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RADNOR TOWNSHIP BOARD OF COMMISSIONERS

CONDITIONAL USE HEARING - 60 WEST GP - WEST AVENUE
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David J. Falcone
Phone: (610)251-5752

\UL EWIN

[ax: (610) 722-3270

David.Falcone(@saul.com

LLP

wwiw.saul.com

August 14, 2023

VIA HAND DELIVERY

Board of Commissioners
Radnor Township

301 Iven Avenue
Wayne, PA 19087

Re:  APPLICATION FOR CONDITIONAL USE APPROVAL OF A MIXED USE
DEVELOPMENT FOR THE PROPERTY LOCATED AT 60 WEST AVENUE,
WAYNE, PA (“PROPERTY”) IN THE SPECIAL USE AREA IDENTIFIED
BY SECTION 280-53.17 OF THE RADNOR TOWNSHIP ZONING CODE

Dear Commissioners:

60 West GP (“Applicant™), equitable owner of the above-referenced Property located at
60 West Avenue in Wayne, in conjunction with the owner of the Property, AT&T CORP.
(“ATT?), hereby applies for conditional use approval of a mixed use building within the
Township’s Wayne Business Overlay District (Special Use Area) pursuant to Section 280-53.17
of the Radnor Township Code. The required conditional use application fee of $1,500.00 will be
delivered under separate cover.

Enclosed herewith and forming a part of this Conditional Use Application are the
following plans and studies (the “Plans and Studies™):

1. Eighteen (18) full sized copies of the conditional use plan set entitled “60 West
Avenue Conditional Use Plan” prepared by Site Engineering Concepts, LLC each consisting of
eight (8) sheets.

2. Eighteen (18) copies of the Renderings for the Conditional Use Application
prepared by Varenhorst dated July 27, 2023 consisting of four (4) sheets.
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3. Eighteen (18) copies of the Planting Plan “Parcel B” and the Site Plan “Parcel B”
each prepared by Jonathan Alderson Landscape and Architects dated July 21, 2023 and each
consisting of one (1) sheet.

4. Eighteen (18) copies of the Fiscal Impact Analysis prepared by Erik W. Hetzel
dated July 31, 2023 consisting of six (6) pages.

5. Eighteen (18) copies of the Parking Exhibit prepared by Site Engineering
Concepts consisting of one (1) sheet.

As noted in the initial paragraph above, the subject Property (the AT&T Parking Lot) is
identified as a “Special Use Area” by Section 280-53.17 of the Township’s Zoning Code. As
such, the Township has identified the Property as an area that is “close to public transit, dining
and retail opportunities.” Further, the Township has specifically identified the Special Use Areas
as “offering the potential for unique urban residential and nonresidential projects to meet the
growing and future demand for different uses within the WBOD.”

Consistent with Section 280-53.17 of the Township Zoning Code, Applicant intends to
purchase the Property and to develop the same as a mixed use development consisting of 52
residential condominium units, ground floor retail/commercial space, and 126 parking spaces,
109 of which will be located in a partially below grade parking structure (the “Project”).

The residential units will include a wide variety of units (15 one-Bedroom Units,
17 two-Bedroom Units and 20 three-Bedroom Units) with sizes ranging from 1,100 square feet
to 3,100 square feet. Other features proposed for the Project include several landscaped
courtyards, significant stormwater management and maintenance of the existing street trees
fronting Lancaster Avenue.

The approximate location of the proposed building and related parking is shown on the
Plans. The proposed building will comply with the height, setback, coverage and parking
regulations established by Section 280-53.17(D) of the Township Code.

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. The nature of the stormwater management proposals for the
Project are shown on the Plans. Traftic impact analysis is being performed and will be submitted
to the Township upon completion.
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Applicant hereby requests that this application be forwarded to the Planning Commission
for review and comment and that a hearing for the consideration of this application be set by the
Board.

Please contact the undersigned with any questions or comments and direct any notices or
correspondence there as well. We look forward to working with the Township on this project.

Enclosures

ce: Mr. William Collins
Mr. Ken Kearns
Mr. Devin Tuohey
Robert Lambert, P.E.
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DEED

THIS INDENTURE, made thelSth day of December, 1983,
between THE BELL TELEPHONE COMPANY OF PENNSYLVANIA, a
corporation created and existing under the laws of the
Commonwealth of Pennsylvania, having its principal office at One T
Parkway, Philadelphia, Pennsylvania, party of the first part, Y
and AT&T COMMUNICATIONS OF PENNSYLVANIA, INC., a corporation ' -
created and existing under the laws of the Commonwealth of i ¢
Pennsylvania, having its principal office at 295 North Maple ;
Avenue, Basking Ridge, New Jersey 07920, party of the second .
part. by

g

WITNESSETH 1 L b

IN CONSIDERATION OF One Dollar ($1.00) and other good *
and valuable consideration, receipt of which is hereby
acknowledged, and pursuant to the Modification of Final Judgment
entered by the United States District Court for the District of
Columbia in United States v. Western Electric Co. et al, Civil
Action No., B2-0192, and the Plan of Reorganlzation approved by
the District Court on August 5, 1983, the party of the first
part does hereby remise, release and quit claim unto the party
of the second part, its succeossors and assigns forever, all of
the party of the first part's undivided 41/100 fractional
interest as tenant in common in the following described parcel
of real estate:

ALL THAT CERTAIN lot or plece of ground, with the
buildings and improvements erected thereon, situate in the
Township of Radnor, County of Delaware, Commonwealth of
Pennsylvania, as shown on plan of property for american
Telephone & Telegraph Company, prepared by Howard W. Doran,
Registered Land Surveyor, Newtown Square, Pennsylvanla, dated
September 26, 1978, being bounded and described as followst

BEGINNING at a point marking the intersection of the
centerline of Bellevue Avenue (50 feet wide) with the centerline
of West Avenue (50 feet wide); THENCE FROM SAID POINT OF
BEGINNING along the centerline of Bellevue Avenue extended North
0 degrees 0l minutes 25 seconds Last 145.75 feet to a point;
QHENCE leaving said centerline of Bellevue Avenue extended,
North 89 degrees 58 minutes 35 seconds West 74,00 feet to a
point; THENCE North 0 degrees 01 minutes 25 secondas East 136.62
feet to a point on the southerly right-of-way line now or late
of the Pennsylvania Railroad Company; THENCE along gaid

vor 130 #2193
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right~of~way the following four courses and distances: (1)
South 66 degrees 49 minutes East 17.96 feet to a point; (2)
THENCE South 64 degrees 53 minutes 50 seconds East 351.03 fect
to a point; (3) THENCE North 58 degrees 51 minutes 10 seconds
Bast 12.40 feet to a point; (4) THENCE on the arc of a circle
curving to the left having a radius of 4362 feet an arc distance
of 140.38 feet to a point; THENCE, leaving sald right-of-way
line, South 2 degrees 13 minutes 25 seconds West 212.59 feet to
a point in the said centerline of West Avenue; THENCE by same,
on the arc of a circle curving to the right having a radius of
450 feet an arc distance of 54.37 feet to a point; THENCE
leaving said centerline, South 2 degrees 13 minutes 25 seconds
West 529.58 feet to a point on the Northerly side of Lancaster
Avenue and THENCE, extending along same, the following courses
and distances: (1) North B7 degrees 49 minutes 35 seconds West
273.95 feet to a point, an angle, and (2) North 89 degreces 58
minutes 35 seconds West 51.05 feet to a point in the said
centerline of Bellevue Avenue; THENCE by same, North 0 degrees
01 minute 25 seconds East 624.25 feet to the point and place of
beginning.

CONTAINING an area of 6.6772 Acres more or less,

BEING the same premises which American Telephone and
Telegraph Compahy, a New York corporation, by deed dated August
16, 1979 and recorded on October 1, 1979 in the O0ffice of the
Recorder of Deeds in and for Delaware County, Pennsylvania in
Deed Book 2712, page 1043, conveyed unto The Bell Telephone
Company of Pennsylvania.

UNDER AND SUBJECT, without limitation, to PART B of a
certain Agreement of February 1, 1979, as amended February 2,
1979, between the parties hereto, said Part B being entitled
“"OWNERSHIP APPORTIONMENT OF LAND AND BUILDINGS OWNED AND USED AS
TENANTS IN COMMON", and to the payment and performance of the
covenants and obligations contained therein.

ALSO UNDER AND SUBJECT, without limitation, to rights
of the public and others entitled thereto in and to those
portions of the property lying within the bounds of Bellevue,
West and Lancaster Avenues, and the aforesaid railroad
right-of-way.

ALSO UNDER AND SUBJECT, without limitation, to all
other casements, restrictions, covenants, agreements and
conditions of record, and to the payment and performance
thereof.
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TOGETHER with the appurtenances and with all
improvements thereon and fixtures attached thereto, and all the
estate and rights of the party of the first part in and to said
premises.

AND the party of the first part does covenant with the
party of the second part that it will, upon the reasonable
request of the party of the sccond part, its successors and
assigns, execute, acknowledge, and deliver such further
instruments as may reasonably be required to make effective and
confirm this conveyance and to aid and assist the party of the
second part, its successors and assigns, in obtaining possession
of the premises and in establishing the right, title and
interest to the premisesg herein conveyed.

IN WITNESS WHEREOF, the party of the first part has
caused this instrument to be executed by its duly authorized
officers as of the date first set forth above.

Do,

< 'x‘i,',' ,“LJ‘.’/ . THE BELL TELEPHONE COMPANY
o Tolu OF PFN SYLVANIA
I" “. ,
' Co Aqaidt Vice Pdksiden
(corporate:geal) )
: . Attest: Q _e/wa Cepreqy -

R ’ A/éistant Secretaq57

I hereby certify that the addresas
of the within named grantee ig 295
North Maple Avenue, Basking Ridge,
New Jersecy 07920

K) TAAguM

On behalf o(;jhe graULee
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Yayme C.0,/Padnor Tun.,
telaare Countrr
N o loc, Moo, 21470 & 21910
REV.183 FO (7.80) REALTY TRANSFER TAX FOR RECORDER'S USE ONLY
COMMONWEALTH OF FEHHSIYL VANIA BOOK HUMBER
DEPARTMENT OF REVENUE AFFIDAVIT OF VALUE PAGH KUMBER wndndd .l
BUREAU OF FIELD OPERATIONS DATE RECORDED LG i
e e e e . e

COMPLETE APPLICABLE SECTIONS IN FULL ANO PILE IN DUPLICATE WITH RECORDER OF OBEDS WHEN (1)THE
FULL CONSIDERATION IS NOT SET FORTH IN THE DEED, (2) THE TRANSPER IS WITHOUT CONSIDERATION ORAGIPT,

OR{] A TAX EXEMPTION 1$ CLAIMED, (REPER SECT, 3, ATT ACTOF DEC, 77, 1951, P.L, 1742 A5 AMENDED)
— ———— —— m——S———————eee e ]
SECTION | )
(COMPLETE FOR ALL TRANSACTIONS)

T BELL TTLEPUONE CQMPANY CF PINNSYLYANIR, One Parkway, Phallizdelshia, Pa 19102
IRANTOR 18 ADORESS TiF COBE

ATET COMMUNICATICHS OF PENNSYLVANTA 295 North Manle Avenue, Rasking Pidae, MJ 07920

CRANTEE (&) ADORESS P coDE

LOCATION OF LAND, TENEMENTS ANO HEREDITAMENTS:

60 West Avenue, Wayne, Delaware County

0. STREEY 3 NUMBER OR OTHER QESCRIPTION NAME OF LOCAL GO VERNMENTAL UNIY CoUNTY
FULL CONSIDERATION §__1.00 HIGHEST ASSESSED YALUE § 220000
FAIR MARKET vALyE s__ 67162,087 REALTY TRANSFER TAX PAID § =

TAX EXEMPT TRANSACTIONS) IF TRANSFER 1S PARTIALLY OR WHOLLY EXEMRY, SHOW AMOUNT EXEMPT,
REASON ($) AND CITE PORTION QF LAW, . r. e 191 Lag ter Talin X
Pennsylvania Department of Nevenue, Transfer arising firom civisich of coroorate assets

required under a Plan of Reorqanization, as avprowved bv the United States District Court
for the Nistrict of Columbia, on Auqust 5, 1983.
IE THIS IS A TRANSPER FROM A STRAW, AGENT OR TRUST AGREEMENT, COMPLETE THE REVERSE $I0E,

SECTION Il
(COMPLETE ONLY {F PROPERTY WAS SUBJECT TO LIEN OR MORTGAGE AT THE TIME OF TRANSPER)

