2500 East High Street, Suite 650, Pottstown, PA 19464
610.326.3100 | INFO@TPDINC.COM

WWW.TPDINC.COM

March 5, 2025

Paul De Botton

National Realty Corporation
1001 Baltimore Pike
Springfield, PA 19064

RE: Estates at Coventry Woods Development - Trip Generation Comparison
Springfield Township, Delaware County, PA
TPD No. SPFT.00001

Dear Paul

As requested, TPD has completed a Trip Generation Comparison for the proposed development located on
the south side of State Road (SR 0001) opposite Weymouth Road in Springfield Township, Delaware County,
PA. The site was previously studied and approved in TPD’s Estates at Coventry Woods Development
Transportation Impact Assessment, dated May 16, 2022. The approved plan consisted of the following:

* 29,510 square feet of medical office space
e 3,038 square feet of retail space

* 131 independent living townhomes

» 218-bed assisted living residences

* 4,800 square feet of general office space.

The proposed development will consist of the following:

* 18,000 square-feet of medical office space

» 88 townhomes

e 42,558 square-feet neighborhood hospital — Phase 1
e 50,000 square-feet neighborhood hospital — Phase 2

The proposed site will be served by two (2) access points to State Road (SR 0001): one (1) full-movement
access, opposite Weymouth Road and one (1) right-in/right-out access approximately 475" east of
Weymouth Road.

TRIP GENERATION ANALYSIS

Previously Approved Plan - Estates at Coventry Woods Development

The trip generation equations/rates for the previously approved site were obtained from the Trip Generation
Manual, Eleventh Edition, 2021, an institute of Transportation Engineers (ITE) Informational Report. Land
Use Codes 220 (Multi-Family Housing (Low-Rise)), 254 (Assisted Living), 710 (General Office Building), 720
(Medical-Dental Office Building), and 820 (Shopping Center) from Trip Generation were used to calculate
the number of vehicular trips the development will generate during the following time periods: (1) average
weekday; (2) weekday A.M. peak hour; and (3) weekday P.M. peak hour. Internal capture and pass-by trips
were included in the overall trip generation calculations.

Table 1 shows the equations/rates and directional percentages for the analyzed time periods.
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TABLE 1
ITE TRIP GENERATION DATA
Land Use ITE # ‘ Time Period Equations/Rates Entering %| Exiting %  Pass-By %
Average Weekday T = 7.32*(X) 50% 50% -
Multi-Family 220 | AMPeak Hour | In(T) = 0.95*In(X) - 0.51 23% 77% -
Housing (Low-Rise)
PM Peak Hour In(T) = 0.89*In(X) - 0.02 63% 37% --
Average Weekday T = 2.60*(X) 50% 50% --
Assisted Lving | 55, [ AMt peak Hour T = 0.18%(X) 63% 37% -
PM Peak Hour T = 0.24*(X) 38% 62% --
Average Weekday | In(T) = 0.97*In(X) + 2.50 50% 50% --
Gegirifc;ig;f'ce 710 | AM Peak Hour T = 0.94%(X) + 26.49 86% 14% -
PM Peak Hour In(T) = 0.95*In(X) + 0.36 16% 84% --
Average Weekday T = 38.42*(X) — 87.62 50% 50% --
Medical-Dental _ R o o
Office Building 720 AM Peak Hour T = 2.78*(X) 78% 22%
PM Peak Hour T = 3.46*(X) 28% 72% --
Average Weekday T = 37.75%(X) 50% 50% -
Shopping Center 820 AM Peak Hour T = 0.94*(X) 62% 38% 24%
PM Peak Hour T = 3.81*(X) 48% 52% 34%

T = number of site-generated vehicular trips

X = independent variable (ksf, thousand square feet of gross leasable area, units)
1 = No ITE data available for peak hour; used 10% less than PM Peak Hour.

Moving Forward Together®



March 5, 2025 / Page 3

The resulting trip generation for the previously approved site is shown in Table 2.

