVE 4569 60

B 36-01-00539-00 36-11-347:001 228 STRAFFORD AVE 4569 60
200,479 192,058

B 36-01-00540-00 36-11-347:000 0 STRAFFORD AVE 4569 60

18 FORREST LN 36-01-00236-02 36-11-340:000 18 FORREST LANE 6051 40 9,843 8,249

363,347 337,765

1"=40'
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N

R-4 Residential District - Proposed Density Modification Development (Townhouses Article XIX)

Ordinance Item Requirement Proposed

Min. Net Tract Area Size: * 5 Acres 7.754 Acres

Min. Common Open Space 15% (53,685 SF) 15.9%

Max. Building Coverage 35% 25.1%

Max. Impervious Coverage 45% 43.6%

Min. Buffer (along residential districts) 25 Ft. 26 Ft.

Min. Building Setback 40 Ft. from ROW 42 Ft.

25 Ft. from property line 27 Ft.

Max. Units per building 8 6

Min. Seperation 20 Ft. 31 Ft.

Max. Density 5.5 DU/Acre 41

* Section 280-92.B-Tract Area, for the purpose of this article, shall consist of all that total area
proposed for development, but shall exclude all portions of the tract subject and servient to
easements and legal rights-of-way to which the dominant portion of the tract is not afforded access
and use directly from the interior road system of the dominant tract.
Section 280-92.C-In computing maximum gross density, there shall be excluded from the
determination of tract size 1/2 of all land situate in the floodplain and 1/2 of all land situate on
slopes over 22%

1"=40'

0 40 1208040

GRAPHIC SCALE

GENERAL NOTES

SCALE: 1" =

PROPERTY OWNER

COMMONWEALTH OF PENNSYLVANIA

COUNTY OF DELAWARE

ON THE _______________ DAY OF ____________________ 20 _____ , BEFORE ME, THE
UNDERSIGNED NOTARY PUBLIC OF THE COMMONWEALTH OF PENNSYLVANIA, THE
UNDERSIGNED OFFICER PERSONALLY APPEARED, ____________________________,
WHO ACKNOWLEDGED HIM/HERSELF TO BE THE ______________________________ OF
_____________________________, OWNER OF THE PROPERTIES PROPOSED TO BE
DEVELOPED IN THE SUBJECT PLAN, BEING AUTHORIZED TO DO SO, ACKNOWLEDGED
THIS PLAN TO BE THE OFFICIAL PLAN OF THE PROPERTIES SHOWN THEREON,
SITUATED IN THE TOWNSHIP OF RADNOR, DELAWARE COUNTY, PENNSYLVANIA, AND
DESCRIBED THAT THIS PLAN IS MADE WITH THE OWNER’S FREE CONSENT AND
INTENDED TO BE RECORDED ACCORDING TO LAW.

WITNESS MY HAND AND NOTARIAL SEAL THE DAY AND YEAR AFORESAID.

_______________________________________________________
NOTARY

_______________________________________________________
OWNER

RADNOR TOWNSHIP:

THIS IS TO CERTIFY THE BOARD OF SUPERVISORS HAS APPROVED THIS LAND
DEVELOPMENT PLAN FOR STRAFFORD AVENUE AND EAGLE ROAD , ON THE ___ DAY OF
__________________, 20_____ FOR RECORDING AT THE RECORDER OF DEEDS OF
DELAWARE COUNTY, MEDIA, PENNSYLVANIA, OFFERS OF DEDICATION HAVE BEEN
ACCEPTED/REJECTED, BONDS, FUNDS OR SECURITIES IN ESCROW HAVE BEEN FILED
WITH THE TOWNSHIP AND ACCEPTED TO COVER ALL IMPROVEMENTS SHOWN ON THE
PLAN AND REQUIRED UNDER THE SUBDIVISION/LAND DEVELOPMENT AGREEMENT.

APPROVED THE __ DAY OF __________________ 20___

BOARD OF SUPERVISORS SIGNED THIS ___ DAY OF _______________, 20___.

_______________________________________________
CHAIRMAN

_______________________________________________
MEMBER

_______________________________________________
TOWNSHIP ENGINEER

ATTEST: _______________________________________
               MANAGER

DELAWARE COUNTY PLANNING COMMISSION:

REVIEWED BY THE DELAWARE COUNTY PLANNING COMMISSION THIS __ DAY OF
_______________, 20___.

