
UPPER UWCHLAN TOWNSHIP 
 PLANNING COMMISSION 

AGENDA 

December 14, 2023  
 6:00 p.m. Workshop 
 7:00 p.m. Meeting  

LOCATION  
Upper Uwchlan Township Building, 140 Pottstown Pike, Chester Springs PA 19425 

I. 6:00 p.m. Workshop
Discuss residential zoning district uses, in-law quarters 

II. 7:00 PM Meeting Call to Order

III. Turnpike / Wertz Property ~ Subdivision Plan
Introduction of a 3-lot subdivision plan on the Turnpike’s property on Little 
Conestoga Road west of Milford Road. 

IV. 770 Pennsylvania Drive Conditional Use Application
A conditional use application to manufacture a medical device in an existing 
building in Eagleview Corporate Center. Consider recommendation to the 
Board of Supervisors for a January Hearing. 

V. 241 Park Road ~ Daycare ~ Conditional Use & Land Development Plan Application
Introduction of the project on Park Road, accept plans for consultants’ review. 

VI. Meeting Updates ~ Reports
A. Environmental Advisory Council (EAC)
B. Historical Commission (HC)
C. Active Transportation Plan (ATP)
D. Village Concept Plan / Village Design Guidelines (VCP / VDG)
E. Comprehensive Plan Update (CompPlan)

VII. Approval of Minutes: November 9, 2023 Meeting minutes 

VIII. Next Meeting Date: January 11, 2024   7:00 p.m. 

IX. Open Session

X. Adjournment
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 Category  R-1 Zoning District 

 Purpose 

 to support the preserva�on of cri�cal natural resources, such as streams, floodplains, wet soils, variable 
 groundwater yield areas, and condi�onally suitable for on-lot sewage disposal systems; to encourage con�nued 
 agricultural, open space and conserva�on uses; to provide for con�nued low density residen�al development 
 that is compa�ble with established use pa�erns; and to encourage and promote phased development 
 throughout the Township by permi�ng low density residen�al uses in the R-1 District un�l other areas of the 
 Township more accessible to adequate services and transporta�on are fully developed in medium and high 
 density residen�al uses. The R-1 District establishes maximum density standards which provide for low density 
 residen�al uses and promote the conserva�on of surface water and groundwater supplies, soils for on-lot 
 sewage disposal systems, and the control of soil erosion and flooding. 

 By-Right  A.Single-family detached dwelling and group home. 
 B. Agriculture 

 Condi�onal 
 Use 

 (1) Nursery, excluding retail sales and landscaping business, provided that they are situated no less than 100 feet 
 from an adjoining property line or public right-of-way. 
 (2) Educa�onal or religious use. 
 (3) Recrea�on uses, provided that no commercial ac�vity or use such as amusement park, driving ranges, pitch 
 and pu� or miniature golf course, or similar use customarily carried on as a business, shall be permi�ed (see § 
 200-68). 
 (4) Bed-and-breakfast [see § 200-62B(5)]. 
 (5) (Reserved) 
 (6) Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with § 200-72.1. 

 Accessory Use 
 (1) Customary residen�al accessory uses. 
 (2) Customary agricultural accessory uses. 
 (3) Private swimming pools 

 Special 
 Excep�on 

 (1) Municipal or public uses; governmental or public u�lity building or uses. 
 (2) Cemetery. 
 (3) Kennels. 
 (4) Home occupa�ons 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 

 Zoning Review – DRAFT WORKING COPY 
 Upper Uwchlan Township Planning Commission 



 Category  R-2 Zoning District 

 Purpose 

 to provide for low to moderate density residen�al development in areas of the Township which are not 
 generally characterized by steep slopes or floodplains, but which nevertheless contain soils condi�onal for on-lot 
 sewage disposal systems and variable groundwater yields; to encourage con�nued agricultural, open space and 
 conserva�on uses in the R-2 District while also permi�ng low to moderate density residen�al development 
 compa�ble with established use pa�erns; and to encourage and promote phased development throughout the 
 Township by permi�ng low to moderate density residen�al uses in the R-2 District un�l other areas of the 
 Township more accessible to adequate services and transporta�on are fully developed in medium and high 
 density residen�al uses. The R-2 District establishes maximum density standards which provide the conserva�on 
 of surface water and groundwater supplies, soils for on-lot sewage disposal systems, and the control of soil 
 erosion and flooding. 

 By-Right  Any use permi�ed by right in the R-1 District. 

 Condi�onal 
 Use 

 (1) Educa�onal or religious use. 
 (2) Cemetery. 
 (3) Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with § 200-72.1. 

 Accessory Use  Any accessory use permi�ed in the R-1 District. 

 Special 
 Excep�on 

 None 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 

 Zoning Review – DRAFT WORKING COPY 
 Upper Uwchlan Township Planning Commission 



 Category  R-3 Zoning District 

 Purpose 

 to encourage medium to high density residen�al development which is compa�ble with established use 
 pa�erns; located in areas of the Township which contain environmental features generally suitable for such 
 development; and accessible to transporta�on systems and community facili�es appropriate for such 
 development. The R-3 District is designed: 
 (1) To provide a transi�on between areas of low and high density residen�al; and 
 (2) To supply addi�onal flexibility and opportunity for accommoda�ng mul�family units at a lower density than 
 permi�ed in other zoning districts of the Township. 

