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THE PRESI DENT: Hell o everyone.
Wel come to the Board of Comm ssioners
condi tional hearing on today, which is

January 31st, 2024.

First off, | want to apol ogize. |
wasn't here on Monday. | was off on sone
travel for work, but | did watch the

YouTube vi deo.

So if anybody needs to refer to it, it
Is up as of today. | couldn't find it |ast
night. It popped up today, a good two and
a half hours | ong.

And the other thing | want to do
before we get started is just rem nd people
that there will be general public
participation after all of the testinony.

So | know there was a bit of confusion
about that and sone pleas on Facebook and
what not for people to attend so they could
publicly participate, and that will happen,
but first we need to get the official
testi nony and cross over wth.

Ckay? So |'m going to hand it over to

you.
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MR. RICE: As nost of you probably
recall over here, we had some additional
parties that attended the |ast hearing on
Monday ni ght and requested party status.

So what I'd like to do is just go
t hrough, | know this sounds like |I'm taking
attendance, but |'m going to go through
here so | get sonme idea who is here and who
I's not here.

Once you' ve been granted party status,
i f you're not here, you're not here. But
I f you never show up, that's really an
| ssue for you nore than it is for anybody
el se up here.

M. Broseman has the ability to object
to anybody that he thinks doesn't fall
within the requirements for party status or
st andi ng basically.

So I'mgoing to just start at the
begi nning of ny list from August and go
t hrough and see who is here.

There is one person on here | think we
need to address. |'ve been told he is

going to be here tonight.
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So let nme start with Jennifer Pechet.
I's she here?

MS. PECHET: Present.

MR. RICE: Okay. And there's no
obj ection to you.

Gregg Hess? Gregg, could you cone up
to the podi umr pl ease, because M. Broseman,
| believe, objected to your standing.

' going to ask, let me ask you, what
I's your address, sir?

MR. HESS: 66 Crestline Road, Wayne,
Pennsyl vani a.

MR. RICE: Okay. And how far is your
address fromthis particular property, do
you know?

MR. HESS: Yes, .6 mles. | wote
that as a letter to the attorney who
queried me about that on Tuesday and didn't
get a response.

| sent it to the township as well, did
not get a response. And then | called the
attorney's office today and did not get a
response.

MR. RICE: Okay. Well, this is where
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It gets decided. It has to be decided not
by e-mail or phone call.

| know | suggested --

MR. HESS: Really? You don't think
soneone should respond and just say --

MR. RICE: No, no, no. |I'mjust
saying that this is where it happens. The
final answer has to happen on the record
wi th our court reporter here.

MR. HESS: Okay.

MR. RICE: So, M. Hess, M. Broseman,
do you have an objection to M. Hess's
st andi ng?

MR. BROSEMAN. Wth all due respect,
M. Hess, | do. That is over a half a mle
away.

Crestline is separated fromthe
| mmedi ate area by the railroad tracks,
whi ch is kind of a physical divider.

So | don't believe that M. Hess, as
opposed to especially the Radnor Township
residents that are adjacent to this
property and sone of the others that are

much closer, with all due respect, | don't
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beli eve he has a substantial and direct and
| medi ate interest in this matter.

So | don't object to him making public
coments, but | do respectfully request,
object to party status.

MR. RICE: Okay. M. Hess, what
township do you live in?

MR. HESS: Tredyffrin.

MR. RICE: Tredyffrin. Okay.

MR. HESS: Yeah. | would nmention
that, for clarification, and | appreciate
t he respectful coment and |ikew se nyself.

| cross Strafford Avenue all the tine,
because we conme out on Crestline, which is
probably no nmore than a hundred feet above
Strafford, and also | walk down all the
time to the farmers market.

So I'm crossing those streets that are
| npacted by the Ham I ton estate
devel opnent, you know, all the tine.

MR. RICE: All right. | understand.
But we're tal king about 2,000 feet, right,
nore or less, half a mle?

VR. HESS: Yes.

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

MR. RICE: Over 2,000 feet. And
everybody that drives by there, whether
they live in Lower Merion or Radnor or
Tredyffrin, is going to have a sim/l ar
effect as you just described, so you really
don't qualify, because you're a distance
fromthe site.

But, as M. Broseman said, you're
certainly welcome to keep comng to these.
| mean, there will be public comment when
all the sworn testinmony is in. But we have
to be consistent with the standing.

(Di scussion off the record.)

MR. RICE: OCkay. So --
MR. HESS: Okay. And | disagree, of

course, with your conclusion that |'m not
affected as a party, but | respect your
deci si on.

MR. RICE: But you certainly have the
right to make public coment.
So with M. Broseman's objection,

that's sustained in ternms of your party
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status. Thank you, sir.
MR. HESS: Okay.
MR. RICE: WMary Ann Mahoney?

(No response.)

MR. RICE: Brian Curley?

(No response.)

MR. RICE: Robby Werman, are you
here?

MS. W ERMAN:  Yes.

MR. RICE: Okay. Ms. Werman, could
you cone up, please, because M. Broseman
has objected to your standing also, and
your address is 101 Lantoga Road; correct?

MS. W ERMAN: Correct.

MR. RICE: Okay. Do you know how
cl ose you are to the property?

MS. WERMAN: |'mtrying to |look it
up right nowin steps as | walk, but it's
taking me as if |I'm driving, so, no, |

don't know exactly how far. A four-m nute
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wal k maybe.

MR. RICE: M. Broseman, do you know
what the distance is?

MR. BROSEMAN: | don't offhand. |
note that it's a nmuch further distance than
t he other people that were right in the
proxi mat e area.

It is on the other side of Route 30,
whi ch again is a natural boundary. | think
there's a | ot of people nmuch closer to the
property.

MR. RICE: Ckay.

MR. BROSEMAN: But | would object. |
believe it's too far out fromthe property.

MR. RI CE: Ckay. Well, we haven't,

you know, we will map it out. At |east for
toni ght, you're still in.

MR. BROSEMAN: We could reserve, Ilike
we did last tinme maybe, till we check the
map ?

MR. RICE: Yes. W'IIl hold your
standing in abeyance. Keep com ng back.
But for now, you're still in the case.

MS. W ERMAN:  Okay.
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MR. RICE: And we'll map that out
bef ore we neet again.
Okay. Anber Levy?
MS. LEVY: Here.
MR. RICE: Thank you. Louisa Hanshew?

(No response.)

MR. RICE: Okay. It's 219 Sugartown
Road. M. Broseman, you've objected to
this person, | believe; is that correct?

MR. BROSEMAN: Yes.

MR. RICE: |Is that based on distance?
Do you know how many feet fromthe
property?

MR. BROSEMAN: That's quite far away,
If 1I'"m not m staken.

It m ght be the La Miison apartnments
or down in that area, again across Route
30.

It's pretty far away. It's nowhere
near as proximte as the others that have
been adm tted.

MR. RICE: Okay. WelIl, again, she is
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not here, and we'll hold her, any decision
I n abeyance, and we'll have to map that one
out al so.

M. Schuda is here, | see. Thank you.

M. Szary is here.
Steven Rocci, R-OC-C- 1, are you here?

(No response.)
MR. RICE: 201 Bl oom ngdal e Avenue.
MR. HOUDER: M. Rice, | actually
heard fromhim He actually noved out to
Chester County.
MR. RICE: He nopved?
MR. HOUDER: He noved out of this

ar ea.
MR. RICE: Okay. Well, we have an

e-mai | address for him and we will try to

track him down and see whether he's -- if

he's noved, he's obviously out of the
pi cture.
Peter Clark?

(No response.)
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MR. RICE: | think you've objected to
Peter Clark. He has yet to show up.

M. Clark is no longer a party. You
have to show up here, at |east once.

Sharon and David WIllis? So | think
we're on a list that is still up in the air
and the ones that have been mapped at this
poi nt .

So let me just -- and we have mapped
the WIIlises.

Steve and Megan Scheri, Cindy Hansen,
Cat herine Lafarge, M. Sareen, Ted Hynel,
Mar garet Ruschmann, David Satterfield, Cas
Hol | oway, Kaitlin Silver, Mark Gaeto, John
Cl enente, and we've mapped those out.

|'ve provided that map to both counsel
here, and it appears to ne that they all
qualify.

Even though the majority of themlive
in Tredyffrin, many of themlive in
Tredyffrin, they're closer than sone of the
other folks that actually live in Radnor

Townshi p.
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It's a distance I ssue when it cones to

standing in zoning cases.

So the names | just read, M.
Broseman, any objection to any of those?
You' ve | ooked at the map?

MR. BROSEMAN: That's right, and many
of them as you'll recall, | did not object
to.

Many of them were adjoi ning or
directly across the street and others we
did hold in reserve, and thank you for
doi ng the map.

We do feel that the adjoining people,
especially in Radnor and across the street,
are the nost i npacted.

But after | ooking at your map and
hearing froma | ot of the people, we don't
want to preclude or try to preclude their
participation as parties, so |I'm not going
to object to any of those nanmes that you
read that we held in reserve.

MR. RICE: Thank you.

M. Marlier, are you okay wth that,

assune?
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MR. MARLI ER: | am M. Rice.

MR. RICE: Okay. So those fol ks whose

names | just read are in as parties, and
there's two nore.

Becky Nuttall and Katie Harper, are
either of you here?

(No response.)

MR. RICE: Okay. So these are
residents of 427, 423 West Beechtree, and
both properties are over 1,900 feet away.

M . Broseman, do you have an
obj ecti on?

MR. BROSEMAN: | did. Respectfully,
as did | before, |I think they're just too
far away.

They're on the other side of the

railroad tracks, so | respectfully object.

MR. RICE: Okay. All right.
Fol | owi ng the sanme rules that we're
applying to everyone, and again, this is
just standing, being a party to actively

partici pate.
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Bot h of those properties are outside
the area that the courts have determ ned
you need to be within in order to have
st andi ng.

So for both of those properties, the
obj ection is sustained.

And again, there's an opportunity to
partici pate, public comment, at the end of
all of the hearings in this matter.

MR. MARLIER: M. Rice, that was Becky
Nuttall, and who is the second nane?

MR. RICE: Katie Harper.

MR. MARLI ER: Thank you.

MR. RICE: Sir, if you have a
gquestion, you have to come up, please.

MR. HESS: Gregory Hess again. M
gquestion is, nmy understanding of the
court's decision was that it wasn't based
solely on your distance; is that correct?

MR. RICE: Well, it's primarily going
to be on your distance.

MR. HESS: | don't believe that the
| anguage | read said primarily based on

di st ance.
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MR. RICE: What | anguage are you
referring to?

MR. HESS: The court's finding which
created the rule, the one that you're
referring to saying it's based on distance.

That's not my understanding after
readi ng the | anguage, so |'m asking if
that's the case.

MR. RICE: Well, there's a presunption
in the court cases, and | can tell you
they're not clear, but |I can also tell you
t hat anyone that is a half mle or nore
away, consistently the courts have said
that that's not enough, unless there's sonme
particul ar special interest over and above
what the general public would have.