EXISTING MORTGAGE: § OISPOSITION

MORTOAORE ACDAESS
EXISTING MORTOAGH: § (APQSITION

WOATAAGEE ADDR (XS

BXI1STING LIBN OR OBLIGATION: S _____ . . DISPOSITION

LIBNHOLORR ADORESS
EXISTING LIEN OR OBLIGATION: $ DISPOSITION
LIENHOLDBAR ADDRESE
SECTION il
(COMPLETE ONLY IP TRANSPER IS RESULT OF JUDICIAL SALE)
GRFICIAL CONDUCTING SALE
NAME ACDAESH TITLE
SUCCESSFUL BIDDER
NAME ABORESS TITLE
T M S

| HIGHRST ASSRSSED VAL LS
| JUDGHMENT PLYS INTRRNST

810 PRICE 5
PRIOR RECORDED LITX ' $
PRIOR RECOROED KORTOAGH s $
PRIOR RECORQYD MORTGAGE 3 $
|_UNPAIO REAL 8STATE TAXES 3 $
NATER RENY DUZ 3 :
SEWAQE RENY OYE s 3
| ATYQRNEY PEES 3 $
OTHER (COSTS, ETC.) s L] ~
TQTAL 3 L] 3 ,
NOTH: CALCULATIONS MUST BE SHOWN IR ALL COLUMNS, }
ALL OF THE INFORMATION BN YERED
suonn;_no suBsCRIoLd' B rod‘e'nz THIS - ?: BQOTpH f.m“ opcnus ARPIDAVYIT I
. RN o Ug, FULL AND COMPLETE TO T
— OAYOR LV Ntk 0.gitre, 19‘_’//_‘2' SEST OF MY KNOWLADGE, onuﬂluou
o _ N ér_./ AND BELI N
@Z&ftk,}%h L p =
é/ NOTARY PUBLIC ;
Low . s
: " - ) 74
MY couursuon.axmnak‘._;ﬁié;‘_. 19;{/ Tl phanTen L, AGENT FOR GRANTHE
R [ araNTOR ) AceNT FOR GRANTOR
J sTrRAW J TRusTeR
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COMMONWEALTH OF PENNSYLVANIA
[:X:]

- % ue

COUNTY OF PHILADELPHIA

ON THIS, the 1I3th  gay of December ., 1983,
before me, a Notary Public in and for the sald Commonwealth and
County, the undersigned officer, personally appeared
R. E. Young who acknowledged himself M¥XXXXMK) to be the
Asst. Vice Pregident ©f THE BELL TELEPHONE COMPANY OF
PENNSYLVANIA, a corporation, and that he as such Assistant
Vice President . being authorized to do so, executed the
foregoing instrument for the purposes therein contained by
signing the name of the corporation by himself EH¥XXxXXKK) as
Asst. Vice Presildent .

IN WITNESS WHEREOF, I have hereunto set my hand and

official seal.
o . St/

gézhry Public

(official Seal)

My Commission Expires:

JARE W, FOWLER

. ia. Philadciphia Co.
Notary Public. Pluladelphia, PR yusd

My ComimssioR [pues teMuary 6.

vo  1:30 nei2197
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CONTRACT OF SALE
Between
AT&T CORP.
And

WEST AVENUE GP, LLC

Portion of 60 West Avenue, Radnor Township, Delaware County, PA

CORP/1015953.1
US.336008676.11



The mailing, delivery or negotiation of this Contract by Seller or Purchaser or
their respective agent or attorney shall not be deemed an offer by Seller or Purchaser to enter into
this Contract or to enter into any other relationship with the other, whether on the terms
contained herein or on any other terms. This Contract shall not be binding upon Seller or
Purchaser, and neither Seller nor Purchaser shall have any obligations or liabilities or any rights
with respect thereto, or with respect to the Property, unless and until Purchaser and Seller have
executed and delivered this Contract. Until such execution and delivery of this Contract, Seller
or Purchaser may terminate all negotiation and discussion of the subject matter hereof, without
cause and for any reason, without recourse or liability.

* * *

CORP/1015953 1
US.336008676.11



CONTRACT OF SALE

rh

THIS CONTRACT OF SALE ("Contract'), effective as of the z—j-_ day of January,
2023 (""Contract Date'), by and between AT&T Corp., a New York corporation, successor by
merger to AT&T Communications of Pennsylvania, LLC, in turn successor by merger to AT&T
Communications of Pennsylvania, Inc., having a mailing address for the purposes hereof at c/o
AT&T Services, Inc., One AT&T Way, Bedminster, NJ 07921, Attention: Ms. Whitney Meyer
("Seller") and West Avenue GP, LLC, a Pennsylvania limited liability company, having a mailing
address for the purposes hereof at 20 Louella Court, Suite 200, Wayne, Pennsylvania 19087,

Attention: Devin Tuohey ("Purehaser").
WITNESSETH:

WHEREAS, Seller owns certain real property having a street address at 60 West Avenue,
Radnor Township, Delaware Country, Pennsylvania consisting of approximately 5.29 acres, and
being Delaware County Tax Parcel No. 360100677801 (“Seller’s Existing Property”); and

WHEREAS, Seller’s Existing Property lends itself to being subdivided into three (3)
separate lots consisting of (i) a northern lot consisting of approximately 1.05 acres and commonly
known as the “West Parcel”, (ii) a middle lot consisting of approximately 2.6 acres upon which
is located an existing building and other improvements used by Seller and commonly known as
the “Building Parcel”, and (iii) a southern lot consisting of approximately 1.64 acres fronting on
Lancaster Avenue and commonly known as the “Bellevue Parecel”; and

WHEREAS, Seller desires to sell and Purchaser desires to purchase the Bellevue Parcel,
as said lot is more particularly depicted on Exhibit A attached hereto and made a part hereof; and

WHEREAS, the West Parcel and the Building Parcel are sometimes referred to collectively
as “Seller’s Retained Property”; and

WHEREAS, Purchaser is willing to purchase and Seller is willing to sell the Bellevue
Parcel on the terms and conditions set forth below.

NOW, THEREFORE, for and in consideration of the covenants contained herein and other
good and valuable considerations, the receipt and sufficiency whereof are hereby acknowledged
by each of the parties hereto, it is hereby agreed that, upon all the terms and conditions hereinafter
set forth, Seller shall sell and Purchaser shall purchase the Bellevue Parcel.

I. PURCHASE PRICE. The purchase price to be paid by Purchaser to Seller for the

Bellevue Parcel is agreed to be _
Price”). Said Purchase Price, as adjusted by the credits and prorations described herein, shall be
paid by Purchaser to Seller at Closing (as hereinafter defined in paragraph 6) at the ¢lection of

3
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Purchaser in certified funds or by wire transfer pursuant to wire transfer instructions provided by
Seller.

3. INSPECTION AND SUBDIVISION.

(a) Commencing on the Contract Date, subject to the rights of Radnor Township under
its lease dated December 13, 1999, with Seller and AT&T Communications of Pennsylvania, Inc.,
as landlord (the “Radnor Township Lease”), the Purchaser and its employces and agents shall
have the right to enter upon the Bellevue Parcel upon at least twenty-four (24) hours’ prior notice
to Seller for the purpose of investigating the physical condition of the Bellevue Parcel. Purchaser
shall and does hereby indemnify and hold harmless Seller from and against any claim, loss,
damage, or obligation arising out of or incurred in connection with the exercise of the rights of
Purchaser under this paragraph 3(a) (and said indemnity obligation shall survive the Closing or
earlier termination of this Contract). For avoidance of doubt, the foregoing indemnity obligations
shall not extend to, and Seller hereby releases Purchaser from liability for, any claims, damages or
other liability resulting from or related to any existing environmental contamination with respect
to the Bellevue Parcel, or other environmental deficiencies in the Bellevue Parcel or Seller’s
Retained Parcel, that may be discovered by Purchaser as a result of its investigations, unless
Purchaser exacerbates an existing environmental contamination, in which case Purchaser shall be
liable to the extent the environmental condition is exacerbated. Additionally, prior to entry upon
the Bellevue Parcel, Purchaser shall present Seller with a certificate in form and content reasonably
satisfactory to Seller, evidencing a commercial general liability insurance policy covering
Purchaser’s performance of its rights under this paragraph, which policy shall remain in effect
during the term of this Contract, the limits of which shall not be less than $5,000,000 per
occurrence and which shall include a contractual liability endorsement covering Purchaser’s
indemnity obligation under this paragraph. Seller shall be listed on such policy as an additional
insured. Further, Purchaser shall diligently and in good faith investigate and pursue the satisfaction
of Purchaser's development criteria relating to the Bellevue Parcel (which criteria include, without
limitation, matters relating to soil conditions, environmental hazards, utilities, zoning,
demographics, and governmental permits). Purchaser shall use commercially reasonable efforts
to conduct such right of entry with a minimum of interference of Radnor Township’s use of the
Bellevue Parcel and if Purchaser or any of its employees or agents cause any damage to the

4
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Bellevue Parcel, Purchaser shall promptly restore the Bellevue Parcel to the same condition as
existed prior to any such entry.

(b Purchaser shall in good faith and using commercially reasonable efforts, seek final,
unappealed and unappealable approval from Radnor Township and Delaware County, to subdivide
Seller’s Existing Property into three scparate tax parcels constituting the Bellevue Parcel, the
Building Parcel and the West Parcel (the “Subdivision™), in accordance with all applicable laws,
statutes and ordinances and any rules and regulations enacted thereunder (collectively, “Legal
Requirements”), subject to (i) such terms and conditions as are acceptable to Purchaser, in its sole
and absolute discretion; and (ii) that each of the Bellevue Parcel, the Building Parcel and the West
Parcel individually, on a stand-alone basis, complies “as-of-right” with all Legal Requirements
including any Legal Requirements of the Township of Radnor, without any variances.

Seller shall cooperate with Purchaser in its efforts to obtain the Subdivision,
including, without limitation, Seller’s signing a subdivision plan and an application for the
Subdivision as the record owner; the execution of all documents, petitions and other instruments
that may from time to time be required and joining Purchaser as a petitioner or co-applicant;
provided howcver, that (i) before making any submissions to governmental agencies having
jurisdiction over the Subdivision, including, but not limited to submissions to applicable agencies
of the Township of Radnor, Purchaser shall first provide Seller with an opportunity to reasonably
approve any submission (which approval shall not be unreasonably withheld, conditioned or
delayed) and it shall be reasonable for Seller to object to any submission if it involves any variance
or other condition unacceptable to Seller in its sole discretion with respect to the Seller Retained
Property; provided that if Seller shall fail to affirmatively approve any such submission or fail to
issue written notice of any rejection within seven (7) business days of receipt by Seller of such
submission for review, Seller shall be deemed to have approved the submission; (ii) Purchaser
shall reimburse Seller for any reasonable third party expense incurred by Seller in connection with
such cooperation, including, without limitation, reasonable legal fees, within thirty (30) days after
Seller’s delivery to Purchaser of third party invoices, and (iii) no documents or plans effectuating
the Subdivision shall be recorded prior to thc completion of Closing.

If Purchaser does not obtain the final and unappealable Subdivision (with no appeal
therefrom having been taken) (the “Subdivision Approval”), on or before the one hundred
eightieth (180th) day after the Contract Date (the “Subdivision Approval Period”) or if
Purchaser’s application for the Subdivision is denied on or before the end of the Subdivision
Approval Period, this Contract shall automatically terminate and upon any such termination
Purchaser shall be entitled to a return of the Earnest Money and except as may otherwise be
expressly provided for herein nether party shall have any further rights or obligations under this

Contract.

Notwithstanding the foregoing, if Purchaser has not received the Subdivision

Approval by the end of the Subdivision Approval Period, Purchaser shall have the right to extend

the Subdivision Approval Period for two additional periods of ninety (90) days each, by giving
5
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IN WITNESS WHEREOF, Seller and Purchaser have executed this Contract to be effective
as of the Contract Date.

SELLER:

AT&T CORP

By: R/c:‘ /MJ

Name:
Title:

PURCHASER:
WEST AVENUE GP, LLC
By:

Name:
Title:

JOINDER:

Crescent Abstract LLC, being the Escrow Agent and agent for Fidelity National Title Insurance
Company, relating to the foregoing Contract of Sale, hereby joins the Contract of Sale for the
sole purpose of acknowledging and agreeing that the Seller Corporate Lien Indemnity as defined
in Section 5(a) of the Contract for Sale is sufficient for Escrow Agent and Fidelity National Title
Company to omit the Seller Corporate Lien from Purchaser’s and its mortgagee’s title insurance
policies for the Bellevue Parcel.

IN WITNESS WHEREOF, Escrow Agent, intending to be legally bound hereby,

has caused this document to be duly executed this day of , 2023,
CRESCENT ABSTRACT LLC
By:
Name:
Title:
17
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IN WITNESS WHEREOF, Seller and Purchaser have executed this Contract to be effective
as of the Contract Date.