TABLE 2
TRIP GENERATION - APPROVED SITE
Internal ‘ Total Trips ‘ Pass-By Trips | New Trips
Land Use X
Capture ‘ Total ‘ Enter ‘ Exit ‘ Total ‘ Enter ‘ Exit ‘ Total ‘ Enter ‘ Exit
Average Weekday

ITE # 220 131 Units 960 -36 924 462 462 0 0 0 924 462 462
ITE # 254 218 Beds 568 -24 544 272 272 0 0 0 544 272 272
ITE # 710 4.800 KSF 57 0 57 28 29 0 0 0 57 28 29
ITE# 720 | 29.510 KSF | 1046 -40 1006 503 503 0 0 0 1006 503 503
ITE # 820 3.038 KSF 116 -32 84 42 42 0 0 0 84 42 42

Total -- 2747 -132 2615 | 1307 | 1308 0 0 0 2615 1307 | 1308

Weekday A.M. Peak Hour

ITE # 220 131 Units 62 -1 61 14 47 0 0 0 61 14 47
ITE # 254 218 Beds 41 0 41 26 15 0 0 0 41 26 15
ITE # 710 4.800 KSF 31 0 31 27 4 0 0 0 31 27 4
ITE# 720 | 29.510 KSF 82 -2 80 63 17 0 0 0 80 63 17
ITE # 820 3.038 KSF 3 -1 2 1 1 0 0 0 2 1 1

Total -- 219 -4 215 131 84 0 0 0 215 131 84

Weekday P.M. Peak Hour

ITE # 220 131 Units 75 -8 67 42 25 0 0 0 67 42 25
ITE # 254 218 Beds 57 0 57 22 35 0 0 0 57 22 35
ITE# 710 4.800 KSF 6 0 6 1 5 0 0 0 6 1 5
ITE# 720 | 29.510 KSF 102 -5 97 26 71 0 0 0 97 26 71
ITE # 820 3.038 KSF 12 -3 9 5 4 3 1 2 6 4 2

Total -- 252 -16 236 96 140 3 1 2 233 95 138

Int. = Internal Capture Trips
X = Independent Variable (ksf, thousand square feet)

As depicted in Table 2, the previously approved site was anticipated to generate 215 new trips during the
weekday A.M. peak hour and 233 new trips during the weekday P.M. peak hour.

Proposed Development

As previously mentioned, the proposed development will consist of 18,000 square-feet of medical office
space, 88 townhomes, a 42,558 square foot neighborhood hospital building (Phase 1) and a 50,000 square
foot neighborhood hospital building (Phase 2). For the proposed development, Land Use Codes 720
(Medical Office Building) and 215 (Single Family Attached Housing) were used to calculate the number of
vehicular trips the development will generate during the following time periods: (1) average weekday; (2)
weekday A.M. peak hour; and (3) weekday P.M. peak hour.

Due to the size and how a proposed hospital intends to function as a community hospital, which is a
relatively new concept, it does not fall within the typical Hospital (LU #610) and Medical Office (LU #720)
uses defined within the ITE Trip Generation Manual. Therefore, to estimate the trip generation of the
proposed hospital, TPD conducted counts at two (2) existing similar facilities described below to determine
trip generation rates for this proposed use:
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» AHN Neighborhood Hospital - Hempfield
6321 Route 30, Greensburg, PA 15601
»  Overall Size inclusive of MOB - 64,000sf
»  Hospital Component — 10 Inpatient Beds and 10 Emergency Department Beds

» AHN Neighborhood Hospital - McCandless
8950 Duncan Avenue, Pittsburgh, PA 15237
»  Overall Size inclusive of MOB - 50,000sf
»  Hospital Component — 10 Inpatient Beds and 10 Emergency Department Beds
The counts for the Hempfield site were completed on Thursday, July 18, 2024, and Saturday, July 20, 2024,
during typical operations. The counts for the McCandless Site were completed on Thursday, August 1,
2024, and Saturday, August 3, 2024, during typical operations. The above trip generation counts were

utilized to develop trip generation rates specifically for the proposed hospital. This data is included in
Attachment A.

Table 3 shows the rates/equations and directional percentages for the analyzed time periods, including the
hospital.

TABLE 3
ITE TRIP GENERATION DATA
Land Use | ITE # | Time Period Equations/Rates ‘ Entering %| Exiting % | Pass-By %
Average Weekday | T =4297*X) - 108.01 50% 50% --
Megﬁla('ji:;ﬁce 720 | AMPeak Hour | In(T) = 090*In(X) + 134 |  79% 21% -
PM Peak Hour T=4.07*X) - 3.17 30% 70% -
Average Weekday T = 7.62*(X) - 50.48 50% 50% -
Townhomes 215 AM Peak Hour T=0.52*X) - 5.70 25% 75% --
PM Peak Hour T =0.60%(X) - 3.93 59% 41% --
Average Weekday T = 12.64*(X)’ 50%? 50%? --
Hospital g)actzl AM Peak Hour T = 1.68*(X) 65% 35% -
PM Peak Hour T = 1.48*(X) 24% 76% --