 By-Right 
 In addi�on to those uses permi�ed by right in the R-1 District, the following uses shall by permi�ed: 
 (1) Single-family semidetached dwelling (twin). 
 (2) Two-family detached dwelling (duplex). 

 Condi�onal 
 Use 

 (1) Mul�family dwellings. 
 (2) Mobile home park. 
 (3) Nursing or convalescent home (see § 200-66). 
 (4) Cemetery. 
 (5) Municipal or public uses; governmental or public u�lity building or use. 
 (6) Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with § 200-72.1. 

 Accessory Use  Any accessory use permi�ed in the R-1 District. 

 Special 
 Excep�on 

 None 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 

 Zoning Review – DRAFT WORKING COPY 
 Upper Uwchlan Township Planning Commission 



 Category  R-4 Zoning District 

 Purpose 

 to provide the opportunity for high density residen�al development to occur in areas which are compa�ble with 
 established use pa�erns; located in areas of the Township which contain environmental features generally 
 suitable for such development; and accessible to transporta�on systems and community facili�es appropriate 
 for such development. The R-4 District is designed to provide the opportunity for accommoda�ng mul�family 
 units at a density consistent with the character of the Township. 

 By-Right  Any use permi�ed by right in the R-3 District. 

 Condi�onal 
 Use 

 (1) Mul�family dwellings. 
 (2) Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with § 200-72.1. 

 Accessory Use  Any accessory use permi�ed in the R-1 District. 

 Special 
 Excep�on 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 

 Zoning Review – DRAFT WORKING COPY 
 Upper Uwchlan Township Planning Commission 
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October 20, 2023

Wertz Farm

9995 / 2382

David M. Ardini (Navarro & Wright Consulting Engineers, Inc.)

151 Reno Ave, New Cumberland

PA / 17070 717-441-2216

dardini@navarrowright.com

Agent to the Pennsylvaina Turnpike Commission

bmostek@paturnpike.com

877-736-6727PA / 17057

700 S. Eisenhower Blvd., Middletown

Pennsylvania Turnpike Commission

William J. Grow, PLS, (Navarro and Wright Consulting Engineers, Inc.)

151 Reno Ave, New Cumberland

PA / 17070 717-441-2216

wgrow@navarrowright.com

28.99 Acres 3

Minor Subdivision

The purpose is to subdivide 28.99 acres into three (3) parcels.
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THIS PLAN WAS REVIEWED BY THE UPPER UWCHLAN TOWNSHIP ENGINEER
THIS            DAY OF                       , 2022.

TOWNSHIP ENGINEER SIGNATURE DATE

ENGINEERING FIRM

SECRETARY SIGNATURE DATE

CHAIRMAN SIGNATURE DATE

CHAIRMAN SIGNATURE DATE

CHAIRMAN SIGNATURE DATE

CHAIRMAN SIGNATURE DATE

CHAIRMAN SIGNATURE DATE

SECRETARY DATE

COMMONWEALTH OF PENNSYLVANIA
COUNTY OF CHESTER

NOTARY PUBLIC DATE

CHAIRMAN SIGNATURE DATE

MY COMMISSION EXPIRES

ON THIS                        DAY OF                                   , 2022, BEFORE ME, THE UNDERSIGNED PERSONALLY
APPEARED                                                                          WHO BEING DULY SWORN ACCORDING TO LAW
DEPOSES AND SAYS THAT HE AND SHE ARE THE OWNERS OF THE PROPERTY SHOWN ON THIS PLAN,
AND THAT HE AND SHE ACKNOWLEDGES THE SAME TO BE HIS PLAN AND DESIRES THE SAME TO BE
RECORDED AS SUCH ACCORDING TO LAW. WITNESS MY HAND AND SEAL THE DAY AND DATE
ABOVE WRITTEN.

NOTARY SIGNATURE

UPPER UWCHLAN TOWNSHIP ENGINEER

UPPER UWCHLAN TOWNSHIP PLANNING COMMISSION

TOWNSHIP BOARD OF SUPERVISORS

AT A MEETING HELD ON THIS PLAN ON THIS                        DAY OF                                   , 2022, THE UPPER
UWCHLAN TOWNSHIP PLANNING COMMISSION REVIEWED THIS PLAN ACCORDING TO THE
REQUIREMENTS OF THE UPPER UWCHLAN TOWNSHIP SUBDIVISION AND LAND DEVELOPMENT
ORDINANCES.  THIS CERTIFICATE DOES NOT INDICATE APPROVAL OR DISAPPROVAL BY THE UPPER
UWCHLAN TOWNSHIP BOARD OF SUPERVISORS.

AT A MEETING HELD ON THIS PLAN ON THIS                        DAY OF                                   , 2023, THE UPPER
UWCHLAN TOWNSHIP BOARD OF SUPERVISORS APPROVED THIS PROJECT INCLUDING THE
COMPLETE SET OF PLANS AND INFORMATION WHICH ARE FILED WITH THE BOARD OF SUPERVISORS
BASED UPON ITS CONFORMITY WITH THE STANDARDS OF THE UPPER UWCHLAN TOWNSHIP
SUBDIVISION AND LAND DEVELOPMENT ORDINANCES.

