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13-2024 Endress + Hauser  Resolution 13 of 2024 
 

EDGMONT TOWNSHIP 
DELAWARE COUNTY, PENNSYLVANIA 

 
A RESOLUTION OF THE BOARD OF SUPERVISORS OF EDGMONT TOWNSHIP, DELAWARE 
COUNTY, PENNSYLVANIA, APPROVING THE FINAL SUBDIVISION AND  LAND 
DEVELOPMENT APPLICATION FOR LOTS 1-4 LANDMARK DRIVE (BEING TAX FOLIO 
NOS.: 19-00-00323-075; 19-00-00323-76; 19-00-00323-77; AND 19-00-00323-78) AND 3886 
PROVIDENCE ROAD (BEING TAX FOLIO NO.: 19-00-00324-00), EDGMONT TOWNSHIP.  
 

 
RESOLUTION No. 13 of 2024 

 
WHEREAS, Endress & Hauser, Inc., an Indiana corporation (the “Applicant”) and ECI Realty 

Partnership, LP, Inc., a Pennsylvania limited partnership (“ECI”), are the equitable and/or fee owners, 
respectively, of the real property known as Lots 1, 2, 3 and 4 Landmark Drive (collectively the “Property”) 
and 3866 Providence Road (“Lot 5”), Edgmont Township  consisting of approximately 11.00 gross acres1. 

 
WHEREAS,  the Applicant, with the consent of ECI, has made a major subdivision and land 

development application to the Township for the Property proposing the consolidation of the Property2 into 
a single lot, with construction of a new 2-story, 95,700+ square feet office/warehouse building with related 
improvements, including loading, parking, drive aisles, solar array and stormwater management facilities 
(the “Application”); and 

 
WHEREAS, on October 10, 2023, the Board of Supervisors adopted Resolution No. 23 of 2023, 

granting the Applicant conditional preliminary subdivision and land development approval of the 
Application; and 

 
WHEREAS, Resolution No. 23 of 2023 was not appealed by the Applicant and instead the 

Applicant submitted application for final approval (the “Final Plan Application”); and  
 

WHEREAS, the Final Plan Application includes, among other things, a plan prepared by Linn 
Architects, entitled, FINAL SUBDIVISION/LAND DEVELOPMENT PLAN ENDRESS+HAUSER, INC. 
NORTHEAST REGIONAL CENTER, consisting of eighteen (18) sheets, dated December 23, 2023 and last 
revised February 1, 2024 (the “Final Plan”); and 
       
              WHEREAS, the Final Plan Application and Final Plan have been reviewed by the Edgmont 
Township Engineer in its review letter February 21, 2024; the Township Land Planner in its review 
memoranda of January 17, 2024 and February 19, 2024; the Edgmont Township Sewer Engineer in its 
review memorandum of February 24, 2024; and the Edgmont Township Planning Commission as set forth 
in its recommendations of conditional approval dated February 26, 2024. 
 
           NOW, THEREFORE, BE IT RESOLVED that the Final Plan Application and Final Plan, be and 
are hereby conditionally approved, subject to the following waivers and satisfaction of following 
conditions, with the Final Plan revised to incorporate the requirements of said conditions before the Final 
Plan shall be released for recording. 
 

 
1 9.31 net acres. 
2 While Lot 5 is not part of the lot consolidation, it is included in the Application as some of the land development 
activity supporting the Final Plan Application, such as stormwater management facilities and changes to Landmark 
Drive will take place on a portion of Lot 5. 
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Final Waivers Granted: 
 
 A. Code Section 305-40.a.12, c.2, d and f 305-22.b.16: A partial waiver is granted to allow a cul-de-
sac with a paved radius of 40 feet, in lieu of the required 50 feet, given that full access is provided around 
the new building to allow traffic to maneuver in and out of Landmark Drive. 
 
 B. Code Section 305-46.8.1: A partial waiver is granted to reduce the minimum drive aisle width for 
parking facilities from 25 feet to 24 feet within the parking field only, with the goal of reducing the overall 
impervious coverage of the site. 
 
 C.  Code Section 305-22.b.16: A partial waiver is granted to exclude surveying individual trees on the 
Property due to the number of invasive trees and overall access to the Property. 
 
Conditions of Final Approval: 
 

1. Satisfactory compliance with Resolution No. 23 of 2023 to the extent not inconsistent with the 
terms and conditions of this Resolution. 

 
2. Satisfactory compliance with the Yerkes Associates, Inc., review letter dated February 21, 2024, a 

copy of which is attached hereto and made part hereof as Exhibit A. 
 
3. Satisfactory compliance with the Thomas Comitta Associates, Inc., review memorandum dated 

February 19, 2024, a copy of which is attached hereto and made part hereof as Exhibit B. 
 
4. Satisfactory compliance with the Pennoni Associates, Inc., review letter dated August 15, 2023, a 

copy of which is attached hereto and made part hereof as Exhibit C. 
 
5. Satisfactory compliance with the Herbert, Rowland & Grubic, Inc. review letter dated February 24, 

2024, a copy of which is attached hereto and made part hereof as Exhibit D. 
 