And when |'m tal king about the general
public, what you said is that you drive by
there or wal k by these properties, but
there are thousands of people that live in
Radnor that do that. So --

MR. HESS: So we are affected if we
are wal king by and there is a significant

ampunt of traffic and we're at risk
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crossing crosswal ks, et cetera.

| would say that that's a definition
of affected. Wbuld you agree?

MR. RICE: No, that's not the
standard. The standard is you have to have
somet hi ng over and above that that's unique
in order to, if you don't live close by,
okay, sonmething over and above what the
general public is exposed to.

That's the standard, not that it
affects you because you drive by there.
It's got to be something over and above
t hat .

MR. HESS: So how do you define
"affect"?

MR. RICE: I'mreally not going to
debate this with you right now.

MR. HESS: Yeah, | can see that.

MR. RICE: Because we have testinony
that we want to get into with this hearing.

MR. HESS: Sure.

MR. RICE: And | understand that
you' re concerned about that decision, but

I'm trying to be consistent, because if
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you're at 2,000 feet and you're permtted
i n, then what about 2,200 or 2,500 or
3, 0007

Where do we -- |'m just follow ng what
the courts have said.

This is pretty nmuch a bl ack-and-white
| ssue once you get beyond, I'll say, a
t housand feet, in that area, unless you
have sonmet hi ng over and above that inpacts
you over and above what everybody else in
the community is inpacted by traffic, et
cetera. It's got to be sonething over and

above that.

MR. HESS: Okay. | understand, |
guess. For the record, I'd like to say
that | believe | am affected and that ny
under st andi ng, |'m not an attorney.

But in reading the court ruling that
I's applied by other attorneys, that
di stance is not the sole definer of who is
an affected versus a non-affected party.

MR. RICE: Okay. Thank you.

MR. HESS: Thank you.

MR. RICE: Okay. Does the board have
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any questions?

THE PRESI DENT: |If any of the people
that came in after we started are party or
considering party status, you m ght want to
i dentify yourself to M. Rice in that he
did do a roll call.

MR. RICE: Okay. So just tell us who
you are.

MR. HYMEL: AIl right. 1'm Ted Hynel.
| was just a little |ate.

MR. RICE: Thank you.

MR. HYMEL: Happy to be here.

MS. LUTZ: Cheryl Lutz, L-U-T-Z, 13
Forrest Lane.

MR. RICE: Spell your |ast nane again.

MS. LUTZ: Lutz, L-U-T-Z.

MR. RICE: Hold on a mnute. You're
not on any list that | have.

So is this the first time that you've
been here?

MS. LUTZ: It is, yes.

MR. RICE: It is.

MS. LUTZ: | have three children, and

' m quite busy, and | work.
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THE PRESI DENT: But you wish to be a

party?

MS. LUTZ: Absolutely.

MR. RICE: MWhat is your address?

MS. LUTZ: 13 Forrest Lane.

MR. RICE: Say it again, please.

MS. LUTZ: 13 Forrest Lane.

MR. RICE: Forrest Lane. Okay. All
right.

M . Broseman, any objection to Ms.
Lutz?

MR. BROSEMAN: Going by the address

she gave, | think that's in between sonme of

t he other people | didn't object to, so |
don't object.

MR. RICE: Okay. Thank you.

MR. BROSEMAN: She is in Tredyffrin,
would like to note for the record, |
bel i eve.

MR. RICE: Yes, | believe she said
that. So --

MR. SAREEN: So | canme in |late, but
t hought you said ny nane at the end.

Anuj eet Sareen?
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MR. RICE: Sareen, yes, you're good.
Thank you. Okay.

M. Marlier, any questions about any
of the parties now? | think we have, ['I]
circulate a master list with contact info
after tonight.

MR. MARLI ER: Thank you, M. Rice. |
have no questi ons.

MR. RICE: Thank you.

M. Broseman, are you ready to
proceed?

MR. BROSEMAN: Yes.

MR. RICE: All right. Call your first
W t ness.

MR. BROSEMAN: Rob Lanbert.

And just a matter of housekeepi ng,
could we have the screens on? M. Lanbert
I's going to put up the exhibits on the
screen.

And | have some hardcopi es of
exhibits, if people wish them but we'll
use the screen, and if anybody wants a copy
either now or at the end, I'll be happy to

hand t hem out .
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Robert Lanbert, Jr. - Direct 23

MR. RICE: Okay. Well, if you have
har dcopi es for the board, that would be --

MR. BROSEMAN:  Okay.

MR. LARKIN: Seeing A-5, | assune you
guys are going to mark and introduce it. |
think we only have through A-4 on the
website right now.

Coul d you get copies of any additional
exhibits over to Peggy, and we'll get them
upl oaded for everybody else at the end of
t he nmeeting?

MR. BROSEMAN: Yes. | don't know if
they'll be up by the end of the neeting,
but tonorrow.

MR. LARKIN: Sometime after the
meeti ng.

MR. BROSEMAN:  Yes.

' m going to go ahead and hand out
copi es.

APPLI CANT'" S EVI DENCE
ROBERT N. LAMBERT, JR.,

havi ng been first duly sworn, was exam ned and
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Robert Lanbert, Jr. - Direct 24

testified as foll ows:

THE W TNESS: Rob Lanbert.

DI RECT EXAM NATI ON
BY MR. BROSEMAN:
Q Rob, we have put up Exhibit A-5. Is
this a summary of your educational and
prof essi onal background?
A Yes. It's nmy CV.
(Applicant's Exhibit A-5 was marked
for identification.)
BY MR. BROSEMAN:
Q And can you descri be your educati onal
and professional background?
A Yes. | have a Bachelor of Science in
Civil Engineering fromthe University of Notre
Dame and a Master of Science in Civil Engineering
fromVillanova University.
| worked in Radnor Township for about

27 years alnost, believe it or not.
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Robert Lanbert, Jr. - Cross 25

In preparation for this, | actually
| ooked at how many projects |'ve done in Radnor,
and we've been involved in over 400 projects in
Radnor Townshi p.

Q And do you have any special experience
with regard to stormwater managenent ?

A Yes. W Master's in Civil Engineering
specializes in stormwvater managenent, and we've
done extensive work with stormnater.

Q Are you a |icensed professional
engi neer in the Commonweal th of Pennsyl vani a?

A | am

MR. BROSEMAN: 1'd like to offer Rob

Lanbert as an expert in civil engineering

and | and devel opnment.

MR. MARLIER: M. Rice, | just have a

f ew questi ons.

MR. RICE: Go ahead.

CROSS EXAM NATI ON

BY MR. MARLI ER:
Q M. Lanbert, you said were you a

| i censed professional engineer. What is your
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Robert Lanbert, Jr. - Cross 26

certification nunber?
A G ve ne ne second. It's PE0O60743.
Q Thank you, sir. s that license in

good standi ng?

A Yes, it is.

Q Do you represent any nunicipalities?
A | do not.

Q So you solely represent devel opers in

t hese kinds of projects?

A. Applicants, yes.

Q And how many single-famly housing
proj ects?

A | nnunmer abl e.

Q You' ve done 400 in Radnor, you say,

you've been a part of?

A Yes.

Q Roughly how many of them were
single-famly projects?

A | woul d say probably, | kind of think
of the inverse, probably 90 percent of them are
related to single-famly projects in Radnor.

Q So about ten percent nultifamly?

A | nstitutional, comrercial,

multifamly.
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Q About how many -- | want to stay with
Radnor here. About how many of those projects

wer e seven acres or nore?

A. G ven the size of parcels in Radnor
Township, | could Iimt it probably to, you know,
let's call it ten.

| don't know a specific nunber, but

there's a limted nunber that are over seven

acres.
Q So roughly ten?
A Roughly ten.
Q And roughly, out of the 400 projects,

how many were construction of over 30 honmes?

A | don't believe any.

Q As you know, because of, I'Ill call it
Ham I ton-1, the first conditional use, obviously
stormwvat er was an issue during that, those
heari ngs.

Have you done any projects out of
t hose 400 with nore significant stormnater
I ssues?

A Yes. We've done |larger projects with

| arger anounts of inpervious coverage and

st ormwvat er managenent controls.
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Q Can you state sone of those projects?
A. Cabrini University, we've done
extensive projects with dormtories, parking
structure, driveways, a gym addition.
MR. MARLIER: M. Rice, | don't have
any further questions.
MR. RICE: Okay. So we're just
qualifying M. Lanbert as an expert
wi tness, and he certainly neets the
standard in this state as an expert w tness
based on his background and experience, and
so he'll be accepted as an expert in, |
think you said, civil engineering and | and
devel opnent, M. Broseman?
MR. BROSEMAN: Yes.
MR. RICE: Okay. Proceed on.
MR. BROSEMAN:. Thank you.

DI RECT EXAM NATI ON ( Conti nued)
BY MR. BROSEMAN:
Q Rob, for the record, were the civil
engi neering plans that acconpani ed the

condi tional use application prepared under your
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supervi sion?

A. Yes, they were.

Q And were the civil engineering plans
for conditional use plan one, as we're calling
it, also prepared under your supervision?

A. Yes, they were.

Q |'d like to nove on to sone general
topics regarding the |ocation of the property,
surroundi ng | and uses, zoning, and things of that
nat ure.

Could we nmove on to Exhibit A-6, and
"1l hand out copies.
(Applicant's Exhibit A-6 was marked
for identification.)
BY MR. BROSEMAN:

Q Can you descri be what this Exhibit A-6
I's and then describe the |ocation of the property
and the surroundi ng area?

A Yeah. A-6 is an aerial imge with
some overlays and notes on it prepared by
G acken, Thomas, Panzak.

At the bottom right-hand corner you
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can see the north arrow. The north is actually,
true north is up in the upper |eft-hand corner.

For purposes of description though,
" m going to call north the top of the page, just
for ease of description.

So in the center of the page is an
overlay on the aerial imge of the proposed
devel opnent .

So you can see the green area with the
brown buil dings, that is an overlay of the
proposed plan on the aerial i mage.

Ri ght above that is an additional
overlay of the St. Honore devel opnent, which is
currently under construction, of 14 single-famly
homes that was recently approved, hence why it's
not on the aerial image.

So going fromthe lower left to the
upper right, you can see Lancaster Avenue, and
going from about the m ddle of the page off to
the mddle of the left is Od Eagle School Road,
just for orientation.

From the bottom | eft-hand corner to
the mddle of the top of the page is the SEPTA

railroad, the Antrak railroad.
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Goi ng roughly in the m ddle of the
page, right under the letter "A, " is Eagle Road,
and that goes straight down.

So I'm going to use the proposed
devel opment as kind of an anchor in ny
descri ption.

If you | ook just bel ow that between
t he proposed devel opnent and Lancaster Avenue is
the Eagle Village Shopping Center.

So there's a shopping center adjacent
toit, just at the bottom to the south of the
| mage, the proposed i mage.

Wor ki ng around in a clockw se
direction fromthat point, you have the
properties of Forrest Lane going off on a, toward
the lower left, residential properties, and then
you see the word "Grant Lane."