FINAL/MINOR SUBDIVISION PLAN
FOR

PENNSYLVANIA TURNPIKE COMMISSION "WERTZ FARM"
TOWNSHIP OF UPPER UWCHLAN

CHESTER COUNTY, PENNSYLVANIA
OCTOBER 20, 2023

REVISIONS

VICINITY MAP
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JOB NUMBER:
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DRAWING NUMBER:
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RECORDER OF DEEDS CERTIFICATE

DATE OF THIS PLAN _____________________________________

THIS PLAN IS RECORDED IN THE CHESTER COUNTY COURTHOUSE,

UPPER UWCHLAN, PENNSYLVANIA, THIS _________ DAY OF ______________ 20__.

IN PLAN BOOK ________ PAGE __________

RECORDER OF DEEDS

ZONING INFORMATION:

TAX PARCEL NUMBER REFERENCE
32-3-34

SOURCE OF TITLE
DEED BOOK: 9995 PAGE: 2382

1. THE PURPOSE OF THE PLAN IS TO CREATE TWO NEW LOTS.

2. THE PENNSYLVANIA TURNPIKE COMMISSION WILL RETAIN LOTS A & B. SUBDIVIDE LOTS A & B AND RETAIN REMNANT LOT 12.

3. THE COORDINATES, BEARINGS AND DISTANCES SHOWN HEREON ARE BASED ON PENNSYLVANIA TUNRPIKE COMMISSION GRID FOR HORIZONTAL AND

VERTICAL POSITIONING AND REFERENCED BY THE FOLLOWING STATIONS:

T-106 N 50065.24796 E 88002.32082 EL 443.027 MAGNAIL
T-075 N 50211.10341 E 85024.4292 EL 381.067 MAGNAIL
T-078 N 50527.46739 E 87715.92016 EL 447.689 MAGNAIL
T-105 N 49159.99125 E 87173.01417 EL 506.49 MAGNAIL

4. ZONING DATA:

TOTAL ACREAGE: 28.99 AC

ZONING REQUIREMENTS
ZONING DISTRICT: R-2 MEDIUM DENSITY RESIDENTAL DISTRICT
ZONING USE: "SINGLE-FAMILY SEMI-DETACHED DWELLING"

REQUIRED
MINIMUM LOT AREA (ACRE) 1 ACRE
MINIMUM LOT WIDTH (FEET) 150 FT
MINIMUM SETBACK REQUIREMENTS:

FRONT 50 FT
SIDE 30 FT
REAR 40 FT

5. NO CONSTRUCTION, BUILDING DEMOLITION, OR LAND DEVELOPMENT IS PROPOSED WITH THIS PLAN.

6. NO GRADING IS BE PROPOSED WITH THIS PLAN.

7. UPON APPROVAL OF THIS PLAN, LEGAL DESCRIPTIONS FOR LOTS A & B, WILL BE CREATED AND RECORDED BY THE PENNSYLVANIA TURNPIKE COMMISSION.

GENERAL  AND PLAN NOTES

NO PORTION OF THIS SUBDIVISION ARE APPROVED BY UPPER UWCHLAN TOWNSHIP OR THE DEPARTMENT OF
ENVIRONMENTAL PROTECTION (DEP) FOR THE INSTALLATION OF ANY SEWAGE DISPOSAL FACILITY.  NO PERMIT WILL
BE ISSUED FOR THE INSTALLATION, CONSTRUCTION, CONNECTION TO OR USE OF ANY SEWAGE COLLECTION,
CONVEYANCE, TREATMENT OR DISPOSAL SYSTEM (EXCEPT FOR REPAIRS TO EXISTING SYSTEMS) UNLESS UPPER
UWCHLAN TOWNSHIP AND DEP HAVE BOTH APPROVED SEWAGE FACILITIES PLANNING FOR THE SUBDIVISION
DESCRIBED HEREIN IN ACCORDANCE WITH THE PENNSYLVANIA SEWAGE FACILITIES ACT (35 P.S. SECTIONS 750.1 et
seq.) AND REGULATIONS PROMULGATED THEREUNDER. PRIOR TO SIGNING, EXECUTING, IMPLEMENTING OR
RECORDING ANY SALES CONTRACT OR ADDITIONAL SUBDIVISION PLAN(S), ANY PURCHASER OR SUBDIVIDER OF ANY
PORTION OF THIS PROPERTY WILL CONTACT APPROPRIATE OFFICIALS OF UPPER UWCHLAN TOWNSHIP, WHO ARE
CHARGED WITH ADMINISTRATING THE SEWAGE FACILITIES ACT TO DETERMINE THE FORM OF SEWAGE FACILITIES
PLANNING REQUIRED AND THE PROCEDURE AND REQUIREMENTS FOR OBTAINING APPROPRIATE PERMITS OR
APPROVALS.

PLANNING AND NON-BUILDING DECLARATION

APPROVED BY THE BOARD OF COMMISSIONERS OF UPPER UWCHLAN TOWNSHIP, CHESTER COUNTY,
PENNSYLVANIA, BY MOTION ADOPTED THIS _____ DAY OF _______________________, 2022

UPPER UWCHLAN TOWNSHIP BOARD OF COMMISSIONERS

SECRETARY SIGNATURE DATE

CHAIRMAN SIGNATURE DATE

DATE THAT ALL CONDITIONS OF PLAN APPROVAL WERE MET:

DATE

ZONING OFFICER/TOWNSHIP MANAGER SIGNATURE

SYSTEM, INC.
1-800-242-1776

PA 1

PENNSYLVANIA LAW REQUIRES
3 WORKING DAYS NOTICE FOR

DAYS IN DESIGN STAGE - STOP CALL
CONSTRUCTION PHASE AND 10 WORKING

CALL BEFORE YOU DIG!