6. Satisfactory compliance with the PennDOT review letter dated August 4, 2023, a copy of which is 

attached hereto and made part hereof as Exhibit E. 
 
7. Satisfactory compliance with the Township Planning Commission recommendations of February 

26, 2024 (a copy of which is attached hereto and made part hereof as Exhibit F). 
 
8. Satisfactory resolution of the method and details of right-of-way clearing to be completed by the 

Applicant along Providence Road, north of Landmark Drive, in front of 3790 Providence Road, (Tax Folio 
No.: 19-00-00323-00), provided that if, in the opinion of the Township, suitable clearing cannot be 
achieved, financial security will be posted by the Applicant, with the Township to allow additional clearing 
in the future.  The amount of such security and duration of posting shall be determined by the Township. 

 
9. Receipt and submission of a “will serve” letter to the Township demonstrating adequate water 

pressure for fire flows for the development. 
 
10. Submission of retaining wall designs and approval by the Township of same.  Provided that should 

the Final Plan require revision due to the retaining walls, the Final Plan shall be revised and re-submitted 
to the Township for review and approval. 

 
11. A form of Stormwater Management PCMS Best Practices Operation and Maintenance 



Page 3 
13-2024 Endress + Hauser  Resolution 13 of 2024 
 

Agreement/Declaration, in form and substance satisfactory to the Township, is executed and submitted 
together with the required inspection escrow. 
 

12. Development and Financial Security Agreements in form and substance satisfactory to the 
Township are executed and submitted to the Township with the required and approved financial security. 

 
13. All intersection improvements for Providence Road and Landmark Drive are agreed upon by the 

Township and PennDOT with an HOP(s) issued and financial security posted. 
 

14. The Applicant’s Architect, Stantec, shall provide updated building elevation schematics/drawings 
that satisfy the Township Planner concerns regarding building colors. 

 
15. Proposed signage shall comply with Township regulations.  Before erecting any new signage on 

the Property , the Applicant shall apply for and obtain all required permits for same and to the extent that 
the proposed signage does not meet Township regulations, the Applicant will obtain all relief necessary for 
such signage. 

 
16. The Applicant will include a note on the revised Final Plan stating that Landmark Drive is a private 

road and will not be offered for dedication to the Township.  
 
17. To the extent not already provided for herein, all third party agency approvals as applicable shall 

be obtained and provided to the Township prior the release of the Final Plan for recording. 
 

18. The Applicant shall, in addition to providing paper copies, submit the final revised Plan and other 
documentation required by this Resolution in electronic format acceptable to the Township. 

 
19. Once the Final Plan is released by the Township for recording, the Applicant shall record the Final 

Plan, the Development Agreement and Stormwater Management PCMS Best Practices Operation and 
Maintenance Agreement/Declaration in the Office of the Recorder of Deeds in and for Delaware County, 
with evidence of such recording promptly provided to the Township. 
 

BE IT FURTHER RESOLVED, any Appeal of the conditions of this Resolution must be taken 
within thirty (30) days of the date of mailing of this Resolution, as set forth below. 

 
[REMAINDER OF THIS PAGE INTENTIONALLY BLANK] 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



March 13, 2024
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EXHIBIT A 
 

Yerkes Associates, Inc. Review Letter Dated February 21, 2024 
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EXHIBIT B 
 

Thomas Comitta Associates, Inc. Review Memorandum Dated February 19, 2024 
 

  



 

 

 

THOMAS COMITTA ASSOCIATES, INC. 
Town Planners & Landscape Architects 

 

1 

 
 M E M O R A N D U M 

 
 
TO:   Edgmont Township Officials, Staff and Consultants   
  Endress & Hauser (0 Landmark Drive) Team 
 
 
FROM:  Thomas J. Comitta, AICP, CNU-A, RLA 
  Erin L. Gross, AICP, RLA 
 
 
DATE:  April 10, 2023; June 21, 2023; August 21, 2023; January 17, 2024;  

Updated: February 19, 2024 
 
 
SUBJECT: REVIEW COMMENTS: FINAL SUBDIVISION & LAND DEVELOPMENT PLANS – 

ENDRESS & HAUSER (0 LANDMARK DRIVE), DATED 2-1-2024;  
AND SUPPLEMENTAL MATERIAL, RECEIVED 1-31-2024 AND 2-2-2024 

   
 
Please see enclosed Review Comments pertaining the following documents that we received on 
January 31, 2024 and February 7, 2024 and previously, and to site visits on April 2nd and 3rd, 
2023, including:  
 

• Final Land Development Plan – Endress & Hauser (0 Landmark Drive) (18 sheets), 
prepared by Linn Architects, dated revised 2-1-2024; 

 

• Environmental Impact Assessment Report (47 pages), prepared by Linn Architects, 
dated revised January 1, 20204 (received 2-2-2024);  

 

• Site Renderings (6 pages), received 2-7-2024; 
 

• Solar Data & Preliminary Design (4 pages), prepared by Aurora Solar, dated 7-12-2023; 
 

• Urban Forestry Review Summary Report (24 page), prepared by Rockwell Associates, dated 
12-23-2022; 
 

• Tree Planting In Poorly Drained Soils Detail, Rockwell Associates, dated 2-5-2019; 
 

• Tree Fact Sheets (64 pages), prepared by Rockwell Associates, received 8-7-2023; and 
 

• Tree Inventory Matrix (11 pages), prepared by Rockwell Associates, received 8-7-2023. 
 
