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Casey LaLonde, Manager
West Goshen Township
1025 Paoli Pike
West Chester, PA 19380
Re:
#

Preliminary/Final Subdivision - 504 S. Concord Road
West Goshen Township – SD-09-20-16487

Dear Mr. LaLonde:
A Preliminary/Final Subdivision Plan entitled "504 S. Concord Road", prepared by DL Howell &
Associates, Inc., and dated September 14, 2020, was received by this office on September 23, 2020. This
plan is reviewed by the Chester County Planning Commission in accord with the provisions of Section
502 of the Pennsylvania Municipalities Planning Code. We offer the following comments on the proposed
subdivision for your consideration.
PROJECT SUMMARY:
Location:
Site Acreage:
Lots/Units:
Non-Res. Square Footage:
Proposed Land Use:
New Parking Spaces:
Municipal Land Use Plan Designation:
UPI#:

west side of South Concord Avenue, north of Ware Circle
5.01
7 Lots
0
Single Family Residential
0
Existing Institutional Use, adjoining Residential Infill
Development
52-5-109-E

PROPOSAL:
The applicant proposes the creation of 7 single family residential lots, and (approximately) 270 linear feet
of public roadway. The existing building will be removed. The project site, which will be served by
public water and public sewer, is located in the R-3 Residential zoning district.

RECOMMENDATION: The County Planning Commission recommends that the applicant and
Township consider a revised site plan that increases the buffer area from Route 202 (this issue is
further addressed in comment #3). All other issues raised in this letter should be addressed, and all
Township issues should be resolved before action is taken on this subdivision plan.

email: ccplanning@chesco.org
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Site Plan Detail, Sheet 2: 504 S. Concord Road

Page:
Re:
#

3
Preliminary/Final Subdivision - 504 S. Concord Road
West Goshen Township – SD-09-20-16487

COUNTY POLICY:
LANDSCAPES:
1.

The project site is located within the Suburban Landscape and Natural Landscape designations
of Landscapes3, the 2018 County Comprehensive Plan. The vision for the Suburban Landscape
is predominantly residential communities with locally-oriented commercial uses and facilities,
accommodating growth at a medium density that retains a focus on residential neighborhoods,
with enhancements in housing diversity and affordability. Additionally, roads, sidewalks and
paths with convenient access to parks and community facilities should be provided. As an overlay
of all other landscapes, the county’s Natural Landscapes consist of a network of streams,
wetlands, floodplains, and forests that are protected by regulations or should be subject to limited
disturbance. Conservation practices should protect and restore these natural resources. The
proposed subdivision is consistent with the objectives of the Suburban Landscape.

WATERSHEDS:
2.

Watersheds, the water resources component of Landscapes3, indicates the proposed development
is located within the Chester Creek watershed. Watersheds’ highest priority land use objectives
within this watershed are: reduce stormwater runoff, restore water quality of “impaired” streams,
and protect vegetated riparian corridors. Watersheds can be accessed at www.chesco.org/water.

PRIMARY ISSUES:
Design Issues:
3.

We recommend that, due to the site being situated along the Route 202 corridor, the applicant and
Township consider the development of a revised site plan that increases the buffer area from
Route 202, removes the need for a homeowners association, and reduces impervious surface
coverage. An illustration of this revised site plan concept is provided on page 4 of this review
letter.

4.

In its review of the proposed Landscape Plan (Sheet 16), we recommend that the Township determine
if additional vegetative screening is required between the proposed residences and the Route 202
corridor to the west.

5.

We endorse the installation of sidewalks along Street A. Sidewalks are an essential design element
for new construction in the Suburban Landscape.

Natural Features Protection:
6.

The plan and 2017 aerial photography indicate that a portion of the site is wooded. Mature trees
and shrubs reduce the volume and impacts of stormwater runoff by intercepting precipitation,
increasing evapotranspiration, and stabilizing soil through root growth. If development or earth
disturbance is going to encroach upon existing woodlands, the removal of trees should be limited
to the minimum area needed for the dwelling(s) and support facilities. The limits of tree removal
should be clearly shown on the plan and “limits of disturbance” should be delineated to protect
all trees that are intended to remain. Orange construction fencing should be placed at the “limit
of disturbance” to prevent unintended intrusion into woodland areas by construction equipment.

Page:
Re:
#

4
Preliminary/Final Subdivision - 504 S. Concord Road
West Goshen Township – SD-09-20-16487

This fencing should be placed at the drip line of any trees that are intended to remain to limit
inadvertent impacts from construction equipment to root zones and long-term tree health.
Additional native trees and shrubs should be incorporated into the landscaping plans to replace
and mitigate the loss of removed trees.

