Township of Springdfield

DELAWARE COUNTY, PA

DEPARTMENT OF ENGINEERING SERVICES
50 POWELL ROAD, SPRINGFIELD, PA 19064-2446
(610) 544-1300 FAX (610) 544-3012

February 8, 2024

SPFLD 01174

Steve Lucas, Township Manager
Springfield Township

50 Powell Road

Springfield, PA 19064

RE:

Preliminary/Final Land Development Plan
351 North State Road — Christiana Care Pennsylvania, Inc.

Dear Mr. Lucas:

As requested, we have reviewed the following in connection with the referenced project:

“Preliminary/Final Land Development Plans for Christiana Care Pennsylvania, Inc. — Proposed
Care Facility,” (48 sheets) dated September 15, 2024, prepared by Bohler Engineering.

“Drainage Area Plan Property of Estates at Coventry Woods,” (3 sheets) dated January 15, 2025,
prepared by G.D. Houtman & Sons, Inc.

“Land Development Plan Property of Estates at Coventry Woods,” (13 sheets) dated January 15,
2024, prepared by G.D. Houtman & Sons, Inc.

“Zoning Plans for Christiana Care Pennsylvania, Inc. Proposed Development,” (2 sheets) dated
January 15, 2025, prepared by Bohler Engineering.

“Public Realm Plan - Preliminary/Final Land Development Plans for Christiana Care
Pennsylvania, Inc. Proposed Development,” (1 sheet) dated January 15, 2025, prepared by Bohler
Engineering.

“Stormwater Management Report prepared for Christiana Care Facility, Inc. Springfield Care
Facility, ” dated January 14, 2025, prepared by Bohler Engineering.

“Final Stormwater Management Calculations for Golf Haven Drive for Christiana Care Land
Development.” dated December 27, 2021, last revised on January 15, 2025, prepared by G.D.
Houtman & Son, Inc.
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e “Erosion & Sediment Pollution Control Plan Narrative & Calculations,” dated January 14, 2025,
prepared by Bohler Engineering.

e “Subsurface Exploration & Geotechnical Engineering Report — Emerus Hospital Facility,” dated
September 9, 2024, prepared by ECS Mid-Atlantic, LLC

o “Waiver Request Proposed Medical Office,” dated October 15, 2024, prepared by Bohler
Engineering.

The applicants, Christiana Care Pennsylvania, Inc. (tenant) and Estates at Coventry Woods, LP (property
owner), propose to develop the track of land located on N. State Road (S.R. 0001). The property is in the
A-Residence and TND-5 Overlay Zoning Districts. In 2018, the applicant received Conditional Use
approval to develop the property as an Active Adult Village mixed-use development in accordance with
the TND-5 district standards. Additionally, the applicant has previously obtained Land Development
approval for the “Phase 1A” medical office building which was partially constructed along the Rt 1
frontage; and land development approval for “Phase 2A.1” which consists of 28 townhouses in the rear of
the property, conditioned on satisfaction of review letters, agreements, and recording of plans which remain
outstanding. The current application proposes the construction of a community hospital, ambulatory
surgical center, and associated improvements in the center of the property. The applicant also proposes the
construction of the loop road (Golf Haven Drive), Rt 1 Traffic signal and driveway improvements, utility
installation and associated improvements.

Concurrently, the applicant has submitted a petition to the Board of Commissioners to include community
hospital, ambulatory surgical center, and medical office townhouses as permitted by Conditional Use in an
Active Adult Village within the TND-5 Overlay Zoning Districts underlying A-Residential. The proposed
application will require adoption of the zoning amendment and conditional use approval granted by the
Board.

The applicant is requesting the following waivers from the Ordinance:

e From 8123-13.A of Subdivision and Land Development Ordinance to permit the submission of a
combined preliminary and final land development plan.

e From 8119-18 of the Stormwater Management Ordinance from meeting the infiltration volume
requirement.