 
 
Please call if there are any questions. 
 



The  
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The following comments pertain to the documents listed on the cover Memorandum. New comments 
are in bold type, and previously resolved comments have been removed.  
 

1. Overview and Waivers 
 

1.1. The proposed development consists of four undeveloped parcels in the LI – Light Industrial Zoning 
District. The combined parcels total 9.3 acres. The proposed development is a two story office 
building/warehouse building with a footprint of 58,650 square feet. 

 
1.2. TCA still defers to the Township and Township Engineer relative to the Waivers Requested.  

 
 

2. Consistency with the Comprehensive Plan 
 

2.1. The 2015 Edgmont Township Comprehensive Plan (CP) designates the property as 
Commercial/Mixed-Use, which includes light industrial, warehousing, and other related uses and 
some heavier commercial uses. Therefore, we still believe that the proposed use is consistent with 
the Future Land Use designation in the Comprehensive Plan. 

 
2.2. Chapter 7 of the CP outlines Target Development and Improvement Areas. Objective 7.3. is to 

enhance the accessibility and appearance of commercial areas, while seeking a balance of uses. 
Further, Recommendation 7.3.a. is to support a balance of uses and intensities along the West 
Chester Pike corridor. In addition, this Recommendation states a: “desired goal for development 
along the corridor is to balance and appropriately juxtapose the commercial, industrial and medium 
and low-density residential uses near West Chester Pike”. Therefore, we still believe that the 
proposed use is in sync with the target development areas of the Comprehensive Plan. 
 
 

3. Landscaping, Screening and Buffering 
 
3.1. Please still clarify why there are multiple tree species listed for the Shade Tree #1 through #7; 

Columnar Shade Tree; Columnar Shade Tree; Evergreen Tree #1 through #2; and Ornamental Tree 
#2. 
 
The Landscape Plan has been revised and now includes a Plant Schedule that includes species for 
Coniferous/Evergreen Trees; Deciduous Trees; and Ornamental Trees. Please still consider an 
alternative Coniferous /Evergreen Tree species instead of the White Pine, which have a tendency to 
lose their lower branches as the tree matures.  
 
White Pine trees are no longer proposed. Therefore, this item is resolved.  

 
3.3. The Landscape Plan labels Perennials and Ornamental Grasses. Please add these proposed plants 

to the Plant Schedule.  
 



The  
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Ornamental Grass #1 and Perennials #1, 2, and 3, and Turf have been added. However, please 
specify the proposed species.  
 
The Plant Schedule has been expanded and now specifies species of Ornamental Grasses, 
Perennials, and Turf. Please clarify the proposed groundcover for the stormwater management basin. 
 
The Landscape Plan and Plant Schedule have been updated to include the proposed seed mix for 
the basins. However, a few of the seed mixes in the Plant Schedule indicate “See Specification”. 
Please clarify the location of the “See Specification” for the seed mixes.    
 
The Plant Schedule now includes an exact specification reference. Therefore, this item is 
resolved.  

 
3.4. Please complete the Landscape Requirements table in order to indicate the number of plants 

provided, and demonstrate compliance with the Ordinance requirements. 
 

The Landscape Requirements table now includes the plant provided. However, some of the cells in 
the table are still empty and should be completed. In addition, the quantities listed in the Landscape 
Requirements table do not correspond to the number of trees and shrubs listed in the Concept Plant 
Schedule. Please revise accordingly 
 
The Landscape Requirements table has been completed. However, please ensure that the number of 
plants listed in the Plant Schedule corresponds to the number provided in the Landscape 
Requirements table. For example, the Plant Schedule has a total of 128 Coniferous/Evergreen Trees. 
However, the Landscape Requirements table indicates a total of 148 provided Evergreen Trees (127 
for Minimum Planting Requirements and 21 for Building Foundation Landscape). Therefore, the Plant 
Schedule includes 20 fewer Evergreen Trees than what is indicated as being provided in the 
Landscape Requirements table. Please rectify. 
 
The Applicant has provided clarification relative to the Landscape Requirements table. 
Therefore, this item is resolved.  
 
Also, please still revise the title of the Landscape Requirements table from “Township of Edgemont” 
to “Township of Edgmont”. (Also see comment 3.8.) 
 
The Landscape Requirements table has been revised. Therefore, this item is resolved.  
 

3.5. It appears that the tree canopies of several trees may conflict with the proposed Canopy 
mounted Solar Panels. Please ensure that there will no be conflicts in the future when the trees 
mature in size. Trees are no longer proposed near the Canopy Mounted Solar Panels. 
Relocating the trees was discussed at the April Planning Commission Meeting.  
 
The Applicant indicate that the layout and design for the solar panels are still being revised. After the 
location and design is complete, all conflicting tree locations will be eliminated. Please note, there 



The  
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appear to be 7 potential trees that would conflict with the current location of the proposed solar 
panels. 
 