_______________________________________________
SECRETARY

RECORDER OF DEEDS

RECORDED IN THE OFFICE OF THE RECORDER OF DEEDS OF DELAWARE COUNTY AT
MEDIA CHESTER, PENNSYLVANIA IN THE

PLAN BOOK _______   PAGE _______________  ON THE ____ DAY OF _______________,
20___

_______________________________________________
RECORDER OF DEEDS
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EXISTING UNDERGROUND TELEPHONE

SUPPLEMENTAL CONTOUR (2' INTERVAL)

  PLAN  LEGEND  

EXISTING EDGE OF WOODS

EXISTING GAS MAIN

EXISTING WATER MAIN / SERVICE

EXISTING SANITARY SEWER PIPING

EXISTING STORM SEWER PIPING

INDEX CONTOUR (10' INTERVAL)

BUILDING SETBACK LINE

PROPERTY LINE

EXISTING FENCE LINE

EXISTING EDGE OF PAVEMENT

    PROJECT  NOTES

HALF TONE EXISTING
FULL TONE PROPOSED

PROPOSED CONTOUR

PROPOSED STORM WATER

EXISTING CURB

PROPOSED CURB

PROPOSED STORMWATER INLET

EXISTING STORMWATER INLET

1.  SHOULD ANY TREES NOT SCHEDULED OR PERMITTED TO BE
REMOVED BE IRREPARABLY DAMAGED DURING CONSTRUCTION AND
DIE WITHIN EIGHTEEN (18) MONTHS OF THE CONCLUSION OF
CONSTRUCTION ACTIVITIES, THOSE TREES WILL BE REQUIRED TO BE
REPLACED.

2.  GRADING AND EARTHMOVING OPERATIONS SHALL BE MINIMIZED
DURING THE PERIOD NOVEMBER 15 TO APRIL 1 WHEN
RE-VEGETATION OF EXPOSED GROUND SURFACE IS DIFFICULT.
MULCH, STRAW, STONE AND/OR SOD SHALL BE USED TO STABILIZE
ALL AREAS DENUDED DURING THIS TIME PERIOD.

3.  ROOFDRAIN COLLECTION PIPING SHALL BE 6" PVC @ 0.02 FT/FT MIN.
CLEANOUTS SHALL BE PROVIDED AT ALL CHANGES IN GRADE AN/OR
DIRECTION.

4.  THE MAXIMUM TIME OF EXPOSURE FOR BARE SOIL AREAS SHALL BE
TWENTY (20) DAYS BEFORE STABILIZATION MEASURES ARE
IMPLEMENTED.

5.  ROUTINE END-OF-DAY CHECKS AND FOLLOWING STORMS SHALL BE
REQUIRED DURING THE CONSTRUCTION TO ENSURE THE MEASURES
ARE WORKING PROPERLY.

6.  NEWLY GRADED SLOPES OF OVER 25% MUST BE STABILIZED WITH
SOD OR JUTE NETTING AND SEED.

7.  UTILITY LINES PER ONE CALL INFORMATION HAVE BEEN SHOWN,
CONTRACTOR MUST VERIFY PRIOR TO COMMENCEMENT OF
CONSTRUCTION.

8.  GAS, ELECTRIC, WATER OR ANY OTHER UTILITY TO BE ABANDONED
SHALL BE PROPERLY SEALED/REMOVED.

9.  HIGH DURABILITY PAVEMENT MARKING MATERIAL SHALL BE USED
FOR ALL PAVEMENT STRIPPING.

10. THE RESPONSIBILITY FOR THE CONTINUED MAINTENANCE AND
OPERATION OF THE SEEPAGE BED AND STORM PIPING SHALL BE THE
OBLIGATION OF THE HOMEOWNERS' ASSOCIATION.
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EXISTING GAS MAIN

EXISTING WATER MAIN / SERVICE

EXISTING SANITARY SEWER PIPING

EXISTING STORM SEWER PIPING

INDEX CONTOUR (10' INTERVAL)