We offer the following comments:

Previously Issued Outstanding Comments

1. The overall Active Adult Village development on the subject property was granted Conditional Use
approval by the Board of Commissioners on September 11, 2018, with conditions. The following
conditions which are applicable to the currently proposed development remain outstanding:

a. Item 4 — Development is not to encroach into required riparian buffers / conservation
easements with the exception of minor road/pedestrian crossings and underground utilities
unless given relief by the Zoning Hearing Board.
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A riparian buffer extending a minimum of 50 feet in width is required from all waterbodies,
including wetlands. (8119-24.A) The current plan includes the construction of
improvements including but not limited to, grading, sanitary and storm sewers, and
stormwater management facilities, within the riparian buffer; and a walking trail within
areas of wetlands. We also note that the future residential development would further
encroach into the riparian buffer.

Item 6 — The applicant is responsible for acquiring the necessary sanitary sewer capacity
from the appropriate downstream collection, conveyance, and treatment authorities for the
overall development. The applicant previously obtained 54 Equivalent Dwelling Units
(EDUs) of sanitary sewer capacity approval in connection with the approved and partially
constructed Phase 1A (18 EDUs) and future Phase 1B (36 EDUs). The applicant has
indicated an intention to reprogram EDUs previously allocated to Phase 1A and 1B to
accommodate the proposed hospital and surgical center development. The applicant shall
submit sewer flow data and Planning Module application for the proposed development for
review and approval by the Township, downstream Authorities, and DEP.

Item 8 — A Floodplain Study for the Alberts Run tributary to Darby Creek is to be
completed and submitted to the Federal Emergency Management Agency (FEMA) to
acquire a Letter of Map Amendment (LOMA) for the stream corridor through the
development property to the confluence with Darby Creek. The current application
proposes to construct structures and grading in close proximity to Alberts Run; therefore,
the required LOMA must be obtained as part of the current application.

A copy of the LOMA submission to FEMA is to be provided and the Township is to be
copied on all correspondence.

Item 9 — The Conservation Easement identified on the Coventry Woods Subdivision and
referenced in the related Land Development Agreement (December 30, 2004) is to be
completed and recorded upon approval of the Conditional Use Plan. Documentation of the
plan recording is to be provided.

2. The following issues identified in the Township Engineer’s review letter dated July 12, 2018,
incorporated into the Resolution of Conditional Use approval by reference remain outstanding:

a.

Comment 2.c — The construction of roads, driveways, parking lots, buildings, and
stormwater management facilities should be minimized within steep and very steep
conservation areas and within the 50-foot riparian stream buffer.

The applicant has previously received relief from the steep and very steep slope code
requirements in connection with the Phase 1A and 2A.1 plans; however, the current plan
will encroach into additional areas of steep and very steep slopes. The plans shall identify
areas of existing steep and very steep slopes for review.

Comment 7 — The site design and circulation must be reviewed by the Township Fire
Marshal and Chief of Police.

Comment 10 — The Declaration of Covenants, Easements, and Restrictions is required and
is subject to review and approval by the Township Solicitor. (8143-91.C(10))
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3. Per section 6.4 of the provided Manual of Written and Graphic Guidelines, sidewalks shall be
installed along both sides of roadways.

The applicant shall confirm is the plan proposes to install the identified sidewalks on both sides of
the roadway.

4. The plan proposes to install a sanitary sewer extension tying into the existing sewer main traversing
the property adjacent to Albert’s Run. The existing main has required some recent repairs and does
not have sufficient access to permit future maintenance. The proposed development will generate
additional flow to the sewer and further limit access to the main. The applicant is to verify the
capacity and condition of the existing sewer; and complete any necessary repairs as part of the
proposed development.

The proposed sanitary sewer access routes shall be configured to allow for future maintenance
without conflicting with wetlands and graded to allow vehicle access from the roadway.

5. Granite curbs shall be constructed for the full length of all new streets. (§123-29.A) A waiver was
granted to permit concrete curbs in the Phase 2A.1 development.

The applicant shall provide granite curbs for the current expanded scope application or seek a
waiver.

Zoning

6. The development will require adoption of the proposed zoning amendment as described above by
the Township and conditional use approval from the Board of Commissioners. (§143-88)
Additionally, as part of this application, the overall development plan for the site shall be
reconsidered by the Board, and jointly with the applicant evaluate if past land development
approvals for Phase 1.A & Phase 2.A.1 are superseded with the current application.

