
 

 
 

 

 
16 Hagerty Blvd., West Chester, PA  19382 • Ph. (484) 947-2928 / Fax (484) 947-2946 

 www.InLandDesign.net 

November 14, 2024 
 
Radnor Township 
Steve Norcini, P.E. 
301 Iven Avenue 
Wayne, PA 19087 
 
Re:  245 S. Bryn Mawr Avenue 

Preliminary/Final Land Development Plan Radnor Township, Delaware County 
Response to Engineering Review Comments. 
Inland Project No. 12320 

 
Dear Mr. Norcini, 
 
On Behalf of the applicant, we are resubmitting Plans and Supporting Documentation and offer the 
following response to comments per the Gannett Fleming review letter dated October 28, 2024 and the 
Gilmore & Associates review letter dated October 25, 2024. The revised Plans and documents have 
considered the following comments, and the revisions are reflected thereof.  
 
GANNETT FLEMING 
The applicant has noted on the plans that waivers are being requested from the following: 

• §255-27.I(5) – In general, no private driveway shall take access to an arterial or major 
collector street. Driveways shall be so located and designed as to provide a reasonable 
sight distance at street intersections. 

• §255-27.I(7) – No common driveway shall provide access to more than three lots or three 
single-family dwellings. 

Response: Thia waiver does not apply since the access is to 4 residences located within 
to a single structure. This waiver has been removed from the Cover Sheet.  

 
Sewage Facilities Planning 

1. Final plan approval will not be granted until Planning Approval or a Planning Exemption 
is received from the PA DEP. 

Response: Acknowledged. The sewer planning module has been submitted to Radnor township 
and is in the review process.  

 
Zoning 

1. §280-103(1) – Two parking spaces are required for every dwelling unit. The applicant must  
dimension the required spaces on the plans. The dimension and access to the garages shall be 
clarified. 

Response: The plan shows the dimensions of the parking areas inside the garages. We have 
added rectangular 9.5’ x 20’ boxes to the plans to clarify where vehicles can park. 
 

2. The impervious coverage table indicates that the proposed building area is 3,168 SF, but the 
zoning data table indicates that the proposed building area is 3,874 SF. This must be revised to be 
consistent. 
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Response: The proposed building area is 3,168 SF. The Zoning table has been updated. 

 
Subdivision and Land Development 
 

1. §255-22.B(1)(n) – Existing principal buildings (and their respective uses) and driveways on 
the adjacent peripheral strip. Sewer lines, storm drains, culverts, bridges, utility easements, 
quarries, railroads and other significant man-made features within 500 feet of and within the 
site (this includes properties across streets) must be shown on the plans. This must be 
provided, or a waiver requested. 
Response: The plan set has been revised to provide an additional plan Sheet – new Sheet 2 – 
depicting a 500’ radius map using an aerial photograph. 
 

2. §255-27.I(5) – In general, no private driveway shall take access to an arterial or major 
collector street. Driveways shall be so located and designed as to provide a reasonable sight 
distance at street intersections. The applicant has requested a waiver from this requirement. 
Response: No response required. 
 

3. §255-27.I(7) – No common driveway shall provide access to more than three lots or three 
single-family dwellings. The applicant has requested a waiver from this requirement. 
Response: No response required. 
 

4. §255-38.H(1) – All street trees provided must be in accordance with this section. 

Response: The street tree locations and species have been revised per the ordinance and 
are on the property, not in the proposed ROW, per the ordinance. Notes 23 and 24 have 
been added to the plan per specifications in the ordinance. 
 

5. §255-42.A – Buffer screens are required between subdivisions and land developments and 
along existing streets to soften visual impact, to screen glare and to create a visual barrier 
between conflicting land uses. The extent of screening required shall be determined by the 
type of use proposed and the adjacent uses or streets surrounding the proposed development. 
The impact of the proposed use on adjoining properties is the basis for establishing buffer 
screen standards. The applicant is providing a buffer based on 165’ but should be based on 
173’. This must be revised. 

Response: The landscape requirement chart has been revised to 173'. Plant counts have 
been revised and added per this length. 
 

6. §255-43.1.B(1) – For all residential subdivisions or land developments involving a total of 
four or more lots and/or dwelling units, a minimum of 1,440 square feet of suitable park and 
recreation land shall be provided per dwelling unit within such subdivision/land 
development, unless the developer agrees to a fee in lieu of $3,307 per dwelling unit 
(existing or proposed). 
Response: Acknowledged. (Note – there is not enough space to provide 1440 sf of suitable park 
and recreation land per dwelling unit). 
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Erosion and Sedimentation Control 

1. On Sheet 3 – Site Plan, please ensure that the representative dimensions and square foot areas 
of all impervious surfaces to be added are shown in the plan view. 
Response: The Site plan is dimensioned and there is an impervious area summary chart on 
Sheet 4 (formerly Sheet 3). 
 