BUILDING SETBACK LINE

PROPERTY LINE

EXISTING FENCE LINE

EXISTING EDGE OF PAVEMENT

PROPOSED CONTOUR

PROPOSED STORM WATER

EXISTING CURB

PROPOSED CURB

PROPOSED STORMWATER INLET



208 & 228 STRAFFORD AVE AND 18 FORREST LANE
WAYNE, PA 19087

RADNOR TOWNSHIP DELAWARE COUNTY PENNSYLVANIA
DATE: AUGUST 27, 2020

P.O. BOX 1992
SOUTHEASTERN, PA 19399

P: 610-240-0450 F: 610-240-0451 E:INFO@SITE-ENGINEERS.COM
PLAN PREPARED FOR:

REVISIONDATENUM.
PLAN PREPARED BY:

SHEET
    of 15

DAVID J. SANDERS, P.E.
PE057436

7

POST CONSTRUCTION
STORMWATER

DETAILS

INFILTRATION BED NOTES
1.   SCARIFY BOTTOM AND SIDES OF BASIN, TAKING CARE NOT TO COMPACT SOIL.

2.   PIPE MUST HAVE PERFORATIONS NO LESS THAN 5/16" DIAMETER AND PROVIDE
AN OPEN AREA OF NOT LESS THAN 3.31 SQUARE INCHES PER SQUARE FOOT OF
PIPE SURFACE.
THE FOLLOWING FORMULA DETERMINES THE # OF HOLES/LINEAR FOOT OF PIPE:
[13.24 * (DIA OF PIPE IN FEET)] / [HOLE SIZE IN INCHES] ^2 , SO FOR A 72" DIA PIPE THERE
MUST BE AT LEAST 814 HOLES / LINEAR FOOT

3.   ENTIRE BED, SIDES TOP AND BOTTOM, SHALL BE WRAPPED IN SYNTHETIC
INDUSTRIES NON-WOVEN #1201 OR ENGINEER APPROVED EQUAL.  PROVIDE A
MINIMUM 1' OVERLAP AT ALL SEAMS AND JOINTS.  WHERE PROTRUSIONS OR
PENETRATIONS OCCUR, GEOTEXTILE SHALL BE PERMANENTLY AFFIXED TO OBJECT.

4.  CARE SHOULD BE TAKEN IN THE PLACING OF STONE ATOP THE GEOTEXTILE SO AS
TO AVOID TEARING OR RIPPING OF THE FABRIC. STONE SHOULD NOT BE DUMPED
UNTIL A 6" LAYER OF STONE IS IN PLACE.

5.  PIPES CONNECTING INTO BEDS AT POINTS OTHER THAN DRAIN BASINS SHALL HAVE
A STUB CONNECTION.

6. ALL CMP SHALL BE ALUMINIZED STEEL.

1.   SCARIFY BOTTOM AND SIDES OF BASIN, TAKING CARE NOT TO COMPACT SOIL.

2.   PIPE MUST HAVE PERFORATIONS NO LESS THAN 5/16" DIAMETER AND PROVIDE
AN OPEN AREA OF NOT LESS THAN 3.31 SQUARE INCHES PER SQUARE FOOT OF
PIPE SURFACE.
THE FOLLOWING FORMULA DETERMINES THE # OF HOLES/LINEAR FOOT OF PIPE:
[13.24 * (DIA OF PIPE IN FEET)] / [HOLE SIZE IN INCHES] ^2 , SO FOR A 8" DIA PIPE THERE
MUST BE AT LEAST 90 HOLES / LINEAR FOOT

3.   ENTIRE BED, SIDES TOP AND BOTTOM, SHALL BE WRAPPED IN SYNTHETIC
INDUSTRIES NON-WOVEN #1201 OR ENGINEER APPROVED EQUAL.  PROVIDE A
MINIMUM 1' OVERLAP AT ALL SEAMS AND JOINTS.  WHERE PROTRUSIONS OR
PENETRATIONS OCCUR, GEOTEXTILE SHALL BE PERMANENTLY AFFIXED TO OBJECT.

4.  CARE SHOULD BE TAKEN IN THE PLACING OF STONE ATOP THE GEOTEXTILE SO AS
TO AVOID TEARING OR RIPPING OF THE FABRIC. STONE SHOULD NOT BE DUMPED
UNTIL A 6" LAYER OF STONE IS IN PLACE.

