DELAWARE COUNTY PLANNING COMMISSION
2 W. Baltimore Avenue — Suite 202

Media, PA 19063
(610) 891-5200
Email: planning_department@co.delaware.pa.us

GINA BURRITT

DIRECTOR
Planning Department February 21, 2025

Mr. Steve Lucas
Springfield Township
50 Powell Road
Springfield, PA 19064

RE: Name of Dev’t: 351 North State Road
DCPD File No.: 40-4760-99-00-04-07-10-12-18-22-23-25
Developer: Jeff Miller
Location: Southwest corner of State and Weymouth
Roads
Recv’d in DCPD: January 21, 2025

Dear Mr. Lucas:

In accordance with the provisions of Section 502 of the
Pennsylvania Municipalities Planning Code, the above described
proposal has been sent to the Delaware County Planning Commission
for review. At a meeting held on February 20, 2025, the Commission
took action as shown in the recommendation of the attached review.

Please refer to the DCPD file number shown above in any futuie
communications related to this application.

Very truly yours,
Gina Burritt
Director

cc: Jeff Miller
Bohler Engineering



DELAWARE COUNTY PLANNING DEPARTMENT

2 W. Baltimore Avenue — Suite 202
Media, PA 19063
Phone: (610) 891-5200
Email: planning_department@co.delaware.pa.us

Date: February 21, 2025
File No.: 40-4760-99-00-04-07-10-12-18-22-23-25

PLAN TITLE: 351 North State Road

DATE OF PLAN: September 15, 2024

OWNER OR AGENT: Jeff Miller

LOCATION: Southwest corner of State and

Weymouth Roads

MUNICIPALITY: Springfield Township

TYPE OF REVIEW: Final Land Development

ZONING DISTRICT: A res / TND-5

SUBDIVISION ORDINANCE: Local

PROPOSAL: Develop 44.8 acres with a community
hospital and ambulatory gare
faed ity

UTILITIES: Public

RECOMMENDATIONS: Approval, contingent upon passage

of associated zoning amendment and
with consideration given to staff
comments

STAFEF REVIEW BY: Michael A. Leventry
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Date: February 21, 2025
File No.: 40-4760-99-00-04-07-10-12=18-22-23-25

REMARKS:
PREVIOUS ACTION

A plan for the site was last reviewed by the Delaware County
Planning Commission at its meeting on January 19, 2023, as a
subdivision and land development. The applicant proposed to
subdivide and develop 28 townhomes. The Planning Commission
recommended approval.

CURRENT PROPOSAL

The plan proposes to develop the frontage of the site with a
community hospital building and behind it a second building that
will provide an ambulatory surgical center. In addition to the
structures, parking and stormwater management facilities will be
installed. It should be noted that a lease lot is being proposed
for the proposed development. Finally, the access road (Golf Haven
Drive) for the overall site will be fully looped to have a second
connection with State Road.

SITE CHARACTERISTICS

The development site has frontage and access onto State Road (S.R.
0001) and is bounded internally on the east and south by proposed
townhomes within the same tract and on the west by future
(potential) medical office buildings.

APPLICABLE ZONING
The proposal is located within the A Res/TND-5 (overlay) districts

and is subject to applicable regulations set forth by the Municipal
zoning code. '
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Date: February 21, 2025
File No.: 40-4760-99-00-04-07-10-12-18-22-23-25

REMARKS (continued):
NONCONFORMITIES

The proposed Community Hospital and Ambulatory Surgical Center
uses do not appear to comply with the regulations as established
within the Municipal zoning code. It should be noted that a zoning
amendment was concurrently submitted that is slated to amend the
TND-5 district to allow said uses.

COMPLIANCE
Upon the applicant obtaining the required =zoning amendment
approval/adoption, the proposal would comply with the TND-5

overlay district provisions.