Please still clarify if solar panels are still contemplated, as the Plans still do not appear to 
depict solar panels.  
 

3.6. Please still label the edge of continuously mulched planting beds, and label (or add in a Legend) 
areas proposed to be lawn. 
 
The edge of planting beds have been illustrated, and appear to be labeled with “SE”. Please still add 
a legend to Landscape Plan and/or change the “SE” to “6” in order to correspond to the “Spade Cut 
Edge” detail on the Landscape Details & Schedule (LA302).   
 
The Landscape Material Schedule legend includes information relative to the Spade Edge and 
reference to the detail. Therefore, this item is resolved.  

 
3.7. Please still ensure that the proposed trees are in sync with the recommended Street/Shade Trees 

included in Appendix A of the SALDO. 
 
Please still consider an alternative to the Pecan Trees, as it is not a typical tree in Edgmont Township 
and not included on the recommended Tree List (SALDO Appendix A). 
 
Pecan Trees are no longer proposed. Therefore, this item is resolved.  
 

3.11. Please provide details and notes to correspond with the Landscape Plan in accordance with §305-50. 
(SALDO). 

 
Please still revise Landscape General Note 5 to indicate “The Landscape Architect and the Township 
reserve the right to determine material equivalency.”. The Landscape Notes should be expanded to 
indicate that all plants shall conform with the “American Standards Nursery Stock” of the American 
Association of Nurserymen, latest edition. In addition, the Landscape Notes should be expanded to 
include continued maintenance information.  
 

3.13. Please ensure that there are no conflicts with the proposed location of trees and underground utilities. 
For example, we recommend that the location of the tree highlighted below be shifted in order to 
avoid future root and underground utility conflicts. 
 
The Landscape Plan no longer depicts all underground as previously illustrated. The utilities should 
be added back to the Landscape Plan in order to ensure there are no conflicts. In addition, there 
appear to be several conflicts between the proposed trees and light fixtures. These conflicts should 
also be resolved in order to allow for the tree canopies to mature without impeding or interfering with 
the proposed lights.  
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The utilities have been restored to the Landscape Plan, and there no longer appear to be any 
conflicts. In addition, the previous conflicts with the proposed tree and light fixtures appear to 
have been addressed. Therefore, this item is resolved.  
 

4. Tree Protection 
 

4.1. The Existing Conditions and Demolition Plan (Sheet 4) and the Preliminary Erosion and 
Sedimentation Control Plan (Sheet 9) include a Tree “Remove for Development” and “Dead/Hazard 
Tree” symbols in the Legend. 
  
The Legends should still be revised to include the scalloped lined depicting the edge of woodlands.  
 
The Legends have been revised to now include “Treeline”. 
 
In addition, the Existing Conditions and Demolition Plan should still be revised to show the areas of 
woodland proposed to be removed.  
 

5. Environmental Impact Assessment (EIA) 
 
5.1. TCA believes that the EIA Report provides the required narrative for each component of §305-77.E. 

(SALDO). However, several of these sections indicate required maps needed to depict the 
characteristics and resources. Therefore, please still provide the required maps to accompany the 
narrative and text. 
 
Maps have now been provided with the updated EIA Report in Appendix G. We believe that the 
Existing Conditions Site Plan ,and the Supporting Maps are acceptable.  
 

5.3. TCA still defers to the Township Engineer relative to traffic and other engineering related items. 
 

5.4. Section 305-77.E.(3)(b)(SALDO) requires that floor plans and elevations depicting the 
proposed size, square footage, height  number of rooms (where applicable) of buildings 
and/or other structures be provided in the EIA report. In addition, please see comment 8.1. 
relative to the proposed Architecture.  
 

7. Pedestrian Circulation 
 

7.1. We still recommend Crosswalks be added across the drive aisle from parking areas with the 
proposed solar canopies to the sidewalk area adjoining the building in order to provide a safe 
connection. 
 
A stop bar has been added in order to promote safe pedestrian crossing. TCA defers to the 
Township Traffic Engineer relative to the stop bar. 
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8. Other 
 
8.1. Renderings of the proposed building have been provided in Appendix E of the EIA Report. Please 

also provide color Elevations indicating the proposed materials and colors. 
 
Additional Site Renderings and Views (with and without screens) were previously provided. However, 
the Applicant indicates that Color Elevations and further building renderings will be provided to the 
Township prior to the Planning Commission meeting. Mr. Linn handed out copies of proposed 
building architecture at a previous Planning Commission meeting, and indicated that those drawings 
were conceptual.  
 