SELLER:
AT&T CORP
By:

Name:
Title:

PURCHASER:

WEST AVENUE ¢ /

By:
N_ame: William J. Collins
Title: Manager

JOINDER:

Crescent Abstract LLC, being the Escrow Agent and agent for Fidelity National Title Insurance
Company, relating to the foregoing Contract of Sale, hereby joins the Contract of Sale for the
sole purpose of acknowledging and agreeing that the Seller Corporate Lien Indemnity as defined
in Section 5(a) of the Contract for Sale is sufficient for Escrow Agent and Fidelity National Title
Company to omit the Seller Corporate Lien from Purchaser’s and its mortgagee’s title insurance
policies for the Bellevue Parcel.

IN WITNESS WHEREQF, Escrow Agent, intending to be legally bound hereby,

has caused this document to be duly executed this day of , 2023.
CRESCENT ABSTRACTLLC
By:
Name:
Title:
17
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IN WITNESS WHEREOF, Seller and Purchaser have executed this Contract to be cffective
as of the Contract Date.

SELLER:
AT&T CORP

By:
Name:
Title:

PURCHASER:
WEST AVENUE GP, LLC
By:

Name;
Title:

JOINDER:

Crescent Abstract LLC, being the Escrow Agent and agent for Fidelity National Title Insurance
Company, relating to the foregoing Contract of Sale, hereby joins the Contract of Sale for the
sole purpose of acknowledging and agreeing that the Seller Corporate Lien Indemnity as defined
in Section 5(a) of the Contract for Sale is sufficient for Escrow Agent and Fidelity National Title
Company to omit the Seller Corporate Lien from Purchaser’s and its mortgagee’s title insurance

policies for the Bellevue Parcel.

IN WITNESS WHEREOF, liscrow Agent, intending to be legally bound hereby,
has caused this document to be duly executed this T day ol A'ZMQQ;’{J 2023.

CRESCENT ABSTBACT;

<L

By: <
Name: bh)\o © L@‘(‘:&'Zaic-tf
Title;
ALY
17
CORP/LO15953.1
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ERIK W. HETZEL, AICP/PP, LEED AP
16 MANOR ROAD
PAOLIL, PA 19301
610.322.7154
erik@erikhetzel.com

Memorandum

To: William J. Collins, The Concordia Group
From: Erik Hetzel, AICP/PP, LEED AP
Date: July 31, 2023

Re: Fiscal Impact Analysis — Mixed Use Residential/Retail Development, Radnor
Township

The Concordia Group is proposing a mixed use building on the site of the
property located at 60 West Avenue in Radnor Township, Delaware County. Fifty-two
(52) single-family attached condominium units and 1,302 square feet of first floor retail
space are planned. This memorandum describes the anticipated future annual fiscal
impacts related to the proposed development. A concise summary of fiscal impacts is
presented in a table on the last page of this memorandum.

Fiscal impacts presented in this analysis were estimated using a methodology
developed by the Rutgers University Center for Urban Policy Research, as originally
described in The New Practitioner’s Guild to Fiscal Analysist and further developed in a
later publication by the same authors entitled Development Impact Assessment
Handbook?. It is projected that, in total, the proposed development will result in
beneficial, net-positive annual fiscal impacts to both Radnor Township and the Radnor

Township School District.

Revenue Impacts

Real Estate Property Tax - At full build-out under the proposed concept, the
development will have a total market value of approximately $78.39 million, which
translates to an assessed value of approximately $51.57 million. This assessment
calculation is based on the current (2022-2023) Delaware County common-level ratio of

! Burchell, Robert W., David Listokin, et al. The New Practitioner’s Guide to Fiscal Impact Analysis, New
Brunswick, NJ: Rutgers, The State University of New Jersey, 1985.

2 Burchell, Robert W., David Listokin, et al. Development Impact Assessment Handbook. Washington, D.C.:
ULI-the Urban Land Institute, 1994,
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1.52, which estimates assessed value at approximately 65.78% of market value. The
proposed development will generate ongoing real estate tax revenue to the local taxing
authorities, with an estimated $123,078 going to the Township and $754,659 going to
the School District annually.

Real Estate Transfer Tax — The Township levies the Real Estate Transfer Tax at
the rate of 1.0% of sale price, and the School District levies the Real Estate Transfer Tax
at 0.5%. This analysis anticipates that an average of approximately 5% of the residential
units in the proposed development will transfer ownership (be sold) in any given year,
which equates to annual Transfer Tax Revenues from the residential portion of the
building totaling $39,000 to the Township and $19,500 to the School District. In
addition to the annual Transfer Tax revenues estimated here, it is also important to note
that the Township and School District will also receive significant Transfer Tax revenues
from the initial sales of every residential unit from the builder to the first homeowners.
With a total market value of $78 million in 2023, this equates to an estimated $780,000
in initial-sales transfer taxes to the Township (578 million market value x 1.0% transfer
tax rate = $780,000). For the School District, initial home sales would generate transfer
taxes totaling $390,000 ($78 million market value x 0.5% transfer tax rate = $390,000).

in calculating transfer tax revenues from the non-residential portion of the
development, it is assumed that ownership would transfer less frequently than the
residential units, approximately once every ten years. Viewed as an annualized figure,
this results in transfer tax revenues to the Township totaling $391 and $195 to the
School District each year.

Other Revenues - In addition to the aforementioned tax revenues, the proposed
development is expected to generate approximately $56,800 in Township revenues
from other sources, as reported in the Radnor Township 2023 General Fund Budget.

These sources include licenses & permits, fines & costs, and departmental earnings.
Similarly, the School District will realize additional revenues totaling approximately
$33,415 in revenues from non-tax sources (LEA activities and rentals) and
intergovernmental sources (State and Federal funding) as identified in the Radnor
Township School District 2023-2024 Final General Fund Budget.

Population Impacts

An estimated 90 residents will be living in the proposed development, including
6 school-aged children. These population estimates are based on demographic



multipliers published by the Rutgers University Center for Urban Policy Research
(2006)3. This source uses information from the U.S. Census to derive population
multipliers specific to the Commonwealth of Pennsylvania, categorized by household
structure type (i.e., single-family detached, single-family attached, apartments, etc.),
and by the number of bedrooms per household. The single-family attached residential
bedroom mix considered in this analysis includes 15 1-bedroom units, 17 2-bedroom
units, and 30 3-bedroom units.

Economic Impacts

The proposed development will have a beneficial economic “ripple effect” in the
local economy, as the new residents and employees use goods and services in and
around Radnor Township. In addition, the development phase of the project will
provide construction jobs and result in construction-related consumption expenditures
in the local and regional economies. These impacts are not reflected in the summary
table included in this memorandum but will provide economic benefits over and above
the annual revenues described therein.

Cost Analysis

Annual Township and School District expenditures attributable to the proposed
development were projected using the Per Capita Multiplier Method described in the
Development Impact Assessment Handbook. In calculating the per capita expenditure

value for the Township, the methodology uses information from the current (2023)
Township budget and accounts for the fact that costs are divided differently among
serving both residential and non-residential portions of the Township, based on the
actual mix of land uses provided by the County Board of Assessment. Overall, it is
estimated that the proposed development will result in Township costs totaling
approximately $84,990 annually, which is more than offset by revenues totaling
$219,269 annually from the tax and non-tax sources described previously.

A similar per capita cost calculation is used for the Radnor Township School
District. Based on current {2023} enrollment and budget information published by the
School District, the estimated annual total cost-per-student in the Radnor Township
School District used in this analysis is approximately $32,179. With 6 school-aged

3 Burchell, Robert W., David Listokin, et al. Residential Demographic Multipliers (Pennsyivania). New
Brunswick, New Jersey: Center for Urban Policy Research, Edward J. Bloustein School of Planning and
Public Policy - Rutgers, the State University of New Jersey (2006).



children projected to reside in the proposed development, this results in projected
annual costs of $193,076 to the School District, which is more than offset by revenues
from taxes and other sources totaling $807,769. This estimate assumes that all 6
school-aged children will be attending public schools; however, it is likely that some will
attend private schools, which would result in lower costs to the Radnor Township School
District than estimated here, and a higher net-positive fiscal impact.

Impacts to Public Safety Services and Facilities

Overall, impacts on public safety services and facilities from the proposed
development are expected to be minimal and can be offset by the projected net positive
fiscal impact. Demands for Police, Fire, and Emergency Management Services (EMS)
personnel, vehicles, and facilities are presented in the following table, using planning
standards published in the Development Impact Assessment Handbook. Personnel,
vehicles, and facilities for Police and Fire are based on the noted planning standards per
1,000 population. EMS standards for personnel and vehicles are per 30,000 population,
and EMS calls are per 1,000 population per year.

Public Safety Demand Factors and
Projected Demand from Proposed Development

Non-
Residential Residential
Planning Planning Projected
Standard Standard Demand
Police
Personnel 1.50 0.50 0.14
Vehicles 0.45 0.15 0.04
Facilities (square feet) 150 50 13.65
Fire
Personnel 1.24 0.41 0.11
Vehicles 0.15 0.05 0.01
Facilities (square feet) 187.5 62.5 17.06
EMS
Personnel 3.08 1.03 0.01
Vehicles 0.75 0.25 0.0023
Calls per year per 1,000 population 27.4 9.1 2.49




Conclusions and Summary

In conclusion, the net positive fiscal impact in terms of projected revenues over
costs for Radnor Township is expected to be over $134,000 annually at project
completion. The projected net positive fiscal impact to the Radnor Township School
District is projected to be over $600,000 per year. The combined net positive fiscal
impact for both taxing authorities is estimated at nearly $750,000 annually. Not
included in these annual estimates are significant real estate transfer fees that will be
paid on the initial sales of every unit from the builder to the first homeowners. The
table on the next page summarizes the fiscal impacts to the Township and School
District.



Fiscal Impact Summary

Condominium

Units Retail TOTAL
Residential Units 52 0 52
Non-Residential Square Feet 0 1,302 1,302
Value per Unit $1,500,000 $300 $1,500,300
Market Value of Proposed Development $78,000,000 $390,600 $78,390,600
Assessed Value {(approx. 65.78% of market value) $51,315,789 $256,974 $51,572,763
New Employee Population 0 3 3
New Residential Population 90 0 90
New School-Aged Children 6 0 6
Radnor Township
Real Estate Tax Revenue (2.3865 mills) S 122,465 | S 613 ]S 123,078
Non-Property Tax Revenue S 56,560 | $ 241 1S 56,800
Real Estate Transfer Tax (1.0%) S 39,000 | $ 3911 $ 39,391
Total Township Revenues S 218,025 | $ 1,244 | S 219,269
Total Township Expenditures S (84,123)] S (867)| S (84,990)
Net Township Fiscal Impact S 133,902 | $ 378 (S 134,280
Radnor Township School District
Real Estate Tax Revenue (14.6329 mills) S 750,899 | $ 3,760 1 S 754,659
Non-Property Tax Revenue S 1,837 | $ -1 1,837
Intergovernmental Revenue S 31,578 | $ -1S 31,578
Real Estate Transfer Tax (0.5%) S 19,500 | $ 195 | $ 19,695
Total School District Revenues S 803,814 | $ 3,956 | S 807,769
Total School District Expenditures S (193,076)| $ -1s (193,076)
Net School District Fiscal Impact S 610,738 | S 3,956 | $ 614,693
Total De\./elopment-Gfene.rated Revenues $ 1,021,839 | $ 5200 | ¢ 1,027,039
(Township + School District)
Total De\./elopment-Ga:ene.rated Expenditures $ (277,199)] $ (867)| (278,065)
(Township + School District)
Total Net Annual Fiscal Impact S 744,640 | $ 4,333 | $ 748,973
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Executive Summary

The Concordia Group proposes to develop the mixed-use development to be located on the north side of Lancaster
Avenue (S.R. 0030), between Bellevue Avenue and Wayne Avenue in Radnor Township, Delaware County,
Pennsylvania (Figure 1). The proposed mixed-use development consists of 52 multifamily apartment units (mid-
rise) and 1,302 s.f. of commercial retail space (Figure 2). The project also proposes to provide 119 parking spaces
for the residential portion and 9 parking spaces for the retail portion on site. Access to the site is proposed to be
provided via one (1) full-movement driveway along Bellevue Avenue. The property to be redeveloped by the
proposed mixed-use development is currently occupied by a municipal parking lot. The existing municipal parking
lot will be relocated along West Avenue adjacent to the train tracks.

Township review comments were received on September 25, 2023. A copy of the review comments is included in
Appendix K.

The scope of this Traffic Impact Assessment is based on PennDOT's guidelines, per the Department’s Publication
282, Appendix A Policies and Procedures for Transportation Impact Studies Related to Highway Occupancy Permits,
dated September 2022, and the requirements of the Township Ordinance and Township review letter.