2. On Sheet 8 – Sediment and Erosion Control Plan, please ensure that all trees 6” in diameter or 
more within 25-feet of the Limit of Disturbance are shown to be protected with tree protection 
fencing. It appears the 8” tree at the northwestern corner of the lot is to remain, and it should 
be shown to be protected. 
Response: Sheet 9 (formerly Sheet 8) has been revised to include tree protection on the 8” tree 
at the northwestern corner of the lot. 

3. On Sheet 9 – Sediment and Erosion Control Details, we have the following comments: 

a. In the Standard E&S Plan Notes, please revise Note #18 to state that all sediment 
tracked onto any public roadway or sidewalk shall be immediately cleaned and 
returned to the construction site.  
Response: Note #18 has been revised on Sheet 10 (formerly Sheet 9). 

b. The Typical Soil Stockpile Cross Section Detail states that silt fence must 
completely encircle stockpiles. Please include a detail for the silt fence to be 
installed at the topsoil stockpile.  
Response: A standard silt fence detail had been added next to the Typical Soil 
Stockpile detail. 

c. In the Standard Sediment Filter Bag Inlet Protection Detail, please provide the 
manufacturer’s name and model for the sediment filter bags to be installed. 
Response: The details have been revised to provide the manufacturer’s name and 
model. 

Stormwater 

1. No Stormwater Management Calculations were provided to show how the sizing of the 
proposed infiltration bed and rain garden were determined. Section 245-26.A.(3) of the 
Radnor Township Code requires complete hydrologic, hydraulic, and structural computations 
for all stormwater management facilities. Please provide the required stormwater management 
calculations with the revised submission and include a Compliance Summary Table that 
confirms the sizing of the proposed stormwater management controls conforms to all 
requirements of the Township Code. 
Response: The revised Stormwater Management Report is provided with this submission. 

2. It is not clear what total amount of impervious surface will be directed to each of the two 
stormwater BMPs. Please provide clarification in the Stormwater Management Calculations to 
state the basis of the design for sizing of both the infiltration basin and rain garden. 
Response: The revised Stormwater Management Report is provided with this submission. 
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3. Section 245-22.C(2) of the Radnor Township Code requires that “For redevelopment sites, the 
ground cover used in determining the existing conditions flow rates for the developed portion 
of the site shall be based upon meadow in good condition.” Please confirm the requirement for 
redevelopment has been included as part of the peak rate runoff calculations. 
Response: The revised Stormwater Management Report is provided with this submission. 

4. Section 245-18.D of the Township Code requires a detailed soils evaluation of the project site 
to determine the suitability of infiltration facilities and should include the depth to the limiting 
zone. Please include the soils evaluation report in the revised submission with the field 
infiltration testing results for the property at the location of the proposed stormwater 
management basins. 
Response: The revised Stormwater Management Report is provided with this submission. 

5. Section 245-18.C(1)(c) of the Township Code requires that an infiltration facility shall be 
capable of completely draining the retention (infiltration) volume with three days (72 hours) 
from the end of the design storm. Please revise the submission to include a calculation to show 
that this requirement will be met based on the measured infiltration rates at the proposed 
locations. 
Response: The revised Stormwater Management Report is provided with this submission.  

6. Please include pre and post-construction drainage area maps as part of the Stormwater 
Management Calculations. 
Response: The revised Stormwater Management Report is provided with this submission. 

7. On Sheet 5 – Post Construction Stormwater Management Plan, we have the following 
comments for the plan view drawing: 

a. Please show representative dimensions of the proposed rain garden. Please also label 
the distance from the southern corner of the proposed buildings to the closest edge of 
the rain garden. 
Response: The dimensions of the rain garden have been added to the detail on Sheet 7 
(formerly Sheet 6). The distance to the building foundation has been added to Sheet 6 
(formerly Sheet 5) and Sheet 7 (formerly Sheet 6). 

b. The PADEP’s Stormwater BMP Manual states that a clean out with sediment sump 
should be provided between a building and Infiltration Trench. Please add a 1-foot 
deep sump structure to the proposed Inlet #1.3 shown immediately upstream of the 
infiltration basin for the removal of leaf litter and debris. 
Response: A 1-foot deep sump has been added to Inlet #1.3. 