POCS SERIAL NUMBERS

SITE

20221713179

COVER SHEET

PROPOSED SUBDIVISION PLAN 01

DRAWING   INDEX

EXISTING CONDITIONS PLAN 
C100
C200
C300

PROPOSED SUBDIVISION PLAN 02C400

INTENT OF PLAN
THE PURPOSE OF THIS PLAN IS TO SUBDIVIDE 28.99 ACRE PENNSYLVANIA TURNPIKE COMMISSION PARCEL INTO THREE (3) SEPARATE PARCELS.

SURVEYOR'S CERTIFICATION

LICENSE # SU076008
FOR AND ON BEHALF OF NAVARRO & WRIGHT
CONSULTING ENGINEERS, INC.
151 RENO VENUE, NEW CUMBERLAND PA, 17070
(717)441-2216

I HEREBY CERTIFY THAT THIS  PLAN AND THE RELATED SURVEY WORK WAS PREPARED AND
PERFORMED BY ME UNDER MY DIRECT PERSONAL SUPERVISION AND THAT  I AM A DULY
LICENSED LAND SURVEYOR UNDER THE LAWS OF THE COMMONWEALTH OF PENNSYLVANIA.
THIS  CERTIFICATION IS NEITHER A WARRANTY NOR GUARANTEE, EITHER EXPRESSED OR
IMPLIED.

DATE

AQUA PENNSYLVANIA
762 WEST LANCASTER AVENUE
BRYN MAWR, PA 19010
ATTN: DARRELL DULANY
EMAIL: ddulany@aquaamerica.com

BUCKEYE PARTNERS
6161 HAMILTON BOULEVARD
ALLENTOWN, PA 18106
ATTN: DAVE JONES
EMAIL:dajones@buckeye.com

COMCAST
1004 CORNERSTONE BOULEVARD
DOWNINGTOWN, PA. 19335
ATTN: TOM RUSSO
EMAIL:tom_russo@cable.comcast.com  

PECO, AN EXELON COMPANY C/O USIC
450 SOUTHHENDERSON ROAD, SUITE B
KING OF PRUSSIA, PA. 19406
ATTN: NIKKIA SIMPKINS
EMAIL:nikkiasimpkins@usicllc.com
  

ENTERPRISE PRODUCTS
9420 WEST SAM HOUSTON PARKWAY NORTH
HOUSTON, TX. 77064
ATTN:ECALL DEPARTMENT PERSONNEL
EMAIL:ecallcorporate@eprod.com 

ENERGY TRANSFER
1300 MAIN STREET
HOUSTON, TX. 77002
ATTN: CELESTE WATERWALL
EMAIL:celese.waterwall@energytransfer.com

UPPER UWCHLAN TOWNSHIP UPPER
UWCHLAN MUNICIPAL AUTHORITY
140 POTTSTOWN PIKE
CHESTER SPRINGS, PA. 19425
ATTN: MICHAEL HECKMAN
EMAIL: mheckman@upperuwchlan-pa.gov

VERIZON PENNSYLVANIA LLC
1050 VIRGINIA DRIVE
FORT WASHINGTON, PA. 19034
ATTN: DARLINE LEPPERD JOHNSON
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770 PENNSYLVANIA DRIVE CONDITIONAL USE APPLICATION ADDENDUM 
November 10, 2023 

 Hankin Group (“Applicant”) is the owner of an approximately 7.23 acre property located 
at 770 Pennsylvania Drive and identified as Chester County UPI No. 32-3-81.5 (“Property”).  The 
Property is situated north of Pennsylvania Drive and south of the Pennsylvania Turnpike, and is 
Lot 6 in Eagleview.  The Property is zoned PI Planned Industrial/Office District and improved with 
an approximately 63,000 square foot flex building.  Approximately 31,500 square feet of the 
existing building is used for office use and approximately 31,500 square feet is used for warehouse 
use.   

 Applicant is seeking conditional use approval for a manufacturing use on the Property, 
pursuant to Section 200-49.M(1).  The manufacturing use will occupy approximately 20,000 
square feet of the existing space in the building.  The office use will be reduced to approximately 
21,500 square feet and the warehouse use will also be reduced to approximately 21,500 square 
feet.  The area of the building that will be utilized for the manufacturing use is shown in orange on 
the enclosed Conditional Use Plan for Eagleview Lot 6 prepared by Chester Valley Engineers, Inc. 
dated November 9, 2023. There are no changes proposed to the existing site improvements on the 
Property.    

No traffic impact is anticipated to occur with the change to manufacturing use in a portion 
of the building.  Based on the enclosed trip generation analysis prepared by Traffic Planning and 
Design, Inc. dated November 6, 2023, the peak hour trip generation of the existing and proposed 
uses on the Property is similar to or slightly less than the peak hour trip generation of the previously 
approved uses in the building. 