The purpose of this traffic impact assessment is to evaluate the traffic impacts of the proposed development. The
scope of this study includes an evaluation of the existing weekday morning and weekday afternoon peak hours, as
well as the future 2025 build-out year, both without and with the development at the following study intersections:

e Lancaster Avenue (S.R. 0030) and Bellevue Avenue

e Bellevue Avenue and Proposed Driveway

e West Avenue and Bellevue Avenue

e West Avenue and AT&T Building Driveway

s North Wayne Avenue (S.R. 1046) and West Avenue/Station Road

e North Wayne Avenue (S.R. 1046) and Poplar Avenue

e  West Avenue and Banbury Way

e Eagle Road and West Avenue

e Lancaster Avenue (S.R. 0030) and Wayne Avenue (S.R. 1046)

e Lancaster Avenue (S.R. 0030) and Bloomingdale Avenue/Banbury Way

Based on trip generation data compiled for Multifamily Housing (Mid-Rise) (ITE Land Use Code 221) and Strip Retail
Plaza (<40k) (ITE Land Use Code 822) contained in the Institute of Transportation Engineers (ITE) publication entitled,
Trip Generation Manual, 17" Edition, and assumed mass transit and pedestrian reductions, the proposed
development will generate a total of approximately 15 "new" trips during the weekday morning peak hour and 32
“new"” trips during the weekday afternoon peak hour. Due to the location of the development in Wayne within close
proximity to a SEPTA Regional Rail Line, there will be less dependency on vehicles. A large portion of trips will be
supplemented by transit (SEPTA) and pedestrians.
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For residential modal reductions, McMahon referenced data from the United States Census Bureau titled
"Commuting Characteristics by Sex, 2017-2021 American Community Survey 5-Year Estimates” (Appendix C). Based
on this data, the Wayne area of Radnor Township (19087 Zip Code) has a mode of transport to work breakdown of
69% car, 7% transit, 4% walk, 0% bike, 19% home, and 1% other. For the residential uses, McMahon assumed
approximately 69% car, 7% transit, and 24% pedestrians/other.

As a conservative approach, pass-by traffic percentages for the retail use were not applied to the trip generation.

Per the traffic evaluation, the following on-site and off-site traffic improvements are recommended to mitigate the
proposed development impacts:

Site Access

Bellevue Avenue and Proposed Driveway
e Classified as a low volume driveway based on the anticipated daily traffic volumes.
e Provide one ingress lane and one egress lane for the access.
e Provide appropriate corner radius length, which will be verified based on the largest vehicle anticipated
to utilize the driveway.
e Provide stop-control on the egress approach.
e Based on warrants, turn lanes are not warranted or recommended.

Off-Site Traffic Improvements

Lancaster Avenue (S.R. 0030) and Bellevue Avenue
s No improvements are required.
e As requested by the Township, upgrade the existing ramps to meet the current ADA design standards
and install a crosswalk across Bellevue Avenue at Lancaster Avenue (S.R. 0030).

West Avenue and Bellevue Avenue
e No improvements are required or recommended.

West Avenue and AT&T Building Driveway
e No improvements are required or recommended.

North Wayne Avenue (S.R. 1046) and West Avenue/Station Road
e No improvements are required or recommended.

North Wayne Avenue (S.R. 1046) and Poplar Avenue
e No improvements are required or recommended.

West Avenue and Banbury Way
» No improvements are required or recommended.
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Eagle Road and West Avenue
e No improvements are required or recommended.

Lancaster Avenue (S.R. 0030) and Wayne Avenue (S.R. 1046)
e No improvements are required or recommended.

Lancaster Avenue (S.R. 0030) and Bloomingdale Avenue/Banbury Way
e No improvements are required or recommended.

The traffic analyses contained herein reveal that efficient access to and from the proposed development can be
provided, and furthermore, site-generated traffic can be accommodated at the study area intersections. Detailed
results of the level-of-service and queuing analysis are contained in the matrices provided in Tables 1 and 2.



Table 1 - Level of Service Matrices

1. Lancaster Avenue (S.R. 0030) and Bellevue Avenue

Time Period Weelkelay Morning Peak Hour Weekday Afternoon Peak Hour
Year 2023 2025 2023 20
Build-Out Year Build-Out Year
Development o w/Dev w/Dev o w/Dev | w/Dev
D
Condition Existing w/o Dev Bica — Existing w/o Dev Base fiis
o Left A A A .- A A A -
N
g & Thru 04 0.4 0.4 55 04 04 05 ==
<
g Thru
ws (1 (1 (1 FEE (n 4] (1)
3 Right
g B B B s B B B .-
é 5 SB  Right
@ < 10.5 105 106 —a- 10,7 107 107 ---
A A A = A A A ---
Overall
03 0.3 03 -—— 04 04 05 -

(1} Movement operates at free-flow conditions.




Table 1 - Level of Service Matrices

2. Bellevue Avenue and Proposed Driveway

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Ves
bl Build-Out Year Build-Out Year
Dacet /Dev B. /Dev | Dev B Dev |
Condition w/Dev Base w/Dev Imps w/Dev Base w/Dev Imps
T Left A e A e
% WB
Right 83 CEEE 85 S5
Thru
g NB Q) --- M ---
2 Right
o
Left A E A S
SB
Thru 05 - 1.0 Zge
A .- A v
Overall
14 --- 15 S

(1) Movement operates at free-flow conditions,




Table 1 - Level of Service Matrices
3. West Avenue and Bellevue Avenuve

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
2025 2025
2023
Tar 4 Build-Out Year RS Build-Out Year
Development w/Dev w/Dev wy/Dev w/Dev
Existi D Existi D
Condition isting | wfo Dev Base Imps asting, @ fobev] e Imps
Thru A A A - A A A --
g EB
g Right 7.6 7.6 76 --- 7.5 75 76 --
g Left A A A ows A A A -
wB
Thru 76 76 76 - 79 79 a0 -
Left A A A .= A A A e
5 g NB
< Right 6.9 6.9 7.0 --- 7.1 7.1 7.2 s
A A A --- A A A s
Overall
75 7.5 75 - 76 76 7.7 -




Table 1 - Level of Service Matrices
4. West Avenue and AT&T Building Driveway

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year 2023 2025 2023 Poag
Build-Out Year Build-Out Year
Development s w/Dev | w/Dev o w/Dev | w/Dev
t D
Condition Existing w/o Dev - Iigs Existing w/o Dev B It
Thru
EB m 1 (1) m (n (1
g Right
<
15 Left A A A == A A A -
; wB
Thru 0.4 04 04 --- 0.2 0.2 0.2 ---
5 Left A A A - A A A -
: ; NB
Right 9.2 9.2 93 --- 9.0 9.0 9.0 ---
A A A --- A A A -
Overall
0.3 03 03 -== 04 04 04 ---

(1) Movement operates at free-flow conditions.




Table 1 - Level of Service Matrices

5. North Wayne Avenue (5.R. 1044) and West Avenue/Station Road

Time Period Weekday Moming Peak Hour Weekday Afternoon Peak Hour
Year 2023 £ 2023 diea
Build-Out Year Build-Out Year
D D D
Development Condition Existing || w/o Dev DRy | MDY Existing || w/o Dev Willey, | wibey
o Base Imps Base Imps
Left C C C - C C c -
2 EB Thru 20.6 206 20,7 --- 219 219 221 ---
. B 8 8 255 B B B -
Right
18.5 18.5 18.8 - 17.8 17.8 18.1 s
Left
C C C - C C C —
‘5 WB Thru
=
. 214 214 214 - 222 222 22.2
Right
t
& L A A A .- A A A .-
2
% NB  Thru
6.3 6.3 63 --- 72 1.2 7.2 --
E Right
Left
5 " A A A - A A A N
SB Thru
3 4.5 4.5 4.5 == 4.0 4.0 40 =
Right
A A A wes B B B et
Overall
8.9 B9 a.0 == 10.5 10.5 10.6 ---




Table 1 - Level of Service Matrices
6. North Wayne Avenue (S.R. 1046) and Poplar Avenue

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
2025 2025
¥
o 2023 Build-Out Year 2023 Build-Out Year
D D
Development Condition Existing || w/o Dev wibey: | wley Existing || w/o Dev e | ey
Base Imps Base Imps
s Left B B B - B B B ==
£
s- g wB
B st Right 183 18.3 18.3 S8 16.7 16.7 16.7 .-
a Thru A A A wiwm A A A "=
NB
Right 6.1 6.1 6.2 i 78 7.8 7.8 .-
a &
¢ d
BT Left A A A - A A A -
s SB
.g Thru 83 83 8.3 === 8.0 80 8.0 ---
z
A A A —_— A A A R
Overall
a0 80 8.0 - 81 8.1 8.1 -—




Table 1 - Level of Service Matrices

7. West Avenue and Banbury Way

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year 2023 A0S 2023 S0R
b Build-Out Year Build-Qut Year
Development . wyDev w/Dev o w/Dev w/Dev
D
Condition Existing w/o Dev Bisa - Existing w/o Dev Biie fivips
Thru A A A --- A A A vaE
g EB
E Right 73 33 73 - 71 71 71 -
<
3 Left A A A - A A A -
B we
Thru 78 7.8 7.8 == 78 7.8 79 -
E« Left A A A .- A A A -
E § NB
Right 76 76 76 .- 74 74 74 ---
A A A sE A A A —--
Overall
76 7.6 76 --- 7.5 7.5 75 R




Table 1 - Level of Service Matrices

8. Eagle Road and West Avenue

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
2025 2025
aal
] 03 Build-Out Year 2023 Build-Out Year
Development w/Dev | w/Dev w/Dev | w/Dev
- Existi (] Existi b]
Condition wisting || w/o Dev Piie i xisting || w/o Dev o s
Left
A A A --- A A A ---
EB  Thru
O
8.0 8.0 8.0 - 74 74 74 ---
E Right -
<
Left
A A A . A A A —_
WEB  Thru
78 7.8 78 --- 8.3 8.3 B3 ===
Right
Left
A A A --- A A A ---
NB  Thru
I 83 83 8.3 --- g4 84 8.4 —--
3 Right
L]
E Left
A A A -- A A A .-
SB  Thru
8.2 82 8.2 -- X 88 a8 -- -
Right
A A A s A A A e
Overall
82 8.2 8.2 - 85 85 8.5 ---




Table 1 - Level of Service Matrices

9. Lancaster Avenue (5.R. 0030) and Wayne Avenue ($.R. 1046)

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
2025 2025
Year 0,
e 2023 Build-Out Year 2023 Build-Out Year
: D D D
Development Condition Existing || w/o Dev WiDey | wibev Existing || w/o Dev WDRw | Dt
Base Imps Base Imps
Left
A A A EEE A A A aae
§ EB Thru
ﬁ 7.8 7.8 79 - 6.4 6.4 66 ---
'g Right
a Left A A A ST A A A e
E WB  Thru 7.6 76 7.7 - 75 7.5 7.6 =
A A A . A A A e
Right
6.4 6.4 6.5 iz 6.1 6.1 6.3 ri5
gt D D D --- D D D ==
36.6 36.6 36.5 --- 50.8 50.8 50.7 -
3 NE  Thru D D D D D D -
o
v, Right M2 412 403 - 466 466 46.1 -
E E E G E E E 333
§ Left
L 680 68.0 68.1 s 685 685 70.1 ---
E‘ SB  Thru D D D —_— E E E -
=
Right 419 419 416 ser 57.8 57.8 57.0 ===
B B B s B B B fes
overall
183 183 18.4 - 19.6 19.6 19.8 s




Table 1 - Level of Service Matrices
10. Lancaster Avenue (S.R. 0030) and Bloomingdale Avenue/Banbury Way

Time Period Weekday Morning Peak Hour Wloﬁdly Afternoon Peak Hour
Year 2023 Ve 2023 w3
Build-Out Year Build-Out Year
/ z - wDev w/Dev w/Dey w/Dev
Development Condition Existi D Existin w/o Dev
AN weDey Base Imps g 4 Base Imps
o Left/ A A A - A A A ---
é i Thru 44 a4 44 - 46 46 46 —
g Thru/ A A A -— A A A ---
] g Right 45 45 45 =i 47 47 47 o
s Left/ A A A e A A A =
Thru 9.9 9.9 10.0 == 8.1 8.1 8.1 ---
wB
Thru/ B B B --- A A A -
Right 10.1 101 10.1 --= 8.2 8.2 83 -=
Left
§ D D D = C L C
NB Thru
] 423 423 423 - 24.8 24.8 24.8 -
Right
2
< Left
g ] D D - C & C 2
| SB Thru
s 451 451 451 --- 246 246 246 -
@ Right
B B B Sy A A A e
Overall
133 133 133 a5 9.5 9.5




Table 2 - 95th Percentile Queuve Matrices

1. Lancaster Avenve (5.R. 0030) and Bellevue Avenue

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
2025 202
Year Current Future 2023 : 2023 A3
Storage " Starage ® Build-Out Year Build-Out Year
Development - wyDev wyDev . w/Dev w/Dev
Exist D Existi
Condition xisting || w/o Dev W Wil wisting || w/o Dev B linps
o Left
b EB 465 25 25 25 25 25 25
Thru
<3
Thru
wB (3) (3) (3) (3) (3) (3) (3)
o Right
3
. § SB  Right 580 25 25 25 25 25 25
@ <

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.