Grant Lane, that's actually the
township line. The mddle of G ant Lane is
actually the township line for Radnor and
Tredyffrin, as everyone tal ks about, where we are
proximte to the township |ine.

So there are single-famly residences

that abut the left side of the property al ong
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Grant Lane.

Then you have Staffford Avenue goi ng
across the top of the proposed devel opnent going
left to right.

And as |'ve described, you have the
St. Honore devel opnent, which is a single-famly
devel opment in R-4 which was just recently
devel oped.

And t hen going over to the corner, you
can see sonme single-famly residences on the
north side of Strafford Avenue.

That's kind of a recent, relatively
recent anyway, a devel opnment of single-famly
homes around a | arger existing hone.

In the upper right corner, kind of
catty-corner fromthe site, you can see the
Strafford office conpl ex.

There's a very simlar office conplex
across Strafford Avenue just to the east. So
just to the east of the site is a large office
conplex to the east.

| would note just to the east or right
of the office conplexes is a density nodification

devel opnent that was built known as Villa
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Strafford.

| believe the name of the road or the
drive that they have nowis also Villa Strafford,
so that is just off to the right. There's a

density nmodification devel opnment there.

Q s that townhonmes in that devel opnment ?
A Yes, they are townhonmes in Villa
Strafford.
Q l'd like to go to our next exhibit,
pl ease, A-7.

(Applicant's Exhibit A-7 was marked
for identification.)
BY MR. BROSEMAN:

Q As with the |last exhibit, can you
explain what this exhibit is and then descri be
what it shows, please?

A Yes. This is Exhibit A-7, again
prepared by d acken, Thomas, Panzak. This is a
hybri d zoni ng pl an.

| say "hybrid" because there's a dark
line with two dashes going fromthe top to the

bottom of the page about a third fromthe left,

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Robert Lanbert, Jr. - Direct 34

and that is approximtely the township Iine.

So to the left of that is Tredyffrin
Township. To the right of that is Radnor
Townshi p. Both zoning maps were kind of seamed
t oget her at that point.

This plan is in the sanme orientation
as A-6, so Lancaster Avenue kind of goes from
the bottom | eft across to the kind of upper
right.

The railroad again is off, comes off
the top of the page there, the mddle of the top
of the page under "A" and then goes down to the
bottom, bottom left.

The property is identified in the
center, roughly the center of the plan, Ham | ton
Trust Site.

Again, going directly to the north you
can see where the St. Honore devel opnent is
i dentified. There's an outline of where that
devel opnent is.

So I'I'l start off in kind of the sane
orientation of the zoning. So going toward the
bottomr of the page fromthe site is Eagle

Vil l age.
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That is a C-2 zoning district that
abuts the property all the way along the,
predom nantly along the bottonm property line or
sout hern property sign.

The green, including the Ham I ton
site, i1s zoned R-4 in Radnor Township. So you
can see the R-4 includes the property.

And then all the properties al ong
Grant Lane are also R-4, along with the
properties to the north of Strafford Road.

So Strafford Road goes straight again
across the top of the Ham lton Trust site. Those
properties are all R-4. Again, that's the green
color on this plan.

Q Staffford Avenue, you nean?

A. Strafford Avenue. |'m sorry. And
t hen going again catty-corner to the site is the
Strafford office conplex. That is the CO zoning
district.

And then crossing Strafford Avenue to
the bottomris the Strafford office conmpl ex and
the farmers market and the Strafford Shopping
Center are all in the PD zoning district.

"1l note the Villa Strafford site,
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while still in Radnor, was an R-4 zoning
district.

Goi ng across to Tredyffrin, it was, |
believe, R 1 -- no, I"'msorry. | believe it was
the R-2 district.

" m not sure of the colors there,
they're a little bit off, but a residential
zoning district on the other side of the township
i ne.

Q And now | want to turn to the existing
conditions of the property. W have an existing
condi tions plan at Exhibit A-8?

A That is correct.

(Applicant's Exhibit A-8 was marked

for identification.)
BY MR. BROSEMAN:

Q And is this, as | hand this out, was
this one of the sheets of the original
condi tional use plan that was submtted with the
t ownshi p?

A Yes, it was.

Q For the record, this was sheet two of
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14 of the original conditional use plans?

A That is correct. It was A-8.

Q And we're calling it A-8 here for
conveni ence, but referring to this plan, would
you describe the existing conditions on the
property?

A Yes. So this is the sanme orientation
as the previous exhibit with north in the upper
| eft-hand corner. The existing conditions on the
site contain several structures or many
structures.

There were six dwelling units on the
property, various outbuildings, greenhouses,
driveways, sw nm ng pool, pool house, all related
to the property, if you |ook at the corner of
Strafford, again Strafford's at the top of the
page going left to right and Eagl e Road, going
top to bottom, on the right-hand side.

Then we have in the bottom | eft-hand
corner is 18 Forrest Lane, which is a
single-famly residence that fronts Forrest Lane
that is proposed as part of this devel opnment.

The existing property from an

el evation standpoint is relatively flat.
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There is a, kind of a high point

t hrough the, about a third from Eagl e Road,
there's a high point that runs across the
property and drains to Eagle Road, and the main
property drains really to the bottom | eft-hand
corner and out to Forrest Lane as the existing
contours show on the property.

Q And are there any stormwater
management facilities on the property currently?

A. There are no stormwvater managenent
facilities, aside fromsome small contai nment
facilities.

Q And are there sidewal ks on the
frontage of the property on either Strafford

Avenue or Eagle Road?

A There are no sidewal ks on either
front age.
Q And what is the status of this

property regardi ng connection to public water and
public sewer?

A The property has both connections to
public water and public sewer.

Q Does the property contain any

wat er cour ses, streans, fl oodplains, or steep
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sl ope areas?

A It does not. There's a small area of
sl opes that are within the right-of-way of Eagle
Road, when they cut Eagle Road. Aside fromthat
smal|l area, there are no steep sl opes.

Q And that area you just nentioned,
woul d you characterize that as a manmade or a
nat ural area?

A It was a manmade area. It's pretty
cl ear when they cut in Eagle Road that the bank

al ong the edge of the road was created.

Q And did | hear you correctly, | may
have m ssed it, is that in the right-of-way for
the road?

A Yes, it is.

MR. BROSEMAN: | want to go over the

subm ssion of the application and reviews
and responses and things of that nature.

We nmentioned that there was an
original conditional use application, and
| should note, we started out at Exhibit
A- 2.

| had reserved Exhibit A-1. | have a
full set of that that I'd like to mark for
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t he record.

| think it's on the website, | had
heard already, but | can hand that to you,
M. Rice, if you want it at this tinme or at
another tinme. |It's a big, thick --

MR. RICE: This is the full set of
pl ans?

MR. BROSEMAN: Full set of plans and

the rel ated docunments that were filed in

May of --
MR. RICE: So it's the application?
MR. BROSEMAN: The application, yes.
MR. RICE: Ckay.
MR. BROSEMAN: | just wanted that to
be A-1.
MR. RI CE: Well, let's make it A-1. I

have some of that already. Let's identify
what we're marking al so.

(Applicant's Exhibit A-1 was marked
for identification.)

MR. BROSEMAN: Okay. | was going to
call this collectively A-1. The top of it
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Is a cover letter that | prepared dated
May 24, 2023.

It was addressed to M. VWhite, the
t ownshi p manager. | believe | had been
advi sed that that's who | should file the

application wth.

And it says that we were filing a
conditional use application, and it lists
out all of the itens that we were filing,

so this package includes all of those
I tens.

Woul d you like me to read all the
items, or it's just in the letter?

MR. RICE: Well, why don't we do this?
Let's just mark it collectively as A-1 as
t he conditional use application.

MR. BROSEMAN: That's right.

MR. RICE: Wth all the supporting
docunents and plans that are required as
part of the application.

MR. BROSEMAN: That's right. And |
would like to note one thing. | think we
stated it in the application.

But the cover of the application says
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it's a zoning hearing board application
subm ttal.

We contacted the township
adm ni strative staff and asked if there was
a conditional use application form

They advised us there was not, we
shoul d use zoning hearing board application
form

But this is obviously a conditional
use application to the board of
comm ssi oners.

Noah, do you have a copy of this?

MR. MARLI ER: Not that copy. | have a
copy, nhot that copy.

MR. RICE: M. Broseman, do you have a
third copy that we could nmake avail able for
t he public al so?

MR. BROSEMAN: Yes. And we can al so
make arrangenments, if it isn't on the
website, to have it on the website.

MR. RI CE: Ckay. Well, | think it
woul d be good to have a paper copy here for
the residents, anyone that wants to cone in

and take a | ook.
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MR. BROSEMAN: |'mr going to hand you
anot her one of that.
BY MR. BROSEMAN:
Q So after the subm ssion of that
package on May 24, 2023, M. Lanbert, did you
recei ve any reviews of those plans fromthe

townshi p consul tants?

A Yes. We received three reviews.
Q And do you recall when that was?
A Yes. August 1st, 2023, we received a

letter from Gannett Flem ng, the township
engi neer.

Then August 1st we have a letter from
G lnmre & Associates. That is the township
traffic engi neer.

And on the same date we have a letter
from-- 1I'"msorry. On July 29th we have a letter

from Rockwel | Associates, the township arborist.

Q And | have marked each of these
letters. A-9 A and |I'll hand up copies, A-9 A
Is the Gannett Flem ng letter; is that correct?

A That is correct. And Bis the Glnore
letter, and A-9 Cis the Rockwell letter.
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(Applicant's Exhibits A-9 A through

A-9 C were marked for identification.)
BY MR. BROSEMAN:

Q And technically, A-9 B, the Gl nore
|l etter, as you called it, was in the formof a
menor andum; s that correct?

A Yes, that is correct.

Q And 1'll go ahead and hand out sone
copi es of those.

MR. RICE: M. Broseman, before you

conti nue on, these three exhibits were all

previously marked the first night we net,

August 10t h, 2023, by me as board exhibits.

MR. BROSEMAN: OCkay. | didn't
remenber that.

MR. RICE: They're in the transcript
fromthat night.

So B-1 is the Gannett Flem ng review

| ater dated 8-1-23; B-2 is the Glnpre &

Associ ates |letter dated 8-1-23; and B-3 is

t he Rockwell Associates |letter dated

7-29-23.

And marked B-4 was your, M. Broseman,
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your continuance request at that tinme of

8- 9- 23.

So it's just not an issue. | just
want to make sure we have it. They're all
way back in the record the first night.

MR. BROSEMAN: | appreciate that
clarification.

BY MR. BROSEMAN:

Q M . Lanbert, after receiving those
reviews and nmenoranduns, did your office submt
revised plans in response to those reviews, along
Wi th response letters to the township civil

engi neering and traffic consultant?

A Yes, we did.

Q And do you renmenber when that was?

A Sept ember 18th, 2023.

Q And |I'm going to direct your attention
to A-10.

(Applicant's Exhibit A-10 was marked

for identification.)