The device which would be manufactured on the Property is known as KoKo. Between 5-
10% of women have excessive uterine bleeding associated with childbirth, which is often caused 
by the uterus failing to contract.  The device is a catheter-based technology that is inserted through 
the birth canal into the uterus and aids in the contraction of the uterus to stop post-partum bleeding. 
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CONDITIONAL USE IMPACT STATEMENT  

FOR 
241 PARK ROAD 
December 4, 2023 

 
 
Client Name: Planebrook Partners, LLC 
Property: 3204 0037 0000 located at 241 Park Road 
 3204 0038 0800 located at 235 Park Road 
Zoning District: C1 Village District 
Nature of Development: Daycare Facility 
Combined Gross Acreage: 0.819 +/- acres 
Current Sewer/Water Service: On lot water and sewer unused by vacant house.  
Proposed Sewer/Water Service: Public Water & Public Sewer 
 
 
The property consists of two parcels:  
 

(a) 235 Park Road, which is more fully described as Chester County UPI No. 32-4-38.8 is 
undeveloped.  The rear of the property abuts the Federal Express facility on Ticonderoga 
Blvd.; and  
 

(b) 241 Park Road, which is more fully described as Chester County UPI No. 32-4-37, which 
is developed with single-family dwelling and outbuilding, which have been unused for 
years.   

 
Planebrook Partners, LLC plans to combine two parcels totaling 3.393 acres (gross) (together, the 
“Property”) and construct a two-story, 6,000 sf (12,000 total gross floor area) daycare facility, access 
drive from Park Road, play area (approximately 3,000 sf), parking lot and associated stormwater 
management infrastructure.   
 
The facility will operate Monday through Friday during normal business hours with an anticipated 
capacity of 120-125 children and 20 employees.   
 
The proposed project is permitted with Conditional Use Approval per Section 200-33.B(3) of the Upper 
Uwchlan Township Zoning Ordinance.  The applicant is also pursuing a modification of parking 
requirements pursuant to the Township Zoning Ordinance Section 200-73.K.  As a daycare facility is a 
permitted use, it is not contrary to public health safety or welfare.   
 
External access locations and interior traffic circulation will be designed in accordance the Township 
ordinance to allow adequate and safe use by the users as well as compliance for use of emergency 
vehicles.   
 
Approval from Aqua Pennsylvania for firefighting purposes and water use by the facility will be obtained, 
as well as sewer approvals from the Township.  
 
Sidewalk is proposed along Park Road to improve pedestrian traffic and access. 
 
The landscaping and lighting will be designed per the Township Ordinance.  The adjoining properties 
include a Federal Express Depot (abutting the project parcels on two sides), the Windsor Baptist 
Church/Windsor Christian Academy with recreation area, across from the project area, which contains 
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both school and church buildings and a dentist office across Ticonderoga Road, therefore noise would not 
be a factor for the proposed daycare facility. 
 



EH CREATIVE SERVICES LLC 
16 MANOR ROAD 

 PAOLI, PA 19301  
610.322.7154 

erik@erikhetzel.com 
 

 

Memorandum 
To: Victor Kelly Jr., PE 

From:  Erik Hetzel, AICP/PP, LEED AP 

Date: November 15, 2023 

Re: Fiscal Impact Analysis – Proposed Daycare Facility, 241 Park Road 
 
 

Planebrook Partners, LLC is proposing to construct a 12,000-square-foot daycare 
facility on the property located at 241 Park Road in Upper Uwchlan Township, Chester 
County, Pennsylvania.  Along with site improvements that will generate additional real 
estate tax revenue for the Township, the applicant expects to create approximately 18 
jobs at the site.  It is projected that the proposed development will result in beneficial, 
net-positive annual fiscal impacts to both Upper Uwchlan Township and the 
Downingtown Area School District, as described in Table 1. 

 
Table 1 

Summary of Annual Fiscal Impacts 
 

 
 

Fiscal impacts presented in this analysis were estimated using a methodology 
developed by the Rutgers University Center for Urban Policy Research, as originally 
described in The New Practitioner’s Guild to Fiscal Analysis1 and further developed in a 

 
1 Burchell, Robert W., David Listokin, et al. The New Practitioner’s Guide to Fiscal Impact Analysis, New 
Brunswick, NJ: Rutgers, The State University of New Jersey, 1985. 

Tax
Revenues Expenditures

Net
Fiscal Impact

Upper Uwchlan
Township

$2,050 ($1,784) $266

Downingtown Area
School District

$37,961 $0 $37,961

TOTAL $40,011 ($1,784) $38,227

mailto:erik@erikhetzel.com
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later publication by the same authors entitled Development Impact Assessment 
Handbook2. 
 
Revenue Impacts 
 

Real Estate Property Tax - At project completion, the portion of the building 
dedicated to the proposed use will have a total market value of approximately $3.5 
million, which translates to an assessed value of approximately $1,258,993.  This 
assessment calculation is based on the current (2023-2024) Chester County common-
level ratio of 2.78, which estimates assessed value at approximately 35.97% of market 
value.  The Township levies the real estate tax at the rate of 1.034 mills, which will 
generate approximately $1,302 annually to the Township.  The School District millage 
rate is currently 29.558 mills, which applied the assessment describe above, will 
generate approximately $37,213 in real estate taxes to the School District annually. 