Revised Renderings of the proposed building have been provided. While we defer to the 
Township, TCA offers the comments below. 
 

a. In addition to the renderings, please provide elevations, as required per Section 305-
77.E.(3)(b) (SALDO), and include a color and materials Legend. 

 
b. The renderings illustrate white and silver for the façade of the proposed building. TCA 

recommends a color that is less bright such as tan, sand, beige, or gray. We believe 
that the white and silver colors will reflect more light, and be more visible from greater 
distances. Also, we believe that it will yellow-out over time due to solar radiation, rain, 
and discoloration from water. In addition, there is no similar white building of this size 
within 5 miles of the site. As such, we believe that the Applicant needs to rethink the 
white or light color, and choose a more appropriate color. 
 

c. The south, west, and north elevations of the building (on the western side) appear to 
lack façade articulation. TCA recommends the addition of façade articulation in order to 
reduce the overall mass of the building. For example, the rows of windows on the south 
façade accentuates the horizontality of the building. The addition of building vertical 
elements such as pilasters, and/or recesses or projections would aid in reducing the 
overall mass, scale, and horizontality of the building. 
 

d. The proposed building architecture currently lacks any form of roof articulation. The 
addition of some type of roofline variation would also aid in reducing the overall mass, 
scale and horizontality of the building.  
 

e. TCA will provide additional comments after Architectural Elevations with a colors and 
materials Legend are provided.  
 

 
Please call if there are any questions. 
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EXHIBIT C 
 

Pennoni Associates, Inc. Review Letter Dated August 15, 2023 
  



 
158 W. Gay Street 

Suite 300 
West Chester, PA 19380 

T: 610-429-8907 
F: 610-429-8918 

www.pennoni.com 

August 15, 2023 
EDGMT 23002      
 

Neil D. Vaughn, Township Manager 
1000 Gradyville Road 
P.O. Box 267 
Gradyville, PA 19039 
 

RE: 0 Landmark Drive – Endress & Hauser, Inc. Northeast Regional Center   
 Traffic Review  
 

Dear Neil: 
 

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

• “Preliminary Land Development Plans for Endress & Hauser Inc. Northeast Regional Center” 
prepared by Linn Architects, dated March 24, 2023, last revised August 4, 2023; 18 sheets; 

• “Transportation Impact Assessment – Landmark Drive Development” prepared by Traffic Planning 
& Design, Inc., dated June 26, 2023. 

 
The applicant, Endress & Hauser, proposes to construct a 67,906 square foot, two-story office and warehouse 
building in the Light Industrial Zoning District (LI) (Parcel No. 19-00-00323-75, 19-00-00323-76, 19-00-00323-
77, and 19-00-00323-78). Access to the development is proposed via two driveways along Landmark Drive, a 
private road.  
 
We offer the following comments: 
 

1. Per the traffic impact study, there is an insufficient number of gaps in traffic along Providence Road 
to allow the proposed traffic to turn left out of Landmark Drive.  This is due largely to the queue along 
Providence Road approaching West Chester Pike.  The applicant is proposing DO NOT BLOCK 
INTERSECTION signage and striping to assist with drivers exiting Landmark Drive.  Additional measures 
should be reviewed with PennDOT for control at this intersection.  The applicant should review the 
possibility of a metering traffic signal at the intersection of Landmark and Providence that would work 
with the Providence and West Chester Pike signal to add a phase that allows vehicles to exit Landmark 
Drive onto Providence. 
 

2. The applicant is proposing timing revisions at the intersection of Providence Road and West Chester 
Pike to attempt to reduce the Providence Road northbound queue.  The applicant should also look 
into controlling the eastbound West Chester Pike right turn movement with a No Turn on Red 
restriction and possible right turn overlap. 
 

3. The existing sidewalk along Providence Road should be extended to the development. 
 

4. The applicant is proposing embankment regrading along Providence Road to improve sight distance.  
It is our understanding that the applicant is working with adjacent property owners to the south to 
extend the embankment regrading to additionally improve sight distance.  The applicant should 
continue to keep the Township informed on those discussions.  
 

5. Design details will be required for the proposed miniature roundabout, including signage and striping. 
 



EDGMT 23002 August 15, 2023 Page 2 
Neil D. Vaughn, Township Manager  0 Landmark Drive 

U:\Accounts\EDGMT\EDGMT23002 - Endress Hauser - Landmark Dr\DOCUMENTS\Endress Hauser LD Review LTR 2023-8-15.docx 

6. Additional signage and striping should be provided to clarify circulation patterns for the area near the 
southeast corner of the building that connects the parking areas.  

 
 

Should you have any questions or concerns, please feel free to contact me. 
 
Sincerely, 
 
PENNONI  

 
Michael W. Schneider, PE 
Township Traffic Engineer 
 
 

cc: Michael Conrad, PE - Township Engineer 

 Patrick M. McKenna, Esq. - Township Planning Commission Solicitor 
Robert H. Linn, AIA, Linn Architects  

 Matthew I. Hammond, PE, Traffic Planning & Design, Inc.  
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EXHIBIT D 
 

Herbert, Rowland & Grubic, Inc. Review Letter Dated February 24, 2024 

  



 

 

February 24, 2024 
  
Mr. Neil D. Vaughn 
Edgmont Township 
1000 Gradyville Road 
Newtown Square, PA 19073 
 
 Re:  Final Subdivision/Land Development Application  

Endress & Hauser, Inc.  
 
 
Dear Mr. Vaughn, 
 
I have completed my review of the Final Subdivision/Land Development Application for the above-

referenced project.  As part of the review, I examined Plans, Sheets 1-18, dated December 28, 2023, last 

revised February 1, 2024, prepared by Linn Architects.  The project is located on Landmark Drive at the 

intersection of Providence Road.  The Developer proposes to reverse subdivide four parcels into one parcel 

of approximately 11 acres.  The new parcel will be developed to contain a two-story warehouse and office 

building.  A note on the plans indicates that the facility will be connected to the public sewer system.  The 

total projected sewage flow, as listed on the Planning Exemption postcard, is 1,000 gallons per day. 

