
UPPER UWCHLAN TOWNSHIP 
 PLANNING COMMISSION 

AGENDA 
May 10, 2018 

7:30 p.m. 

I. Call To Order

II. 122 Oscar Way / S & T Realty Holdings Final Land Development Plan
Introduction of a Plan proposing an 8,845 SF building addition,  
reconfiguration of existing parking/access drive, minor grading 
on a parcel located on Oscar Way, in the LI District. Accept plan 
for Consultants’ review. 

III. Village at Byers Station (Parcel 5C) Commercial Lot 2 Amended Final PRD Plan
Village at Byers Station (Parcel 5C) is the parcel on the north side of Station 
Boulevard, between Pottstown Pike/Route 100 and Graphite Mine Road. The 
Plan proposes Phase 1 40,000+ SF of commercial space on Lot 2, a 13.44 acre 
parcel.  Discuss previous PRD approvals and Township Code compliance. 

IV. Eagleview Corporate Center Lot 1B – Maintenance Area
Preliminary/Final Land Development Plan 
Proposed construction of two 900-SF storage enclosures, driveway and 
maintenance vehicle parking area on Eagleview Corporate Center Lot 1B. 
Review Consultants’ comments.  

V. Eagleview Corporate Center Lot 1C Preliminary Land Development Plan
Proposed construction of 1-story 113,000 SF office/warehouse flex 
building on Eagleview Corporate Center Lot 1C, which is 20.28 acres. 
Review Consultants’ comments.  

VI. Vantage Point Retirement Living (Parcel 6C) – Amended PRD Plan
Vantage Point Retirement Living proposes a 3-story, 100-unit retirement 
facility on the 4.3 acre parcel on the currently vacant northeast corner 
of Byers Road and Graphite Mine Road known as Byers Station Parcel 6C. 
Review Consultants’ comments. 

VII. Pickering Valley Elementary School / Township Lot Line Adjustment Plan
Review and consider a Plan transferring 0.9 acres from Pickering Valley 
Elementary School to the Township, along the common property line. 

VIII. Approval of Minutes: April 12, 2018 Meeting 

IX. Open Session

X. Next Meeting Date: June 14, 2018   7:30 p.m. 

XI. Adjournment
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Email: ccplanning@chesco.org     ●     website: www.chescoplanning.org 

 
 April 23, 2018 

Gwen A. Jonik, Secretary 

Upper Uwchlan Township 

140 Pottstown Pike 

Chester Springs, 19425 
 
 
Re: Preliminary Land Development - Eagleview Lot 1B - Maintenance Area 

# LD-04-18-15377 - Upper Uwchlan Township 
 
 

Dear Ms. Jonik: 
 

A preliminary land development plan entitled "Eagleview Lot 1B - Maintenance Area", prepared by 

Chester Valley Engineers, Inc. and dated March 26, 2018, was received by this office on April 6, 2018.  

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:    South side of the Pennsylvania Turnpike, east of Park Road 

Site Acreage:   26.51 acres 

Lots:   1 lot 

Non-Res. Square Footage:    1,800 square feet (among two storage structures) 

Proposed Land Use:   Maintenance facility 

New Parking Spaces:   2,400 square foot parking area 

Municipal Land Use Plan Designation:  Suburban Employment 

UPI#:    32-3-81.12 
 
 

PROPOSAL: 
 

The applicant proposes the construction of a maintenance facility including two storage structures, a 

parking area and driveway.  The site, which will not require water or sewer facilities, is located in the 

Upper Uwchlan Township PI-Planned Industrial/Office 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. 
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Re: Preliminary Land Development - Eagleview Lot 1B - Maintenance Area 

# LD-04-18-15377 - Upper Uwchlan Township  

 

 

COUNTY POLICY: 

 

LANDSCAPES: 

 

1. The project site is located within the Suburban Landscape designation of Landscapes2, the 

2009 County Comprehensive Plan.  The proposed land development is consistent with the 

objectives of the Suburban Landscape.   

 

 
 

WATERSHEDS: 

 

2. Watersheds, the water resources component of Landscapes2, indicates the proposed development 

is located within the Marsh Creek subbasin of the Brandywine 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. 

Packet Page 61

http://www.chesco.org/water


Page: 3 

Re: Preliminary Land Development - Eagleview Lot 1B - Maintenance Area 

# LD-04-18-15377 - Upper Uwchlan Township  

 

 

 
Detail of Eagleview Lot 1B - Maintenance Area Preliminary Land Development 

 

PRIMARY ISSUES: 

 

3. The proposed driveway crosses a Sunoco petroleum transmission pipeline.  We suggest that the 

applicant contact Sunoco to ensure that the application does not result in any encroachments into 

the pipeline right-of-way.  It is recommended that the plan include the field survey location of the 

pipeline, the size, material and depth (if known), and the type of product typically being 

transported through the pipeline.  Pipeline operator contact information is located on the pipeline 

markers within the easement and can also be found at the Chester County Pipeline Information 

Center Pipeline Operators page: www.chescoplanning.org/pic/operators.cfm.   

