
 
 

 
 
 

Valley Forge Corporate Center 
1010 Adams Avenue 
Audubon, PA 19403 
P 610.650.8101 | F 610.650.8190  
 
gannettfleming.com 

Date: February 21, 2025 
 
To: Steve Norcini, PE, Township Engineer 
 
From: Roger Phillips, PE 
 
cc: 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 
 
RE: 60 West Avenue 
 Final Land Development Plan  
 
Date Accepted: 02/03/2025 
90 Day Review: 05/04/2025 
 
Gannett Fleming, Inc. has completed a review of the Final Land Development plan for the above 
referenced project for compliance with the Radnor Township Code. The Plans were reviewed for 
conformance with Subdivision and Land Development, Zoning, and other applicable codes of the 
Township of Radnor.   
 
This project is located in the Wayne Business Overlay District.   
 
The applicant has previously submitted a conditional use application that was before the Board of 
Commissioners.  The Conditional Order issued February 25, 2024, granted the Conditional Use 
Application subject to the following conditions: 
 

1. The Applicant shall comply with all applicable Township Ordinances and shall submit a 
land development plan pursuant to the Township's Subdivision and Land Development 
Ordinance prior to the construction of any facilities. Applicant's land development plan 
shall take into consideration the Special use area factors set forth in Section 280-53. 17. B. 
of the Township Zoning Ordinance. 

 
2. The number of residential units permitted for the project shall be reduced to no more than 

forty-five (45) dwelling units. 
 

3. The building facade for the project shall be consistent with the existing architecture of the 
Wayne Business Overlay District by incorporating brick and stone into the facade which 
shall be reviewed by the Township's Design and Review Board during the land 
development process. 
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4. During the land development process, the Applicant shall meet with a representative group 
of neighbors on a monthly basis or as often as the neighbors and the Applicant can agree, 
to provide progress updates on the plan and construction activities. Applicant shall consult 
with the neighbors' group on the proposed architectural style, facade materials, pedestrian 
improvements and public accessibility to the proposed green space. 

 
5. The Applicant shall maintain the existing green space and street trees along the Lancaster 

Avenue and Bellevue Avenue frontages of the property in a manner to be approved by the 
Township and shall set back the proposed building from Lancaster Avenue and Bellevue 
Avenue in order to maintain this green space and these trees. This green space shall be 
publicly accessible during the construction process. 

 
6. The building setback from Lancaster Avenue shall be increased to a minimum of 65 feet 

from the center line of that road, and the building setback from Bellevue Avenue shall be 
increased to a minimum of 30 feet from the center line of that road. 

 
7. The Applicant shall make a capital contribution to the Township for traffic and pedestrian 

improvements in the areas adjacent to the property in an amount of $10,000.00 per dwelling 
unit to be utilized for infrastructure or other improvements within the Township's sole 
discretion. Payment of this contribution shall be done according to a schedule established 
by the Township during the land development process. 

 
8. The Applicant shall divert stormwater runoff from the existing AT&T building parking lot 

on the east side of that building to the proposed stormwater facilities for this project. 
 

9. The Applicant shall resurface and stripe the existing AT&T parking lot on West Avenue 
and shall install parking islands, landscaping, and surface stormwater facilities in a manner 
to be approved by the Township Engineer. 

 
10. The Applicant shall perform a sewage capacity certification study of the Township's 

sanitary sewer system and shall furthermore perform a stormwater infiltration and inflow 
(I & I) study on the upstream sewer line tributary to Midland Avenue. In the event of 
excessive I & I, the Applicant shall undertake remedial repairs to mitigate the I & I at the 
direction of the Township. 
 

11. The Applicant shall perform a pedestrian connectivity study during the land development 
process and shall study traffic circulation and parking congestion during the late afternoon 
and evening hours and shall identify potential improvements. 

 
12. Applicant shall install a green roof for the project in order to mitigate stormwater runoff 

from the roof. Rooftop occupancy for any residential or recreational purpose shall be 
prohibited unless approved by the Board of Commissioners during land development. 
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13. The proposed mixed-use building shall be LEED certified in accordance with the 
Neighborhood Development criteria of the U.S. Green Building Council unless modified 
by the Township during land development. 

 
14. Prior to land development approval, the Applicant shall secure in the name of the Township 

and for the Township's benefit a lease for the AT&T parking lot along West Avenue for 
public parking use in a form substantially the same as the Township's existing lease for the 
existing Bellevue Avenue parking lot. 

 
15. The Applicant shall install a sprinkler system for all underground parking areas in a manner 

to be approved by the Township's Fire Marshal. 
 

16. The Applicant shall secure an emergency access easement through the adjacent AT&T 
property between the subject property and West Avenue. 

 
17. In the event the Applicant or successor in title does not receive land development approval 

within three (3) years from the date of this decision for the project, this approval shall be 
void, and the Applicant or successor must seek reapproval from the Board of 
Commissioners. 
 

Preliminary plan approval was received by the Board of Commissioners on December 9, 2024.   
The following waivers were approved during the preliminary plan approval: 
 

 §255-20.B(1)(n) – to permit a partial waiver of the requirement for showing all features 
within 500 feet of the site. 

