
 

 

ZONING HEARING BOARD OF WRIGHTSTOWN TOWNSHIP 
BUCKS COUNTY, PENNSYLVANIA 

 
Applicant:  TCT Property Management 
   1152 Swamp Road 
   Furlong, PA  18925 
 
Owner:   Same. 
 
Subject 
Property: Tax Parcel No. 53-014-027, which is located 793 Penns Park Road in 

Wrightstown Township, Bucks County, Pennsylvania. 
 
Requested 
Relief: Applicant seeks to modify existing use of the subject property, which 

currently includes, office (permitted) and apartment (existing 
nonconforming), to retail and eating place, with two continuing 
apartment uses. In conjunction with Applicant’s proposal, Applicant 
seeks the following variances from the Newtown Area Joint Municipal 
Zoning Ordinance: 1) from §803.B.B-5.1.a, §803.E.E-1.6 & §803.E.E-5.4, 
to permit 25 combined parking spaces, where 42 combined parking 
spaces are required; (2) from §1001.B.3, to permit 9' × 18' parking 
spaces, where 10' × 20' parking spaces are required; (3) from §1001.F.6, 
to not require the buffer and landscape requirements be satisfied; and 
(4) from §1002.D, to not require an off-street loading berth with 
dimensions of at least 15' in width by at least 50' in length. 

 
Hearing  
History: The application was filed in Wrightstown Township on September 18, 

2025. Hearings were held on November 12, 2025 and December 3, 2025 
at the Wrightstown Township Building, 2203 Second Street Pike, 
Wrightstown, PA  18940. 

 
Appearances:  Applicant by:   Benjamin Anderson, Esq. 

Edward F. Murphy, Esq. 

Wisler Pearlstine, LLP 
301 N. Sycamore Street 
Newtown, PA 18940 

 
Protestants:   Kenneth Hone, Pro Se 

2341 Second Street Pike 
Newtown, PA 18940 

 
Marianne Pugh, Pro Se 
787 Penns Park Road 
Newtown, PA 18940 
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Jan Marx, Pro Se 
2336 Second Street Pike 
Newtown, PA 18940 

 
Emily Cherney, Pro Se 
786 Penns Park Road 
Newtown, PA 18940 

 
David Wright , Pro Se 
2332 Second Street Pike 
Newtown, PA 18940 

 
 
Mailing Date: January 16, 2026 
 

D E C I S I O N 
 
 
FINDINGS OF FACT: 
 

1. The Zoning Hearing Board of Wrightstown Township met the requirements 
of the Zoning Ordinance, the Municipalities Planning Code, and other relevant statutes as 
to legal notice of the hearings held. 

 
2. The Applicant is the Owner of the Subject Property and therefore possessed 

of the requisite standing to make application to this Board. 
 
3. The Zoning Hearing Board marked and admitted the following exhibits: 
 

 ZHB-1: Application received September 18, 2025 with deed to the 
Subject Property; Site Plan prepared by Dynamic Engineering, 
titled Zoning Plan, dated August 28, 2025; and, a list of 
property owners to be notified by mail. 

 ZHB-2: Legal Notice of hearing held, (proof of publication, mailing and 
posting). 

 ZHB-3: Newtown Area Joint Municipal Zoning Ordinance. 
ZHB-4: Position statement by Wrightstown Township Board of 

Supervisors, by way of correspondence dated October 14, 2025, 
prepared by Township Solicitor (“…The Board reviewed the 
Application and determined that it would support the 
Application and request that the Board, if it grants the relief 
requested, include a condition that if the number of parking 
spaces becomes an issue, Applicant will install additional 
parking spaces on the adjoining property that it owns at 2325 
Second Street Pike, TMP 53-14-27-1...”). 



 

3 

 

 
A-1: Plan, titled Aerial Exhibit, prepared by Dynamic Engineering, 

dated August 15, 2025. 
A-2: Plan, titled Zoning Plan, prepared by Dynamic Engineering, 

dated August 28, 2025. 
A-3: Plan, titled Zoning Plan, prepared by Dynamic Engineering, 

dated August 28, 2025. 
A-4: Plan, titled Landscape Buffer Exhibit, prepared by Dynamic 

Engineering, dated September 3, 2025. 
A-5: December 2, 2025 Traffic Impact and Parking Assessment, 

prepared by Dynamic Traffic. 
 