 

4. The site contains wetlands.  Placement of fill in wetlands is regulated by the U.S. Army Corps of 

Engineers in accordance with Section 404 of the Clean Water Act (1977).  The Pennsylvania 

Department of Environmental Protection regulates all activities that affect bodies of water, 

including wetlands, under Chapter 105 Rules and Regulations for the Bureau of Dams and 

Waterway Management.  The applicant should contact both of these agencies to determine if 

future development activity will require a permit.  The Township should request documentation 

of these contacts or permit(s) before approving the plan.  The Township should confirm that the 

site plan complies with the riparian buffer requirements.  

 

5. The plan incorporates the walking path into a portion of the proposed driveway. The applicant 

should ensure that appropriate signage indicates that the driveway and walkway will be shared in 

this area. 

 

6. The plan indicates that a portion of the site is wooded.  The removal of trees should be limited to the 

minimum area needed for the maintenance facility.  Any grading within the area of the dripline (the 

perimeter of the tree's branches) of the trees to be preserved increases the possibility of tree damage.   

 

 

ADMINISTRATIVE ISSUES: 

 

7. The applicant should contact the office of the Chester County Conservation District 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.   
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Re: Preliminary Land Development - Eagleview Lot 1B - Maintenance Area 

# LD-04-18-15377 - Upper Uwchlan Township  

 

 

 

8. A minimum of four 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 Upper Uwchlan 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, 

 

 

 

 

 

   Wes Bruckno, AICP 

   Senior Review Planner 

 

cc: Chester Valley Engineers, Inc. 

 The Hankin Group 

Hankin Ventures, LLC 

 Chester County Conservation District 

 US Fish and Wildlife Services 
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April 12, 2018 Planning Commission Meeting Page 1 of 3 

UPPER UWCHLAN TOWNSHIP 

Planning Commission Meeting 
April 12, 2018 

Minutes 
DRAFT 

In Attendance: 
Bob Schoenberger, Chair, Sally Winterton, Vice-Chair, Brett Hand, Chad Adams, Jeff Smith, Jim 
Shrimp, Dave Leh, P.E. – Gilmore & Associates, Cary Vargo, Township Manager, Gwen Jonik, 
Planning Commission Secretary 

Bob Schoenberger called the meeting to order at 7:32 p.m. as a quorum was present. 

Eagleview Corporate Center Lot 1B – Maintenance Area 
Neal Fisher, Hankin Group, who had presented a sketch plan for the proposed maintenance area, 
reviewed the location of Lot 1B on Sierra Drive within Eagleview Corporate Center and advised 
that the proposed maintenance area – storage enclosures, driveway, and maintenance vehicle 
parking area - will serve all lots, not just 1B.  Brett Hand moved, seconded by Jeff Smith, to 
accept the Land Development Plan for consultants’ review.  The Motion carried unanimously. 

Eagleview Corporate Center Lot 1C  
Neal Fisher, Hankin Group, who had presented a sketch plan for the proposed development, 
reviewed the location of Lot 1C on Sierra Drive within Eagleview Corporate Center.  The Lot is 
20.5 acres and the Plan proposes a 113,000 SF flexible building space – office, warehouse.  
There are no potential tenants at this time.  Chad Adams moved, seconded by Jeff Smith, to 
accept the Land Development Plan for consultants’ review.  The Motion carried with 5 in favor. 
Jim Shrimp abstained as he had just joined the meeting. 

Steve and Joanne McNaughton asked the Commission members to keep in mind the 
landscaping, screening, lighting, and noise issues when considering this Plan as what was 
approved for Lot 1B is lacking or ineffective.  Mr. McNaughton made mention of a letter sent by 
Hankin to FERC (Federal Energy Regulatory Commission) regarding retaining the mature 
woodlands in this vicinity.  The Commission asked Mr. McNaughton to forward a copy. 

Vantage Point Retirement Living (Parcel 6C) Amended PRD Plan 
Alyson Zarro, Esq., on behalf of Vantage Point Retirement Living introduced an Amended PRD 
(Planned Residential Development) Plan proposing a 37,000 SF, 3-story, 101-unit retirement 
facility and associated parking on Byers Station Parcel 6C, the northeast corner of Byers Road at 
Graphite Mine Road.  Jeff Smith moved, seconded by Chad Adams, to accept the Amended PRD 
Plan for consultants’ review. The Motion carried unanimously. 

Village at Byers Station Parcel 5C Commercial Lot 2 Amended Final PRD Plan 
It was decided at this time to delay the review and discussion of this Plan until later in the 
evening.