BY MR. BROSEMAN:

Q Is this a copy of the revised
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engi neering plans that were submtted?

A Yes, it is. And just for the record,
A-10, it was, it says sheet one of 14 is the
cover sheet, and we resubmtted sheets one
t hrough nine of that set.

Q Did these plans address many of the
comments that were made in the review letters
t hat we had submtted?

A. Yes. They addressed sone of the
coments. We also included two response letters
that were A-11 A and A-11 B.

A-11 A was the Site Engineering
Concepts response |letter dated Septenber 18th,
2023, in response to the Gannett Flem ng review
letter.

A-11 B was again a Site Engi neering
Concepts letter dated Septenber 18th, 2023,
addressing the Glnore letter.

(Applicant's Exhibits A-11 A and A-11

B were marked for identification.)

BY MR. BROSEMAN:
Q And for the record, is this a copy of
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A-11 A and A-11 B?

A Yes, it is.

Q And here is A-11 B?

A Yes, that is correct.

Q 'l go ahead and hand those out.

And coul d you describe in general how these
letters --
MS. AGNEW. Hold on one m nute.

(Di scussion off the record.)
MR. RICE: Go ahead, M. Broseman.
MR. BROSEMAN: Go ahead?
MR. RICE: Yes.
BY MR. BROSEMAN:
Q M. Lanbert, could you describe in
general, | won't have you go through them point
by point, but in general how do these letters
address the coments that have been received from
the township's civil engineering and traffic
consul tants?
A So we received the letters as a review
| etter from August 1st, as you can see fromthis

resubm ssion in Septenber 18th.
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We responded to the zoning and | and
devel opnment the way they organized the letters.

We organized it with kind of sections
of coments where it's kind of zoning comments,
| and devel opment questions, and then nore kind of
detail ed plan-oriented details.

We answered the zoning and subdi vi sion
and | and devel opnent comments with either further
gquestions trying to inquire, probe some of the
gquestions they were asking, and then sone of the
nore plan-related items we actually said we'l]l
conply for many of those itenms, just because we
were waiting, hoping to have additional dial ogue
before we cleaned up the, kind of the smaller
housekeepi ng itens.

Q And did sone of the responses and sonme
of the comments relate to how certain ordi nance
provi sions would be interpreted?

A Yes, that's correct.

Q And you set forth information in
reference to other code provisions that perhaps
weren't nmentioned by then?

A Yes. As we'll talk about tonight,

there's kind of conmplexity in the code and many
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different sections that apply, sone superseding
others, and that's what we tried to clarify in
that letter.

Q And since submtting the responses and
the revised plans on Septenber 18, 2023, did you
ever receive a response to the revised plans and
t he responses or clarifications to the township
engi neering consultant's coments?

A We have not received any written
responses to our Septenber 18th letters.

At the, | believe it's the January 3rd
pl anni ng comm ssion neeting, we did receive sone
verbal coments back from township staff and

consul t ant s.

Q And that was January 3rd, 2024?
A. That is correct, yes.
Q And you nmentioned you didn't receive

coments to the response letters.
| assune you also didn't receive
coments fromthe revised plans?
A We did not, no.
Q But at January 3rd, 2024, there was
| ssues di scussed by the planning comm ssion, and

f eedback was given on sone of the issues at that
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time?

A Yes.

Q Based on the feedback that you
received at the January 3, 2024, planning
comm ssion, have further revisions been made to
t he conditional use plans?

A Yes. The updated -- the plans
I ncl uded additional response letters. W also
updated the stormwater managenent cal cul ati ons.

Q And |'m going to hand up Exhibit A-12,
and we al so have Exhibit A-13.

(Applicant's Exhibits A-12 and A-13
were marked for identification.)
BY MR. BROSEMAN:

Q Is A-12 a set of the revised
condi tional use plans?

A Yes, it is.

Q And A-13 would be the revised
stormwater report, kind of based on the revised
plans in Exhibit A-12?

A That is correct.

Q And A-13 is the revised stormnater
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management report; is that right?

A. That is correct, yes.

MR. BROSEMAN: Now, it's quite
|l engt hy. We only have three copies of this
with us at this time. W can provide
additional copies at a future date if
t hat's okay.

So, like we did before, shall I, M.
Rice, give two to you, one for your record,
one for the public, and I'l|l give one to
M. Marlier? Wuld that be okay?

MR. RICE: Yes, that's fine.

BY MR. BROSEMAN:

Q And when you prepared these, are there
al so suppl enental response letters that acconpany
t hese plans?

A Yes, there are.

Q And - -

MR. RICE: M. Broseman, let's just
stop for a mnute here. | don't know if
you want to identify these any further.

Just going back to A-13, this is, just
so we have this for the court reporter,

this is the post construction stormaater
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managenent analysis for Ham |l ton Estate
dated May 15th, 2023, revised January 31st,
2024.

MR. BROSEMAN: That's right. M.
Lanbert put that cover up on the screen.

MR. RICE: Pardon me?

MR. BROSEMAN: M. Lanbert put that
cover up on the screen.

MR. RI CE: Oh, oh. Ckay. I '"mr
shuffling the paper here. Okay.

| just want to identify the revision
dates of everything you're submtting so
it's clear what's being passed around,
because we have sonme other parties here
that aren't getting copies right now, but
we need to get copies to the other parties
when it's time for themto ask questions.

MR. BROSEMAN: Absolutely. We'I| get
t hem what ever they need.

And for the record, A-12 is dated
May 18, 2023. This is revision nunber two
dated January 29, 2024.

THE W TNESS: And just for clarity,

it's a set of sheet one of 17, and sheets
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one through 12 are included in this
subm ssion or exhibit.

MR. BROSEMAN: And those are the
engi neering plans?

THE W TNESS: That is correct.

MR. RICE: So you're only revising one
t hrough 127

THE W TNESS: Correct. An additional
wi tness will be providing the other
exhi bit.

MR. RICE: Ckay.

MR. MARLIER: |I'm sorry. Just to be
clear, that's A-12 we're discussing?

THE W TNESS: Correct.

MR. MARLIER: So A-12, it says sheet
one of 17, but there are 12 pages submtted
here?

THE W TNESS: Correct. On the cover
sheet, you can see there's a draw ng
schedul e, and one through 12 are
Identified, with the remai nder being
crossed out.

MR. MARLI ER: Okay.
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BY MR. BROSEMAN:

Q And the remai nder are sheets in the
pl an set that are prepared by another firn is
t hat correct?

A That is correct.

Q And | was nentioning that we have the
suppl emental response letters that were to
acconpany these plans, and we've marked those, as
we did with the first responses, using A and B,
so can you identify A-14 A and A-14 B?

A. Yes. A-14 A is a suppl enental
response |letter dated January 31st, 2024, for the

Gannett Flem ng review letter.

Q And B, A-14 B?
A s a January 31st letter from Site
Engi neering Concepts. It's a supplenmental letter

addressing the G| nmore menorandum revi ew.

(Applicant's Exhibits A-14 A and A-14

B were marked for identification.)

MR. RICE: So these two, A-14 A and
A-14 B, are additional responses to the

original 8-1-23 Gannett Flem ng review
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| etter and the 8-1-23 G | nore nmenorandun?
THE W TNESS: Yes, that is correct,
and they supplenented the Septenber

response |etters.

BY MR. BROSEMAN:

Q Ckay, Rob. Turning to the proposed
devel opnent, you've gone over the |ocation of the
property, the surrounding area, the existing
condi tions.

We' ve gone through the subm ssions
t hat were made and the responses and revisions
based on feedback, and now I'd |ike you to focus
on Exhibit A-12 and descri be the proposed pl an.

A So Exhibit A-12 consists of 12 sheets
that is part of the exhibit. The first sheet,

t he cover sheet, and I'll go through the first
coupl e plans quickly, because we tal ked about
t hem

The second sheet would be the existing
conditions plan. The third sheet was a
dermolition plan.

And then we get to the fourth sheet,
which | think everybody is waiting for. |It's the

proposed | ayout plan, a record plan.
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This plan again, the orientation,
Eagle Road is on the right-hand side going from
the top to the bottom.

Strafford Avenue is going left to
right at the tope of the page.

Grant Lane is just, |I'm showing it's
off to the left-hand side going top to bottom.
The shopping center is just to the bottomr of the
page.

So generally what's shown as the brown
color on this plan are the proposed townhonme
units. The gray area are driveways. The tan are
wal kways.

There's two different shades of green
on this. There's a darker green that's open
space and the lighter green is just really other
green areas or | andscaped areas.

One bigger, nore significant change on
this plan, if you note that the, and | believe
M . Houder tal ked about it the other evening, was
18 Forrest Lane is now proposed to be part of the
devel opnent fully, that we would renpve the
existing dwelling there and incorporate that into

this property, and that was in response to sone
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communi cations with the residents.

So starting at Staffford Avenue and
Eagl e Road, there's actually a sidewal k that's
proposed along the entire frontage. |'ll work ny
way out and back in again.

There's sidewal k that doesn't exi st
today that's proposed along the entire frontage
of Strafford and Eagl e Road.

We have two driveway entrances on
Strafford Avenue roughly in a horseshoe shape,
and then there are groupings of the townhouses
goi ng around the horseshoe driveway.

Q And what's the width of that driveway?

A Twenty-eight feet. There are
extensive stormwater managenent facilities
proposed.

You can see on this plan there are
dashed lines, and I'll kind of start off to the
ri ght-hand side closest to Eagle Road.

So it is between unit nunmber one,
which is in the bottom right-hand corner, and
unit 38, there is a dashed rectangle which is a
proposed stornmwater managenent system

Crossing the driveway, again there's a

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Robert Lanbert, Jr. - Direct 58

dashed line that's underneath the front parking
spaces that are shown with a striped area

adj acent to the driveway. That is a stormwater
management facility.

Going to the other end of the row of
units 25 through 28, the closest unit, 25, is
anot her subsurface stormwater facility, and then
behi nd units 13 through 15 is a triangul ar
stormwater facility.

And then out on 18 Forrest is an
addi tional stormwater facility that we have

I ncl uded on that parcel.

Q And this plan has how many townhones?

A. Thirty-ei ght townhones.

Q And you nmentioned the col or green, the
col or green on the screen, the shade, | can tell
the difference. | think on the paper copies

they're clearer.

But can you describe the darker green
| would call in the center of the site? |1s that
what you're counting as the required common open
space?

A. That is correct. So the darker green

area in the center of the site, there's a note in
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the m ddl e that says 26 percent open space,
84,807 square feet, and so that was the open
space, the required open space.

There is also in the zoning table, and
we'll get to that in nore detail, identification
of the required open space of 25 percent. The
26 percent i s proposed.

And then in that zoning summary table
it also identifies that there's 7.9 percent of

st or mvat er under neat h t hat basi n.

Q And anot her professional prepared it,
but there will be a significant amunt --
prepared the plan, | mean to say. There will be

significant amounts of | andscaping provi ded?

A Yes, there will be an extensive anount
of | andscapi ng.