7. All proposed buildings shall have a designated loading/unloading area which allows for no
impediment of traffic and provides access from the street or way which does not block or interfere
with the required parking. (8143-93) A loading area appears to be in the front of the hospital
building but needs to be detailed out. The Ambulatory Surgical Center does not appear to provide
for loading/unloading.

8. Open space lands shall be provided in accordance with the required standards for the TND-5 (§143-
89) Previous applications have included site plans which reflect the location and size of open space
lands. However, the current submission does not include an updated open space plan that is
consistent with changes that have been made in the proposal. The applicant needs to provide new
plans to show all updated details for the overall site. In particular, the open space table on the zoning
sheet shows the overall acreage for each phase, but it is unclear on the site plan sheets where that
open space is specifically delineated and the total acreage of each area shown.

9. The applicant shall demonstrate the total number of signs to be included on the site to confirm
compliance. Under the code, the relevant sections are Article XVI Section 143, with particular
attention to 143-101.D(1)(a), 143-101.D(1)(d), and 143-101.D(2) as well as Exhibit A, the TND
Design Manual, 34.1 through 34.16. These sections should be evaluated when determining the total
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10.

11.

12.

number of signs. If the proposal is in excess of the permitted number of signs, the applicant will
need to seek variance relief or amend the proposed zoning amendment for Township consideration.

Public realm features are lacking in the northern portion of the site, particularly for those utilizing
the proposed community hospital building. This should be of consideration to the applicant
considering the expected number of visitors to that use. The intended use of the paved area on the
eastern side of the community hospital building is unclear, but it may be an ideal location for the
addition of public realm amenities. The applicant should also consider adding more benches in the
northern part of the site to accommodate visitors. The community recreational space and
community green do not show what amenities are included. In addition, according to Exhibit A,
the TND Design Manual, greens must be 3,000 to 10,000 square feet in size and be substantially
landscaped (15.13 and 15.12, respectively). Greens are intended to serve as a space around which
buildings are grouped or clustered (15.14) and embellished with pedestrian amenities including
benches, gazebos, plantings, etc. (15.15). Because these features are not delineated on the site plan
or clearly defined in the public realm plan, it is unclear whether they meet the requirements. The
applicant should submit further information to define what the public realm features are and what
they include to ensure it meets township standards. Additionally, the walking trail exhibited on the
plan is not feasible given the steep slopes, wetlands, stormwater management facilities, and
proposed future development.

The proposed public realm facilities along Golf Haven Drive south of the ambulatory surgical
center includes multiple vehicle parking spaces directly against the proposed sidewalk creating an
uncomfortable environment for pedestrians.

Further zoning comments may follow based on plan changes in future submissions.

Subdivision and Land Development

13.

14.

15.

16.

17.

The submission of a combined preliminary/final land development application requires a waiver
granted by the Board of Commissioners. (§123-10.A)

The driveway configuration from Golf Haven Drive serving the proposed hospital property and the
previously approved Phase 1A development as reflected on the Houtman plans align and are
consistent with Township codes and best engineering practices. The Bohler plan identifies a
changed driveway location to a future medical office complex which does not align with the
hospital driveway and will create issues for both the movement of vehicles and pedestrians.

The previously approved Phase 1A portion of the project was partially constructed and has been
left unfinished. The applicant has identified further development is not proposed in this portion of
the site at this time. The plans shall identify what will be done to improve the conditions of the site
until which time development will occur. The applicant shall also see the comment below regarding
the need to complete the stormwater infrastructure installation.

Sight distances shall be provided for all proposed intersections and driveways with respect to both
horizontal and vertical alignment. (§123-28.C(13) & §123-30.H)

A unified erosion and sediment control plan shall be provided coordinated between the Houtman
and Bohler plan with uniform controls, limits of disturbance, and NPDES permit applications.
§123-37.
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18.

19.

20.

21.

The applicants shall clarify if the two submitted site plan sets will be recorded jointly or separately.
Please clarify.

An updated traffic Impact Study shall be provided consistent with the revised development. (8123-
28.C(19)) The applicant shall also provide updates on the status of approval for the traffic signal
improvements on North State Road. The traffic signal improvements at the site driveway shall also
be included on the site plan to confirm consistency between all 3 plan sets.