5.  PIPES CONNECTING INTO BEDS AT POINTS OTHER THAN DRAIN BASINS SHALL HAVE
A STUB CONNECTION.

NO SCALE

PLAN VIEW

SECTION VIEW
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EROSION AND
SEDIMENTATION

CONTROL DETAILS

STANDARD CONSTRUCTION DETAIL #11-1
EROSION CONTROL BLANKET INSTALLATION

STANDARD CONSTRUCTION DETAIL #3-16
PUMPED WATER FILTER BAG

STANDARD CONSTRUCTION DETAIL #3-1
ROCK CONSTRUCTION ENTRANCE

R
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5' AASHTO NO.1
CRUSHED STONE
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BL
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E

STANDARD CONSTRUCTION DETAIL #4-1
COMPOST FILTER SOCK

STANDARD CONSTRUCTION DETAIL #4-16
FILTER BAG INLET PROTECTION - TYPE M INLET
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I. INTRODUCTION 

This Development Impact Statement is being submitted in connection with the Conditional Use 
application for the redevelopment of the properties now known as 208 and 228 Strafford Avenue 
and 18 Forrest Lane (collectively “Tract”). The Tract includes Delaware County  Folio 
Numbers: 36-01-00538-00; 36-01-00539-00; 36-01-00540-00; and 36-01-00236-02.  

The Applicant has filed with the Township a conditional use application under Code § 280-
29.B(1) for Density Modification Development to permit the construction of forty-one 
townhomes and related improvements (collectively “Project”).  The Applicant has also filed 
with the Township a preliminary land development application for the Project. 

The Tract and the Project are shown on the plan set entitled “208 & 228 Strafford Avenue, 18 
Forrest Lane Conditional Use and Preliminary Land Development Plans,” containing 15 sheets 
dated August 27, 2020 (sheets 1-11 prepared by SITE Engineering Concepts, LLC, sheets 12-15 
prepared by Glackin Thomas Panzak) (collectively referred to as “Plans”).  

This Development Impact Statement addresses the applicable Development Impact Statement 
requirements for a conditional use application under Radnor Township Code §280-135.G as 
follows (responses to Code requirements in italics): 

II. CODE §280-135.G.(1) & (2) -DEVELOPMENT IMPACT STATEMENT 

Code §280-135.G.(1) 

Comprehensive Plan 

(A)  An analysis of the consistency of the proposed use with the Radnor Township 
Comprehensive Plan, as amended. The analysis shall include, but not be limited to, the 
compatibility with environmental and natural resources; housing, demographics, and 
socioeconomics; business and economic development; transportation and circulation 
plan; open space and recreation; historical and archaeological resources; community 
services and facilities; and the land use plan sections of the Comprehensive Plan. 

Under Pennsylvania law a township’s Comprehensive Plan is not regulatory. “A comprehensive 
plan is not forever binding, nor does it actually regulate land use.” Michaels Dev. Co. v. 
Benzinger Twp. Bd. of Sup'rs, 413 A.2d 743, 747 (1980). “A comprehensive plan is, by nature, 
abstract and recommendatory and does not forever control a zoning ordinance enacted to give it 
legal effect.” Appeal of Molnar, 441 A.2d 487, 489 (1982). “The comprehensive plan is a 
general guideline to the legislative body of the municipality for its consideration of the 
municipality's program of land utilization and the needs and desires of the community.” Forks 
Twp. Bd. of Sup'rs v. George Calantoni & Sons, Inc., 297 A.2d 164, 166–67 (1972). Additionally, 
when a particular use is permitted by conditional use, there is a legislative acceptance that the 
use is consistent with the zoning plan and is thus consistent with the spirit, purposes, and intent 
of a Township’s Comprehensive Plan. In re Cutler Grp., Inc., 880 A.2d 39, 45 (Pa. Commw. Ct. 
2005) 
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The Project is permitted by conditional use under Code § 280-29.B(1) as a Density Modification 
Development and therefore there exists a legislative determination that Density Modification 
Developments, such as this Project, are consistent with the spirit, purpose and intent of the 
Township’s Comprehensive Plan. 