T = number of site-generated vehicular trips
X = independent variable (ksf, thousand square feet of gross leasable area, units)
1 = Assumed AM + PM is 25% of Average Weekday
2 = Assumed 50%

Internal Trips

For mixed-use developments, the Trip Generation manual recommends applying an interaction factor to the
site trip generation to determine the quantity of “external trips” (trips from external roadways) and “internal
capture trips” (trips between the various uses onsite that do not utilize the external roadways, in this case
between the retail stores and the office buildings and vice versa). Internal capture for the proposed
development was calculated in accordance with current ITE recommendations during the weekday AM and PM
peak periods. The internal capture was estimated to be 1% in the weekday AM peak hour and 2% in the
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weekday PM peak hour. The internal capture was calculated based on the individual land uses during the
average weekday peak hour, resulting in an effective internal capture rate of 2%.

Table 4 summarizes the trip generation of the proposed development based on the trip generation data
developed in Table 3.

TABLE 4
TRIP GENERATION — PROPOSED DEVELOPMENT

New Trips
Land Use ‘ Total Trips IC?S’:S: } Total | En‘terp
Average Weekday
ITE # 720 18 ksf 665 13 652 326 326
ITE # 215 88 Units 620 -12 608 304 304
Loc(?,'h[;:;a1"a:gsgta' 92.558 ksf 1170 0 1170 585 585
Total - 2455 -25 2430 1215 1215
Weekday A.M. Peak Hour
ITE # 720 18 ksf 51 -1 50 40 10
ITE # 215 88 Units 40 -1 39 10 29
L°C(?,'h2:;a1'a:gszf;ita' 92.558 ksf 155 0 155 101 54
Total - 246 -2 244 151 93
Weekday P.M. Peak Hour
ITE # 720 18 ksf 70 2 68 20 48
ITE # 215 88 Units 49 2 47 28 19
Loc(?)'h[;:;a1"a:gsgta' 92.558 ksf 137 0 137 33 104
Total - 256 -4 252 81 171

As depicted in Table 4, the proposed development will generate 244 new trips during the weekday A.M.
peak hour and 252 new trips during the weekday P.M. peak hour.
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Trip Generation Comparison

Table 5 provides a comparison of the trips generated between the previously approved site (Table 2) and
the proposed development (Table 4).

TABLE 5
TRIP GENERATION COMPARISON
New Trips

Land Use

Average Weekday
Previously Approved Site 2615 1307 1308
Proposed Development 2430 1215 1215
Comparison -185 -92 -93
Weekday A.M. Peak Hour
Previously Approved Site 215 131 84
Proposed Development 244 151 93
Comparison +29 +20 +9
Weekday P.M. Peak Hour
Previously Approved Site 233 95 138
Proposed Development 252 81 171
Comparison +19 -14 +33

As shown in Table 5, when compared to the previously approved site, the proposed development will
generate 185 less daily trips (-7.1%) during the Average Weekday, 29 more new trips (+13.5%) during
the weekday A.M. peak hour and 19 more new trips (+8.2%) during the weekday P.M. peak hour.

Traffic Volume Comparison

Traffic counts for the previously approved Estates at Coventry Woods development were conducted on 15-
minute intervals during the weekday morning (7:00 to 9:00 A.M.) and weekday evening (4:00 to 6:00 P.M.)
peak periods in 2016, 2017, and 2018. To determine if the counts conducted were representative of current
conditions, TPD analyzed the latest (non-COVID) data from PennDOT's Traffic Information Repository (TIRe).
Study area roadway traffic volumes are listed in Table 6.

TABLE 6
STUDY AREA ROADWAY TRAFFIC VOLUME COMPARISON

Functional Average Daily Traffic
Roadway Ownership Classification/ .
Prior non-COVID Volume Most Recent Volume
Roadway Type
(Year) (Year)
Principal Arterial 41,775 37,053
State Road State (S.R. 0001) Highway (2016) (2023)

As shown in Table 6, the volumes along the study area roadways are lower than when the manual counts
were conducted.
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Summary/Conclusion

As presented above, while the proposed development is expected to generate less throughout the day, the
peak hour traffic will see a slight increase. As a result, overall the traffic impact on the adjacent roadways
will be similar when compared to the previously approved Estates at Coventry Woods development and the
previously approved traffic mitigation measures are still sufficient for the build-out scenario identified here.

If you have any questions, or require additional information, please feel free to contact us.

Sincerely,
TPD

\\\\i\* R \
Joseph Platt, P.E.

Vice President — Traffic Engineering

iplatt@TPDinc.com

CC: Project Team

Moving Forward Together®