The riparian buffer lines reflected on the Houtman plans and Bohler plans are inconsistent, in
particular east of Golf Haven Drive. Please clarify.

Further subdivision and land development comments may follow based on plan changes in future
submissions and the application of construction design standards to the refined plan.

Houtman Plan Comments:

22.

23.

24.

25.

26.

27.

28.

The plans, which are intended to present the installation of Golf Haven Drive on the property, show
a mix of improvements proposed as part of this current application, previously approved land
development applications, and conceptual future development. The plans are hard to decipher what
will be considered as part of the current application and what is future development. Please clarify.

The plans identify a proposed 50-foot right-of-way for Golf Haven Drive. The applicant shall
confirm the intension to offer the roadway for dedication or if it will remain a private road. Please
note, the determination on dedication will have implications on the development proposal as
reflected on the Bohler plans. See comments below.

The plans identify midblock pedestrian crossings on Golf Haven Drive; however, no details are
provided. Please clarify.

A concrete pad is shown proposed on the Bohler Plans along the northeastern section of Golf Haven
Drive which is not included on the Houtman Plans. The applicant shall clarify the purpose of the
proposed concrete pad.

The proposed Golf Haven Drive profiles shall identify all underground utilities, including the gas
pipeline adjacent to N. State Road. (8123-22.D)

A few years ago, the sanitary sewer line was repaired to the east of the proposed right-in right-out
N. State Road intersection, including the installation of a new manhole. The plans shall be updated
to reflect this sanitary manhole and piping.

The Street Cross-Section detail shall be updated to include base course information.

Bohler Plan Comments:

29.

The Overall Development Phasing Plan shall be revised to identify the stormwater management
facilities required to support the currently proposed development to be constructed as a part of this
application, including but not limited to the stormwater basin proposed in the Southeast corner of
the property.
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30.

31.

32.

33.

34.

35.

36.

37.

38.

39.

40.

No off-street parking or loading and unloading facilities shall be located within 20 feet of the street
line. (8143-98.A(3)) The proposed parking along Golf Haven Drive is located within the identified
right-of-way and abutting the sidewalk at the proposed traffic circle.

The proposed western driveway to the ambulatory surgical center located south of the traffic circle
has multiple conflict points for vehicle circulation which will potentially create congestion. The
applicant shall evaluate traffic flow and the site access.

Pedestrian connections shall be provided between the hospital, ambulatory surgical center, and Golf
Haven Drive.

All retaining walls over four-feet in height require signed and sealed design calculations.

The plan identifies improvements within a pipeline easement along North State Road, including
the water meter pit. The Applicant shall provide approval from the pipeline owner for all work
proposed within the easement.

The applicant shall provide details for any proposed signage within the proposed development.
(8123-20.B(21)(e))

Landscaping screening shall be provided around all proposed parking areas. (8143-98.A) In
particular, no screening is provided in the area of the traffic circle.

All proposed buildings are required to be landscaped with foundation plantings in compliance with
all requirements outlined in Section 143-116.D(5).

The proposed trash and generator enclosures shall be screened in accordance with 8§143-90.G(1)

All proposed utility connections shall be provided on the plan. Specifically the plan identifies
electrical and telecom lines which are not tied into the existing infrastructure. Additionally, it is
anticipated that Peco will require an electrical transformer on the property.

The following shall be provided or updated on the plans in accordance with §123-20 and 23:

a. All sheets shall display the correct plan scale. (§123-20.B(3))

b. The name, address, and telephone number of the references and contacts listed on the cover
page of the Land Development Plans shall be updated.

c. The property owner information shall be corrected. (§123-20)

d. Data to which contour elevations refer and reference to known, established benchmarks
and elevations. (8123-20.B(12))

e. The plans shall identify the installation of property monumentation in accordance with
§123-26.

Stormwater Management

Houtman Stormwater Comments:

(Note, some comments are carried over from the previously issued Phase 2A.1 review letter)

41.

The E&S Plan is to be revised to include the following:
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42.

43.

44,

45,

46.

47.

48.

49.

a. Topsoil stockpile.
b. Concrete washout with associated detail.