c. It is not clear how stormwater runoff from the proposed buildings will be directed into 
the proposed stormwater management system. Please revise the plan to show the 
stormwater collection piping from the building downspouts. Please ensure each 
section of proposed stormwater piping is shown and labeled with its length, diameter 
and material, and all cleanouts and inlets are shown with their associated invert 
elevations. 
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Response: The Plans have been revised to show roof drain connections from the front of 
the building draining back to the rain garden. The Downspouts in the rear of the 
building are labeled with a D.S. They will daylight and follow the grades that leads to 
the rain garden. 

d. The labels for Inlets #1.1, #1.2, and #2.0 each refer to invert elevations that show an 
empty “()” symbol after the invert elevation. Please revise these labels to clarify those 
elevations refer to the proposed 42” diameter perforated HDPE piping within the bed. 
Response: The labels have been edited. 

8. On Sheet 5 – Post Construction Stormwater Management Plan, in the Seepage Bed Notes, we 
have the following comments: 

a. Please revise Note 7.b. to state that “The bottom of the bed shall be scarified prior to 
the placement of the drainage fabric and aggregate. 
Response: The geotechnical report advises against using fabric on the bottom of the 
seepage bed, therefore we propose it on the sides and top only. 

b. Please revise Note 7.d. to state the “The top, bottom and sides of the seepage bed shall 
be covered with drainage filter fabric.” 
Response: The geotechnical report advises against using fabric on the bottom of the 
seepage bed, therefore we propose it on the sides and top only. 

c. Please add a new note that states the perimeters of the infiltration bed and rain garden 
shall be surrounded by orange construction fencing before, during and after 
construction to protect those areas from compaction by construction vehicles. 
Response: Sheet 6 (formerly Sheet 5) has been revised to include a note under the 
‘Stormwater BMP Notes’ stating that the perimeters of the infiltration bed and rain 
garden shall be surrounded by orange construction fencing before, during and after 
construction to protect those areas from compaction by construction vehicles 

9. On Sheet 5 – Post Construction Stormwater Management Plan, in the Long Term BMP 
Operation and Maintenance Procedures notes, please revise the notes to state that the proposed 
sump structure at Inlet #1.3 shall be regularly inspected and cleaned of debris. 
Response: Sheet 6 (formerly Sheet 5) Long Term BMP Operation and Maintenance Notes have 
been revised to include a note that states that the sump structure at Inlet #1.3 shall be regularly 
inspected and cleaned of debris. 

10. On Sheet 6 – Post Construction Stormwater Management Details, we have the following 
comments: 

a. In the BMP-1 Subsurface Infiltration Bed Plan View detail, the labels for Inlets #1.1, 
#1.2, and #2.0 each refer to invert elevations that show an empty “()” symbol after the 
invert elevation. Please revise these labels to clarify those elevations refer to the 
proposed 42” diameter perforated HDPE piping within the bed. 
Response: The labels have been edited. 

b. In the BMP-1 Subsurface Infiltration Bed Cross Section detail: 
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i. Please indicate that a minimum of 1-foot earthen cover is required above the 
stone bed.  
Response: The detail on Sheet 7 (formerly Sheet 6) has been revised to indicate 
the minimum cover requirement. 

ii. The labels for Inlets #1.1, #1.2, and #2.0 each refer to invert elevations that 
show an empty “()” symbol after the invert elevation. Please revise these labels 
to clarify those elevations refer to the proposed 42” diameter perforated HDPE 
piping within the bed.  
Response: The labels have been edited. 

iii. Please label the elevation of the top of the 0.5’ wide weir.  

Response: The detail has been edited to provide an elevation label at the top 
of the weir. 

iv. Please note that the Class 1 Geotextile is to be installed on the top, bottom, and 
sides of the stone bed.  
Response: The geotechnical report advises against using fabric on the bottom of 
the seepage bed, therefore we propose it on the sides and top only. 

c. In the BMP-1 Outlet Structure Detail (PennDOT Type 4 Box w/ MH Cover): 

i. Please label the diameter of the circular opening for the manhole cover.  
Response: The circular opening for the manhole cover has been labeled. 

ii. Please label the diameter of the manhole frame and cover.  
Response: A note has been added to refer to the Construction Details on Sheet 
13 (formerly Sheet 12) that includes the Radnor Township Standard Detail for 
the Manhole Frame and Cover which indicates dimensions. 

iii. In the Notes, Note #1 appears to indicate that carbon steel angles are to be 
used for installing the ¼ thick stainless steel plate. There is a concern that the 
use of dissimilar metals in this application could lead to galvanic corrosion. 
Please review and revise as is appropriate.  
Response: The detail has been revised to indicate that the angles shall be 
stainless. 

iv. Please indicate how watertight connections will be made between the Outlet 
Structure and the inlet/outlet pipes.  