The following is an analysis of the Project under the Radnor Township Comprehensive Plan for 
the sections enumerated in Code §280-135.G(1)(a): 

i. Environmental and Natural Resources: 

The Properties do not contain any water resources, wetlands, floodplains or riparian areas. The 
Comprehensive Plan advises to direct development to areas of minimum environmental 
sensitivity, such as the Tract. (Radnor Comprehensive Plan pgs ii, 2-1). Furthermore, the Tract 
currently has no stormwater management controls. The Project would provide stormwater 
management controls in furtherance of the Township’s desire to promote the management of 
water resources. (Radnor Comprehensive Plan pgs ii, 2-1). 

ii. Housing, Demographics, and Socioeconomics: 

The Comprehensive Plan includes the Township’s goals to  “allow for increased housing density 
immediately surrounding commercial areas and particularly near transit centers” and  to 
“promote conservation development strategies for new development on large parcels.” (Radnor 
Comprehensive Plan pgs vi, 3-1). The proposed Project is located in close proximity to the 
commercial corridor along Lancaster Avenue and the Strafford Station along the SEPTA 
Paoli/Thorndale Regional Rail Line and promotes conservation development strategies by 
clustering development, providing common open space and providing for stormwater 
management. 

iii.  Business and Economic Development:  

The zoning of the Tract does not allow for commercial use.  The Project is located in close 
proximity to the commercial corridor along Lancaster Avenue and will serve as a transitional 
development from the commercial area along Lancaster Avenue and along Eagle Road to the 
residential areas northward from Lancaster Avenue. The Project will provide an expanded 
customer base for these commercial uses along Lancaster Avenue, such as the Lancaster 
Farmer’s market in the Strafford Shopping Center  and the various shops and restaurants in the 
adjoining Eagle Village Shops.  The Tract is within walking distance of these businesses and will 
allow visits from the Project without adding traffic. 

iv. Transportation and Circulation Plan:  

The Project’s close proximity to the Strafford Station SEPTA Regional Rail Station will 
encourage new residents to use this public transit station, which furthers the goals of the 
Comprehensive Plan. (Radnor Comprehensive Plan pgs x, 5-2).  For additional information 
regarding traffic related to the Project, a Traffic Impact Study prepared by Frank Tavani, P.E., 
PTOE was submitted with the Conditional Use application. The Project will also improve 
pedestrian circulation by constructing sidewalks on the exterior and interior of the Project tract. 
(Radnor Comprehensive Plan pgs x, 5-2). 
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v. Open Space and Recreation:  

The Project proposes common open space in a centralized green area and along the edges of the 
Tract for the use of the residents.  These areas will be restricted from further development  
through a Planned Community Declaration. 

vi. Historical and Archaeological Resources:  

The Property contains no historical or archaeological resources. 

vii. Community Services and Facilities:  

An analysis of the Project’s impact on community services and facilities can be found in the 
Fiscal Impact Study prepared by Erik Hetzel, AICP/PP, LEED AP that was submitted with the 
Conditional Use application and is attached to this report as Appendix A. 

viii. Land Use Plan:  

One of the stated goals of the Comprehensive Plan is to “accommodate reasonable growth using 
innovative growth management techniques such as transit oriented development, traditional 
neighborhood design, and other flexible design techniques that harmonize with and enhance the 
existing communities.” (Radnor Comprehensive Plan pgs xxv, 10-1, 10-2).  The Project utilizes 
the flexible design technique of density modification development as permitted in the R-4 District 
in Article XIX of the Zoning Ordinance.  The use of this provision allows for a layout that 
includes common open space that would not be required  under a conventional development 
under the R-4 District provisions.  

Furthermore, the Project is located in close proximity to the commercial corridor along 
Lancaster Avenue and the Strafford Rail Station and will provide an expanded customer base for 
the commercial uses. 

 Natural Features 

(B)  The impact of the proposed use on floodplains, waterways, heavily wooded areas, steep 
slopes, and other sensitive natural features located upon and adjacent to the site, if any. 

There are no floodplains, waterways, heavily wooded areas, or steep slopes on the site. The 
Project is located in a fully developed area of Radnor Township, surrounded by other residential 
and commercial development. 

 Transportation 

(C)  The proposed use's impact on the Township and regional transportation system(s) and the 
ability of adjacent streets and intersections to efficiently and safely handle the traffic generated 
by the proposed development. This analysis shall include all modes of transportation and shall be 
based on current Pennsylvania Department of Transportation (PennDOT) requirements within 
their Policies and Procedures for Transportation Impact Studies (PennDOT Strike-off Letter 470-
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09-4, dated 2009, as amended). The applicant shall address any measures proposed to be 
implemented in order to mitigate any adverse impacts. 