 §255-27.C(4) – as to the requirement of a reservation or dedication of additional rights-of-
way for Lancaster Avenue and Bellevue Avenue.   

 §255-29.A(1) – to permit a one-way drive aisle is not permitted with 90° parking spaces.   
 §255-29.A(18) – to permit lighted standards as shown on the Plan. 

 
The plan set submitted is labeled as permit plan set.  This must be revised to reflect Final Plans. 
 
Permit Plan Set – 60 West Avenue  
 
Plans Prepared By: Site Engineering Concepts, LLC 
Dated:   November 4, 2024, last revised January 13, 2025 
 
 
Sewage Facilities Planning 
 

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

1. §280-53.14 – Mechanical/electrical equipment mounted on the ground and areas for trash 
disposal shall be located in the rear of buildings and screened from view with materials 
that are integral to the architecture of the building. Trash collection areas shall be enclosed 
by masonry construction on all three sides, with gates to remove containers. Dumpster 
enclosures shall match the building material of the associated structure.  The applicant has 
indicated that trash will be collected within the interior loading area of the building.   

 
2. §280-53.17.F(3)  – Buildings shall be designed to enhance the pedestrian environment with 

improvements or expansions to sidewalks and crosswalks and the inclusion of outdoor 
seating areas, benches, or other pedestrian amenities.  The layout of the of the proposed 
amenities must be shown on the plans and details provided. 
 

3. §280-53.17.G – Mechanical, electrical equipment and trash. Provisions for ground 
mechanical and electrical equipment and refuse shall be the same as those in § 280-53.14 of 
this article. Any roof-mounted equipment shall be hidden from the ground floor view 
within 150 feet of the structure.  The applicant has indicated that the trash area is located 
in the building.   Additional details must be provided for the mechanical equipment.  

 
Subdivision and Land Development 
 

1. §255-21.A(2) – Each sheet shall be numbered and shall show its relationship to the total 
number of sheets.  Additionally, Sheet 13 is missing from the plan set. 

  
2. §255-21.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.    A 
waiver from this section must be requested. 
 

3. §255-29.A(1) – The dimensions of the 2 parallel parking spaces located near the 60 West 
Building must be shown on the plans. 
 

4. §255-29.B. – All parking areas shall have at least one tree 2 1/2 inches minimum in caliper 
for every five parking spaces in single bays and one tree 2 1/2 inches minimum in caliper 
for every 10 parking spaces in double bays. Trees shall be planted in such a manner to 
afford maximum protection from the sun for parked vehicles. A minimum of 10% of any 
parking lot facility over 2,000 square feet in gross area shall be devoted to landscaping, 
inclusive of required trees.  The applicant must provide a table that indicates these 
requirements are met or a waiver requested. 
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5. §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 or 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).  The applicant had previously indicated that the required park and 
recreation area is being provided.  A calculation must be provided that indicates the 
appropriate area is being provided. 
 

6. §255-43.1.B(2) – For all nonresidential or institutional subdivisions and/or land 
developments involving more than 5,000 square feet of floor area, the amount of land to 
be dedicated for park and recreational area shall be 2,500 square feet per 6,400 square feet 
of floor area (existing or proposed), or portion thereof, unless the developer agrees to a fee 
in lieu of $3,307 per 6,400 square feet of floor area(existing or proposed).   The applicant 
had previously indicated that the required park and recreation area is being provided.  A 
calculation must be provided that indicates the appropriate area is being provided. 

 
7. §255-49 – Where appropriate, the developer shall install or cause to be installed, at the 

developer’s expense, metal, or fiberglass streetlights.   
 

8. §255-54.B – The central water system should be designed with adequate capacity and 
appropriately spaced fire hydrants for fire-fighting purposes pursuant to the specification 
of the National Fire Protection Association.  Review and approval by the Township 
Engineer and the Township Fire Marshall shall be required in order to ensure that adequate 
fire protection is provided.  
 

9. §255-75.A – Street trees, 2 1/2 to three inches in caliper, shall be planted along both sides 
of streets at an interval of 40 feet on center, but they shall not block visibility of store 
windows.  The street tree calculation must be provided on the landscape plans.  We note a 
removal and replacement calculation on the plans, but a calculation that indicates the 
number of trees provided per this section has not been provided.  The applicant has 
indicated their Landscape Architect will coordinate with the Township for the placement 
of street trees. 
 

10. §255-75.B – All street trees provided must be in accordance with this section.  The 
applicant has previously indicated they would comply. 

 
11. §255-75.C – Street trees shall be installed and maintained in a four-foot by four-foot 

planting bed and shall be coordinated with the stormwater management improvements set 
forth in the Master Plan.  The applicant has previously indicated they would comply. 
 

12. We note that the final plan for the West Avenue Parking Lots differs from the preliminary 
plans that were approved.  The applicant is proposing 20 36” planters with 1 Gray Birch 
trees and grasses. 



 
 
 

| 6 

 
13. §255-75.D – Tree grates shall be manufactured by Neenah Foundry or an equal approved 

by the Zoning Officer.   
 