(3) Movement operates at free-flow conditions.




Table 2 - 95th Percentile Queuve Matrices
2. Bellevue Avenue and Proposed Driveway

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2025 2025
Storage " Sterage Build-Out Year Build-Out Year
Development
Condition Wihev Base w/Dev Imps w/Dev Base w/Dev Imps
Left
wWB 100 25 25
Right
Thru
g NB 3) 3) )
Right
z 9
Left
SB 360 25 25
Thru

(1) Distance to adjacent intersections shown in italics.
(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions,

(3) Movement operates at free-flow conditions.



Table 2 - 95th Percentile Queve Matrices
3. West Avenue and Bellevue Avenuve

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 ) 2025 2023 ) 2025
Storage'" | Storage ? Build-Out Year Build-Out Year
Development w/Dev w/Dey w/Dev w/Dey
Existin, w/o Dev Existin w/o Dev
Condition 4 & Base Imps i e Base Imps
Thru
s EB 490 25 25 25 25 25 25
; Right
£
E Left
s WB 950 25 25 25 25 25 25
Thru
v Left
_E g NB 580 25 25 25 25 25 25
E < Right

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.




Table 2 - 95th Percentile Queue Malrices
4, West Avenue and ATA&T Building Driveway

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 y 2025 2023 . 2025
Storage (" Storage @ Build-Out Year Build-Out Year
Development £ w/Dev w/Dev w/Dev w/Dev
Exist b Existi
Condition wAllg; ) et Base Imps il Redai Base Imps
Thru
& EB (3) (3) (3) (3) 3 (3 (3)
E Right
<
5 Left
= WB 640 25 25 25 25 25 25
Thru
Ay Left
g g NB 100 25 25 25 25 25 25
< C .
a Right

(1) Distance to adjacent intersections shown in italics,
(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.

(3) Movement operates at free-flow conditions.



Table 2 - 95th Percentile Queue Matrices

5. North Wayne Avenue (5.R. 1044) and West Avenue/Station Road

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 2025 2023 2025
Starage !V Storage Build-Out Year Build-Out Year
D D
Development Condition Existing || w/o Dev weey | e Existing || w/o Dev wiDey- | w/Dey
Base Imps Base Imps
Left
840 45 45 46 &0 60 &0
E EB Thru
‘§ Right a0 25 25 27 29 29 33
? Left
<
;E WB  Thru 460 64 64 64 91 91 91
Right
Left
g
; NB Thru 420 64 64 64 a1 91 a1
2
% Right
<
§| Left
; SB Thru 185 45 45 45 a7 37 36
[}
=z
Right

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.




Table 2 - 95th Percentile Queue Matrices
6. North Wayne Avenue (5.R. 1044) and Poplar Avenve

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 2025 2023 2025
Starage ! Storage @ Build-Out Year ) Build-Out Year
. w/Dev w/Dev - w/Dey w/Dev
Development Condition Existing w/o Dev Existing w/o Dev
Base Imps Base Imps
2 Left
g. E wB 880 29 29 29 25 25 25
Right
a Thru
g NB 185 82 82 a4 117 117 118
g Right
i
g ok Left
2 SB 1,000+ 152 152 153 123 123 125
g Thru

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.




Table 2 - 95th Percentile Queue Matrices
7. West Avenue and Banbury Way

Time Period Weekday Morning Peak Hour Weelkday Afternoon Peak Hour
Year Current Future 2023 ) 2025 2023 ) 2025
Starage Storage @ Build-Out Year Build-Out Year
Development - w/Dev w/Dev w/Di w/D
F.‘ Existing || w/o Dev 3 i Existing || w/fo Dev IRy iR
Condition Base Imps Base Imps
Thru
4 EB 880 25 25 25 25 25 25
E Right
ﬁ Left
= wB 490 25 25 25 25 25 25
Thru
ol Left
37
E 2 NB 575 25 25 25 25 25 25
f Right

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.




Table 2 - 95th Percentile Queue Matrices

8. Eagle Road and West Avenve

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 . 2025 2023 . 2025
Storage " Storage ' Build-Out Year Build-Out Year
Devel t D D
opmaly Existing || w/o Dev wiDwy Do Existing || w/o Dev w/Dev wi/Dev
Condition Base Imps Base Imps
Left
EB Thru 500 25 25 25 25 25 25
@
E Right
L1
g Left
=
WB  Thru 880 25 25 25 25 25 25
Right
Left
NB  Thru 720 25 25 25 25 25 25
3 Right
:§‘ Left
SB  Thru 1.000+ 25 25 25 25 25 25
Right

(1) Distance to adjacent intersections shown in italics,

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.



Table 2 - 95th Percentile Queue Matrices

9. Lancaster Avenue (S.R. 0030) and Wayne Avenue (S.R. 1046)
Time Perlod Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 2025 2023 2025
Storage ™" Storage @ Build-Out Year Build-Out Year
8] D
Development Condition Existing wio Dev wibey G Existing w/o Dev o wiDey
Base Imps Base Imps
Left
=)
g EB  Thru 1,000+ 182 182 182 193 193 198
% Right
o Left
620 150 150 151 181 161 167
WB Thru
Right 135 42 42 42 48 48 49
Left 80 55 55 56 67 &7 69
3 NB  Thru
E 660 151 151 151 154 154 153
n Right
E Left 70 155 155 159 160 160 165
% SB Thru
450 152 152 153 232 232 231
Right

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if different/improved from existing conditions.



Table 2 - 95th Percentile Queue Matrices
10. Lancaster Avenve (5.R. 0030) and Bloomingdale Avenue/Banbury Way

Time Period Weekday Morning Peak Hour Weekday Afternoon Peak Hour
Year Current Future 2023 2025 2023 2025
1 Storage " Storage @ Build-Out Year Build-Out Year
Development Condition Existing || w/o Dev Witey: | e Existing || w/c Dev wDay | ey
Base Imps Base Imps
Li
o et/ 1,000+ 93 93 93 63 63 63
a £ Thru
Thi
L 000+ 88 88 88 58 58 58
a Right
m
e Left/
1,000+ 243 243 245 138 138 140
! Thru
wh Thru/
" 1,000+ 223 223 223 120 120 120
Right
= Left
=
NB Thru 770 130 130 130 a3 93 93
Right
% Left
£ SB Thru 575 193 193 193 83 83 83
s Right

(1) Distance to adjacent intersections shown in italics.

(2) Future storage/distance to adjacent intersections shown if differentfimproved from existing conditions.
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Existing Transportation Settings and Conditions

The proposed development will be located on the north side of Lancaster Avenue (S.R. 0030), between Bellevue
Avenue and Wayne Avenue in Radnor Township, Delaware County, Pennsylvania (Figure 1). The existing roadways
and intersections in the vicinity of the site, which comprise the study area roadway network, are described in this

section,
Roadway Characteristics

The study area roadway network and characteristics are summarized below in Table 3.

Table 3. Existing Roadway Characteristics

: Roadway Classification
A Dail Posted
Roadway Name T v:;:%:'umi r : Travel Lanes Shend Litit
(urisdiction) ke ~ | PennDOT Roadway PennDOT/ (per direction) pass et
(vehicles per day) Typologies Township @ (mph)
Lancaster Avenue 18,9150 Regional Arterial Urban - 2 25 - 35
(S.R. 0030) ’ 9 Principal Arterial
Bellevue Avenue n/a Local Local 1 25
West Avenue n/a Local Local 1 25
Wayne Avenue 2,386 - 4,821 Commt}:mty ' Urban — . : 25
(S.R. 1046) Arterial Minor Arterial
Poplar Avenue n/a Local Local 1 25
Banbury Way n/a Local Local 1 25
Community Urban -
Eagle Road 2,024 3 1 25
agle Roa Arterial Minor Arterial
Bl ingdal
comingaale n/a Local Local 1 25
Avenue

(1) Based on Table 1.2 — Roadway Typologies in the PennDOT Publication 13M, Design Manual Part 2.
(2) Based on the roadway classifications provided on PennDOT's Traffic Information Repository (TIRe) website.
(3) Based on traffic data from PennDOT's Traffic Information Repository (TIRe) website.

The following key intersections in the vicinity of the site comprise the study area:

e Lancaster Avenue (S.R. 0030) and Bellevue Avenue

e Bellevue Avenue and Proposed Driveway

e West Avenue and Bellevue Avenue

s West Avenue and AT&T Building Driveway

e North Wayne Avenue (S.R. 1046) and West Avenue/Station Road

4
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¢ North Wayne Avenue (S.R. 1046) and Poplar Avenue

e West Avenue and Banbury Way

e Eagle Road and West Avenue

e Lancaster Avenue (S.R. 0030) and Wayne Avenue (S.R. 1046)

e Lancaster Avenue (S.R. 0030) and Bloomingdale Avenue/Banbury Way

The existing characteristics of the study intersections, including field sketches, signal permit plans, and photographs
are provided in Appendix A.

Land Use Confext

The proposed development is located in Radnor Township, within WBOD (Wayne Business Overlay District) as seen
in the Radnor Township Zoning Map below.

Source: Radnor Township Zoning Map

Area Transit Services

Transit services are currently provided by bus and train services within the vicinity of the proposed site. SEPTA Train
Line — Paoli/Thorndale Line is located at Wayne Station which is approximately 0.2 miles from the proposed site.
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SEPTA Bus Route 106 is located at the intersection of Lancaster Avenue (S.R. 0030) and Banbury Way/Bloomingdale
Avenue.

Pedestrian-Bicycle Facilities

Currently, there are sidewalks located along the study intersections. There are no bicycle lanes located along the
study intersections.

Traffic Count Data
Daily traffic counts were obtained from PennDOT's Traffic Information Repository (TIRe) website.

Turning movement traffic counts were conducted in October 2023 during the weekday morning (7:00 AM - 9:00
AM) and weekday afternoon (4:00 PM — 6:00 PM) peak periods. The results of these traffic counts are tabulated by
15-minute intervals in Appendix B. The four highest consecutive 15-minute peak intervals during these traffic count
periods constitute the peak hours that are the basis of this traffic analysis.

The resultant peak hour traffic volumes are depicted in Figure 3A for the weekday morning (7:00 AM — 9:00 AM)
and weekday afternoon (4:00 PM - 6:00 PM) peak periods. The traffic volumes in Figure 3A were then analyzed to
determine the existing operating conditions, and the results of this analysis are shown in Figure 3B. Specific details
regarding the analysis results and traffic operations are provided later in this report.
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Site Characteristics

This section presents the details regarding the proposed site, including the incremental increase in traffic volumes
generated by the development during the peak hours and the distribution of site traffic to the study area roadways,
as well as the proposed site access configuration, traffic control, and sight distance requirements.

Existing Site Trips Relocated

Due to the development of the site, existing trips associated with the existing municipal parking lot located along
Bellevue Avenue were removed from the site, and then redistributed throughout the study area. The existing
municipal parking lot trips were relocated to West Avenue. An assignment figure depicting the redistribution of
existing site trips is provided in Appendix D.

Trip Generation

Traffic volumes generated by the proposed development were prepared based on trip generation data compiled
from numerous studies contained in the Institute of Transportation Engineers (ITE) publication, Trip Generation, 11th
Edition, and assumed mass transit and pedestrian reductions. Due to the location of the development in Wayne
within close proximity to a SEPTA Regional Rail Line, there will be less dependency on vehicles. A large portion of
trips will be supplemented by transit (SEPTA) and pedestrians. There are multiple SEPTA services located within the
vicinity of the site. These SEPTA services include a bus route and a train line.

For residential modal reductions, McMahon referenced data from the United States Census Bureau titled
“Commuting Characteristics by Sex, 2017-2021 American Community Survey 5-Year Estimates” (Appendix C). Based
on this data, the Wayne area of Radnor Township (19087 Zip Code) has a mode of transport to work breakdown of
69% car, 7% transit, 4% walk, 0% bike, 19% home, and 1% other. For the residential uses, McMahon assumed
approximately 69% car, 7% transit, and 24% pedestrians/other.

As a conservative approach, pass-by traffic percentages for the retail use were not applied to the trip generation.
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Table 4 presents the anticipated vehicular trip generation for the proposed development.