 
Earned Income Tax (EIT) Revenues – Workers who reside in Upper Uwchlan 

Township pay the EIT at the rate of 1.0%, with 0.5% going to each the Township and 
School District.  The EIT is also levied at the rate of 1.0% on non-residents who do not 
pay the EIT in their home jurisdictions with the full amount of the tax going only to the 
Township.  The applicant estimates that the proposed use will create 18 jobs at this 
location with an estimated mean annual wage of $29,920 per employee3.  We cannot 
project where these employees will reside, nor whether they will be paying the EIT to 
their home jurisdictions.  Hence, we conservatively assume that 25% of the workers (or, 
5 of the total 18 workers) will be eligible to pay the EIT as Township residents.  Under 
the foregoing assumptions, the EIT will generate revenues totaling $748 to the 
Township and $748 to the School District. 

 
Regional Economic Impacts 
 

The proposed development will have a beneficial economic “ripple effect” in the 
local economy, as the new employees use goods and services in and around Upper 
Uwchlan Township.  In addition, the building improvements will provide construction 
jobs and result in construction-related consumption expenditures in the local and 

 
2 Burchell, Robert W., David Listokin, et al. Development Impact Assessment Handbook. Washington, D.C.: 
ULI-the Urban Land Institute, 1994. 
3 Occupation title “Childcare Workers” from U.S. Bureau of Labor Statistics, Occupational Employment and 
Wage Statistics, May 2022 Metropolitan and Nonmetropolitan Area Occupational Employment and Wage 
Estimates, Philadelphia-Camden-Wilmington, PA-NJ-DE-MD  
<https://www.bls.gov/oes/current/oes_37980.htm#39-0000> 

https://www.bls.gov/oes/current/oes_37980.htm#39-0000
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regional economies.  These impacts are not reflected in the summary table included in 
this memorandum but will provide economic benefits over and above the annual 
revenues described therein. 
 
Cost Analysis 
 

Annual Township and School District expenditures attributable to the proposed 
development were projected using the Per Capita Multiplier Method described in the 
Development Impact Assessment Handbook.  In calculating the per capita expenditure 
value for the Township, the methodology uses information from the current (2023) 
Township budget and accounts for the fact that costs are divided differently among 
serving both residential and non-residential portions of the Township, based on the 
actual mix of land uses provided by the County Board of Assessment.  This analysis 
estimates annual per capita costs at $99.11 per employee.  Overall, it is estimated that 
the proposed development will result in Township costs totaling approximately $1,784 
annually, which is essentially offset by revenues totaling $2,050 annually from the tax 
sources described previously. 

 
The proposed development of this non-residential use will not generate any 

school-aged children and hence, will not result in additional costs for the School District. 
 
Conclusions and Summary 
 
 In conclusion, the net positive fiscal impact in terms of projected revenues over 
costs for Upper Uwchlan Township is expected to be over $260 annually at project 
completion, essentially paying for itself in terms of Township services.  The projected 
net positive fiscal impact on the Downingtown Area School District is projected to be 
more significant at over $37,000 per year.  The combined net positive fiscal impact for 
both taxing authorities is estimated at over $38,000 annually.  Table 2 on the next page 
summarizes the project details and fiscal impacts to the Township and School District. 
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Table 2 

Summary of Project Details and Fiscal Impacts 
 

 

Project Details - 241 Park Road Daycare Facility
Non-Residential Square Feet 12,000
Market Value of Proposed Development $3,500,000
Assessed Value (approx. 35.97% of market value) $1,258,993
New Residential Population 0
New School-Aged Children 0
New Employees 18
Annual Wages per Employee $29,920

Upper Uwchlan Township Fiscal Impacts
Real Estate Tax Revenue (1.034 mills) 1,302$                 
Earned Income Tax Revenue (0.5%) 748$                    
Total Township Revenues 2,050$                 
Total Township Expenditures (1,784)$                
Net Township Fiscal Impact 266$                    

Downingtown Area School District Fiscal Impacts
Real Estate Tax Revenue (29.558 mills) 37,213$               
Earned Income Tax Revenue (0.5%) 748$                    
Total School District Revenues 37,961$               
Total School District Expenditures -$                         
Net School District Fiscal Impact 37,961$               

Total Development-Generated Revenues
(Township + School District)

40,011$               

Total Development-Generated Expenditures
(Township + School District)

(1,784)$                

Total Net Annual Fiscal Impact
(Township + School District)

38,227$               



 
Erik W. Hetzel, AICP/PP, LEED AP 
 
 

 
Education 

1993: B.A. Geography and Planning, 
West Chester University 

2000: Master of Regional Planning, 
University of Pennsylvania 

 

Professional Certifications 

American Institute of Certified Planners 

Professional Planner, State of New 
Jersey (License No. 33LI00621700) 

 

Professional Affiliations 

American Planning Association 

Pennsylvania Planning Association

 

Mr. Hetzel provides professional consulting services to public 
and private sector clients seeking a wide range of land planning 
expertise.  He has a diverse background in geography, land planning, 
community/fiscal/environmental impact analysis, technical 
management, project management, and in the application of 
geospatial technologies to planning and engineering projects.  He 
has been qualified as an expert to testify before numerous municipal 
zoning, planning, and elected boards and commissions; prepared 
community fiscal and environmental impact analyses; coordinated 
the development and adoption of local and multi-municipal 
comprehensive plans; applied land planning and fiscal analysis 
expertise to complex tax appeal assessment cases; analyzed and 
drafted zoning ordinances; and managed the preparation of site 
designs and site plans.  He maintains a high proficiency using 
Geographic Information Systems (GIS) for mapping projects and 
land planning analyses. 