Dewatering calculations have been provided for stormwater management basin #1. These
calculations appear to be for a 1-year storm event only, and the elevation for the weir does not
appear to match the detail. These calculations shall be revised to be consistent with the basin
design. Additional calculations shall be provided to show that the infiltration beds are capable of
completely draining the retention volume within 72 hours. (8119-18.A(1)(c))

Dewatering calculations are only provided for a one-year storm event for Basin #1. The applicant
shall provide calculations showing that the basin dewaters from the maximum water surface
elevation for all design storms in less than the required 72 hours.

Seepage bed #2 appears to only have 6 inches of cover in certain locations, whereas the standard is
a minimum of 12-inches.

Seepage bed #2 still appears to only have +/- 6” cover. The contour along the south edge of the
bed appears to be 172.00, and the top of basin per the detail is 171.50.

It appears that no outlet control structures are provided for infiltration beds #1 and #2. Details shall
be provided documenting how storms greater than the 2-year storm will bypass the system,
including stabilization that may be needed from the discharge points.

The applicant shall provide details on how overflows from larger storm events will be conveyed
down slope to the stream without causing erosion from the new point source discharges.

The provided drainage area maps are to include labels to allow for review against the provided
calculations.

The applicant shall clarify the drainage areas in the stormwater report attachment B-1. The pre-
development and post-development areas do not appear to match for the 2-year storm.
Additionally, these areas do not match what is identified in the DEP worksheets (attachment H-1).

Any stormwater basin requiring a berm or earthen embankment shall be designed to provide an
emergency spillway to handle flow up to and including the 100-year proposed conditions. The
height of embankment must provide a minimum one (1) foot of freeboard above the maximum pool
elevation computed when the facility functions for the 100-year proposed conditions inflow. (8119-
23.B)

A proposed 50-foot riparian buffer is shown on the plans, however no landscaping plan has been
provided for this area showing compliance with §119-24.B.

The portion of Golf Haven Drive and N. State Road, adjacent to the previously approved Phase 1A
development, has runoff tributary to the basin that was proposed as part of that development. It is
our understanding that the basin and some of the other stormwater management features have not
been constructed. Details for the Phase 1A basin and notes shall be added to the plans stating that
the Phase 1A stormwater management improvements shall be completed as part of this scope of
work.
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Bohler Stormwater Comments:

50.

ol.

52.

53.

54.

55.

56.

o7.

58.

Avreas of existing gravel cover have been modeled as impervious in the stormwater management
calculations. The definition of impervious in the Stormwater Management Ordinance says stone
surfaces used for vehicle parking and movement shall be considered impervious. The calculations
shall be revised to consider existing gravel areas as impervious. (§119-13)

The code sections cited in the Bohler Stormwater Management Report appear to be from a different
municipality’s stormwater management ordinance. (§119-14)

The discharge point used for stormwater analysis on the Bohler plans is shown mid-way down an
existing drainage feature on-site to the west of the proposed improvements. This drainage feature
flows south into Lewis Run which flows east where it converges with another drainage feature to
the east of the proposed development. Reviewing the existing conditions, it appears as though only
a fraction of the predevelopment area would flow through this discharge point. The proposed
conditions show a new outfall at the discharge point which discharges flows from both proposed
basins. Calculations shall be provided showing flows and volumes are reduced at this point where
the outfall is and/or demonstrate that the new point source discharge will not create accelerated
flows, erosion, etc. in the existing drainage feature. (8119-14.E)

The proposed outfall from the site appears to encroach into a stream and/or wetlands. The
appropriate Chapter 105 permitting shall be obtained for this outfall and the Township shall be
provided a copy of this permit. (§119-15.B)

Due to the amount of disturbed area, an NPDES permit or amendment to an existing permit will be
required for these improvements. A copy of the permit shall be provided to the Township. (§119-
16.D)

There is a note under the “E&S Plan designed and implemented to be consistent with PCSM plan”
notes on sheet C-802 saying there are no existing or proposed riparian buffers. A 50’ riparian
buffer is required on the property. (8119-16)

Note 2 under the “General Underground Infiltration Basin Sequence of Construction (BMP-02)”
on sheet C-802 has a note saying infiltration testing must be in compliance with the current
Philadelphia Stormwater Management Guidance Manual. This note shall be revised to be specific
to this site. (§119-16.F.2)