Table 4. Vehicular Trip Generation

Weekday Morning Weekday Afternoon
Peak Hour Peak Hour
Land Use Size Daily In Out | Total In Out | Total
52

Proposed Residential (") ] 202 3 8 11 13 8 21
Units

Transit/Pedestrian 63 1 5 3 4 3 7

Reductions @ i i i i ) i

“New" Residential Trips 139 2 6 8 9 5 14
1,302

Proposed Retail il 285 4 3 7 9 9 18

"New" Retail Trips 285 4 3 7 9 9 18

Total “New" Trips 424 6 9 15 18 14 32

(1) ITE Land Use Code 221 for Multifamily Housing (Mid-Rise).
(2) ITE Land Use Code 822 for Strip Retail Plaza (<40k).
(3) Assumed to be 69% car and 31% transit/pedestrians,

Trip Distribution and Assignment

Site-generated traffic will approach and depart the site via different routes depending on factors such as the existing
traffic patterns, location of major roadways, and the location of the development's site access. The distribution
percentages for the anticipated directions of approach and departure and traffic assignment percentages are
illustrated in Figure 4A. Application of the percentages illustrated in Figure 4A to the new peak hour trips contained
in Table 4, provides an estimate of site traffic to be added to the study area. The site-generated traffic is also shown
in Figure 4B for the weekday morning and weekday afternoon peak hours.

Site Access Configuration and Traffic Control

Access to the site is proposed to be provided via one (1) full-movement driveway along Bellevue Avenue. The
recommendations for the proposed access designs, including auxiliary turn lanes, traffic control, and geometric
design, were based on industry accepted criteria and guidelines. Specifically, the need for left- and right-turn
deceleration lanes was based on the current PennDOT guidelines in accordance with Publication 46, Chapter 17 -
Traffic Studies. The turn lane warrant/guideline analysis worksheets are contained in Appendix J.
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Table 5 summarizes the results of the auxiliary turn lane warrants for the site access intersection along Bellevue
Avenue,

Table 5. Turn Lane Warrant Summary

Auxiliary Lane ‘Warrant Required Lane | Proposed Lane
Intersecti e j ; ' )
TR Warrant Satisfied? ® |  Length Length
Bellevue Avenue and Northbound Right NO Not Required -
Proposed Driveway Southbound Left NO Not Required -

(1) Based on PennDOT Publication 46, Traffic Engineering Manual, Chapter 11.16

Additionally, the geometric design of the proposed site access was preliminarily evaluated based on guidelines
contained in the Pennsylvania Code, Chapter 441, Access to and Occupancy of Highways by Driveways and Local
Roads, as well as local PennDOT District policies.

Based on the results of this evaluation, the following access configurations and traffic controls are recommended,
subject to the detailed engineering of the site access:

Site Access

Bellevue Avenue and Proposed Driveway
e Classified as a low volume driveway based on the anticipated daily traffic volumes.
e Provide one ingress lane and one egress lane for the access.
e Provide appropriate corner radius length, which will be verified based on the largest vehicle anticipated
to utilize the driveway.
e Provide stop-control on the egress approach.
e Based on warrants, turn lanes are not warranted or recommended.

Sight Distance

Sight distance field measurements and an evaluation were performed at the proposed access intersection along
Bellevue Avenue. Generally, the prevailing (85" percentile) travel speed, roadway grades and profiles, and the
number of travel lanes play a role in determining if safe sight distances are available for egress and ingress at the
proposed access. The existing sight distances at the proposed access intersection were measured and compared
to PennDOT's sight distance requirements. These sight distance requirements are contained in Pennsylvania Code,
Chapter 441, Access to and Occupancy of Highways by Driveways and Local Roads.
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Table 6 summarizes the available sight distance measurements, as well as PennDOT's sight distance requirements
at the proposed access location.

Table 6. Sight Distance Evaluation
Bellevue Avenue and Proposed Driveway

Posted PennDOT Requirements Available
Speed | Approximate (feet) Sight Distance
Movement Direction (mph) Grade Desirable™ | Minimum® (feet)
Exitirig Looking Left 25 +2% 250 144 250+
Looking Right 25 -1% 195 148 250+
Left turn Looking Ahead 25 +2% 190 144 250+
Entering From the Rear 25 -1% N/A 148 250+

(1) Based on the desirable sight distance requirements contained in the Pennsylvania Code, Chapter 441, Access to and
Occupancy of Highways by Driveways and Local Roads and the posted speed limit, unless otherwise noted.

(2) Based on the safe stopping sight distance requirements contained in the Pennsylvania Code, Chapter 441, Access
to and Occupancy of Highways by Driveways and Local Roads and the posted speed limit, unless otherwise noted.

As shown in Table 6, all of the existing available sight distances at the site access intersection meet PennDOT's
desirable sight distance criteria. The actual available sight distances should be verified during detailed engineering
of the site access. The PennDOT M-950S form is completed and provided in Appendix E for the site access

intersection.

10
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Future Traffic Conditions

This section presents the future build-out year (2025) traffic conditions, both without and with the proposed
development, which is anticipated to be completed and occupied by 2025. The future 2025 build-out year without-
development traffic volumes were estimated by increasing the existing 2023 traffic volumes to account for regional
growth, as described below. The incremental increase due to the anticipated trip generation for the site was then
added, resulting in the future 2025 build-out year with-development traffic volumes.

Regional Traffic Growth

To account for regional traffic growth, the existing traffic volumes were increased by an annual traffic growth rate
of 0.00 percent per year compounded for two years to 2025. This growth rate is consistent with the traffic growth
rate recommended by the PennDOT Bureau of Planning and Research Growth Factors for September 2023 to July
2024 for similar, Urban Non-Interstate roadways in Delaware County.

Local Traffic Growth

It is our understanding that there are no nearby planned developments that would affect the intersections within
the study area.

Planned Roadway Improvements

It is our understanding that there are no roadway projects planned by the Radnor Township, PennDOT, or other
area development projects that would have an impact on any of the study intersections.

Future Traffic Conditions

The total background growth was then added to the existing 2023 traffic volumes, resulting in the future 2025
without-development traffic volumes. Next, the site generated traffic volumes, as shown in Figure 4B, were added
to the future 2025 without-development traffic volumes, resulting in the future 2025 with-development traffic

volumes.

The resultant future 2025 peak hour traffic volumes without development are illustrated in Figure 5A, and the future
2025 with-development peak hour traffic volumes are illustrated in Figure 5B for the weekday morning and
weekday afternoon peak hours. These traffic volumes were then analyzed to determine the future 2025 without
and with development traffic operating conditions, and the results of this analysis are shown in Figures 5C and 5D.

11
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Capacity/Level-of-Service Results

The peak hour traffic volumes were analyzed to determine the existing and future traffic operating conditions, both
without and with the proposed development, in accordance with the standard techniques contained in the current
Highway Capacity Manual (6" Edition) for both signalized and unsignalized intersections. The HCM 6™ Edition
Methodology within Synchro 11.1 (build 2, rev. 9) traffic analysis software was utilized in the traffic analyses.

These standard capacity/level-of-service analysis techniques, which calculate total control delay, are described in
Appendix F for both signalized and unsignalized intersections, as well as the correlation between average total
control delay and the respective level-of-service (LOS) criteria for each intersection type.

According to PennDOT’s Policies and Procedures for Transportation Impact Studies Related to Highway Occupancy
Permit Plans, the following procedures and assumptions were utilized:

» For signalized intersections, the Pennsylvania base saturation flow rate (Exhibit 10-9) and Pennsylvania
traffic signal control calibration parameters (Exhibit 10-10) outlined in PennDOT's Publication 46, Traffic
Engineering Manual, were used.

e For unsignalized intersections, the base critical headways at TWSC intersections (Exhibit 10-11) and base
follow-up headways at TWSC intersections (Exhibit 10-12) outlined in PennDOT'’s Publication 46, Traffic

Engineering Manual, were used.

e |f the evaluation of without-development to with-development conditions indicates that the overall
intersection level-of-service has dropped, mitigation will be required if the increase in delay is greater
than 10 seconds. If the overall intersection delay increase is less than or equal to 10 seconds, mitigation
of the intersection will not be required.

The existing, future build-out year (2025) traffic conditions, both without and with the proposed development, are
summarized in Figures 3B, 5C, and 5D, respectively while the detailed capacity/level-of-service analysis worksheets
are provided in Appendices G, H, and I. As stated in the executive summary, the level-of-service and queue
matrices are provided in Tables 1 and 2.

As illustrated in Figures 3B, 5C, and 5D, with the proposed site and with the site related improvement
recommendations, all study intersections will satisfy PennDOT's level-of-service criteria. Table 7 below summarizes
the overall levels of service for the study, and the detailed results of the level-of-service analysis are contained in

the matrices provided in Table 1.
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Table 7. Overall Intersection Levels-of-Service
Weekday Morning Peak Hour

Overall Level-of-Service
. (Delay in Seconds) Delay Requires
Intersection ——— : :
Without With | Increase | Mitigation®
Development | Development®
Lancaster Ave & Bellevue Ave A A +0.0 NO
(0.3) (0.3)
Bellevue Ave & Proposed Dwy N/A (1A4) N/A N/A
West Ave & Bellevue A A A 0.0 NO
ue Ave +U.
& 5 (7.5) (7.5)
West Ave & AT&T Building A A
+0.0 NO
Dwy (0.3) (0.3)
N Wayne Ave & West A A
. +0.1 NO
Ave/Station Rd (8.9) (9.0)
A A
N Wayne Ave & Poplar Ave (80) 80) +0.0 NO
West Ave & Banbury Wa A A +0.0 NO
IR (7.6) (7.6) '
Eagle Rd & West Ave A A +0.0 NO
agle ;
A (82) (8.2)
L ter Ave & Wayne A 2 B +0.1 NO
ve G
ancaster y ve (183) (18.4)
Lancaster Ave & Bloomingdale B B i NO
Ave/Banbury Way (13.3) (13.3)
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Weekday Afternoon Peak Hour

Overall Level-of-Service
Intersection sbclay N econey) : Ds!;y R?q""_!-s
Without With Increase | Mitigation®
Development | Development(
A A
Lancaster Ave & Bellevue Ave .
(0.4) (0.5) +ed NO
A
Bellevue Ave & Proposed Dwy N/A (15) N/A N/A
West Ave & Bellevue Ave A A 0.1 NO
4+,
(7.6) (7.7)
West Ave & AT&T Building A A
+0.0 NO
Dwy (0.4) (0.4)
N Wayne Ave & West B B
; +0.1 NO
Ave/Station Rd (10.5) (10.6)
A A
N Wayne Ave & Poplar Ave 8.1) 1) +0.0 NO
West Ave & Banbury Wa A A 0.0 NO
est Ave +0.
Sha (7.5) (7.5)
Eagle Rd & West Ave A A 0.0 NO
agle +0.
g (8.5) (8.5)
Lancaster Ave & W A B B 0.2 NO
nc er Av ayneg Av +U.
yne fve (19.6) (19.8)
Lancaster Ave & Bloomingdale A A
+0.0 NO
Ave/Banbury Way (9.5) (9.5) -

(1) With-development base conditions without improvements.
(2) Based on the difference in delay from without-development to with-development conditions, in accordance with
PennDOT's level of service requirements.

Queving Analysis

A queuing analysis was completed at the study intersections based on the HCM 6t Edition methodology. At the
intersection of Lancaster Avenue (S.R. 0030) and Wayne Avenue (S.R. 1046), the southbound left queue length
extends past the storage length since existing conditions. The queue lengths will not extend into adjacent

intersections or past the storage length at any of the other study intersections.

Matrices summarizing the results of the queuing analysis are provided in Table 2.
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Conclusions and Recommendations
The following improvements are proposed in conjunction with the proposed development:

Site Access

Bellevue Avenue and Proposed Driveway
o Classified as a low volume driveway based on the anticipated daily traffic volumes.
e Provide one ingress lane and one egress lane for the access.
e Provide appropriate corner radius length, which will be verified based on the largest vehicle anticipated
to utilize the driveway.
e Provide stop-control on the egress approach.
e Based on warrants, turn lanes are not warranted or recommended.

Off-Site Traffic Improvements
Lancaster Avenue (S.R. 0030) and Bellevue Avenue
e No improvements are required.

* As requested by the Township, upgrade the existing ramps to meet the current ADA design standards
and install a crosswalk across Bellevue Avenue at Lancaster Avenue (S.R. 0030).

West Avenue and Bellevue Avenue
e No improvements are required or recommended.

West Avenue and AT&T Building Driveway
e No improvements are required or recommended.

North Wayne Avenue (S.R. 1046) and West Avenue/Station Road
e No improvements are required or recommended.

North Wayne Avenue (S.R. 1046) and Poplar Avenue
e No improvements are required or recommended.

West Avenue and Banbury Way
s No improvements are required or recommended.

Eagle Road and West Avenue
o No improvements are required or recommended.

Lancaster Avenue (5.R. 0030) and Wayne Avenue (S.R. 1046)
e No improvements are required or recommended.
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Lancaster Avenue (S.R. 0030) and Bloomingdale Avenue/Banbury Way
s No improvements are required or recommended.

