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

Preliminary Land Development - 305 Westtown Road
West Goshen Township – LD-11-20-16549

Dear Mr. LaLonde:
A Preliminary Land Development Plan entitled "305 Westtown Road", prepared by DL Howell &
Associates, Inc., and dated September 14, 2020, was received by this office on November 24, 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
land development 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#:

east side of Westtown Road, south of East Market Street
2.01
1 Lot
16,000
Commercial Gymnastics/Health Club
85
Commercial, Office, High-Density Residential
52-5-107.1

PROPOSAL:
The applicant proposes the construction of a 16,000 square foot gymnastics/health club, and 85 parking
spaces. The project site, which will be served by public water and public sewer, is located in the C5
General Highway Commercial zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, and all Township issues should be resolved before action is taken on this
land development plan.

email: ccplanning@chesco.org

• website: www.chescoplanning.org
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Site Plan Detail, Sheet 2: Preliminary Land Development - 305 Westtown Road

Page:
Re:
#

3
Preliminary Land Development - 305 Westtown Road
West Goshen Township – LD-11-20-16549

BACKGROUND:
1.

The Chester County Planning Commission has previously reviewed a subdivision proposal for
this site. That review, CCPC# SD-02-17-14740, “Greenmount Cemetery”, dated March 16, 2017,
addressed the creation of two lots from a 23.82 acre site. According to our records, this previous
subdivision plan was approved by West Goshen Township on April 12, 2017. The current land
development plan submission addresses the construction of a 16,000 square foot
gymnastics/health club on Lot 2 of the previously approved plan.

COUNTY POLICY:
LANDSCAPES:
2.

The project site is located within the Suburban Center Landscape designation of Landscapes3,
the 2018 County Comprehensive Plan, adjoining an Urban Center Landscape to the west. The
vision for the Suburban Center Landscape is regional economic, population and transportation
centers with varying land uses, accommodating substantial future growth of medium to high
intensity. Repurposing obsolete structures and sites and encouraging sustainable development
will be critical as suburban centers grow, and transportation infrastructure and amenities will need
to expand to create an integrated multimodal network. The vision for the Urban Center
Landscape is historic downtown and established neighborhoods serving as civic, economic, and
population centers with a traditional town character, accommodating substantial future growth at
a medium to high intensity. Transportation infrastructure improvements and amenities supporting
a walkable community should be provided and integrated into the public transportation and
roadway systems. The proposed land development is consistent with the objectives of the
Suburban Center Landscape.

WATERSHEDS:
3.

Watersheds, the water resources component of Landscapes3, indicates the proposed development
is located within the Goose Creek subbasin of 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:
4.

The Township engineer should verify that the proposed driveway entrance is in conformance with
Township Ordinances with regard to grade and sight distance. As noted in our previous review
(CCPC# SD-02-17-14740), there are sight distance issues along this section of Westtown Road.

5.

We suggest that the applicant and Township investigate the feasibility of locating the proposed
building closer to Westtown Road, with parking generally placed to the rear or to the sides of the
building. We also suggest that the applicant and Township investigate the feasibility of vehicular
connectivity with the adjoining parcel to the south. Landscapes3 recommends that new
development in Suburban Center Landscapes include the following design elements: buildings
close to the street; parking to the side of buildings, or behind buildings; and interconnected streets
and properties.

6.

We recommend that sidewalks along Westtown Road be provided for this development. Sidewalks
are an essential design element in the Suburban Center Landscape.

Page:
Re:
#

4
Preliminary Land Development - 305 Westtown Road
West Goshen Township – LD-11-20-16549

7.

It is not clear on the plan where the building entrance is located. In Suburban Center
Landscapes, buildings help frame corridors, which supports walkability. We recommend the
building's principal entrance and facade face Westtown Road.

8.

The site plan indicates that the applicant is providing five more parking spaces than required by the
Township Zoning Ordinance. We suggest that the applicant and the Township evaluate the
anticipated parking demand for this facility, and determine whether the number of proposed parking
spaces will be necessary. If fewer spaces are required, we suggest that the extra spaces could be
landscaped and held in reserve instead of being paved. The reserve spaces could be converted to
paved spaces in the future if it becomes evident that they are actually needed. Reserving parking
spaces in this manner can help to reduce initial construction costs, limit the creation of impervious
surfaces, and increase opportunities for landscaping.

9.

The site plan depicts a proposed 25 foot wide right-of-way on the east side of Westtown Road (SR
2007). The County Planning Commission’s Multimodal Circulation Handbook (2016 Update),
which is available online at www.chescoplanning.org/resources/PubsTransportation.cfm,
classifies Westtown Road as a major collector road. The Handbook (page 183) recommends an
80 foot-wide right-of-way for major collector roads to accommodate future road and
infrastructure improvements. We recommend that the applicant and the Township contact
PennDOT to determine the appropriate right-of-way to be reserved for this section of Westtown
Road.

10.

The Township should verify that the design of the proposed outdoor lighting plan (Sheet 14)
conforms to Township ordinance requirements. The illumination should be directed inward from the
periphery of the site and be oriented to reduce glare and visual impact on the adjoining roadways and
land uses.

ADMINISTRATIVE ISSUES:
11.

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.

12.

While Survey Note 12 on Sheet 1 appears to indicate that there are no wetlands on the project site,
according to a wetland report prepared by Nova Consultants Ltd. in December 2016, the County
Planning Commission has seen standing water on this parcel. We suggest that this issue should be
investigated before the Township approves a land development plan for this site.

13.

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.

14.

A Pennsylvania Department of Transportation (PennDOT) permit is required for new or revised
access and should be identified on the final plan as required by Section 508(6) of the
Municipalities Planning Code.
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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:

J. Loew Property Management, Inc.
DL Howell & Associates, Inc.
Two Green Acres, LLC
Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
Chester County Conservation District