My review of these plans addresses the sanitary sewer portion of the project and its connection to the public 

sewer system.  The following is a reiteration of the outstanding comments in my January 17, 2024, review 

letter, along with the status of completion shown in bold type: 

1. The planning exemption has been submitted.   The Developer must obtain certification that capacity 

is available from the following entities (A capacity certification form is available in digital format 

upon request): Incomplete.  It is my understanding that these documents are under review from 

the appropriate governmental agencies. 

a. DELCORA - Local Collection and Conveyance 
b. NTMA – Conveyance 
c. CDCA – Conveyance 
d. DELCORA – Conveyance and Treatment 
e. PWD – Treatment. 



 

 

2. The EDU calculation on the Planning Exemption needs to be corrected.  The flow per EDU is 262.5 

gpd/EDU.  This equates to a rounded-up value of 8 EDUs.  The Post Card should be revised. 

Complete.  The new flow calculation is 1,000 gpd or 4 EDUs. 

3. DELCORA’s standard sanitary sewer details should be added to the plans.  Digital copies of the 

details can be provided upon request. Complete 

4. A 20’ easement on the proposed sewer shall be shown on the plans. Complete. 

5. Legal descriptions for the proposed sewer easement should be submitted for review.  Incomplete. 

Linn Response: Legal Descriptions will be provided for review prior to recording. 

6. The sewer should have a minimum of 4’ of cover. Complete. 

7. Sanitary sewer pipe should have a minimum slope of 1% unless the engineer can justify a flatter 

grade. Complete.  The minimum slope is now 1%. 

8. All utility crossings should be shown on the profile. Complete. 

9. The fall through manholes should be a minimum of 0.2’. Complete. 

10.  Pipe material should be SDR 35 for sewers less than 14’ deep.  Deeper sewers shall be ductile iron 

pipe. Complete.  All sewer is specified as SDR 35. 

Additional comments: 

11. The sanitary sewer pipe from the MH S-4 should be changed to an 8” SDR 35 pipe. Incomplete.  

The sewer from MH S-5 to MH S-7 Must be 8” SDR 35 pipe. 

12. Due to the distance from MH S-4 to the connection of the building, and the number of cleanouts that 

will be required, the sewer should be changed to 8” SDR 35 sewer with manholes.  Complete. Linn 

Response: LEED building qualifications have been factored into the design of the sanitary 

sewer lateral. The 4-inch sanitary lateral is therefore more than adequate to meet the buildings 

flow. 

13. A profile of the sewer from the building connection to MH S-4 should be provided. Complete. 



 

 

14. The sanitary sewer system should be shown on the landscape plan.  No trees or shrubs are permitted 

within 10 feet of any sewer line. Complete. 

Since only minor comments remain, I recommend approving the plans, contingent upon the completion of 

the remaining comments. If there are any questions concerning this matter, please do not hesitate to contact 

me.  

        Very truly yours, 

                   
        Walter A. Fazler, P.E. 
Cc: Joe Centrone, DELCORA 
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EXHIBIT E 

 

PennDOT Review Letter Dated August 4, 2023 

  



 

Dear Applicant,
 
PennDOT has reviewed your application for completeness, consistency and compliance with
applicable Department Regulations.  This review has identified issues that must be addressed in
order for our review to continue.
 
The Department's review comments are attached.
 
Once the comments have been addressed, please resubmit the application and associated material
for further review.
 
Upon resubmission, the applicant's engineer should put together a letter that describes how each
comment has been addressed and where each can be found. This will help expedite the review.
For guidance on HOP applications refer to 67 PA Code, Chapter 441, Chapter 459 and PennDOT
Publication 282, "Highway Occupancy Permit Guidelines". Additional comments may follow
upon review of the resubmitted application.
If you have any questions regarding this matter, you may contact Erik Schmidt, PE, PTOE, at
ECSchmidt@mccormicktaylor.com.

 

Date: 08/04/2023

Subject: Highway Occupancy Permit Application No. 314284, Cycle No.1 -  Returned For
Revisions

To: Endress and Hauser, Inc.
2350 Endress Place
Greenwood, IN 46143

From: PennDOT Engineering District 6-0
7000 Geerdes Boulevard
King of Prussia, PA 19406



(1)

(1)

(2)

(3)

(4)

(5)

Response Comments
Date:   08/04/2023
Application Number:   314284, Cycle No.1 
 
Form Letter Notes 

* Upon resubmission, the applicant's engineer must provide a letter that describes how each

comment has been addressed and where each can be found in the plan set. A copy of these

comments and any previously submitted plans should also be provided. Further, if the applicants

engineer has made any design changes independent of PennDOT reviewer comments, they must

include a section in the response-to-comments letter that describes the additional design changes.

 

* Additional comments may follow upon review of the resubmitted application. If you have any

questions about the technical aspects of this review, please contact the Department's representative,

Erik Schmidt, PE, PTOE of McCormick Taylor, Inc. at ECSchmidt@mccormicktaylor.com. Please

reference the HOP Application number in all correspondence.