The stormwater management design proposes one subsurface infiltration bed and one subsurface
managed release concept (MRC) basin. The volume required in 8§119-18.A.2 shall be infiltrated to
the greatest extent physically possible before utilizing alternate methods such as MRC. The
applicant shall provide documentation demonstrating that infiltrating additional volume have been
evaluated and not feasible. For example, it seems as though the footprint for the underground
infiltration basin could increase to manage more volume. No infiltration volume requirement
narrative has been provided. (§119-18)

Managed Release Requirements require one infiltration test to be performed for each 40,000 square
feet of disturbed area per standard #7. Only 4 infiltration tests have been performed for a disturbed
area of 364,414 square feet. (8119-18)
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59.

60.

61.

62.

63.

64.

65.

66.

67.

68.

MRC standard #6 in the Stormwater report says no treatment is provided. Pre- or post- treatment
is required for non-vegetated underground MRC basins. (§8119-18)

Calculations shall be provided demonstrating the infiltration facility is capable of completely
draining the infiltration volume within 72 hours from the end of the storm. (§119-18.1.c)

The Bohler plans call out 1.93 acres as “Unretained area Managed by Future System” and notes
under the Stormwater Management Report that the system will be designed by others, and the
stormwater management analysis has excluded this area from the calculations. The Bohler
calculations exclude this area in the post-development condition but include it in the pre-
development condition. It appears this area is included in the Houtman design in both the pre- and
post-developed conditions. The Bohler calculations shall be revised to exclude this area from the
pre-developed conditions if it is being accounted for by Houtman, while being excluded from the
Bohler calculations in the post-development condition. (§119-21)

The conveyance calculations in the Stormwater Management Report show the pipes leaving
structures B-130 and B-140 are over capacity. (§119-23.D)

The pre-development and post-development total areas do not match. The plans and calculations
shall be revised to be consistent. (8119-26.B.7)

A 15-foot wide access easement around all stormwater management facilities shall be provided that
would provide ingress too and egress from a public right-of-way. A blanket easement would also
be acceptable. (8119-26.B.19)

A statement, signed by the applicant, acknowledging that any revision to the approved SWM site
plan must be approved by the Municipality, and that a revised erosion and sediment control plan
must be submitted to the Conservation District for a determination of adequacy. (8119-26.B.22)

The drainage area to structure B-310 shall be confirmed and/or the grading shall be adjusted. It
appears as though much of the slope would bypass the yard drain because it is not in a sump
condition. The rim elevation is also called out to be higher than the adjacent sections of wall.
(8119-26.B.18)

The signature block in §119-26.B.24 shall be added to the plans.

Further stormwater comments may follow based on plan changes in future submissions.

General

69.

The Applicant is reminded the following will be required as part of this development:

a. Land Development/Improvement Securities Agreements approved by the Township
Solicitor. (§123-14)

Review and recommendation from the Delaware County Planning Department.

A sewage facilities planning module, approved by DEP. (§123-20.C(5))

Will-serve letter from Aqua. (§123-20.C(10))

A sewer connection permit, grading permit, and any necessary building permits required
by the Springfield Township.

opo o
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f. A Highway Occupancy Permit from PennDOT.
g. NPDES and Erosion Control Permits from DEP/Delaware County Conservation District
for the proposed earth disturbance. (§119-24.A(1))
h. All other permits as required by DEP.
i.  An Operations and Maintenance Agreement with the Township covering all stormwater

controls and BMPs. (§119-35)

A contribution to the Municipal Stormwater Control and BMP Operation and Maintenance
Fund to defray the cost of inspection. (§119-39)

k. Public dedication or fee-in-lieu of recreation land, as applicable. (§123-40.B)

—.

If you have any questions or concerns, please feel free to contact the undersigned.

Sincerely,

Eric P. Johnson, PE

Senior Engineer

PENNONI ASSOCIATES INC.
Township Engineer

EPJ/

CC: Richard Tutak Jr., Assistant Township Manager
Jamie Magaziner, Zoning Officer
James Byrne, Esq., Township Solicitor
Mark Damico, Esq., Petrikin Wellman Damico Brown & Petrosa
Matthew Houtmann, PE, G.D Houtman & Sons, Inc.
Bohler Engineering