P-1: Excerpt from PennDOT scoping meeting review. 
P-2: Plan, unattributed, and annotated, of intersection of Penns Park 

Road and Second Street Pike (SR0232), illustrating driveway 
access points for parties protestant north of the subject site 
along Second Street Pike. 

 
4. Applicant presented the testimony of Justin Geonnotti, PE, Principal at 

Dynamic Engineering (expert testimony); Kevin Savage, PE, PTOE, Engineer employed by 
Dynamic Traffic (expert testimony); and, Thomas Coates, Principal at TCT Property 
Management, LLC. 

 
5. The Subject Property is located in the VC-1, Village Commercial-1 Zoning 

District of Wrightstown Township.  The lot area is 35,870 square feet.  The property is 
improved with two existing structures, a parking area, and driveway access from Second 
Street Pike. The existing uses of the buildings are office use (a permitted use) and apartment 
use for the two apartments (an existing nonconforming use). 

 
6. The Subject Property is immediately adjacent to another parcel owned by the 

Applicant, 2325 Penns Park Road, Tax Map Parcel No. 53-014-027-001, located in the VR-1, 
Village Residential/Low Density Zoning District. The second parcel is not technically part 
of the present zoning application. 

 
7. Applicant seeks to modify existing use of the Subject Property, which 

currently includes, office (permitted) and apartment (existing nonconforming), to retail and 
eating place, with two continuing apartment uses.  

 
8. The Applicant proposes no change in the existing footprint of the buildings, 

parking area, or access driveways.  
 
9. In conjunction with Applicant’s proposal, Applicant seeks the following 

variances from the Newtown Area Joint Municipal Zoning Ordinance: 1) from §803.B.B-
5.1.a, §803.E.E-1.6 & §803.E.E-5.4, to permit 25 combined parking spaces, where 42 
combined parking spaces are required; (2) from §1001.B.3, to permit 9' × 18' parking spaces, 
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where 10' × 20' parking spaces are required; (3) from §1001.F.6, to not require the buffer and 
landscape requirements be satisfied; and (4) from §1002.D, to not require an off-street 
loading berth with dimensions of at least 15' in width by at least 50' in length. 

 
10. While the second parcel is not technically subject to the present zoning 

application, that parcel provides driveway access to the Subject Property.  
 
11. The buffer and landscape variance applies to the border between the two (2) 

parcels owned by TCT Property Management. 
 
12. Mr. Geonnotti testified regarding the various plans prepared. Applicant 

asserts that the requests for relief are minor in nature in that all uses proposed are either 
permitted uses or existing nonconforming uses. There is no increase in the size of the 
buildings presently located on site. No additional macadam is proposed. Applicant has the 
support of Wrightstown Township in repurposing the Subject Property. 

 
a. With regard to the aerial exhibit (Exhibit A-1), Mr. Geonnotti oriented 

the Board and the public to the Subject Property located at the corner 
of Penns Park Road and Second Street Pike. The property takes access 
to Second Street Pike at a point along Second Street Pike furthest from 
the intersection of Penns Park Road and Second Street Pike. The 
property also takes access to Penns Park Road across the adjacent 
parcel owned by Applicant immediately east of the Subject Property 
along Penns Park Road.  
 

b. The Subject Property is located at a zoning district boundary. The 
Subject Property is within the VC-1 Zoning District. The adjacent 
properties, including properties owned by parties protestant to the 
north along Second Street Pike, are zoned VR-1. 

 
c. The purpose of the Village Residential/Low Density (VR-1) Zone, 

found at Ordinance §305.G, reads as follows: 
 

The Village Residential/Low Density District is 
intended to provide design standards and use 
regulations for the older villages or neighborhoods that 
were built prior to the advent of municipal planning 
and zoning. Single-family detached dwelling units are 
permitted on larger lots. 

 
d. The purpose of the Village Commercial-1 (VC-1) Zone, found at 

Ordinance §305.L, reads as follows: 
 

In the Village Commercial-1 Districts, the intent is to 
provide for small neighborhood commercial areas 
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within the major villages. There are three types of new 
development that can occur within these centers: (1) 
development of a tract for a single use, (2) development 
of a tract for a variety of uses, and (3) conversion of a 
single structure into a new single use. When the land 
area of this district has been fully developed, the future 
expansion of this district shall be directly adjacent 
thereto and limited to an increase of 20% of this District. 