FOR ILLUSTRATIVE PURPOSES ONLY
Base drawing from Sheet 16-Landscape Plan, dated September 14, 2020
The general intent of the above illustration is to express an opportunity to:
a) Improve the buffer area between the proposed homes and US Route 202.
b) Eliminate the need for a homeowners association by creating lots with frontage on South
Concord Road.
c) Reduce impervious surface coverage by eliminating the road and cul-de-sac and maximizing
the possibilities for shared driveways.
d) Create distributed stormwater infiltration areas with individual management facilities (i.e., rain
gardens and street trees) rather than storm drains and one large facility.
CCPC Comments, Revised Site Plan:
Preliminary/Final Subdivision – 504 S. Concord Road
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7.

2013 soils data indicates that the site contains areas of predominantly hydric (wet) soils (CpA
Cokesbury) which have limitations to development. These limitations include drainage problems
due to low permeability, low runoff rates and sub-surface saturation. When construction takes
place on these soils, it interferes with the natural drainage of the land. If construction occurs on
this site, on-site alterations to existing drainage patterns should be carefully inspected by the
Township Engineer to insure that off-site drainage conditions are not negatively affected.

8.

The northernmost portion of the site contains land within the 100 year flood plain. Although it
does not appear that any development activity will encroach into the floodplain, we note that the
County Planning Commission does not support development in the floodplain, and the Federal
Emergency Management Agency and Pennsylvania Department of Environmental Protection
regulate filling or development in the floodplain. Development within a floodplain can increase
the magnitude and frequency of normally minor floods, and present health and safety problems.

ADMINISTRATIVE ISSUES:
9.

Land disturbance and land development activities that occur within Chester County must comply
with the County-wide Act 167 Stormwater Management Plan for Chester County, PA (July
2013) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality. We suggest that the applicant and the Township consider providing additional
landscaping/vegetative screening around the stormwater basin on the northern portion of the site to
soften the appearance of the facilities.

10.

The Waivers Requested table on Sheet 1 indicates that the applicant is requesting a waiver from the
cul-de-sac length standards in Section 72-23.A of the Township Subdivision and Land Development
Ordinance (SLDO), and a waiver from the cartway width requirements in Section 72-24.A of the
Township SDO. Waiver requests should only be granted following the determination that the
proposed project either meets the purpose of these requirements or does not create the impacts
that these provisions are intended to manage.

11.

General Note 7 on Sheet 1 indicates that there will be a homeowners association (HOA) for this
development. Ownership, maintenance, use provisions, restrictions, and liability responsibilities
associated with any common held amenities should be written into the Homeowners' Association
(HOA) document. The HOA document should include provisions which allow the Township to:
intervene and maintain common owned facilities; determine the schedule for Association
formation; timing for construction of common facilities; and determine the schedule for transfer
of ownership from developer to the HOA of common facilities. The HOA document should be
submitted as part of the application to the municipality to be reviewed by an attorney versed in
homeowners' association documents to evaluate the document for its completeness and
compliance.

12.

The site plan depicts the location of a sanitary sewer easement on Lot 2 and Lot 3. The details of
this easement should be incorporated into the deeds of these lots.

13.

The site plan depicts the location of a stormwater easement on Lot 7. The details of this easement
should be incorporated into the deed of this lot.
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14.

The applicant should contact the office of the Chester County Conservation District (CCCD) for
information and clarification on erosion control measures. The provisions of the Commonwealth
Erosion Control Regulations may apply to the project and may require an Earth Disturbance
Permit or a National Pollutant Discharge Elimination System permit for discharge of stormwater
from construction activities.

15.

A minimum of four (4) copies of the plan should be presented at the Chester County Planning
Commission for endorsement to permit recording of the final plan in accord with the procedures of
Act 247, the Pennsylvania Municipalities Planning Code, and to meet the requirements of the
Recorder of Deeds and the Assessment Office.

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of West Goshen Township. However, we appreciate the opportunity to review
and comment on this plan. The staff of the Chester County Planning Commission is available to you to
discuss this and other matters in more detail.

Sincerely,

Paul Farkas
Senior Review Planner
cc:

Big Bear Gulch, LLC
Matthew J. DiGiulio, LLC
DL Howell & Associates, Inc.
Chester County Council of Boy Scouts
Chester County Conservation District