The traffic analyses contained herein reveal that efficient access to and from the proposed development can be
provided, and furthermore, site-generated traffic can be accommodated at the study area intersections.
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MEMORANDUM

TO:  Devin Tuchey, The Concordia Group
FROM:  Mark A. Roth, P.E.
DATE:  September 28, 2023
SUBJECT: Traffic Evaluation Memo — West Avenue

Proposed Mixed-Use Development — Lancaster Avenue
Radnor Township, Delaware County, PA

As requested, McMahon, a Bowman Company, has completed its Traffic Evaluation Memo for submission
to the Project Team and Radnor Township for the proposed municipal parking lot to be located along
West Avenue in Radnor Township, Delaware County, Pennsylvania (Figure 1). The existing municipal
parking lot along Bellevue Avenue will be relocated along West Avenue adjacent to the train tracks.

The purpose of this Traffic Evaluation Memo is to provide a trip generation evaluation for the existing
AT&T parking lot and the proposed municipal parking lot, as well as to evaluate the traffic impact of the
proposed municipal parking lot on the traffic operations along West Avenue.

Trip Generation Data

In order to determine the peak hour trip generation of the existing municipal parking lot, McMahon
performed counts at the existing driveway to the parking lot. Turning movement traffic counts were
conducted in April 2022 during the weekday morning peak period (7:00 AM to 9:00 AM), weekday
afternoon peak period (4:00 PM to 6:00 PM), and Saturday midday peak period (11:00 AM to 1:00 PM).
The results of the trip generation traffic counts are tabulated by 15-minute intervals in Attachment 1.

Trip Generation Evaluation

Traffic volumes generated by the existing AT&T office building were prepared based on trip generation
data compiled from numerous studies contained in the Institute of Transportation Engineers (ITE)
publication, Trip Generation, 11% Edition.

Traffic volumes generated by the proposed municipal parking lot were based on trip generation traffic
counts conducted at the existing municipal parking lot currently located along Bellevue Avenue. With the
relocation of the municipal parking lot from Bellevue Avenue to West Avenue in future conditions, the
proposed municipal parking along West Avenue will generate a similar amount of traffic as the existing
municipal parking lot. The use of the parking lot and the surrounding area served by the parking lot will
remain the same.

EXHIBIT 1515 Market Street, Suite 1360, Philadelphia, PA 19102
P: 215.433.1660

g }4 ) 5 mcmahonassociates.com | bowman.com




@ C Mr. Devin Tuohey
— September 28, 2023

a Bowman company

Existing AT&T Parking Lot

Table 1 presents the vehicular trip generation for the existing AT&T parking lot which is utilized by the
30,000 s.f. of office space within the existing AT&T building along West Avenue. Traffic volumes
associated with the 30,000 s.f. of office space are currently being split between the two existing AT&T
parking lots along West Avenue. In future conditions, the parking lot north of the existing AT&T building
will be removed and replaced by the proposed municipal parking lot. All AT&T traffic will then only utilize
the parking lot east of the existing AT&T building.

Table 1. Vehicular Trip Generation - Existing AT&T Office

Weekday Morning Weekday Afternoon Saturday Midday
Peak Hour Peak Hour Peak Hour
Land Use Size In Out | Total In Out Total In Out | Total
Existing Office () 30'200 52 Fi 59 10 51 61 9 7 16
s.f.

(1) ITE Land Use Code 710 for General Office Building.
Proposed Municipal Parking Lot
Table 2 presents the vehicular trip generation for the proposed municipal parking lot.

Table 2. Vehicular Trip Generation — Proposed Municipal Parking Lot

Weekday Morning Weekday Afternoon Saturday Midday
Peak Hour Peak Hour Peak Hour
Land Use Size in Out | Total In Out Total In Out | Total
Proposeld Municipal 103 9 1 10 6 10 16 6 5 8
Parking Lot () spaces

(1) Based on traffic counts performed at the existing driveway for the existing municipal parking lot.

Anticipated Trip Distribution

Site-generated traffic will approach and depart the site via different routes depending on factors such as
the existing traffic patterns, location of major roadways, and the location of the site accesses. The
distribution percentages for the anticipated directions of approach and departure are provided in Table 3.
The existing ADT volumes of the surrounding roadways were obtained from PennDOT's TIRe website.

1515 Market Street, Suite 1360, Philadelphia, PA 19102
P: 215.433.1660
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Table 3. Anticipated Trip Distribution - Proposed Municipal Parking Lot

Average Daily Trip
“m‘::::’t:::;’ Traffic Volumes Distribution
(vehicles per day) Percentages
Lancaster Avenue 18915 73%
(S.R. 0030)
North W.
G 48210 19%
Avenue (S.R. 1046)
Eagle Road 2,024 0 8%

(1) Based on traffic data from PennDOT's Traffic Information Repository (TIRe) website.

Based on the existing ADT volumes of the surrounding roadways, the majority of traffic from the
proposed municipal parking lot will approach and depart the site via Lancaster Avenue (S.R. 0030) or
North Wayne Avenue (S.R. 1046). Therefore, only a small percentage of the traffic will utilize West Avenue
to travel to/from Eagle Road.

Traffic Along West Avenue

Traffic volumes along West Avenue were obtained from the traffic volume diagram depicted on the traffic
signal plan of North Wayne Avenue (S.R. 1046) and West Avenue provided in Attachment 2. The traffic
volumes along West Avenue are summarized in Table 4.

Table 4. Traffic Volumes Along West Avenue "

Direction -~ West Avenue
Total Traffic
Peak Hour
Eastbound Westbound Volume

Weekda

© . y 118 114 232

Morning

Weekday 58 81 208
Afternoon

(1) Based on traffic data obtained from the traffic signal plan.

Based on low peak hour volumes along West Avenue, as well as low trip generation associated with the
proposed municipal parking lot, it is our opinion the traffic operations along West Avenue will operate at
acceptable conditions with low delays and queue lengths that will not extend into adjacent intersections.
With the low peak hour volumes along West Avenue, as a conservative approach, even if the trip
generation of the proposed municipal parking lot was doubled, the traffic operations along West Avenue

would still operate at acceptable conditions.

1515 Market Street, Suite 1360, Philadelphia, PA 19102
P: 215.433.1660

3of4 mcmahonassociates.com | bowman.com
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West Avenue Traffic Calming Measures

As requested, McMahon evaluated potential traffic calming measures along the 200 and 300 blocks of
West Avenue. Based on roadway observations and obtained data from PennDOT, this portion of West
Avenue does not experience high traffic volumes, truck traffic is restricted, the surrounding land uses are
residential, the posted speed limit is 25 mph, and all intersections are All-Way Stop Controlled. Based on
these observations, it is our opinion that no traffic calming measures are required along this portion of
West Avenue. However, one potential traffic calming measure that is appropriate for this roadway is the
installation of speed humps. If speed humps are desirable, it is recommended to perform a speed study
along this portion of West Avenue to determine the 85" percentile speed.

Conclusions and Recommendations

e The existing AT&T office building generates approximately 59 total trips during the weekday
morning peak hour, 61 total trips during the weekday afternoon peak hour, and 16 total trips
during the Saturday midday peak hour.

o The proposed municipal parking lot is anticipated to generate approximately 10 total trips during
the weekday morning peak hour, 16 total trips during the weekday afternoon peak hour, and 8
total trips during the Saturday midday peak hour.

e Based on the existing ADT volumes of the surrounding roadways, the majority of traffic from the
proposed municipal parking lot will approach and depart the site via Lancaster Avenue (S.R. 0030)
or North Wayne Avenue (S.R. 1046). Therefore, only a small percentage of the traffic will utilize
West Avenue to travel to/from Eagle Road.

e Based on low peak hour volumes along West Avenue, as well as low trip generation associated
with the proposed municipal parking lot, it is our opinion the traffic operations along West
Avenue will operate at acceptable conditions with low delays and queue lengths that will not
extend into adjacent intersections.

e Itis our opinion that no traffic calming measures are required along the 200 and 300 blocks of
West Avenue. However, one potential traffic calming measure that is appropriate for this roadway
is the installation of speed humps. If speed humps are desirable, it is recommended to perform a
speed study along this portion of West Avenue to determine the 85™ percentile speed.

We trust that this Traffic Evaluation Memo responds to your requests and satisfactorily addresses the
traffic-related questions at this time that are related to the proposed municipal parking lot. If you have
any questions, or require further clarification, please feel free to contact me.

1515 Market Street, Suite 1360, Philadelphia, PA 19102
P: 215.433.1660
40f4 mcmahonassociates.com | bowman.com
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Me

To:
From
cc
Date:

Re:

Radnor Township
301 Iven Avenue
Wayne, Pa. [9087
610-688-5600

Fax # 610-971-0450
www.radnor.com

Mo

Steve Norcini
: Michael Mesco

Patti Kaufman

9/21/2023

60 West Avenue Land Development Review Comments

After reviewing the provided documents for 60 West Avenue, | have the following
comments below.

1.

The nearest fire hydrant(s) need to be identified on the plans as well as their
distance(s) from the proposed building.

The proposed building construction type is to be provided for evaluation of the
required fire flow can be conducted for the proposed building.

Most recent fire hydrant flow data within the last calendar year from the closest
identified fire hydrants to be provided by AQUA for review.

Fire apparatus aerial access road needs to be identified and provided to be no
less than 26 feet in width exclusive of shouiders and an unobstructed vertical
clearance of no less than 13 feet 6 inches.

A Knox Box will need to be ordered and installed on the building.

EXHIBIT
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SITE ENGINEERING CONCEPTS, LLC

Consulting Engineering and Land Development Services

Robert M. Lambert, Jr., P.E.

Civil Engineer and Project Manager

EDUCATION

Bachelor of Science in Civil Engineering, 1997
University of Notre Dame; Notre Dame, Indiana

Masters of Science in Civil Engineering, 1999
Villanova University; Villanova, Pennsylvania

RESPONSIBILITIES AND EXPERIENCE

Mr. Lambert is the founding principal of the firm. He is also the project manager for institutional,
commercial and residental subdivision and land development projects. He was the primary designer
for two Growing Greener Grant Projects featured within Villanova University’s Best Management
Practice Demonstration Park for water quality. In addition to subdivision and land development
approvals, he has obtained local, county, state and federal permits for many clients. These permits
include local and county erosion and sedimentation control, Pennsylvania Department of
Transportation highway occupancy, Pennsylvania Department of Environmental Protection and
Army Corps of Engineers permits. His responsibilities include site planning, layout, grading,
hydraulic analysis, storm drainage and stormwater management design. Mr. Lambert routinely
presents expett witness testimony before municipalities.

PROFESSIONAL REGISTRATIONS
Maryland

New Jersey
Pennsylvania

PROFESSIONAL AFFILIATIONS
American Society of Civil Eingineers

Fnvironmental and Water Resource Institute
National Society of Professional Iingineers

EXHIBIT

A1

P.O. Box 1992; Southeastern, PA 19399
P: 610.240.0450 1 610.240.0451



REPRESENTATIVE PROJECTS

Mr. Lambert has been the project manager and/or primary designer for the following projects. His
responsibilities have included Zoning, Subdivision and Land Development Approvals, local, county, state and
federal permits (as required):

Institutional

Bryn Mawr College
Mr. Lambert continues to provide Civil Engineering consultation for numerous campus projects. In addition,
SITE Engincering Concepts keeps an up-to-date topographic survey of the campus for the College.

Athletic Ficlds: Designed and obtained approvals for the replacement of a non-compliant grass field with a
NCAA compliant synthetic turf field.

Goodhart Hall: Worked with a team of architects, engineers and histotians to design and approve an addition
to a Lower Metion Township Class I historie building,

Haffner Hall: Worked with a team to design and approve the replacement of an existing dormitory.

Cabrini College

Gateway Project: Working with a team of architects, landscape architects, planners and engineers to propose
a 711 space parking structure, gym addition, new student center and modified surface parking and circulation.
"I'his project is contemplated as a multi-phase project.

Friends’ Central School

Synthetic Track: Worked with a specialized track consultant to develop a plan to permit a synthetic track on
the City Avenue Campus. In addition to civil engincering services, Mr. Lambert also acts as a liason with
Lower Merion Township.

Mt. Lambert continues to provide Civil Engineering consultation for numerous campus projects. In addition,
SITE Fngincering Concepts keeps an up-to-date topographic survey of the campus for the School.

Liberty Lutheran

Artman: Provided survey, design and permitting services for a multi-phase renovation of an existing
continuing care facility. The phasing of the improvements allow the facility to remain fully functional during
the renovation.

Mary Drexcl: Provided survey, design, approval, permitting and construction related services for the
redevelopment of a continuing care facility. The property included a historic mansion and barn structure.
This project required Township Land Development, Historic and permitting approvals and a NPDES permit.

Lower Providence Presbyterian Church
Provided design, approval and permitting services related to the construction of an addition to an existing
church building,

Natural Lands Trust
Binky Lee: Provided design and permitting services for the partial removal of a building and construction of a
parking facility.

SITE Engineering Concepts, LLC



Cheslen Preserve: Provided design, approval and permitting services for the construction of a preserve
management center on a 20 acre portion of the 1200+ acre preserve. The management center includes an
office and meeting space, outdoor pavilion, facilities yard and related improvements.