 
e. Exhibit A-2, the Zoning Plan, prepared by Dynamic Engineering, 

includes development of the parking requirements and parking 
calculations 

 
13. The Zoning Hearing Board finds the testimony of Mr. Geonnotti credible. 
 
14. Applicant presented the testimony of Kevin Savage, PE, PTOE. Mr. Savage is 

a licensed professional engineer in Pennsylvania and multiple other states. He is also a 
licensed traffic operations engineer with both a Bachelor of Science and a Master of Science 
in Civil Engineering. He is employed by Dynamic Traffic as a Traffic Engineer. Mr. Savage’s 
testimony was accepted as expert testimony by the Zoning Hearing Board. 

 
a. Mr. Savage prepared a traffic report dated December 2, 2025 (Exhibit 

A-5). The report represents a summary of traffic impacts and parking 
orientation for the Subject Property. In short, Mr. Savage concludes 
that the trips generated by the proposed use will not have any 
significant impact or degradation of service for the affected 
intersection at Second Street Pike and Penns Park Road. 
 

b. Mr. Savage addressed the on site parking proposal. Mr. Savage 
acknowledged that the drive aisles were a compliant 25 feet in width. 
The parking size is proposed at 9' x 18'. Mr. Savage offered his opinion 
that 10' x 20' parking spaces are generally reserved for grocery stores 
and similar uses, and therefore would not generally be anticipated in a 
neighborhood commercial reuse. In Mr. Savage’s opinion, based upon 
his analysis of the ITE Manual and the site, the parking proposal is 
adequate for the uses proposed.   

 
c. Mr. Savage was challenged on cross-examination, but indicated that 

the challenges to his opinions did not change his opinions. 
 
15. The Zoning Hearing Board finds Traffic Engineer Kevin Savage competent 

and credible. 
 
16. Thomas Coates testified in support of the application.  Mr. Coates is an 

eleven year resident of Wrightstown Township. He owns multiple businesses and 
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properties within the Township. He is the principal of TCT Property Management, LLC. 
Mr. Coates testified to the proposed uses on site. He indicated that he intends to repurpose 
the existing buildings for food, retail, and apartment uses consistent with the 
aforementioned plans.  

 
17. The Zoning Hearing Board finds the testimony of Thomas Coates credible. 
 
18. Party Protestant Kenneth Hone essentially argued that the Applicant has not 

met its burden of proof to justify a variance, and that if there is a hardship, the hardship 
was self-created. Mr. Hone believes that granting the requested relief will infringe upon the 
quiet enjoyment of his residential property, immediately adjacent to the Subject Property. 
Mr. Hone emphasized concerns regarding traffic on Penns Park Road generally, and 
specifically at the intersection of Penns Park Road and Second Street Pike. Mr. Hone also 
expressed concern regarding the likely increase in number of trips per day to and from the 
site based upon the retail and food uses. Mr. Hone also expressed concern regarding the 
potential nuisance of headlights from the Subject Property shining onto and into his home 
adjacent to the driveway serving the Subject Property. He also expressed concern for those 
residential properties across the street from the Subject Property.   

 
19. The Zoning Hearing Board observes that Applicant may be encouraged or 

required to further buffer and screen the Subject Property and the Hone property. A 
privacy fence currently exists between them. 

 
20. Additional parties expressed interest, but less concern than Hone. 
 
21. Public comment was generally favorable to Applicant.  

 
22. Wrightstown Township took a position on the matter, following 

consideration during a public meeting. The position, in pertinent part is as follows: 
 

…The Board reviewed the Application and determined that it 
would support the Application and request that the Board, if it 
grants the relief requested, include a condition that if the 
number of parking spaces becomes an issue, Applicant will 
install additional parking spaces on the adjoining property that 
it owns at 2325 Second Street Pike, TMP 53-14-27-1... 

 
  



 

7 

 

CONCLUSIONS OF LAW: 
 

1. The Subject Property has been developed with two building structures, and 
used as office use (a permitted use) and apartment use for two apartments (an existing 
nonconforming use). Applicant seeks to continue those uses, but add a retail store and 
eating place – both of which are permitted uses.  