A Traffic Impact Study prepared by Frank Tavani, P.E., PTOE was submitted with the 
Conditional Use application and is attached to this report as Appendix B. This Traffic Impact 
Study addresses the Project’s impact on the Township’s transportation systems including the 
surrounding streets and intersections. Additionally, the Project’s close proximity to the Strafford 
Rail Station and commercial uses within walkable distance will reduce traffic and will 
encourage new residents to use this public transit station. 

It is also noted that traffic concerns are not a basis for a denial of a conditional use application. 
Even evidence of a significant increase in traffic does not warrant denial of a conditional use 
application unless it is shown that the potential for a substantial increase would “by a high 
degree of probability, pose a substantial threat to the health and safety of the community” that is 
not typically expected from a similar development. In re Brickstone Realty Corp., 789 A.2d 333, 
341 (Pa. Commw. Ct. 2001). 

 School District 

(D)  The proposed use's impact on the Radnor School District, including an estimate of new 
pupils generated by the proposed development. 

A Fiscal Impact Study prepared by Erik Hetzel, AICP/PP, LEED AP was submitted with the 
Conditional Use application and is attached to this report as Appendix A. This Fiscal Impact 
Study addresses the proposed use’s impact on the Radnor School District. By way of further 
response, it is anticipated that an estimated 9 school-aged children will live in the proposed 
development, although all of them may not utilize the Radnor School District’s public schools.  

Because the conditional use is contemplated and permitted by the ordinance, there is a 
presumption that the governing body considered the effect of the use when enacting the 
ordinance and determined that the use is consistent with the health, safety, and welfare of the 
community so long as it meets the objective requirements of the ordinance. Marr Dev. 
Mifflinville, LLC v. Mifflin Twp. Zoning Hearing Bd., 166 A.3d 479, 483 (Pa. Commw. Ct. 
2017). Whether or not a proposed development adds school children to the local school district 
is not a factor that can be considered in the review of a conditional use application or a land 
development application. 

 Commercial Impact 

(E)  The proposed use's impact on nearby commercial facilities within the Township and 
surrounding municipalities. 

A Fiscal Impact Study prepared by Erik Hetzel, AICP/PP, LEED AP was submitted with the 
Conditional Use application and is attached to this report as Appendix A. This Fiscal Impact 
Study addresses the proposed use’s economic impacts. By way of further response, the new 
residents of the proposed development will use goods and services in and around Radnor 
Township which will have a positive impact on nearby commercial facilities. 
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 Public Utilities 

(F)  The proposed use's impact on public utilities, including but not limited to sewage disposal, 
water supply, storm drainage, and electrical utilities. 

It should be noted that the Tract and the immediate area is currently served by public utilities 
and the proposed density is permitted under Article XIX of the Zoning Ordinance, therefore these 
impacts are already considered under the Zoning Ordinance. No adverse impacts on public 
utilities are anticipated. 

 Police and Fire Protection 

(G)  The proposed use's impact upon the provision of police and fire protection. 

A Fiscal Impact Study prepared by Erik Hetzel, AICP/PP, LEED AP was submitted with the 
Conditional Use application and is attached to this report as Appendix A. This Fiscal Impact 
Study addresses the proposed use’s impact on public safety services. It should be noted that the 
Tract is currently served by the police and fire department  and the proposed density is permitted 
under Article XIX of the Zoning Ordinance, therefore these impacts are already considered 
under the Zoning Ordinance. The eventual homeowners of the Project will also pay taxes to 
Radnor Township which will increase Township revenues. 

 Open Space and Recreation Facilities 

(H)  The proposed use's impact on the Township's open space and recreation facilities. 

The Conditional Use Plans propose to designate at least 15% of the Tact as common open space. 
This proposed common open space will be preserved through the recordation of the approved 
plan and through a Planned Community Declaration. The proposed density is permitted under 
Article XIX of the Zoning Ordinance, therefore these impacts are already considered under the 
Zoning Ordinance. The Radnor Township Subdivision and Land Development Ordinance also 
requires recreational land dedication or that the Applicant pay a fee-in-lieu to address impacts 
on the Township’s open space and recreation facilities.  