Green Hills: Provided design, land development approval and permitting services for the construction of a
parking facility.

Sadsbury Woods: Provided design, approval and permitting services for the construction of a parking facility.
This plan included PADOT permitting,

Rosemont School of the Holy Child

Campus Renovation: Construction of a 32,000 sf classroom addition, free-standing 11,000 sf gymnasium, new
parking areas and athletic field. Mr. Lambert provided civil engincering consulting throughout the Lower
Merion Township Zoning and Land Development processes and obtained Township, County and State
permits. In addition, SEC provided survey stakeout and construction administration services.

The Shipley School

Upper Campus ReDevelopment: Designed and obtained approvals for a multi-phasc re-development of the
campus. Phase 1 of the project includes demolition of an apartment building and several houses to construct
three new athletic fields, structured tennis courts above parking and a maintenance building, new driveway
and campus pedestrian paths. Later phases of the project will include an academic building, gymnasium
addition and renovations to Shipley’s historic main building.

Lower Campus Field: A new all-weather ficld constructed on the Shipley School Lower Campus. In addition
to layout and permitting services, Mr. Lambert assisted in evaluating various turf alternatives and coordinated

designs with the manufacturer.

“Parm” Athletic Fields: Two new all-weather fields and a reconstructed grass field. Mr. Lambert provided

permitting, layout and coordination.

The Timothy School

Amtrak: Worked with the Timothy School to acquire additional land through a lot line change with Amtrak.

999 Old Lancaster Road: Provided survey and approval services for the conversion of a single family
residence to be utilized by the school.

1001 Old Lancaster Road: Provided survey and approval services for the conversion of a single family
residence to be utilized by the school as classroom space.

Facilities Building: Provided survey, design and approval services for the demolition of a structure and
construction of a new facilities building.

Valley View Community Church

Provided civil engincering services for the concept phase, Lower Providence Zoning and Land Development
approval processes, construction documents and construction administration for a church addition and
related improvements. In addition, SEC provided landscape architecture.

Westtown School

Athletic Facility: Mr. Lambert provided construction observation and consulting scrvices.

SITE Engineering Concepts, LLC



Campus Monumentation: Under Mr. Lambert’s direction, ST'TTE Engineering Concepts, LLC has developed a
campus monumentation network to facilitate management of their 600 acre campus.

IFaculty Housing Project: Two twin house structures for faculty and staff. Mr. Lambert provided civil
engineering design and consulting services. These services included: township land development consulting,
site, stormwater and crosion and sediment control designs. SEC provided survey services.

Track and Iield Project: Provided design, permitting and construction observation services for the
construction of an all-weather track, field cvents, soccer ficld, parking lot and campus circulation driveway.
This project required both Township and NPDIES approvals.

Science Building: Provided design, land development and permitting services for the construction of an

addition to an existing science building.

SITE Engineering Concepts, LLC



Commercial

BMW of the Main Line
Provided survey, design, approval and permitting services for the renovation and redevelopment of the
existing automobile dealership.

Dunkin Donuts
Provided the civil engineering expert testimony and design services for a conditional use application. The
project included the re-purposing of an automobile scrvice building into a Dunkin Donuts.

Lexus of Chester Springs

60,000 sf sales and service building with 430 parking spaces on an undeveloped site in Upper Uwchlan
Township, Chester County, Pennsylvania. This project included a unique stormwater management design
that optimized the usable area of the property by incorporating 1.6 acres of porous pavement.

Mall Properties — St. David’s Square
Provided design, permitting and approval services for the construction of a bank pad addition to an existing
shopping center facility.

Marino Cotporation
Provided design, permitting and approval services for the construction a construction company headquarters.

Penn Real Estate Group
Provide property research, sketch plans, zoning, land development, permitting and construction observation
services. Penn Real Fistate Group owns and manages over one million square feet of commercial real estate

throughout the tri-state area.

Summerwood Corporation
Provided survey, design, approval and permitting services for the redevelopment of a polluted gas station.
The project included restaurant and retail pads.

Wilkie Lexus

Provide on-going civil engineering support scrvices for Wilkie Lexus and related companies. Projects include
the repurposing of a former Wawa building into a pre-owned sales center, the tepurposing of an office
building to a detail center and various other consulting projects.

550 Lancaster Avenue: Concept, design, permitting and construction services for a 17,000 sf warehouse
building to store 280+ vehicles.

Residential

Mr. Lambert provides the design and permitting services for innumerable single family residential projects.
These projects range from simple pools and patios to large estate design projects.

SITE Engineering Concepts, LLC






STEPHEN VARENHORST

Stephen’s impressive architectural portfolio boasts

a diverse array of top-tier commercial, residential,
and institutional projects. Following the completion
of his architectural degrees, Stephen embarked on

a fruitful career with several prominent Philadelphia
firms, contributing his expertise to high-profile, high-
value structures and urban planning initiatives.

In 1987, Stephen Varenhorst founded Stephen
Varenhorst Architects (SVA), marking the
beginning of a successful journey marked by a
series of remarkable commissions. Today, Stephen’s
namesake firm has evolved into VARENHORST, PC,
a flourishing practice celebrated for its unwavering
commitment to design excellence. Notably, Stephen
remains intimately engaged with every project
undertaken by the firm, ensuring a hands-on
approach and a dedication to delivering outstanding
results. )

Beyond his professional endeavors, Stephen
Varenhorst maintains an active presence in the
architectural community and has made valuable
contributions as an educator at Drexel University's
Westphal College of Media Arts & Design.

Education

School of Design

North Carolina State University
Raleigh, NC

Degree: Master of Architecture, 1980
Awards: Dietrich Fellowship

Department of Architecture

North Dakota State University

Fargo, ND

Degrees: Bachelor of Architecture, 1978
BA in Architectural Studies, 1977

Professional Experience

VARENHORST. PC
Philadelphia, PA

1987-present

Professional Associations-& Organizations

American Institute of Architects

National Association of Architectural

Registration Boards (NCARB)

The Athenaeum of Philadelphia

Drexel University Adjunct Associate Professor
(2005-2015)

Radnor Township Planning Commission

Architectural Registrations

Pennsylvania New Jersey
Massachusetts Connecticut
NewHampshire Maryland
Kansas Ohio

Award Winning Projects

Balch Institute for Ethnic Studies,
Philadelphia,PA

Lee Residence, Philadelphia, PA

Philadelphia Enterprise Center, Philadelphia, PA
Mixed-Use Building at Suburban Square,
Ardmore, PA

Silverman Residence, Allentown, PA

Suburban Square Master Planning, Ardmore, PA
Venice One, Philadelphia, PA
Covenant House 'Right
Philadelphia, PA
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IMEM AHON

a Bovwman company

Christopher J. Williams, P.E.

Employment
Bowman Consulting Group May 2022 to Present

835 Springdale Drive, Suite 200, Exton, Chester County, PA 19341
Current Position: Regional Manager — Mid-Atlantic

McMahon Associates, Inc. Dec. 1995 to May 2022
835 Springdale Drive, Suite 200, Exton, Chester County, PA 19341

Orth-Rodgers & Associates, Inc. Jan. 1992 to Dec. 1995
230 South Broad Street, Philadelphia, PA 19102

Education
Bachelors Degree, Civil Engineering, University of Delaware, 1991

Registration
Registered Professional Engineer, Pennsylvania

Professional Affiliations

Institute of Transportation Engineers (ITE), Mid-Colonial District and Mid-Atlantic Section
Transportation Management Association of Chester County, Previous Board of Directors Chair
Chair, Board of Directors, TMACC Foundation

Chester County Engineers

Professional Volunteer Service

VISTA 2025 Infrastructure Goal Team, 2015 - 2019

Chester Co. Planning Commission, Landscapes3 Comprehensive Plan, Trans. Stakeholder Committee, 2016-2017
Chester County Economic Development Council Board Nominations Committee, 2015 - 2019

Chester County Planning Commission Multimodal Circulation Handbook Technical Committee, 2016

VISTA 2025 Real Estate Development Focus Group, 2014

Various Elementary School Presentations on Transportation Engineering and Planning

Presentations

“Trends in Parking Demand Studies and Design”, 2023, Chester County Engineers Conference

“The Road to Somewhere — Reconnecting Urban and Suburban Communities”, 2013, PA APA Annual Conference
“Crowdsourcing Meets Station Area Planning”, 2013, Design on the Delaware Conference

“Trends in Transportation: Municipal Perspective”, 2013, CCATO Spring Conference

“Auxiliary Turn Lanes at Intersections”, 2010, Chester County Engineers Conference

“HOP Process/TIS Guidelines” Workshop, 2010, Penn State Traffic Engineering and Safety Conference

“Auxiliary Turn Lanes at Intersections”, 2010, Chester County Engineers

“The Attorney & The Traffic Engineer”, 2008, Montgomery County (PA) Bar Association Real Estate Committee
“Consultant Perspective on Traffic Impact Studies & PennDOT Highway Occupancy Permits”, 2007, Penn State Traffic
Engineering and Safety Conference

“Transportation Planning Tools” to the Brandywine Conservancy Membership

“Parking Design Fundamentals” to Towamencin Township

“Traffic Workshop Presentation” to East Whiteland Township and East Fallowfield Township

835 Springdale Drive, Suite 200, Exton, PA 19341
P: 610.594.9995
mcmahonassociates.com | bowman.com
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a Bowman company

Experience Summary

Christopher ). Williams, P.E serves as Regional Manager of the Mid-Atlantic Region. Before joining McMahon, Mr.
Williams participated in PennDOT project needs analysis studies, FHWA environmental impact statement studies, and
DOT safety improvement studies. Since joining McMahon/Bowman, Mr. Williams has continued his experience with
all aspects of traffic engineering and transportation planning for both private developer clients and public clients. A
representative example of Mr. Williams’ work experience is summarized below.

Representative Projects

e Municipal Traffic Engineering Services
Provide ongoing traffic engineering review and planning services to the following municipalities:
Upper Uwchlan Township, East Whiteland Township, West Whiteland Township, New Garden Township,
Tredyffrin Township, Easttown Township.

e Radnor Home for the Aged/Life-Care Residence Redevelopment, Radnor Township, Delaware County
Traffic Impact Study for the redevelopment of a portion of Valley Forge Military Academy campus for a senior
living community consisting of a mix of independent living, assisted living and memory care units; and testimony
before the Township Zoning Hearing Board.

o lancaster Avenue Mixed-Use Redevelopment, Lower Merion Township, Montgomery County
Traffic Impact Study for the redevelopment of a former industrial/commercial property in Bryn Mawr for a mixed-
use development (Bryn Mawr Village) consisting of a mix of office space, restaurants, and other retail;
development of access and pedestrian circulation improvements along Lancaster Avenue and Merion Avenue;
and testimony before the Township for the conditional use hearing.

e Keva Flats, West Whiteland Township, Chester County
Traffic Impact Study for the development of 250 apartment units and 1,550 square feet of office space; concept
plan design for the traffic improvements along Lincoln Highway; and testimony before the Board of Supervisors
for the conditional use hearing.

o  West End Flats, Media Borough, Delaware County
Traffic Impact Study for the residential development of 164 apartment units; access sight distance evaluation;
conceptual improvement plans of the access and adjacent intersection improvements, consisting of multi-modal
and streetscape enhancements; PennDOT coordination regarding the proposed traffic improvements; and
presentation before the Planning Commission and Borough Council.

o  Prickett Preserve at Edgewood, Lower Makefield Township, Bucks County
Traffic Impact Study for the mixed-use development consisting of a grocery store, other retail and apartments;
plans for site access/off-site traffic improvements along Newtown Bypass and at the I-295 interchange, and a new
path along Stony Hill Road to connect with the Village of Edgewood; grant application assistance for
transportation funding; presentation before the Planning Commission and testimony for the overlay zoning
ordinance amendment and conditional use hearing before the Board of Supervisors.

e Radnor Middle School Area Parking Study, Radnor Township, Delaware County
Parking Study for the area around the Middle School in Wayne to evaluate the existing and future parking needs
of the Midd!e School and the School District Administration facilities. The study included hourly parking turn-over
counts, evaluation of existing parking conditions, and evaluation of future parking needs, evaluation of several
alternatives to serve the future parking needs, and presentation before Radnor Township and the School District.

e Radnor Middle School Expansion Traffic Impact Study, Radnor Township, Delaware County
Traffic impact study for the construction of a new and larger school on the current school site. The study
included trip generation projections, future traffic forecasts, intersection capacity, circulation and student drop-
off and pick-up circulation, access design recommendations, and presentation before Township Council.

835 Springdale Drive, Suite 200, Exton, PA 19341
P: 610.594.9995
mcmahonassociates.com | bowman.com
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PARKING LAYOUT STUDY

23.11.16

g — -
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