Response: The detail has been revised to call out how watertight connections 
are made. 

d. In the Infiltration BMP Construction Sequence notes: 

v. Please revise Note #2 to state that the infiltration BMP area shall be protected 
from compaction by surrounding the permitter of the facility before, during 
and after construction with orange construction fence.  
Response: Note 2 has been revised to state that the infiltration BMP area shall 
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be protected from compaction by surrounding the perimeter of the facility 
before, during and after construction with orange construction fence. 

vi. Please revise Note #4 to provide greater details for installation of the 
infiltration BMP and outlet pipe.  
Response: The BMP Installation sequence has been revised to provide greater 
detail. 

e. In the Top Slab with Optional Round Opening for Manhole Cover detail, please 
identify the diameter of the circular opening for the manhole cover.  

Response: The detail has been revised to provide the diameter of the circular opening. 

f. Please provide a construction detail for Inlet Structure #1.2.  

Response: Structures #1.2 and #2.0 have been revised to Type ‘4’ (48”x48”) box with 
manhole covers. The detail for the 48”x48” box has been added to Sheet 13 (formerly 
Sheet 12). 

g. In the BMP-2 Rain Garden Plan View detail, please add a note to state the permitter of 
the rain garden shall be surrounded by orange construction fencing before, during and 
after construction to protect the area from compaction by construction vehicles.  

Response: A note has been provided to state that the perimeter of the rain garden shall 
be surrounded by orange construction fencing before, during and after construction to 
protect the area from compaction by construction vehicles. 

h. In the BMP-2 Outlet Structure Detail (2’x2’ Inlet), please indicate that the structure is 
to be installed on a layer of crushed stone.  

Response: A note has been added to indicate that the outlet structure shall be installed 
on a layer of crushed stone. 

i. Please provide a detail for the manhole covers to be installed at the infiltration bed.  

Response: A detail for the manhole covers has been provided on Sheet 13 (formerly 
Sheet 12). 

11. On Sheet 7 – Storm and Sanitary Sewer Profiles, we have the following comments: 

a. The labels for Inlets #1.1 and #1.2 each refer to invert elevations that show an empty 
“()” symbol after the invert elevation. Please revise these labels to clarify those 
elevations refer to the proposed 42” diameter perforated HDPE piping within the bed.  

Response: The labels have been revised. 

b. Please include a storm pipe profile for Inlet #2.1 to the infiltration bed, and for any 
other proposed storm water piping not shown.  
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Response: A storm profile has been added for Inlet #2.1 to the infiltration bed. Profiles 
from the roof drains to the rain garden have also been added. 

Sanitary Sewer 

1. The proposed sanitary sewer must be a minimum of 8” and manholes must be provided 
instead of clean outs. 
Response: The Sanitary sewer pipe diameter has been revised to provide 8” and manholes now 
replace the cleanouts. 

2. A manhole must be provided at the connection to the existing sanitary sewer in S. Bryn 
Mawr Avenue. 
Response: The Plan has been revised to provide a manhole at the point of sewer connection in 
Bryn Mawr Avenue. Sewer manhole details have been added to the new Sheet 15. 

3. Will the proposed sanitary sewer be dedicated to the Township? 
Response: There are no plans at this time to dedicate the sanitary sewer extension to the 
proposed units, to the Township. 

4. The sanitary profile indicates that cleanout 4 is existing. This must be revised. 
Response: The text for the existing clean-out 4 has been revised to indicate proposed. 

5. The existing sanitary sewer connection must be shown on the plans and the method of 
abandonment must be provided. 
Response: Sheet 3 has been revised to show the existing sanitary sewer connection. Notes have 
been provided to explain the method of abandonment. 

General 

1. The applicant must appear before the Shade Tree Commission and gain approval prior to this 
plan being presented to the Board or Commissioners. 
Response: The Applicant appeared before the Shade Tree Commission on October 23rd and 
received approval for the plan. 

 
 
GILMORE & ASSOCIATES 
 
WAIVERS REQUESTED 

1. §255-27.I(5) – The Applicant is requesting a waiver from having a private driveway taking access 
to an Arterial or Major Collector Street. It is noted that the existing single family dwelling/medical 
office access is to S. Bryn Mawr Avenue, a Major Collector street, and the property does not have 
other access. 