 
2. In order to achieve the proposed redevelopment, Applicant seeks the 

following variances: 
 

1. from §803.B.B-5.1.a, §803.E.E-1.6 & §803.E.E-5.4, to permit 25 combined 
parking spaces, where 42 combined parking spaces are required;  

2. from §1001.B.3, to permit 9' × 18' parking spaces, where 10' × 20' parking 
spaces are required;  

3. from §1001.F.6, to not require the buffer and landscape requirements be 
satisfied; and,  

4. from §1002.D, to not require an off-street loading berth with dimensions 
of at least 15' in width by at least 50' in length. 

 
3. The standard for a variance is: 
 

§910.2 of the Pennsylvania Municipalities Planning Code requires that an 
Applicant demonstrate all of the following in order to be entitled to a variance. The 
Newtown Area Joint Municipal Zoning Ordinance has a similar provision: 

 
(1) That there are unique physical circumstances or conditions, 
including irregularity, narrowness or shallowness of lot size or shape, 
or exceptional topographical or other physical conditions peculiar to 
the particular property and that the unnecessary hardship is due to 
such conditions and not the circumstances or conditions generally 
created by the provisions of the zoning ordinance in the neighborhood 
or district in which the property is located. 
 
(2) That because of such physical circumstances or conditions, 
there is no possibility that the property can be developed in strict 
conformity with the provisions of the zoning ordinance and that the 
authorization of a variance is therefore necessary to enable the 
reasonable use of the property. 
 
(3) That such unnecessary hardship has not been created by the 
appellant. 
 
(4) That the variance, if authorized, will not alter the essential 
character of the neighborhood or district in which the property is 
located, nor substantially or permanently impair the appropriate use 
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of development of adjacent property, nor be detrimental to the public 
welfare. 
 
(5) That the variance, if authorized, will represent the minimum 
variance that will afford relief and will represent the least modification 
possible of the regulation in issue. 

 
53.P.S.§10910.2(a) 

 
4. The burden on the applicant seeking a variance is a heavy one, and the 

reasons for granting the variance must be substantial, serious, and compelling. Pequea 
Township v ZHB of Pequea Township, 180 A.3d 500 (Pa. Cmwlth. 2018) (citations and internal 
quotations omitted).  Unnecessary hardship is established where the evidence establishes 
that compliance with the zoning ordinance would render the property practically useless.  
Rittenhouse Row v Aspite, 917 A.2d 880 (Pa. Cmwlth. 2006). “Economic and personal 
considerations in and of themselves are insufficient to constitute hardship.”  McNally v 
Bonner, 645 A.2d (Pa. Cmwlth. 1994). “Additionally, where only economic detriment or 
personal hardship results from the application of the ordinance, a variance is not available.” 
Heisterkamp v City of Lancaster Zoning Hearing Board, 383 A.2d 1311 (Pa. Commw. 1978).   

 
5. The Pennsylvania Courts have relaxed the legal standard as it applies to 

dimensional variances.  See, Hertzberg.  The Applicant has presented evidence of sufficient 
factors to warrant the grant of the dimensional variance requested under the relaxed 
variance standard applicable to dimensional variance cases, as articulated by the 
Pennsylvania Supreme Court, in Hertzberg v. Zoning Board of Adjustment of the City of 
Pittsburgh, 554 Pa. 249, 721 A.2d. 43 (1998). 

 
6. The competent evidence presented leads the Board to conclude that, if the 

variance relief is granted, there will be no negative impacts upon surrounding properties or 
uses. Any impact upon the area will be the result of permitted uses. The Board concludes 
that the proposed uses are consistent with the surrounding uses. 

 
7. The evidence establishes that the relief sought by the Applicant is the 

minimum variance necessary. The Board observes that the Applicant is not changing the 
size or location of existing buildings. 

 
8. The variance sought will not alter the essential character of the neighborhood 

or district in which the Subject Property is located. 
 