Gunner Property / 160 Park Road Conditional Use Application 
Alyson Zarro, Esq., explained that Gunner Properties submitted a new Conditional Use 
Application for an eating and drinking establishment at 160 Park Road instead of requesting a 
renewal of the 2017 Conditional Use Approval due to changes of substance with the property and 
the Brewer’s license.  The property has been connected to public sewer, an expanded parking 
area land development plan has been approved, and Mr. Gunther has a liquor license available 
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April 12, 2018 Planning Commission Meeting Page 2 of 3 

through his Eagle Tavern business and will be the Operator at this location.  The expanded 
parking area will be constructed in the near future following PaDEP permit approval, and that 
includes the landscaping and buffering measures around the parking area and property line.  

Commission members asked a few legal questions.  Cary Vargo advised the Township Solicitor 
agrees a Conditional Use Hearing should be opened, new pertinent testimony be heard and a 
new Decision & Order be drafted which addresses the neighbor’s concerns.  Conditions of 
Approval would include that the property improvements be completed before the Occupancy 
could occur. 

Answering a question regarding the Applicant seeking approval for off-site parking, Ms. Zarro 
replied that in case a large event such as Community Day is being held, off-site parking would be 
for overflow parking.  Agreements are being drafted with the property owners where Kinetics and 
Dunkin Donuts are located (@ 100 spaces) and the south-western corner of Little Conestoga 
Road at Park Road (55 spaces). 

Sally Winterton moved, seconded by Jeff Smith, to recommend to the Board of Supervisors that a 
Conditional Use Hearing be held for this Application.  The Motion carried unanimously. 

Zoning, Subdivision-Land Development, Stormwater Management Ordinances – Amendments  
Cary Vargo introduced ordinance amendments drafted by the Township’s Solicitor, which will 
decrease waiver requests to the Board of Supervisors.  The Zoning Ordinance amendment 
addresses the timeframe of a project’s progress from conditional use approval to building permit 
submission; the Subdivision/Land Development amendment addresses the Plan submission 
process; and the Stormwater Management 
Ordinance amendment updates the type of pipe materials allowed. 

Jeff Smith moved, seconded by Sally Winterton, to send the Ordinance amendments to the 
County Planning Commission for review and comment.  The Motion carried unanimously. 

Approval of Minutes 
Jeff Smith moved, seconded by Sally Winterton, to approve as presented the minutes of the 
Planning Commission’s March 8, 2018 meeting.  The Motion carried unanimously. 

Open Session 
Mr. Gunther responded to several questions regarding his eating and drinking establishment 
Application – he’ll serve “craft” beer; food will be provided via food trucks, and from Eagle Tavern; 
the house may become a breakfast spot, with fresh breads, etc. 

Village at Byers Station (Parcel 5C) Commercial Lot 2 Amended Final PRD Plan 
Bob Dwyer presented a Plan dated February 2018 for the commercial Lot (#2) on Parcel 5C.  
Alyson Zarro, Esq.,  was present.  Toll Brothers bought the residential Lot (#1); Equus will 
develop the retail and commercial portion.  Several anchor tenants have been secured – a 
grocer, a daycare facility, and a coffee shoppe with drive-through service (there are 2 Firms 
interested in this space).  There will be 1 large building and several smaller pads.  Phase 1 is @ 
40,000 SF of the 81,000 SF total for of retail/commercial.   Mr. Dwyer distributed color drawings 
of the overall site and architectural elevations.   

Discussion regarding drive-through service followed: 
1. Ms. Zarro advised that the 1999 Tentative PRD Plan Approval stated C-1, C-2 and C-3

zoning district uses are permitted on Parcel 5C and that approval applies to today’s Plan;
C-3 doesn’t prohibit drive-through.

2. The Planning Commission believes current codes apply.
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3. Does the Municipality Planning Code ‘grandfather’ the 1999 Ordinances, and for what
timeframe - indefinitely?

4. Over the years, there have been a number of approvals (1999, 2003) and amendments
regarding Byers Station that need to be reviewed.  Keep in mind the character of the
community.

5. Mr. Dwyer advised that if there’s no drive-through service, the coffee shoppes wouldn’t be
interested;

6. The Commission was concerned with traffic stacking for the drive-through;
7. The Commission would like to see the MPC regulations and/or case law that determines

the 1999 codes apply rather than 2018 codes, and are there other items on this Plan that
wouldn’t comply with today’s codes?

Other discussion points include: 
A. The site has right-in/right-out access on northbound Route 100, closer to Station

Boulevard.
B. The paved area outside the grocery store is outdoor seating only, not table service.
C. It may be a number of years until Phase 1 and 2 would be complete.
D. The proposed landscaping looks good.
E. The Township Historic Commission should see the architectural elevations for

comment.
F. Make sure the Plan is consistent with surrounding land uses and desires.

Mr. Dwyer advised they can comply with most of the consultants’ comments and they’ll meet with 
the consultants and staff to work them out.  They’ll attend the May meeting to discuss the items 
not resolved this evening. 

Adjournment  
Sally Winterton moved, seconded by Jeff Smith, to adjourn at 9:04 p.m.  All were in favor. 

Respectfully submitted, 

Gwen A. Jonik 
Planning Commission Secretary 
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