 

* For guidance on Highway Occupancy Permit applications, refer to PA Code Title 67, Chapter 441,

Chapter 459 and PennDOT Publication 282. This will help expedite the review.
 
General 

Comments for this review are only associated with the plans and documents attached for this cycle.

Additional comments may follow upon review of the updated plans and documents of the

resubmitted application.

Evaluate the feasibility of channelized island on Landmark drive to stagger the stop bar for left turn

and right turn lane.

THE APPLICANT MUST APPLY FOR A BUSINESS PARTNER ID (BPID).

PLEASE SUBMIT A CHECK FOR $40.00 MADE PAYABLE TO PENNDOT-ATTN: MARY

ELLEN CULHANE, PERMITS SUPERVISOR, 7000 GEERDES BLVD. KING OF PRUSSIA, PA.

19406. PLEASE INCLUDE THE APPLICATION NUMBER ON THE CHECK FOR OUR

REFERENCE.

As stated in the scoping review, the Department requires written evidence, prior to issuing a permit,

that Edgmont Township has had the opportunity to comment. Provide written evidence (e.g.,

municipal engineering review, council or planning commission meeting minutes, executed TE-160,

etc.), which is less than one year old, to satisfy this requirement. Also, provide County Planning

Commission Review Letters if available. PennDOT will consider any comments or



(6)

(7)

(1)

(2)

recommendations from the municipal and county reviews before approving the access permit (PA

Code, Title 67, Chapter 441.3(j)). The response letter indicates this was included in TIA Appendix

A, but no local review documentation was provided.

Please be advised: The Department is now requiring a cost estimate be entered into EPS prior to

HOP issuance.  This cost estimate must include all work proposed within the Departments Right-of-

Way including signal equipment, all roadway work, pavement markings and signage plus a 15%

contingency to be entered into the Fee information & Estimate Construction Cost section in the

Application setup box.  Further, this section requires the cost estimate to be broken down into site

frontage costs and offsite improvements costs.  Please enter this information in the manner required.

This cost estimate will be the basis for the value of the Letter of Credit the Department will require

as security prior to the start of actual construction. 

Paul Lutz is the current Acting Senior Manager of Transportation Services at PennDOT District 6.

In future submissions, address all correspondence to Paul Lutz rather than Francis Hanney.
 
Transportation Impact Study/Transportation Impact Assessment 

The following comments pertain to the Transportation Impact Assessment (TIA), prepared by

Traffic Planning and Design, Inc., dated June 26, 2023:

 

a. As stated in the scoping review, the proposed site plan shows an Office/Warehouse Building, but

the TIA indicates LUC 140 (Manufacturing). Please clarify this discrepancy. Provide more

information regarding the anticipated use to confirm the appropriate land use code, whether 140

(Manufacturing), 150 (Warehousing), or other. If the tenant and/or specific type of operation is

unknown, the applicant must assume the most conservative trip generation for this facility, which

the Department anticipates being a last-mile fulfillment center or parcel hub (LUC 155 or 156). If

unknown, the applicant must compare trip generation for the possible uses of the site and base the

projected volumes and analyses on the most conservative land use.

b. As stated in the scoping review, if ITE Land Use Code 140 (manufacturing) or 150 (warehousing)

is utilized, the study must state that the facility will NOT be a fulfillment center (LUC 155, neither

sort nor non-sort), a parcel hub (LUC 156), nor a cold storage facility (LUC 157), all of which may

generate higher traffic volumes than LUC 140. If there is any change to the proposed land use or

type of facility, bring this to the Departments attention immediately. Revised trip generation and

analyses will be required, potentially resulting in different mitigation measures.

TIA continued...

 



(3)

c. Based on the photographs in Appendix B, the existing pavement markings on Landmark Drive

approaching SR 4001 (Providence Road) are severely faded. Show these markings to be refreshed

on the HOP plans (including stop bar, lane use legends, and longitudinal lines). Include this as a

recommendation in the TIA.

d. In the Crash Data Investigation section, clarify if there are any other apparent trends in the six

crashes in 2022 at SR 0003 (West Chester Pike) & SR 4001 (Providence Road). For example,

identify any patterns of specific turning movements involved in these collisions.

e. There appears to be an opportunity to provide a sidewalk along the west side of SR 4001

(Providence Road) from Landmark Drive to connect with the existing sidewalk on the southwest

corner of SR 0003 (West Chester Pike) & SR 4001 (Providence Road). This would provide

pedestrian access between the proposed site and the existing SEPTA bus stops on SR 0003 (West

Chester Pike) near SR 4001 (Providence Road). As stated in the scoping review, the applicant must

coordinate with Edgmont Township regarding pedestrian needs and connections to existing

facilities. Provide evidence of this coordination in the next submission.

TIA continued...

 

f. Synchro (General)

(i) Ensure that Synchro comments are addressed in all applicable scenarios.

(ii) Code the turn bay taper lengths to match existing/proposed conditions.

g. Synchro (West Chester Pike & Providence Road):

(i) Code the EBL and WBL turn types to match the plan (protected only).