9. Accordingly, the Wrightstown Township Zoning Hearing Board determined, 
by a 2-0 vote, to grant the Applicant’s request for relief, as is set forth hereafter. 
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O R D E R 
 
 

 Upon consideration and after hearing, the Zoning Hearing Board of Wrightstown 
Township hereby GRANTS the following requested variances from the Newtown Area 
Joint Municipal Zoning Ordinance to permit Applicant to modify existing use of the Subject 
Property, which currently includes, office (permitted) and apartment (existing 
nonconforming), to retail and eating place, with two continuing apartment uses:   

 
1. from §803.B.B-5.1.a, §803.E.E-1.6 & §803.E.E-5.4, to permit 25 combined parking 

spaces, where 42 combined parking spaces are required;  
 

2. from §1001.B.3, to permit 9' × 18' parking spaces, where 10' × 20' parking spaces 
are required;  

 
3. from §1001.F.6, to not require the buffer and landscape requirements be satisfied; 

and, 
 

4. from §1002.D, to not require an off-street loading berth with dimensions of at 
least 15' in width by at least 50' in length.  

 
The relief granted is subject to the following conditions: 

 
1. If the number of parking spaces become an issue, Applicant will install 

additional parking spaces on the adjoining property that it owns at 2325 Second 
Street Pike, TMP 53-014-027-001. 
 

2.  Applicant shall comply with all other applicable governmental ordinances and 
regulations. 

 
 
 

ZONING HEARING BOARD OF  
WRIGHTSTOWN TOWNSHIP 

 
/s/ Steve Marcell    
Steve Marcell 
 
/s/ Allen Masenheimer    
Allen Masenheimer 
 

 
 
 
 
 

Thomas E. Panzer, Solicitor 
Wrightstown Township  
Zoning Hearing Board  
High Swartz LLP 
116 East Court Street 
Doylestown, PA  18901 
(215) 345-8888 
E-Mail: tpanzer@highswartz.com 
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5 HEREAFTER ERECTED, (§803 8.8-5.1.c) 
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E. THE MINIMUM WIDTH OF DRVES AND PARKING AISLES SHALL BE 20 FT IN THE TC TOWN COMNERCAL DISTRICT AND 25 FT IN ALL OTHER DISTRICTS, 

($1001.85) 
F. INTERNAL ORVES AND PARKING ASLES SHALL BE PAVED AND) PROMDED WITH CURES AND ORANAGE (1002.02) (E) 
G,.NO OFF-STREET PARKING SHALL BE PERMITTED WITHIN THE FRONT YARDS, WITHIN FNE FT OF THE SIDE ANO/OR REAR PROPERTY LINES IN THE TC 
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ENTRANCES OR EXITS, FROM STREETS AND FROM RESIDENTIAL OR OTHER USES WITH LESS (NTENSWVE PARKING REQUIREMENTS. (61001,F.6b) 
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ii, EATING PLACES - ONE PARKING SPACE FOR EVERY TWO SEATS PROVIDED FOR USE BY PATRONS, PLUS ONE PARKING SPACE FOR EACH 
EMPLOYEE. 

((12 SEATS)*{1 PARKING SPACE/2 SEATS)) + ((2 EMPLOYEES)'{1 PARKING SPACE/1 EMPLOYEE) = 8 SPACES REQUIRED 
= 42 TOTAL SPACES REQUIRED 

_ = 25 SPACES PROPOSED (¥) 
WADING REQUIREMENTS 
A.A REQUIRED OFF-STREET LOADING BERTH SHALL BE AT LEAST 15 FEET IN WIDTH GY AT LEAST SO FEET IN LENGTH, EXCLUSWE OF AISLE AND 

WANEUVERING SPACE. (§1002D) (¥) 
JFFER REQUIREMENTS 
A EXCEPT WITHIN THE TC TOWN COMMERCIAL DISTRICT, NO OFF-STREET PARKING SPACES SHALL BE LOCATED LESS THAN 20 FEET FROM ANY PUBLIC 
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1 NPDES PERMIT (S NOT REQUIRED FOR THIS PROJECT FROM THE PENNSYLVANIA DEPARTMENT OF ENVIRONMENTAL PROTECTION, 
IVEWAY ACCESS TO A STATE HIGHWAY SHALL BE AUTHORIZED ONLY BY THE DEPARTMENT OF TRANSPORTATION AS REQUIRED BY SECTION 410 OF THE 
T OF JUNE 1, 1945 (P.P, 1242 NO. 428) KNOWN AS THE STATE HIGHWAY LAW. 
IVEWAY ACCESS TO A MUNICIPAL ROADWAY SHALL BE AUTHORIZED ORLY BY THE MUNICIPALITY HAVING JURISDICTION IN ACCORDANCE WITH APPLICABLE 
INICPAL ORDINANCES, 
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ANGE UPON PREPARATION OF COMPLETE LAND DEVELOPMENT PLAN DRAWINGS, AND REQUIRED PERMITTING 
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JUSTIN A. GEONNOTTI 
  