HIGHWAY OCCUPANCY PERMIT

In accordance with Section 508 (6) of the Pennsylvania
Municipalities Planning Code, the plan will need a highway
occupancy permit(s) for access onto State Road (S.R. 0001). A

signalized intersection with pedestrian crosswalks is recommended.
PARKING DESIGN

The proposed parking lot for the Ambulatory Surgical Center appears
to encroach too closely to the roundabout and sidewalk system for
Golf Haven Drive. Parking lot design adjustments are needed to
provide a reasonable buffer in this area.
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Date: February 21, 2025
File No.: 40-4760-99-00-04-07-10-12-18-22-23-25
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REMARKS (continued):

ADA INTERNAL SITE PARKING/BUILDING CONNECTIVITY

Staff acknowledges the significant difference in grade between the
upper and lower lots. It is anticipated that there likely may be
need for wheelchair bound individuals to get between the two lots
(or various building entrances) between the upper and lower grades.
It is highly recommended that a clearly defined ADA/wheelchair
accessible route be provided with signage to support said
connection. It is suggested that the needed connection be provided
by linking the upper and lower grades/buildings by tying into the
sidewalk system proposed along Golf Haven Drive (see graphic
below). Associated crosswalks should be shown and installed at
necessary locations.
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Date: February 21, 2025
File He.? 40-4760-99-00-04-07-10~12-18~22-23-25

REMARKS (continued) :

Additionally, the Ambulatory Surgical Center should have a
connection between the building and the Golf Haven Drive sidewalk
(this would be accomplished by addressing the previous comment).

CROSSWALK SAFETY / ADA ACCESSIBILITY

Continental style crosswalks are shown at some but not all
intersections. Staff recommends crosswalks at the locations below.
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Date: February 21, 2025
File No.: 40-4760-99-00-04-07-10-12-18-22-23-25

Additionally, ADA compliant ramps with associated detectable
tactile warning surfaces should be placed/depicted at all
crosswalks throughout the proposal as well as within parking areas
at appropriate locations.

GOLF HAVEN DRIVE IMPACTS

Lighting: Staff notes the grade difference between the eastern
community hospital parking lot and Golf Haven Drive (20-30’ higher)
which will further heighten the parking lot’s 1lights over the
neighboring townhomes. As a result, the increased height may negate
the effectiveness of typical light fixture shielding. Special care
should be taken to choose fixtures that will not have light
pollution/glare impacts on the future nearby townhomes.
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Date: February 21, 2025
File No.: 40-4760-99-00-04-07-10-12-18-22-23-25

REMARKS (continued) :

Dumpsters: Staff raises concern that potential smell and the loud
noise associated with dumpster pickups will negatively impact the
future nearby townhomes on Golf Haven Drive. It is highly
recommended that the community hospital’s dumpsters be moved away
from Golf Haven Drive, preferably to the western part of the site.
The Ambulatory Surgical Center’s dumpsters are adequately set back
at their current location.

PEDESTRIAN ACCESS

The addition of a community hospital will increase demand for bus
trips for both patients and employees. The County recommends the
installation of a bus shelter at State & Weymouth Roads.

For more details on bus stop and shelter design, please see SEPTA’s
guidelines.

The County also recommends the installation of a sidewalk on the
south side of State Road. We recommend crosswalks across State
Road to provide access to the neighborhood to the north, the
corresponding bus stop, and eventually Delco Woods. To make this
crossing safer and more accessible, the County also recommends the
installation of a pedestrian refuge island and ADA landing pads.

HISTORICAL AND ARCHEOLOGICAL SIGNIFICANCE

The comments from 2010-2023 regarding the potential for
underground resources on the whole site are still relevant. The
area to be developed is open space which contains some areas with
a high potential for archaeological resources relating to Native
Bmericans. The applicant should be aware of the possibility for
finding archaeological and aboriginal sites and are encouraged to
notify the Planning Department for a minor documentation process
if such artifacts are found.
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Date: February 21, 2025
File No.: 40-4760-99-00~-04-07-10-12-18~-22-23-25

REMARKS (continued):
SEWAGE FACILITIES

The developer should contact the Pennsylvania Department of
Environmental Protection regarding the need for sewage facilities
planning approval. The Municipality should confirm receipt of any
necessary Pennsylvania Department of Environmental Protection
planning approval prior to final approval.

STORMWATER MANAGEMENT

The Municipal Engineer must verify the adequacy of all proposed
stormwater management facilities.

RECORDING
In accordance with Section 513 (a) of the Pennsylwvania

Municipalities Planning Code (MPC), final plans must be recorded
within ninety (90) days of municipal approval.
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