(ii) Delete the stop bar detectors from the EBT, EBR, WBT, and WBR lanes to match the plan.

(iii) As per the original signal design file (available on TSAMS), code the phase 2+6 advance loop

detectors 400 from the stop bar on the EB and WB approaches. Code the detector types as extend

only.

(iv) In the PM scenarios, code the volume-density settings shown on the plan (i.e., passage, TTR,

TBR, min gap). 

(v) In the existing AM scenario, code the phase 5 split time to match the phase 2+5 split time shown

on the plan.

(vi) In the existing PM scenario, code the phase 1 split time to match the phase 1+6 split time shown

on the plan.

(vii) When optimizing timings, keep in mind that the phase 1+6 and 2+5 times do not need to be

equal. See the existing plan as an example.

(viii) In the PM scenarios, code the one pedestrian crossing the northbound approach as conflicting



(4)

(5)

(1)

with the EBR movement only. See Chapter 10 of the Synchro User Guide for additional information.

h. Synchro (Providence Road & Landmark Drive)

(i) In all Projected scenarios, adjust the EBL and SBR heavy vehicle % to account for the truck trip

generation of the proposed site. Additionally, ensure these HV% are consistent in the turn lane

warrant analyses.

Northbound left turn lane storage appears to be inadequate along Providence Rd at the intersection

of West Chester Pike.  The applicant must confirm the adequacy of the left turn lane storage.

Describe the routes that will be taken by trucks going to and from the site. Provide truck turning

templates to determine if these vehicles can make the required movements at each intersection they

will pass through. If there are any issues with the turning movements of the trucks along the routes

to and from the site, geometric improvements at those intersections will need to be evaluated and

potentially implemented.
 
Communication Design 

Based on information available to the consultant reviewer, it does not appear that the proposed work

will impact PennDOT fiber optic facilities; however, the applicant is responsible for verification of

the utilities impacted by the relocation of any existing utility pole within the limits of work. If

PennDOT fiber optic cables are present, the applicant is responsible for all costs associated with

relocation. A condition will be placed on the permit stating: "If the proposed improvements require

the relocation of PennDOT fiber optic cable(s), the permittee is responsible for the full expense of

relocating these facilities." Any fiber optic cable that requires relocation must be moved by a

contractor certified by PennDOT to perform this type of work. Provide a note on the plans indicating

this requirement. 
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EXHIBIT F 

 

Edgmont Township Planning Commission Recommendation Dated 

February 26, 2024 

  



 
 
 
To: Edgmont Township Board of Supervisors 
 
From: Neil D. Vaughn, Township Secretary 
 
Date: February 27, 2024 
 
RE: Final Major Subdivision/Land Development Plan, Endress + Hauser 
 Landmark Drive 
--------------------------------------------------------------------------------------------------------------------- 
 
At their February 26, 2024, meeting, the Planning Commission recommended approval of the 
plan titled “Final Subdivision/Land Development Plan Endress + Hauser, Inc. Northeast 
Regional Center” dated December 28, 2023, and last revised on February 23, 2024, consisting of 
eighteen sheets. The approval accepts the requested waivers from: 
 Section 305.22.8.16 – Tree surveying 
 Section 305-40.A.12, C.2, D, and F – Cul-de-sac radius and placement 
 Section 305-46.B.1 – Reduction of drive isle width 

 
The approval is conditioned upon complying with the:  
 Thomas Comitta Associates, Inc. Review Updated February 19, 2024 
 Yerkes, Inc. Review Dated February 21, 2024 
 HRG, Inc. Review Dated February 24, 2024 (Sewage) 
 Pennoni, Inc. Review Dated August 15, 2023 (Traffic) 
 Obtaining all other regulatory agency approvals including but not limited to sewage 

planning module approval, NPDES permit approval, and PennDOT Highway Occupancy 
permit approval. 

 All intersection improvements at Providence Road & Landmark Drive are agreed upon 
by the Township and PennDOT. 

 A “will serve” letter from Aqua is supplied to the Township for the needed fire flows for 
the proposed development. The Township agrees that specific design of the fire 
protection systems will be part of any building permit approval. 

 Retaining wall submittals shall be provided to the Township once designed. If any 
portion of the approved plan has to be altered due to the construction of the walls, the 
applicant is to come back to the Township for amended approval. 

 An agreeable method of right-of-way clearing will be completed by the applicant along 
Providence Road, North of Landmark Drive, in front of 3790 Providence Road, Parcel 
19-00-00323-00. If a suitable amount of clearing is not achieved, a method of financial 
security will be entered into with the Township for a reasonable period of time to further 
obtain the needed clearing. 

 Entering into all applicable developer agreements and financial security agreements. 
 The Applicant’s Architect, Stantec, shall engage in conversation with the Township’s 

Land Planner regarding the building elevations and colors. 



 
 The applicant and Township acknowledge that the building signage will be properly 

permitted. If relief is needed, the applicant will apply for the proper relief through the 
Township. 

 The applicant will include a note on the plan that Landmark Drive is a private road and 
will not be offered for dedication to the Township.  
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EXHIBIT G 
 

Delaware County Planning Department Review Letter of April 20, 2023 
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