PROFESSIONAL ENGINEER 
PENNSYLVANIA UCENSE No, 080029 

  

  

  

  

  
        

  

  

  

    
    

L SIGHT DISTANCE OBSTRUCTIONS (INCLUQING BUT NOT LIMITED TO EMBANKHENTS AND VEGETATION) SHALL BE REMOVED BY THE PERUITTEE TO 
OVIDE THE FOLLOWING CONFAUOUS SGHT DISTANCES: 
RA DRIVER EXITING THE SITE ONTO SECOND STREET PIKE (SR 0232); 

6, LEFT SIGHT DISTANCE 
MINIMUM: 249 FEET 
AVAILABLE: >300 FEET 

4. SOT SGHT OxSTANCE 
MINIMUM: 265 FEET 
AVAILABLE: £300 FEET 

RIANCES REQUES 
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INERAL NOTES a 
HIS PLAN HAS BEEN PREPARED BASED ON REFERENCES INCLUDING: 
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BOUNDARY, LOCATION, & TOPOGRAPHIC SURVEY g PLAN SHEET 

DYNAMIC. SURVEY, LLE :? 
826 NEWTOWN YARDLEY ROAD, SUITE 201 : d 
HEHTOWN, PA 18940 rhe), a 4 
SURVEYOR FILE NO: 5766 25-01682 fy : 
LAST REVISED: WAY 28, 2025 ¢ , 

PPLKANT/OWNER: TCT PROPERTY MANAGEMENT, LLC 4 a 
1152. SWAMP ROAD if 5 . 
FURLONG, PA 18925 y x 1 4 

ARCEL DATA: PIN. 538-014-027 & $3-014-027-001 t] 7 a 

TOWRSHP OF ESIHTSIONN ; i — — @ 
BUCKS COUNTY, PA w. ‘ ~ PS 

ONE: VULNCE COWMERCHL 1 & VILLAGE f/ a 
DENSITY (ZONE VO-1 & Vi~1) DISTRICTS @ hy ; 

‘ ; bes 
XISTING USE: OFFICE (PERMITFED USE} (5 S00.41.i) / Vi “ 265° PENNDOT FORMULA SIGHT DISTNACE = = 

APARTWEMT (DASTAG WOM-COMFCRMING USE) (8 600.4) y Oe > 
bff iy 0 

ROPOSED USE: RETA STORE (PERMITTED USE) (§ 600.A.1.k) Yt . a 
EATING PLACE (PERMITTED USE) (2 600.4 1.x) 4 f — 
APARTMENT {BNSSTING NON-CONFORMING USE TO REMAN) (8 600.4) I i , ~“ 8, 

CHEDURE OF ZOWNY REQUSEMENTS (§702~8) Ma 
PEQUREMENT Ve~1 OSTRET Octo PROPOSED \R-1 OSTRET DASTING PROPOSED me 
WUT AA Tk Wins Wak) | SANS Gm) Ros Res Pek) | mS OA) | PROPOSED PARKING AREA a 
Lor WON @ Gio SeTBICR UNE 10 FT 100 FT 1700 A 100 FT ii 1a FT 3 SCREENING BUFFER 
M FRONT YARD SETBACK (SECOND SiheeT PIXE) [1] E 
PAL OMONG iT one 00 Wa Wh WA g 
SSORY BLDG id 85 3 FF WA N/A N/A 3 
No iT 7 AT ail WK Wa WA aE 
FRONT Wi SETBIKX (FOG PIX FOND) 
PA. BARON iT 20 Ft oof @n Wa Wa N/F NiCHEUN, EUGDE A — & SSORY, BLOONS i tert 2A Chi Wr Wa DBL 2014, PG. 427 Ed 
Me a EXAGl Csi fi si ash 269" POWNOOT FORMULA SGKT OKSTNNCE Goel 
fon WD SET a 
PAL BONS N/A NA N/A Pua NA N/A ne 
SS0RY SLD WA Wh WA wa Wk Wa On ind — 