Q And you may have nmentioned it, | may
have m ssed it, but was a connection, pedestrian
connection added between the property to the
Eagle Vill age Shopping Center to the south?

A Yes. In between units four and five,
there's a proposed wal kway which will connect the
si dewal k al ong the driveway, an internal driveway

of the site to the Eagle Village Shopping Center.
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Q Now, this proposed devel opment wll be

a planned community under the Pennsyl vani a

Uni form Pl anned Community Act; is that correct?
A That is correct.
Q And there's a note to that effect on

t he plans?

A Yes, in the upper right-hand corner,
there's general notes, and it's note nunmber one.

Q And did the conditional use
subm ssion, or Exhibit A-1, did that include an
initial draft of the Declaration of Planned
Community for the proposed planned community that
would ultimately be recorded in the Del aware
County Recorder of Deeds Office?

A Yes, it did.

Q We're going to be focusing on the
zoni ng ordi nance standards for a conditional use
for a density nodification devel opnment in the R-4
residence district next.

Before we get into those specifics,
can you confirmthe other types of reviews and
approval s that would be required for this project
after it goes through the conditional use stage?

A. After the conditional use stage, we
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wll need, as far as the township, a prelimnary

and a final |and devel opnent revi ew phases and

approval s.

As part of those, we'll go to the
shade tree comm ssion. W will have consultant
reviews. We will have additional details

provi ded and additional reviews of those plans.

W will have outside agency approvals
with an NPDES permt, the National Pollution
Di scharge Elimnation System that's required
when you di sturb over an acre.

It is a permt that's issued through
t he Del aware County Conservation District, which
will review and approve the plans for the
st ormwat er managenment and the erosion and
sedi ment control.

There will be the Departnment of
Envi ronmental Protection for the planning nodul e
review, so for the sanitary sewer. That will be
revi ewed and approved as part of the process.

Q And in addition to all of that, then

t he townshi p has various permt reviews and
permts that nust be issued?

A. Yes. Once we're through the process,
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get through the final plan approval, then we can
submt our gradings.

Cbvi ously, there's going to be
buil ding permts associated with this also, but a
grading permt wll be required to be reviewed
and approved.

Q And as you nentioned, stormnater
management, erosion and sedi nentation control, so
reviews by both the township and the Del aware
County Conservation District.

Does that cover the stormwater issues
t hat would arise during the construction and then
after the construction is conpl eted?

A. Yes, both during and post devel opnent
stormwat er controls.

Q | want to turn now to the specific
zoni ng ordi nance provisions that are applicable
to this conditional use application, and you
I ndi cated, and as we know, this property is in
the R-4 Residence District.

Can you confirm that density
nmodi fi cati on devel opnment is permtted in the R4
district by conditional use?

A. Yes. Section 280-29 B st ates: The
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foll ow ng uses, only when authorized as a
conditional use by the board of comm ssioners,
and |I'l|l paraphrase sone of these.
Subpar agraph one is: Density

nmodi fication devel opment, in accordance with the
requi rements of Article Xl X, density nodification
devel opnment .

Q And is Article XI X of the zoning
ordi nance found at Code Sections 280-90 to
280- 1007

A. That is correct, yes.

Q We're going to run through nost of
t hose provisions, and we're going to generally go
In order, but we're going to try to foll ow order
numerically, but we're going to try to also, the
way the code is witten, there's sort of a
| ogi cal order, so we're not always going to go in
numeri cal order.

But turning to Article Xl X, Code

Section 280-92, which, anmong other things,
confirms which zoning districts permt density
nmodi fication devel opnents, can you descri be
t hose provisions and how the plans conply with

t henf?
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A Yes. So 280-92 A(4) says: In the R-4
districts, the mninmumr tract size nust be at
| east five acres, and |'m going to pause on sone
of these, just to reference the plan.

So in Exhibit A-12, sheet four, on the
| eft-hand side there's a zoning summary. In that
zoning summary, the top line is the tract area
size. The requirenment is five acres. W have
7.487 acres.

And then it says: The density shall
be a maxi mum of five and a half units per acre.

About hal fway down that table, the
maxi mumr density is identified as five and a half
units per acre, which would allow 41 units.

In the proposed, we have 5.08 dwelling
units per acre, with 38 units proposed.

There shall be no buildings within
40 feet of an existing right-of-way line. So
again, using Exhibit A-12 --

Q Let me interrupt you. The ordi nance

says existing street right-of-way line; is that

correct?
A. Yes, that 1s correct.
Q Sorry to interrupt.
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A That's okay. Sheet four, so both in
the plan view, you can see the 40-foot di mension
fromthe existing street right-of-way |ine,
there's a dashed line identifying that 40-foot
limt and the dinmension fromthe existing street
right-of -way.

And again, in the table, there is the
m ni mumr set back, and it says from existing street
right-of-way. The requirenment's 40 feet. W
have a m ni mum of 51 feet.

And then the last part of the section
says: And 25 feet from any adj acent property
i ne.

So again, the plan view shows a dashed
line with a 25-foot dinmension fromthe property
line, and this is also included in the table
under the setbacks, which is 25 feet required and
30 foot proposed.

Q So that 25 feet is for the property
| ines that don't adjoin Staffford Avenue or Eagle
Road?

A That is correct.

Q Turning to Code Section 280-93, the

use regul ations for density nodification
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devel opnent, please descri be these provisions and
how t he plans comply with them

A. So under 280-93 A, it says:
Townhouses shall be authorized only when
constructed, owned, and operated under single
ownershi p or under the Pennsylvania Unit Property
Act .

As we nentioned, it is a planned
community. We've included the docunents as part
of A-1.

Section 280-93 B, it says, again this
wi ||l be kind of broken up again: Not nore than
ei ght townhouses shall be attached in a single
group.

And so | ooking at A-12, sheet four, we
have one section of buildings which is six units,
it is the largest, so it's under that eight-unit
limt.

And then continuing it says: And each
group of townhouses shall be separated from each
ot her group by at |east 20 feet.

And so again, using A-12, sheet four,
you can see that we actually have a m ni num of

30 feet separating each group of buil dings.
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It says, continuing the code section,
It says: No nore than two contiguous townhouses
i n any group may be constructed in |line, and each
t ownhouse shall have at | east one plan el ement on
any floor which projects or recedes within the
wal | plane of the facade a m ni numr di mensi on of
two feet.

So all of our units actually stagger
two feet, so we have a stagger to each unit, as
one unit is either ahead or behind the other unit
by two feet.

Q And you can see that on Exhibit A-12,
sheet four?

A That is correct. And then 280-93 C
says: For purposes of this article, townhouse is
defined as a single-famly dwelling consisting of
two or nore floors, attached to one or nore
simlar structures as part of a unified
devel opnent .

As we tal ked about, it's a planned
community. And then in the upper right-hand
corner of Exhibit A-12 are general notes.

Q You're referring to sheet four?

A Sheet four, yes. | "m sorry. A-12,
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sheet four, in the upper right-hand corner, it
was note three, it says:

Each townhouse shall have at |east two
floors in conpliance with applicable height
limts and shall be occupied as a single-famly
dwelling. So we would conply with 280-93 C.

Q Code Section 280-94 addresses area and
hei ght regul ations, particularly building area
coverage, inpervious surface, and height.

Pl ease descri be those provisions and
how t he plans comply with them

A So 280-94 A says: The building area
coverage and hei ght regul ations of the zoning
district in which the property is |ocated shall
apply, except that the total area covered by
bui | di ng and i npervi ous surfaces, excluding
streets, shall not exceed the percentage of
bui | di ng coverage and i npervi ous surfaces
established for the zoning district plus an
addi tional five percent.

If we go back to the R-4 standards,
it's at 280-30 B under the R-4, that buil ding
area, the requirement of not nore than 30 percent

of the area of each |ot may be occupi ed by
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bui | di ngs.

So if we add the five percent back,
we're permtted 35 percent buil ding area.

And then under 280-30 F, the maxinmum
| mpervious surfaces is 40 percent. Again, we can
add the five percent to that. That's 45 percent.

So going back to A-12, sheet four, the
zoning summary table on the left-hand side, we
have the maxi mum buil di ng coverage of 35 percent
permtted, and 23 and a half percent is proposed.

And then the maxi mum i npervi ous
coverage is 45 percent is permtted and
42.9 percent is proposed.

Q And did you address hei ght?

A Hei ght was, the underlying zoning was
permtted 35 feet. Again, in the zoning summry
table on the left-hand side, you see a maxi nmum
bui | di ng hei ght of 35 feet, and we're proposing
hei ghts that are |less than 35 feet.

Q And woul d these structures exceed
three stories?

A No.

Q This is one of the examples of, |I'm

going to go out of numerical order with the code
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sections and go to 280-91, conmmpn open space.

Can you pl ease describe those
provi si ons and explain how the plans conply with
t henf?

A Yes. So 280-91 A is: Not less than
25 percent of the tract area shall be designated
i n the subdivision or |and devel opnent plan as
common open space.

So going back to A-12, sheet four, |
previously mentioned the darker green color is
open space. |It's identified as 26 percent open
space.

And on that sanme zoning summry table
on the left-hand side, we have the comon open
space of 25 percent required, and 26 percent is
proposed.

The ordi nance section then continues.
It says: Common open space may not include
requi red buffer yards, floodplain, or wetlands.

So the buffered yards, we haven't
gotten to that portion of the code, but buffer
yard is along the residentially-zoned property.

And so along the |eft-hand side on

Grant Lane, and there is, one property remains at
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t he bottomr of the page that's on Forrest Lane.

As you can see from A-12, sheet four,
t he common open space is not adjacent to any of
t hose buffer areas, so that buffer areas are not
I ncl uded.

The ordi nance then conti nues and says:
No nmore than ten percent of the required conmon
open space may be used to neet the plan's
st ormwvat er managenent requirenments, and all
requi red common open space shall be contiguous
unl ess the board of comm ssioners approves
ot herw se.

So when | described the plan
previously, identifying two stormvater managenent
facilities that were under the conmon open space,
the area of those is deducted out.

You can see again in the zoning table
that we have 7.9 percent of stormwater within the
common open space. And then, as you can see on
t he plan, the common open space is all
conti guous.

Q Now, M. Houder nentioned this
earlier, but this was the section that was

changed shortly after the adjudication and
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condi tional use plan one.

s it your recollection that section
previously read in total: Not less than
15 percent of the tract area shall be designated
i n the subdivision or |and devel opnent plan as

common open space?

A. That is correct.
Q So the changes included increasing the
open space requirenent from 15 to 25 percent; is

t hat correct?

A That is correct.

Q And it also regulated how nmuch
st ormwat er managenent, specifically regul ated how
much stormwvat er managenent could be within the
requi red open space where it didn't before; is
t hat correct?

A. That is correct, yes.

Q And t he provision was added: All
requi red common open space shall be contiguous
unl ess the board of conm ssioners approves
ot herw se.

s that right?
A Yes.
Q | think M. Houder testified regarding
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some exanpl es of how the size of the common open
space that's being designated in the central part
of the site here on sheet four of Exhibit A-12
conpares to sonme other famliar |ocations in
Radnor Township for other open areas.