14. §255-80.B(2) – No more than five spaces shall be permitted in a continuous row without 
the incorporation of landscaping or trees. 

 
15. §255-82.B – Plaza/common areas must be provided in accordance with this section.  

Details regarding the plaza/common area must be provided.  The applicant has previously 
indicated it would be provided during Final Land Development. 
 

16. §255-83 – Trash receptacle standards must be provided in accordance with this section. 
The applicant has indicated they would comply.  The applicant has indicated that trash will 
be collected in the loading dock area.  Additional information regarding the removal of 
trash must be provided.  The applicant has previously indicated it would be provided during 
Final Land Development. 
 

17. §255-84 – Benches must be provided in accordance with this section. The applicant has 
previously indicated that details would be provided during Final Land Development. 
 

18. §255-85 – Bicycle racks must be provided in accordance with this section. The applicant 
has previously indicated that details would be provided during Final Land Development. 

 
 
Stormwater 
 

1. Please revise the submission to include all requirements of the “Adjudication” document for 
the property that was approved by the Radnor Township Board of Commissioners on February 
26, 2004.  It is our understanding that the Adjudication required the following additional 
stormwater management controls that we did not locate on the drawings: 

a. VII.8. “The Applicant shall divert stormwater runoff from the existing AT&T 
building parking lot on the east side of that building to the proposed stormwater 
facilities for this project.” 

b. VII.9. “The Applicant shall resurface and stripe the existing AT&T parking lot on 
West Avenue and shall install parking islands, landscaping, and surface stormwater 
facilities in a manner to be approved by the Township Engineer”.  The applicant had 
previously indicated they will comply, and that a fully detailed stormwater 
management plan will be provided during Final Land Development.”  

c. VII.12. “Applicant shall install a green roof for the project in order to mitigate 
stormwater runoff from the roof. Rooftop occupancy for any residential or recreational 
purpose shall be prohibited unless approved by the Board of Commissioners during 
land development. The applicant had previously indicated they will comply, and that a 
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fully detailed stormwater management plan will be provided during Final Land 
Development.” 
 

2. On Sheet 4 – Post Construction Stormwater Management Plan, we have the following 
comments on the plan view drawing: 

a. It is not clear how the stormwater flows from the proposed impervious areas will be 
directed into the infiltration basin and detention basin.  Please revise the drawing to 
show all stormwater conveyance piping, inlets, and cleanouts to be installed with the 
applicable top of grate and invert elevations included.  The applicant had previously 
indicated they will comply, and that further detail will be provided during Final Land 
Development. 

b. Please show the length, diameter, and material of all sections of stormwater piping to 
be installed. The applicant had previously indicated they will comply, and a fully 
detailed stormwater management plan will be provided during Final Land 
Development. 

c. 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 sump 
structure to each stormwater pipe before it enters the infiltration basin. The applicant 
had previously indicated they will comply, and that a fully detailed stormwater 
management plan will be provided during Final Land Development. 

d. Please include a detail that describes how the proposed connection to the existing storm 
sewer in Lancaster Avenue will be made. A Highway Occupancy Permit (HOP) from 
the PADOT will be required for this work within the roadway right-of-way. The 
applicant had previously indicated they will comply, and also will obtain a Highway 
Occupancy Permit During Final Land Development.  
 

3. On Sheet 5 – PCSM Details, we have the following comments: 
a. Please provide a detailed plan and section view of each proposed basin. Please include 

the dimensions and elevations of the basins, including the length, diameter and material 
of the associated piping, R-Tank modules, stone and pipe elevations, the associated 
inlet and outlet pipes as well as any associated stormwater inlets, observation ports, 
access manholes, and/or rate control outlet structure.  The applicant had previously 
indicated they will comply, and that additional detail of the stormwater management 
system will be provided during Final Land Development.  

b. Please include a detailed Sequence of Construction for both the detention basin and 
infiltration basin. The applicant had previously indicated they will comply, and that a 
fully detailed stormwater management plan will be provided during Final Land 
Development. 

 
4. In the PCSM Narrative and Calculations, please provide pre-construction and post-construction 

drainage area maps. The applicant had previously indicated they will comply, and the pre-
construction and post-construction drainage area maps will be provided during Final Land 
Development. 
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General 
 

1. The disposition of the right of way that appears to be extended from Bellevue Avenue in the 
area of the West Avenue Parking lot must be provided.  Additionally, the existing garage must 
be located on the plans. 

 
2. The locations of all existing and proposed utilities must be provided on the plans.  The applicant 

has indicated that all known utility information has been shown on the plans.  A note has been 
added to indicate “The contactor is to locate and verify all utility locations prior to 
construction”. 
 

3. The dark lines located in the eastern portion of the West Avenue parking area must be 
explained. 
 

4. Additional information regarding the proposed wall shown must be provided. The applicant 
has indicated that additional information will be provided in the Final Land Development 
Plans.    

 
If you have any questions or require any additional information, please contact me. 
 
 

Very truly yours, 
 

GANNETT FLEMING, INC. 

 
Roger A. Phillips, P.E. 
Senior Project Manager 

 