 
Mr. Hetzel’s professional experience spans more than twenty-

five years working at principal and senior-level positions in private-
sector and non-profit organizations.  In 2014, Mr. Hetzel established 
EH Creative Services, a professional land planning consulting 
practice. Previously, he spent eleven years working at Glackin 
Thomas Panzak Inc., a privately-owned land planning and landscape 
architecture firm in Paoli, PA.  Before that, he held a position at 
Environmental Systems Research Institute (ESRI), where he used 
his extensive GIS and planning experience leading enterprise GIS 
solutions for county and local governments. Prior to his tenure at 
ESRI, Mr. Hetzel spent twelve years at Weston Solutions, Inc. as a 
Technical Manager, working on projects that ranged from planning 
and engineering consulting for municipal governments, to complex 
environmental analyses and assessments on large projects of regional 
scope. 

 
Mr. Hetzel resides in Paoli, Pennsylvania, and has served on 

numerous municipal boards and commissions.  He currently serves 
on the Open Space Review Board in Willistown Township.  He is a 
past member of the East Whiteland Township Planning 
Commission, where he served as Chairman for three years.  In that 
role, he was the liaison between the Township Environmental 
Advisory Council and the township’s Planning Commission.  Mr. 
Hetzel has also served on the West Whiteland Township Planning 
Commission and spent two years as West Whiteland’s delegate to 
the West Chester Regional Planning Commission. 
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Notice:
The designs shown and described herein including all technical drawings, graphics, and
models thereof, are proprietary and cannot be copied, duplicated or commercially
exploited, in whole or in part without express written permission of Commonwealth
Engineers, Inc. It is the Contractors responsible to verify all dimensions shown on the
drawings. These drawings are NOT to be scaled. Any errors  or omissions found on the
drawings shall be reported immediately to Commonwealth  Engineers, Inc.
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Engineers, Inc. It is the Contractors responsible to verify all dimensions shown on the
drawings. These drawings are NOT to be scaled. Any errors  or omissions found on the
drawings shall be reported immediately to Commonwealth  Engineers, Inc.
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   UPPER UWCHLAN TOWNSHIP 
Planning Commission Meeting 

November 9, 2023 
  6:00 p.m. Workshop, 7:00 p.m. Meeting 

Minutes 
Draft  

 
LOCATION: Township Building, 140 Pottstown Pike, Chester Springs PA 19425 

 
 
Attendees: 
Sally Winterton, Chair; Joe Stoyack, Vice-Chair; Jim Dewees, David Colajezzi, 
Ravi Mayreddy (Meeting) 
Gwen Jonik, Planning Commission Secretary 
 
Invited Guest: Neal Fisher, Vice President of Development, Hankin Group 
 
Absent: Chad Adams, Stephen Fean, Vikas Harjani, Jeff Smith 
 
Sally Winterton called the workshop to order at 6:10 p.m.  There were 4 citizens in attendance. 
 
Sally Winterton introduced Neal Fisher who is going to speak with us regarding affordable 
housing – what does that mean, where can it be located, etc.  Tonight’s discussion is exploratory, 
and Neal will share his experience and knowledge.  
 
Sally Winterton read HUD’s definition of affordable housing:  “is housing where the occupant is 
paying no more than 30% of gross income for housing costs, including utilities.”   Workforce 
housing: “is a term that refers to housing that is affordable for those earning between 80%-120% 
of area median income.”  Joe Stoyack had researched the Bureau of Labor and Industry and they 
have wage data and average rental costs by zip code.  Neal noted the state housing authority has 
Chester County’s average income as $85,000-$90,000/year.  
 
Mr. Fisher advised that Hankin has 2 affordable housing buildings in Eagleview and one in 
Phoenixville. The Township and Developer would work together to create a nice mix for the 
community, something that doesn’t negatively impact the level of township services, and impacts 
the surrounding area in a beneficial manner, that has work, eateries, entertainment  
and services near the housing, for the residents’ convenience, perhaps public transportation as 
well.  
   
Hankin manages market-rate apartments, and affordable apartments, commercial buildings, labs, 
etc.  Vacant office buildings don’t necessarily lend themselves to being renovated to apartments. 
They try to keep them occupied first and if that isn’t working, then repurpose offices to labs or 
something else, and try to intermix residential as well. 
 
Joe Stoyack noted in the C-1 Village Commercial C-3 Highway Commercial Districts there’s 
allowable multi-use buildings.  Neal doesn’t think retail with housing above it would be viable 
along our Route 100 corridor.  Larger tracts with potential for redevelopment would work better, 
set up zoning/ordinance to create beautiful spaces and create community rather than just 
buildings with parking lots, architecture that would enhance streetscape or neighborhood. 
 
Sally Winterton announced a recess from the Workshop. 
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Sally Winterton called the Meeting to order at 7:00 PM as a quorum is now available. There were 
6 citizens in attendance.   
 