Do you have any further exanple of
this?

A Yes. | think kind of coincidentally
there's a park on Lancaster Avenue, a township
park, Veterans Park, that's al nost very, very
simlar size, | believe it was 1.9 acres, and the
overal |l dinmensions of the open space are very
simlar to what is proposed here.

Q 280-91 B is another provision. Could
you go over that provision?

A Yes. That provision says: Common
open space shall be land which is appropriate and
In suitable condition for recreation, park site,
school grounds, woodl and conservati on, or other
simlar recreation or open space purpose.

So this ground is, the existing
conditions are relatively flat. This will remain
a relatively flat area that will be open.

There's sonme existing trees in that area.
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And so it's very suitable for, you
know, a park-like setting and passive open space
types of recreation in that open space.

Q And you nmentioned previously it's not
constrai ned by features such as steep sl opes,
f1 oodpl ai ns, those types of things?

A That is correct.

Q And 280-91 C is another requirenment.
Can you go over that one?

A. The conmon open space shall be
contiguous to the devel opnent and not be
separated fromthe tract by existing roads.

As you can see on A-12, sheet four,

t he conmon open space is part of the tract, and
It's not separated by existing roads.

Q Conti nuing on, 280-91 Dis still
anot her requirement. Can you go over that
requi rement ?

A. Yes. Consideration shall be given to
t he arrangenent and | ocation of conmobn open space
to take advant age of physical characteristics of
the site and to place common open space within
easy access and view of dwelling units, at the

same time preserving and enhanci ng nat ural
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f eat ures.

Areas set aside for comon open space
shall contain no structure other than a structure
related to outdoor recreational use.

Agai n, using A-12, sheet four, you can
see that the common space is really central to
the site within easy access of all the proposed
units.

We are proposing no structures within
t he conmon open space, and we, the location of
t he conmon open space preserves sonme nmature
trees.

Q And is it in easy view of the dwelling
units, generally speaking?

A Yes. Generally speaking, all of the
units are afforded views in the open space.

Q Continuing on, 280-91 E, can you
descri be that requirenment?

A. Yes. Common open space shall be made
subj ect to such agreenent with the township and
such deed restrictions duly recorded in the
office of the Recorder of Deeds in Del aware
County as may be required by the board of

comm ssioners for the purpose of preserving
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common open space for such use.

And so that was part of the planned
communi ty docunments which will be recorded as
part of this developnment, and it will ensure the
preservation of that conmon open space.

Q And then there's a subsection F.

Coul d you go over those requirenments?

A Yes. Common open space, within the
meani ng of this article, shall consist of a
parcel or parcels of land or an area of water, or
a conbination of |and and water, within a
devel opnent site, designed and intended for the
use or enjoyment of the residents of the
devel opnent or the public, not including streets,
off-street parking areas, and areas set aside for
public facilities.

As described, this is for the
residents of the devel opnent and the access to
the area of |land. W don't have any water.

And it's nmeant for the enjoynment of
the residents and does not include any streets,
It does not include any off-street parking areas,
and it only includes, if you can call them

public facilities, the ten percent, |less than ten
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percent of the stormwater facilities as permtted
by subsection A.

Q And those facilities are underground,
under neath the open space, in any event?

A Yes, that is correct.

Q And woul d they interfere with the use

of the | and above for recreation or open space

pur pose?
A They do not, no.
Q Interestingly, this section indicates

that it could be a parcel or parcels of land to
be the conmmon open space; isn't that correct?

A. Yes, that is correct, but we are going
to have the whole, part of the sane parcel.

Q 280-91 G is another requirenent here.
Can you go over those requirements and how t he
pl ans conmpl y?

A Yes. There shall be a buffer of
25 feet along all property |lines which abut
residentially-zoned districts which shall not
contain any roads, structures, parking areas, et
cetera, and shall be planted in accordance with a
pl an whi ch shall be approved by the board of

comm ssioners at the time of final approval.
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This buffer strip shall not be counted
toward the comon open space.

So, as | described when we were
t al ki ng about subsection A, there is a, using
A-12, sheet four, on the |eft-hand side along the
Grant Lane nei ghbors, there's a 25-foot buffer
t hat goes along that residentially-zoned property
t hat continues out to Forrest Lane, with a
25-f oot buffer going out to Forrest,
per pendi cul ar to Forrest Lane, parallel to the
adj acent nei ghbor.

And then com ng back from Forrest Lane
there's a 25-foot buffer that then goes around
the single residentially-zoned property to the
right of the 18 Forrest Lane property, there's a
25-f oot buffer.

The buffer then stops there 25 feet
past that property line as the shopping center is

not zoned residential and is not required to have

a buffer.
The | andscape plan with the buffer
wi ||l be provided by the | andscape architect.
Q 280-99, and again |I've gone out of

numeric order, but staying with the topic of
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common open space, 280-99 contains requirenments
regardi ng ownership and mai nt enance of the
requi red common open space.

Pl ease descri be these provisions that
are applicable at this tinme to the application
and how this project conplies with those
provi si ons.

A. So 280-99, ownership and mai ntenance
of common open space, A says: Land devel opnent
pl ans shall describe the plan for ownership and
mai nt enance of conmon open space.

Al t hough we're not in | and devel opnment
at this tinme, we have included the draft HOA
docunments or planned comunity docunents, which
I ncl ude the ownership and mai ntenance of the
common open space.

B: The plan shall provide for, one,
dedi cation, which we're not proposing to dedicate
t he common open space; or two, private ownership
and mai nt enance.

So again, we're providing in the
docunments that are A-1 that it would have private
ownershi p and mai nt enance of the open space.

And then subparagraph C says: The
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board of comm ssioners may require dedication,
easenents, and/or deed restrictions covering all
or portions of the conmobn open space and may
require the applicant to provide for and
establish an organization for the maintenance of
t he conmon open space, organized under or simlar
to that required by the Unit Property Act of
July 3, 1968, PL 196, and agree that such
organi zation or the group of unit owners hol ding
undi vided interest in the common open space shall
not di spose of the commopn open space by sale or
ot herw se, except to a simlar organization or
group concei ved and established to own and
mai ntain common open space.

I n determ ni ng whet her the
organi zation described in the plan is adequate,
t he board of comm ssioners shall consider the
type and structure of the organization fromthe
standpoint of its capacity to raise revenue, neet
obligations, and properly maintain facilities.

So again, the planned community wil|l
provi de for the ongoing operation, mintenance,
and ownership of the comon open space.

Q And again, that would be owned as part
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of the planned community and mai ntai ned by the
homeowners associ ati on?

A Yes, that's correct. And then
subsections D, E, F, and G are really not
applicable at this tine. It really is for future
mai nt enance activities.

Q And those provisions, as you
I ndi cated, are not applicable at this tinme, but
Is it fair to say they give the board of
comm ssioners certain authority, if for sonme
reason the conmmon open space wasn't being
mai nt ai ned satisfactorily, which we certainly do
not expect, but those provisions give the board
authority to take steps to address an issue |ike
t hat ?

A. Yes, they do.

Q Goi ng to a new code Section 280-95,
which is entitled site considerations, these
address various itens in kind of a general
f ashi on.

Woul d you pl ease descri be these
provi si ons and how the plans conply with thenf

A. Yes. So 280-95 A says: Every effort

must be made in connection with each subdi vi si on
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and devel opnent plan to avoid excessive earth
novi ng, undue tree clearance, and destruction of
natural features.

The following are priority
requi rements: One, |akes, streans, and wooded
sl opes shall be preserved.

As we descri bed, we do not have any
| akes, streams, or wooded sl opes.

Two: The devel opnent plan nust
specify the means for protecting trees and ot her
natural features during construction.

So sheet, or Exhibit A-12, sheet siX,
I ncl udes the erosion and sedi nentati on contr ol
pl an.

This plan includes tree protection,
fencing, and then erosion and sedi nent control
features during construction.

Three: The |ocation of trees and
ot her natural features nmust be given first
consideration in planning comobn open space,
| ocation of dwellings, wal ks, paved areas, and
fini shed grade | evels.

There's actually -- the commpn open

space provides for the tree canopy, a healthy

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Robert Lanbert, Jr. - Direct 83

portion of the tree canopy along Strafford Avenue
preservation, and then there is a grouping of
trees that project into that open space, and
those are all being preserved.

As | nmentioned before, the grades are

relatively flat on the site. Obviously, there

will be grading in association with the
devel opnment, but it will be kept to a m ninum.
Four: Landscaping shall be regarded

as essential to every devel opnent pl an.

Not only nust natural features, trees,
and sl opes of the site be preserved, but careful
attention nust be given to | andscapi ng of parking
areas and providing for street trees.

M. Panzak will be testifying to the
extensive | andscaping plan and | andscaping that's
bei ng provi ded.

Number five: Seeding, sodding, and
ot her planting shall be applied to stabilize
topsoil on steep slopes and to enhance the
appearance of open space.

As we tal ked about, there are really
no steep slopes on the site.

And then Exhibit A-12, sheet four,
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shows kind of the green area.

And then sheets six and nine, six is
t he erosion and sedi ment control plan, nine is
t he erosion and sedi ment control notes, which
w || address seedi ng and soddi ng requi rements of
any di sturbed areas.

Six: Streetlighting shall not shine
directly into habitable dwelling w ndows | ocated
I nside or outside the devel opnent.

That will also be, M. Panzak w |l be
testifying to the Iighting.

Q This code section tal ks about, and you
covered it, trees and natural features.

There are really no natural features
other than trees on this site; is that correct?

A That is correct.

Q The provision in the preanble doesn't
give any specific standard or any way to judge
this, but there's a reference to avoi d excessive
earth noving, undue tree clearance. Again it
menti ons destruction of natural features.

Coul d you comment on whet her you
believe, in your professional opinion, this would

be consi dered excessive earth noving?
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A | don't believe it's excessive. As

|'ve commented, the site is relatively flat.

There will be some grading to
accommodate the i nprovenments, but there won't
bei ng excessive earth nmoving efforts.

Q And there would be other types of
devel opnment though where there could be nore
excessive earth noving if you didn't have such a
flat topography, for exanple; is that correct?

A Yes, that is correct.

Q And with regard to tree clearance, the
t ownshi p has regul ati ons regarding that, and it

allows for tree clearance is permtted with

certain tree replacenent; is that correct?
A. Yes, that is correct.
Q And M. Panzak will be discussing

that; is that right?

A He will, yes.

Q And you nmentioned that during the | and
devel opment process, projects like this would be
required to go to the Radnor Shade Tree
Conmm ssi on.

I's that where these matters are al so

revi ewed during the | and devel opnent process
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regarding tree clearance and tree replacenent?

A. Yes, it is.
Q 280- 96, code Section 280-96 deals with
utilities. Can you describe these provisions and

how t he plans comply with thent

A. Yes. So this 280-96 says: Every
devel opment under this article shall be served by
sanitary sewers and public water supply.