2.   §255-27.I(7) – The Applicant is requesting a waiver to allow a common driveway to provide 
access to more than 3 lots or 3 single-family dwellings. 
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SALDO COMMENTS 

1. §255-27.C – The Township requires Bryn Mawr Avenue (major collector) to have a 80’ (40’ half 
width) right-of-way and 48’ (24’ half-width) cartway. The plans indicate an existing ROW of only 
33’ and cartway of approximately 22’. The applicant shows a proposed ultimate right of way on 
the property of 80’ (40’-half width). Additional cartway widths may be required by the Board of 
Commissioners. 

Response: Acknowledged. 

2. §255-28.B – The required sight distance of 600’ is shown on the plan outside the legal right-of-
way on the adjacent Radwyn Apartments, LP and Richard O. & Euphemia Brower parcels. Show 
existing vegetation outside on these adjacent properties within the area of the required sight 
distance. Identify if any plantings need to be removed/relocated to achieve acceptable sight 
distance. Sight easements may be required to be obtained for perpetual maintenance of the sight 
distance. Show the sight lines on the landscaping plan to confirm proposed plantings are outside 
the sight line areas. 

Response: The Landscaping plan has been revised to show sight lines. In addition, new Sheet 2 
depicting the aerial map indicates vegetation in the sight distance zone that may need to be 
removed, relocated and or maintained to achieve the acceptable sight distance. 

3. §255-37.A – Provide a sidewalk connection from the frontage sidewalk to the proposed dwellings 
to minimize pedestrian-vehicular conflicts on the driveway. 

Response: The plan has been revised to show a 4’ wide sidewalk connection to the proposed 
townhomes (connected at first driveway). 

4. §255-48.C – Provide the following signs/markings: 

a. KEEP RIGHT signs on the driveway median island (if the median remains).  

Response: The plans have been revised with the median removed. 
b. Revise the crosswalk striping to be 6” white pavement markings. 

Response: The crosswalk striping has been revised to be 6” white pavement markings. 
 
GENERAL COMMENTS 

1. Provide justification for the proposed median within the driveway. The median would appear to 
restrict movements for the dwelling closest to Bryn Mawr Avenue. Removing the median should 
be considered. 

Response: The median has been shortened to provide greater movement for the first driveway. 
The median provides a visual barrier, provides aesthetic interest, and funnels the traffic flow as 
the entrance is 28’ wide and tapers to 25’ wide. 

2. The Township (snorcini@radnor.org and ddrummond@gilmore-assoc.com) should be copied on 
all correspondence and/or submission documents related to the Pennsylvania Department of 
Transportation (PennDOT) Highway Occupancy Permitting (HOP) process. In addition, the 
Township should be extended an opportunity to attend all meetings with PennDOT. This is for the 
HOPs for the driveway and the utilities. 

Response: Acknowledged.  

mailto:snorcini@radnor.org
mailto:ddrummond@gilmore-assoc.com
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3. The Township Fire Company should review the driveway for emergency services. 

Response: We have not received feedback from the Fire Company to date. 

4. Include vehicle turning templates for emergency vehicles to verify that they can maneuver in/out 
and within the site. 

Response: Additional Plan Sheets have been added to show the fire truck movement in and out 
of the site. 

5. Determine where trash collection will occur on onsite. Provide trash truck turning templates for 
to verify that they can maneuver in/out and within the site. 

Response: Additional Plan Sheet has been added to show trash truck access in and out of the 
site. 

6. Provide details for all proposed signs. 

Response: The Detail Sheet has been amended to include details for the stop sign. 

7. The detectable warning surfaces (DWS) on the ADA ramps should not be warped. Revise the 
slopes on the DWS. 

Response: The Slopes on the ADA ramps have been revised. 

8.  Upon resubmission, we may have additional comments. 

Response: Acknowledged. 
 
 
We look forward to additional review and eventual Final Approval. Should you need any additional 
information, please don’t hesitate to email me at Linda@InLandDesign.net or call me at 484-947-2928. 
 
Respectfully yours, 

 
Linda R. Layer, PE 
Director of Engineering 
 
 
cc: Roger Phillips, PE, Gannett Fleming 

Kevin W. Kochanski, RLA, CZO – Director of Community Development  
Peter Nelson, Esq. – Grim, Biehn, and Thatcher 
Damon Drummond, PE – Gilmore & Associates, Inc. 
Patricia Sherwin – Radnor Township Engineering Department 
Michael Zappitelli, Applicant 
Scott Zwizanski, PE, Inland Design 

 File 
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