Meeting Updates 
Environmental Advisory Council (EAC).  Jeff Smith was not present to provide a report. 
Historical Commission (HC).  Gerry Stein reported that half of their last meeting included 
conversation with Brandywine Conservancy regarding how to include the Historic Resource 
Protection Plan in the Comprehensive Plan. 
Active Transportation Plan (ATP).  Sally Winterton reported the Final Plan is being prepared.  
Village Design Guidelines (VDG).  Sally Winterton noted the next meeting is November 16, 2023. 
Comprehensive Plan Update (CompPlan).  Sally reported the next meeting is November 30.  Joe 
Stoyack noted we’re working with PennDOT on swapping Pottstown Pike and Graphite Mine 
Road and they’re okay with a roundabout at the northern intersection of Graphite Mine Road and 
Pottstown Pike. 
 
Approval of Minutes  
Joe Stoyack moved, seconded by Jim Dewees, to approve as presented the minutes of the 
October 12, 2023 Planning Commission Meeting.  The motion carried with 4 in favor and 1 
abstention (Colajezzi). 
 
Sally announced the next scheduled meeting is December 14, 2023 and most likely an ordinance 
review Workshop will be held at 6:00 p.m.  
 
Open Session 
Irena Colligon thanked the Commission for including the links to the ordinances in the online 
meeting packet. 
 
Gerry Stein asked if the 164 Byers Road project documents did include an historic impact 
statement and if not, why not.  Gwen Jonik noted that her research wasn’t definitive – the project 
as approved in 2010 was to make the parcel a vacant lot and thought perhaps an office building 
would be built in the future.  An impact statement was not prepared for a vacant lot. The current 
Plan doesn’t have a known use of the property and re-circulated a conceptual building drawing.  
The owner advises they’ll work with the Historical Commission regarding the design of the 
building when a tenant is known. Mr. Stein commented an historic impact statement should be 
prepared for informational purposes of the tenant and/or a buyer of the property. 
 
Ms. Colligon commented that ordinances and procedures need to be publicized longer and more 
prominently before adoption. 
 
Sue Quake asked if the Commission was going to talk about the screening and landscaping 
ordinances as listed on the Agenda.  Sally Winterton replied those topics would be discussed. 
 
Meeting Adjournment   
Jim Dewees moved, seconded by David Colajezzi, to adjourn the Meeting at 7:25 p.m.  All were 
in favor. 
 
Workshop Reconvened 
The Workshop was reconvened.  Ms. Colligon asked Mr. Fisher how they develop a community 
with open space. He commented that developers try to plan a variety of open spaces that benefit 
the residents but don’t burden the services of the Homeowners Association or the Township. 
 
Mr. Fisher noted that every community should have a variety of housing available - affordable 
housing could mean turning a garage into an apartment for a family member or parents (in-law 
suite).  Some communities over-regulate that.  Sally Winterton asked how does one know if/when 
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an in-law suite becomes a rental? Neal suggested annual rental inspections, secondary housing 
parking, etc.   
 
Further discussion included: 

1. Some believe affordable housing equates to a large number of units and increased traffic; 
2. Senior housing can be affordable housing – they’re lower income and might only have 1 

car if at all; it’s great to locate near public transportation; hook up with Rover bus service 
to do weekly shopping trips or to events/activities; 

3. Upper Uwchlan doesn’t have public transportation – that’s a drawback; 
4. Apartments are allowed in C1, C3, R3 and R4 – they could be market-rate;  
5. If the Developer is using Housing Authority tax credits, the housing has to follow their 

regulations, such as all units have to be accessible – requiring elevators which becomes 
too expensive if only doing a 2-story project. A 3-story or higher building would have more 
units to make it more financially feasible.  It depends on what type of housing and how 
much credit you want. Revenue streams on the 1st floor adds complications to the 
Application;  

6. If there are sizable tracts, create a streetscape with residential and retail on the first floor, 
perhaps a boulevard where activities can be held and link the community with the 
township, link to trails.  

7. Something along Route 100 needs more than 2 stories to offset the roadway but shouldn’t 
be too high either; need a smooth transition into the Village; 

8. In Eagleview, off Pennsylvania Drive, there are buildings that look like estate homes with 
10 units in each.   

 
Subdivision/Land Development Ordinance (SALDO) Sections 162-55 and 162-57. 
Joe Stoyack provided a little background as to why these are being discussed. The developer of 
164 Byers Road doesn’t have enough room on the property to plant all the trees and shrubs that 
are required and asked for a waiver. Joe thought maybe a “fee in lieu of” was allowed.  There is 
such a payment in lieu of when woodlands are being disturbed but not for landscaping or 
buffering. Discussion included disturbance of hedgerows and woodlands when developing a 
property, landscaping plans for developments, removal of trees – who monitors that activity to 
make sure the correct trees are being removed and who inspects the replacements?   
 
Open Session  
Irena Colligon thought the Townes at Chester Springs were supposed to be affordable housing. 
  
Sally Winterton talked about the lack of Septa coming north of the Turnpike overpass. This is due 
to the buses not being able to make it to the train station in time to meet the trains. 
 
Jim Dewees commented he wouldn’t favor a big commercial building on the Wolfington property if 
it was ever redeveloped – it’s in the C3 Highway Commercial Zoning District. 
 
The evening was adjourned at 8:27 p.m. 
 
Respectfully submitted, 
 
 
Gwen A. Jonik 
Planning Commission Secretary 
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