So the existing property is served by
bot h public water and public sewer, and the
proposed plan, Exhibit A-12, sheet five, shows
t he proposed water and sewer |ines servicing this
property.

So it's really going to service, just
| i ke all the surrounding properties are serviced
by public water and sewer, this proposed
devel opment will be serviced by public water and
sewer.

Q Code Section 280-97 is called yard, |
believe, and it addresses so-called yard
requi rements.

Can you descri be the applicable

provi sions of this section and how the pl ans

conply with thent
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A. Yes. So 280-97, I'm going to skip to
subpar agraph D, because it's nore specific to
this devel opment.

It says: |If a tract is devel oped and
operated under the Unit Property Act of
Pennsyl vania or under any sim/lar form of
devel opment and operation, the m ninmumr side yard
di stances between dwel i ngs or groups of
t ownhouses, in lieu of the foregoing yard
requi rements, shall be 30 feet, and I'nm
par aphrasing, 30 feet in the R-4 district.

So in the sections above, where it
says in lieu of the foregoing yard requirenents,
['"Il just point out that under 280-97 B, it goes
t hrough all of the yard requirenents, the front,
side, and rear yard requirenents.

Q But this section D is saying when
you're under a simlar form of devel opnent to the
Unit Property Act, which is a planned comunity,
this section is saying in lieu of those
requi rements, follow this separation distance
bet ween groups of townhones.

I's that your understanding of this

provi sion?
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A Yes. | would point out that when we
wer e goi ng over provision 280-93 B under use
regul ati ons, there was a specific requirenent
t hat each group of townhouses be separated by
20 feet, where this sectionis alittle bit in
conflict.

So that section says that the groups,
t hat side yard di stances between dwellings or
groups of townhouses were 30 feet in the R-4
district, so we have conplied with the 30-foot
requi rement as the separation distance between
the units.

Q And you nentioned this before, but
t hose separation distances are shown on sheet
four of Exhibit A-127

A That is correct.

Q There was an issue discussed at the
pl anni ng comm ssi on about the rear yard
requi rement, so |'m going to ask you to go to
280-97 B, the ones that you said were essentially
superseded for the building groups under D.

Can you just run through these
requi rements of 97 B?

A Yes. So 97 B(1l) was the front yard,
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and it says:
No dwel ling shall be |ocated | ess than

35 feet fromthe edge of the outside of the curhb,

and again |'ll paraphrase some of these. | would
note that this was not a description as -- let ne
find it -- 280-92(4).

Q A(4)?

A 92 A(4), correct, which required a

40-f oot separation fromthe existing street
right-of-way Iine.

So again, we've used the 40 foot from
the existing street right-of-way versus 35 feet
fromthe curb |ine.

Under 280-97 B(2) under the side yard,
this says: Each side yard shall be 15 feet in
the R-4 district. W used the 25-foot perineter
set back requirement, which exceeds 15 feet.

280-97 B(3) refers to a rear yard, and
It says the rear yard shall be 30 feet in all
di stricts.

Again, the way | read this, it was
superseded by 280-97 D under the requirenents,
but nonetheless, we did receive a review letter

and comments at the PC neeting, the planning
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comm ssion neeting, that a rear yard is required
for the lot, not for the individual units, but
for the lot, the rear yard, and you could pick
whi ch rear yard it was.

We can pick what we were going to
designate as the rear yard. W chose to
designate the Grant Lane side of the property as
a rear yard in this instance. And then --

Q So is that now shown on A-12, sheet
four, as a 30 foot rear yard requirenment on that
property line?

That was sonet hing that was added to
this A-12 based on the feedback received at the
pl anni ng comm ssi on neeting?

A Yes, that is correct. So that, the
| i ne adjacent to Grant Lane has three different
designations to it.

When you | ook at A-12, sheet four, it
has the 25-foot perinmeter setback as required, it
has a 25-foot buffer requirenment, and it has a
30-foot rear yard requirenment identified on the
pl an.

Q And | think it's pretty clear on the

pl ans, but for the record, this proposed plan has
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no accessory structures or buil dings proposed?

A That is correct.
Q 280-98 is another part of the density
nodi fication provisions. |ts heading is housing.

Pl ease descri be those provisions and
how t he plans satisfy those provisions that are
appl i cabl e.

A. 280-98 i s housing, subparagraph A:
Al'l housing shall be designed with regard to
t opography and natural features of the site.

The effects of prevailing w nds,
seasonal tenperature, and hours of sunlight on
t he physical |ayout and form of the proposed | and
use and buil dings shall be taken into account.

As we' ve discussed, the topography,
there's limted topography on the site. There's
limted natural features. W do have sonme trees
t hat we tal ked about, the preservation.

This regi on does not have very strong
prevailing winds. And then seasonal tenperatures
and hours of sunlight, the nodern-day buil ding
codes really take into account seasonal
tenperatures with heating and air-conditioning as

wel | .
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B, 280-98 B --

Q Before you | eave that, just for the
record, it would be obvious to nost people, but
t hese townhone units will have heating and
air-conditioning?

A Yes, they wll.

Q And with regard to the sunlight, is
the fact that the site is open with |large green
areas, separation between the units and adj oi ning
tract lines, does that prevent sunlight from
havi ng an effect, casting | arge shadows, things
i ke that?

A Correct. And the height of the
bui | di ngs proposed, there won't be | ong shadow
lines froma really tall building.

Q In fact, the 35 feet that's permtted
for density nodification, that's pretty nuch the
hei ght of any single-famly dwelling that's
permtted, even in a nmore strict zoning district
I n Radnor; is that right?

A That is right. | believe that's the
permtted height in nost districts.

Q Even for a single-famly detached

dwelling; is that right?
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A That is correct.
Q And you nmentioned our area isn't known
for strong prevailing w nds.
| know, of course, climte change is a
topic, but as conpared to other areas, does our
area see |l arge seasonal tenperature differences
as conpared to other areas?
A. You nmean with hot days and cold days?
The buil ding codes address insulation to address
the fluctuation in tenperatures.
Q And there's a section 280-98 B. Could
you go over that provision?
A Variation in setbacks shall be
provi ded, when practicable, for housing fronting
on the street.
So we tal ked about the variation, kind

of the front/back two-foot variance between

units. So going along, I'll start along Eagle
Road.

Q Are you on --

A. A-12, sheet four, starting at the

bottom right along Eagl e Road you have unit one,
unit one, so you have green space, you have unit

one, you have a |arger area of green space, and
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t hen you have the block of units 33 through 38.

Those will also have variations al ong
the facade facing Eagl e Road.

And t hen when you turn on Eagl e Road
onto Staffford Avenue, you would make a left, and
you have unit 33, which would face Strafford, and
t hen you have the proposed driveway, and then
unit 32 has a slight variation to the setback
fromunit 33.

Then you have a | arge conmon open
space in the center, and then unit 21 has a
di fferent setback than unit 20, which is on the
ot her side of the common driveway.

Q And there's a general provision, this
I's duplicated, | believe, with slightly different
wording in other provisions, at 280-98 C.

Coul d you go over that provision?

A. Yes. This provision says: Adequate
vehi cul ar and pedestrian access and parking areas
shall be provided without creating nuisances or
distracting from privacy.

| think one thing we didn't tal k about
when we tal ked about the plan, each one of the

units i s proposed to have a two-car garage wthin
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the unit with spaces 19 feet wide by 20 feet

| ong, which would conply with the township

par ki ng size standard, and then there's common
parking in two | ocations.

So one, using A-12, sheet four, one
area that's adjacent to the common driveway,
there are five parking spaces in the |Iower right
t hat exi st outside of the conmpbn open space, and
then in the lower left there are five parking
spaces again in the lower left of the common open
space.

For pedestrian access, we tal ked about
t he proposed sidewal k that doesn't exist today
along Strafford Avenue and Eagl e Road.

We al so have a sidewal k al ong the
I nternal driveway and a pedestrian connection
over to the Eagle Village Shopping Center.

Q This provision doesn't provide any
gui dance on what it neans for these to create a
nui sance or detract from privacy, but in your
prof essi onal opinion, will the vehicul ar and
pedestrian access and internal parking areas run
af oul of those general provisions?

A No, they will not.
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Q Since you nentioned parking, it's not
specifically in the density nodification
requi rements, but the zoning ordi nance, as many
zoni ng ordi nances do, does require certain
m ni munmr parking requirenments for different types
of uses.

Can you go over the code sections that
provi de the code-required parking that is needed
for a density nodification devel opnment |ike this?

A. Yes. So section 280-103 B(1l) is
dwel l'ings: There shall be two spaces per
dwel ling unit.

And if you | ook at the bottomr of
Exhi bit A-12, sheet four, there's a parking
summary table roughly in the center of the page.

It identifies the code section of two
spaces per unit. Wth 38 units proposed, that
woul d require 76 parking spaces.

In addition to that, there's a
subdi vision and | and devel opnment code section
255-29 A(20) -- I'"Il pull up the |anguage.

It says: Where sem -attached,
attached, or nultiple dwellings are proposed and

where private garages or driveways are proposed
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to be used to neet the off-street parking

requi rements, one parking space per four dwelling
units of overflow off-street parking shall be
provi ded.

Such parking may be | ocated either in
a public parking facility or on individual |ots.

And so the, going back to the table,
so we have one space per four units, 38 units
woul d require nine and a half parking spaces,
roundi ng that up to ten is what is proposed.

So going back to the plan view of
A-12, sheet four, we have two parking spaces in
each garage space for each dwelling unit, nmeeting
t he code requirenent.

In addition, the driveway aprons have
a space that is actually conpliant with the
townshi p code for two parking spaces. W did not
count the drive, you know, the unit driveway
spaces.

And then for the ten overflow
off-street spaces as required by the code, we
identified the five spaces on the bottom [ eft of
t he conmon open space area and to the bottom

ri ght of those off-street parking spaces, and
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t hose are on the main | ot of the devel opnent.

Q You nentioned the driveways. There
was a nodification there based on coments
received in the review letters and in the
pl anni ng comm ssi on neeting, but can you point
out, you nmentioned that they accomobdated two
cars, but do the plans contain the dinmensions to
show t hat ?

A. Yes. There are typical dinensions
proposed on the plan in various |ocations. For
I nstance, in front of unit six, it shows a width
of 19 feet for the driveway, and for unit seven,
It shows a depth of 20 feet fromthe back face of
the sidewalk to the unit.

The review comment, there was a
concern that the space previously was shorter,
that a car could overhang the sidewal k, so to
address that comment, we've increased the |ength
of the driveway apron.

Q And one of the review conments in the
Glnmre letter, | believe, also asked to make the
driveways, beyond the sidewal k coment,
accommodate the two cars, even though that wasn't

a code requirenent, and that was done as well?
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A. Yes. Before they were 18 feet wi de,
and now we show the driveway as 19 feet wi de.
Q And what's the math on that? What's
one space required to be in the Radnor code?
A. The Radnor code requires a
ni ne-foot-six-inch wide space by 20 feet | ong,
and so having two adjacent would require a
19-f oot wi dt h.
Q Code section 280-100 --
MR. RICE: One quick question. |
bel i eve the Radnor parking space size is
nine and a half feet by 207?
THE W TNESS: Correct.
MR. RICE: Okay. So, all right. And
the width that I'm I ooking at on A-12 is
19 feet w de.
THE W TNESS: That's two spaces

parallel. N ne and a half by nine and a
hal f is 19.