 Neighborhood Impact 

(I)  The proposed use's impact upon the character of the surrounding neighborhood. The 
applicant must show the proposed development will not adversely affect the surrounding 
neighborhood and what measures are proposed to mitigate any potential impacts. 

The site is located in the R-4 Residence District and is in close proximity to one of the 
Township’s primary commercial corridors along Lancaster Avenue. The Tract serves as a 
transitional area from the commercial areas along Lancaster Avenue to the residential areas to 
the north and northeast of the site.  

The Project as a residential use is consistent with the residential uses in the area. Significant 
landscaping is proposed along the street frontages will help maintain the visual character along 
the public ways. The Project also provides a buffer along the residential property lines. 
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 Fiscal Impacts 

(J)  An analysis of the proposed use's fiscal impacts upon the county, Township, and school 
district. 

A Fiscal Impact Study prepared by Erik Hetzel, AICP/PP, LEED AP was submitted with the 
Conditional Use application and is attached to this report as Appendix A. This Fiscal Impact 
Study addresses the proposed use’s economic impacts. It should be noted that the proposed 
density is permitted under Article XIX of the Zoning Ordinance, therefore these impacts are 
already considered under the Zoning Ordinance. 

III. Required Documentation under Code §280-135.G for a Development Impact 
Statement (as applicable) 

(A)  A conditional use plan for the proposed development, identifying all proposed uses to be 
located on the site, and demonstrating compliance with the area, bulk and dimensional 
requirements for the proposed use. The conditional use plan shall be submitted in the form of a 
sketch plan containing the information required by § 255-19 of the Township Subdivision and 
Land Development Ordinance. 

Conditional Use Plans for the proposed development were submitted with the Conditional Use 
application. The Conditional Use Plans for the proposed development exceeds the requirements 
of a sketch plan under Code §255-19. 

(B)  The applicant shall provide conceptual architectural renderings (perspectives and elevations) 
of the proposed development. 

Conceptual architectural renderings, as they are envisioned at this time, were submitted with the 
Conditional Use application. It is noted that there are no objective standards in the Code for 
architecture, except as in Code §280-93. The Project complies with these standards. 

(C)  The location and size of the site, with evidence supporting the general adequacy for 
development. 

Information regarding the size, location, and adequacy for development can be found in the 
Plans for the Project. 

(D)  The proposed residential density of the development and the percentage mix of the various 
dwelling types. 

The proposed residential density is 5.5 dwelling units per acre and all of the proposed dwellings 
are townhouses. The proposed use and density are permitted in the R-4 District and are detailed 
on the Plans.  

(E)  The location, size, accessibility and proposed use of the open space, manner of ownership 
and maintenance, and a copy of the covenant to be incorporated in the individual deeds, if 
applicable. 
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The Conditional Use Plans propose to designate at least 15% of the Tract as common open 
space for use of the residents of the development. The ownership and maintenance of the open 
space will be through the homeowners association to be formed. 

(F)  Conceptual landscape plans showing locations of trees and shrubs and other landscape 
improvements (e.g., berms, fences) as necessary to mitigate the adverse visual impacts which the 
proposed actions will have on the property, adjoining properties and the Township in general. 
This shall include improvements to the streetscape adjacent to the property boundaries. 

Conceptual landscape plans are included in the Conditional Use Plans, specifically on Sheets 12 
and 13. 

(G)  Conceptual plans of proposed utility and drainage systems. 

Conceptual plans of the proposed utility and drainage systems are included in the Conditional 
Use Plans, which were submitted with the Conditional Use application. The Post Construction 
Stormwater Details and Construction Details can be found on Sheets 7 and 8 of the Conditional 
Use Plans. 

(H)  A phasing plan describing how the proposed development will be implemented (if 
applicable). 

The development is proposed to be constructed in one phase. 

(I)  Plans and renderings indicating the design, unity and aesthetic relationship of building and 
landscaping within the proposed development with that of the surrounding area. 

The Plans show this information. 

(j)  The text of covenants, easements and existing restrictions or those to be imposed upon the 
land or structure, including provisions for public utilities, and trails for such activities as hiking 
or bicycling, if applicable. 

A draft Planned Community Declaration was submitted with the Conditional Use application. 
This Declaration will be finalized at a later stage of the process. 
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APPENDIX A 

FISCAL IMPACT STUDY 
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APPENDIX B 

TRAFFIC IMPACT STUDY 
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