MR. RICE: You'll be able to open a
door ?

THE W TNESS: Your code requirenent is
nine and a half for the clear --

MR. RICE: |'m just asking a practical
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questi on.

THE W TNESS: A practical question,
yes, yes.

MR. RICE: Ckay.

THE W TNESS: The nine and a half is a
wi de parking space as far as |ocal codes
go.

Local codes, some of them have sone
smal |l er nunmbers. So nine and a half is a
w de par ki ng space.

And that is from 280-4, which is a
definition under parking space:

An outdoor space or garage space used
for parking notor vehicles, which shall
measure not |ess than nine feet six inches
by 20 feet.

MR. RICE: So alnmpst all the parking
in driveways are 19 by 207?

THE W TNESS: Correct. The driveway
access into the garage space is 19 by 20.

We're not counting those as required
par ki ng spaces. |It's an extra area.

MR. RICE: You're counting the garages

as a parking area?
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THE W TNESS: We're counting the

garages as a parking area.

MR. RICE: Ckay.

MR. BROSEMAN: Good to nove on?

MR. RICE: Sure.

BY MR. BROSEMAN:

Q There's a code section 280-100. It
lists itenms that are to be submtted to the
township in connection with a conditional use
application for density nodification devel opnent.

Pl ease descri be these provisions and
how t he plans and the conditional use application
materi als that have been submtted satisfy these
provi sions, the applicable ones of this section.

A So 280-100, the section starts at A,
but |I'm going to junp to B, because that's where
It creates a |ist.

It says the follow ng: In addition,
the followi ng informati on shall be submtted to
t he townshi p.

One, the nature of the | andowners'’
interest in the land to be devel oped. That was
i ncluded in A-1 showi ng the trust ownership of

t he property.
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Two, the density of |and use be
allocated to the site to be devel oped. Exhibit
A-12, sheet four, the zoning summry shows both
the area and the density of the devel opnment.

B(3) says: Location and size of
common open space and the form of the
organi zati on proposed to own and maintain the
conmon open space.

So | think we covered this in
testinony. We've identified on A-12, sheet four,
the | ocation and size of the common open space,
and A-1 included the form of organization
proposed to own and mai nt ai n.

B(4) says: The use and the
approxi mate hei ght, bulk, and | ocation of
dwel I i ngs and ot her structures.

Again, | go back to A-12, sheet four,
proposes the configuration of the dwellings, and
the zoning table and notes include the bul k area,
t he height and the bulk area requirenents in the
or di nance.

B(5) says: The feasibility of
proposals for the disposition of sanitary waste

and stormwnater and provision of public water
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supply.

So as part of Exhibit A-1, we have
I ncluded an Aqua will-serve letter, which is from
Aqua Pennsyl vani a saying they will provide water

to serve the facility.

Part of A-1 was a planni ng nodul e
application that we have filled out for the
sanitary sewer, and then we had Exhibit A-13.

A-1 included a stormnvater report. We
have revised that stormwnater report based on a
di fferent configuration, so A-13 includes the
revi sed stormwnater report.

Q In addition to the reports that were
submtted, did the plans include conceptual plans
for sanitary sewer and public water?

A Yes, they do. Exhi bit A-12, sheet
five, shows proposed water mains and sewer mains
t hat service all of the units.

Q And these are public?

A Yes, they would be public water and
public sewer. A-12, sheet five, also shows the
stormwat er managenent facilities.

Q I n your professional opinion, wll it

be feasible to service the property with both

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Robert Lanbert, Jr. - Direct 104

sanitary sewer service and public water service?
A Yes, just like all of the surrounding

properties are serviced with public water and

sewer .
Q As you noted, this property is already
served in that manner; is that correct?
A That is correct.
Q Can you explain how public sanitary

sewer service for new devel opnents is typically
handl ed i n Radnor Townshi p?

A. Yes. We would file currently for a
project of this size, you would file a planning
nodul e that is typically submtted, along with
our prelimnary plan.

It gets processed throughout the | and
devel opnent process, not to use "process" tw ce.
But during the | and devel opnment, the planning
nodul e conti nues for review and approval .

Many projects have been issued
conditional final approval based on receiving a
pl anni ng nmodul e, depending on when it cones in.
That is the typical process.

Q Now, you nentioned it's typical you've

seen for prelimnary |and devel opnent plans to
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I ncl ude a sewer planning nodule, but, in fact,

t he subdivision and | and devel opnent ordi nance at

255-21 B doesn't seemto require a planning

nmodul e until the tinme of final |and devel opnent.
s that your understandi ng of those

code provisions?

A. Yes. |It's common practice though to
file it sooner, because they take a long tine to
process. Typically we file them sooner in the
process, just to begin the approval.

Q And t he subdivision and | and
devel opnment ordi nance 255-21 B, again referencing
a final land devel opment plan, does that confirm
at subsection (3)(a) that that's a final |and
devel opnent plan requirement, a public sanitary
sewer facility plan?

A Yes, it does.

Q And that sanme section 255-21 B(d),
that indicates a final plan would have a
hori zontal plan for sanitary sewers?

A Yes.

Q And 255-21 B(e), there's a requirenment
for a final |and devel opnent plan to have

sanitary sewer profiles?
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A. That is correct, yes.
Q And you nmentioned this, but just in
case | mssed it.

Even though it's not technically
required until the final |and devel opnent plan
stage, and it's typically done at prelimnary
| and devel opnment, did the conditional use
application that we submtted as Exhibit A-1
I ncl ude a sewer planni ng nodul e package that was
prepared by Hil bec Engi neering?

A Yes.

Q And that would address the sanitary
sewer proposal in greater detail?

A Yes, it woul d.

Q And that would be, as | said, repeated

during | and devel opnment ?

A. That is correct.
Q So this section, as you indicated,
t al ks about stormwmvater managenent. That's a big

topic, as we know, so we're going to cover that
in greater detail, so l'd |like to nove on to the
next section, 280-100 B. We're going down the
list. W' ve worked through (1) through (5).

You addressed stormwvater management in
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that testinony, but we're going to provide nore.
Can you go to subsection six?

A. Yes. Subsection six says: The
subst ance of covenants, grants of easenents, or
other restrictions proposed to be inposed upon
the use of the | and, buildings, and structures,
I ncl udi ng proposed easenents or grants for public
utilities. Again, those were included in Exhibit
A-1.

Seven says: A provision for parking
of vehicles and the |l ocation and w dth of
proposed streets and public ways.

We're not proposing any streets or
public ways, and we have internal parking that we
just went over for the parking requirenments.

Eight: A statenment which will show
t he ecol ogi cal and econom c i npact of the
devel opment on the township and especially as to
t he surroundi ng areas.

We'l | have another w tness tal k about
the fiscal inpact study, and A-1 included
comments on the ecol ogical.

In addition, we had the plan set in

A-12, which shows the gradi ng and erosion
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sedi ment controls, the stormwnater inprovenents to
t he property.

Q And we will also have | andscape pl ans
t hat cover, you m ght say, ecological issues in
dealing with tree replacenent and ot her proposed
| andscapi ng?

A Yes, that is correct. And then nunber
ni ne --

Q Before you |l eave that, if | mssed it,
|'m sorry. But in the package we submtted as
Exhi bit A-1, there was also a devel opnent i npact

statement that covered various topics that may

have al so addressed these as well; is that right?
A Yes, it was in great detail.
Q Okay. Sorry to interrupt. You were

going on to number nine.

A Nunber nine: The results of traffic
studi es taken on the surroundi ng and near by
roads. There will be a witness that has prepared
a traffic study and will testify to that.

MR. RICE: M. Broseman, we're going
to take about a ten-m nute break before you
nove on to the next topic.

MR. BROSEMAN: A break sounds good.
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MR. RICE: And then we'll discuss how
| ong we're going to go tonight.

MR. BROSEMAN:. Thank you.

MR. RICE: Okay. Ten m nutes and
we'l | be back.

(Recess taken.)

THE PRESI DENT: So | think, given the
time of the evening and everyone is
starting to | ook pretty blurred out there,
we' re probably going to need to call it
quits.

It's going to take us sone tine here
to figure out sonme nore dates. So once
John comes up with the room s schedul e,
we'll see what we can find.

Sorry, Rob, to cut you off in the
m ddl e of your testinony, but you had at
| east an hour nore to go.

THE W TNESS: |'m happy to conti nue.
| hope | didn't put everybody to sl eep.

THE PRESIDENT: It wll also give

people sone tinme, everything will get up on
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the website.

You can actually | ook at these and see
them rather than seeing just a blur up on
the screen. That way you'll come in better
i nfformed for the next tine.

W wi |l have sone hardcopies avail able
I f people don't feel confortable enough
with the technology to ook at this.

Peggy, where will you keep thent?

MS. HAGAN: The hardcopies that George
gave us, they can cone to ny office.

THE PRESI DENT: Okay. So second fl oor
of the township buil ding.

MR. RICE: So let me throw out sone
dates that | know that this roomis open.

We're going to have this off the
record so we can decide, and then we'll go
back on.

(Di scussion off the record.)

MR. RICE: We're going to go back on
the record. So the hearing tonight will be

continued to February 15th at 6: 30.
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We have also tentatively schedul ed
February 27th at 6:30 and March 7th at
6: 30.

We will announce those dates, the
board will announce those dates on the 15th
I n case anyt hing changes between now and
t hen.

But for tonight we're continued to
February 15th at 6:30. Any questions from
anybody? Cone on up front, please.

MS. LEVY: |[|Is the docunentation for
the 15th nmeeting all released nowin this
new batch of docunments?

MR. RICE: Yes.

MS. LEVY: As far as |l and devel opnent
and all of those? Everything is current?

MR. RICE: It will be available at the
t ownshi p buil di ng.

MS. LEVY: Certainly. Al right.
Thank you.

MS. AGNEW. Moira, | think what she's
asking is what we're going to use.

MS. LEVY: The docunments that we're

going to be discussing on February 15th --
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MR. RICE: No.

MS. LEVY: -- has not been. WII| that
be avail abl e before the 15th?

MR. RICE: No, it's not available to
anybody. It's not avail able up here or out
t here.

MS. MULRONEY: It has to be entered
I nto evidence.

MS. LEVY: Got it. OCkay. Thank you.

MR. RICE: The docunents get marked
and entered at each hearing.

So the way these are going, you'll
have an opportunity to | ook at what we've
entered toni ght, because that witness is
still on the wtness stand.

So you'll be able to | ook at those,
and if you have questions about that,
you'll have the opportunity to ask them

Anyt hi ng el se?

(No response.)
THE PRESI DENT: No? We're going to

call the meeting adjourned.
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(Proceedi ngs concluded at 9:13 p.m)
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