Wk Wh Wk wn CikaGs edad 
M SOE YARD SETHACK [2} 
PA, BULOING DAT west ial A wh Wi @ 
SSORY BALDING RA aot is ft ist ca Wa ! % 
Ne q wore onw on oo wore 
MW BULDNG HECHT A OT 7-H BA N/A EXISTING PARKING LOT & DRIVEWAYS fe 
Mi BUMLOING COVERAGE x TAK (2.673 Z) 15S (2673 S) Nfs. N/S (TO BE RESURFACED & STRIPED) z 
M APRONS 2% $5ix (16189 3) | 451% (18,18) 9) 3 12K (3618 3) a 
D SsuD Ti: Wt POA Dasa NON-CONOSINICE WRUNCE 
& OF THE FRONT YARDS MAY BE REDUCED TO A DEPTH OF NOT LESS THAN 30 FEET FOR ALL CORNER LOTS 
TH NON-FRONT YARDS SHALL BE SIDE YARDS FOR A CORNER LOT 

ARKING REQUIREMENTS 
A RESIDENTIAL PARKING: NO LESS THAN TWO OFF-STREET PARKING SPACES PER DWELUNG UNIT SHALL BE PROVIDED ON ANY LOT WHICH A DWELLING 

1S HEREAFTER ERECTED. (§803.8.8-5,1.a) 
8 RETAIL PARKING: IN ALL ZONING DISTRICTS OTHER THAN THE TC TOHN COUNERCIAL ZONING DISTRICT, NO LESS THAN ONE PARKING SPACE FOR 

EVERY 120 SF OF GFA, PLUS ONE SPACE FOR EVERY EMPLOYEE. (8803 EE~1.6) 
C. EATING PLACE PARKING: NO LESS THAN ONE OFF-STREET PARKING SCACE FOR EVERY TWO SEATS PROVIDED FOR USE BY PATRONS, PLUS ONE 

SPACE FOR EVERY EMPLOYEE. (6803.E.E-5.4) 
D. PARKING STALLS SHALL BE 10 FT IN WIDTH AND 20 FT IN DEPTH, (81001,B.3) (V) 
E THE MINIMUM WIDTH OF DRIVES AND PARKING AISLES SHALL BE 20 FT IN THE TC TOWN COMMERCIAL DISTRICT AND 25 FT IN ALL OTHER DISTRICTS. 

(§1001,8.5) 
F. INTERNAL DRIVES AND PARKING AISLES SHALL BE PAVED AND PROVIDED WITH CURES AND DRAINAGE (81001,0.2) {E) 
G.NO OFF-STREET PARKING SHALL BE PERMITTED WITHIN THE FRONT YARDS, WITHIN FIVE FT OF THE SOE ANO/OR REAR PROPERTY UNES WN THE 10 

TOWN COMMERCIAL DISTRICT, AND WITHIN 10 FT OF THE SIDE AND/OR REAR PROPERTY LINES WN ALL OPIER OSIRIS, EXCEPT AS PROVIDED 
§1000.£.1, (§1001,F.4) 

H.NO OFF-STREET PARKING SPACES SHALL BE LOCATED LESS THAN 20 FT FROM ANY PUBLIC STREET RIGHT-OF-WAY LINE AND 10 FT FROM ANY 
PROPERTY UNE. (81001 F.6.0) 

| ANY AREA FOR OFF-STREET PARKING OR FOR STORAGE OR MOVEMENT OF THREE OR MORE WOTOR VEHKLES SHALL BE BUFFERED, EXCEPT aT 
ENTRANCES OR EXITS, FROM STREETS AND FRON RESIDENTIAL OR OTHER USES WITH LESS INTENSIVE PARKING REQUIREMENTS. (§1001.F.6.b) 

il, PARKING CALCULATION: 

i, DWELLINGS - OFF-STREET PARKING SPACES: TWO PARKING SPACES PER DWELLING UNIT MINIMUM 

(2 OWELLINGS}*(2 PARKING SPACES/1 DHELUNG) = 4 SPACES REQUIRED 

i, RETAL USES — ONE PARKING SPACE FOR EVERY 120 SF OF GFA, PLUS ONE PARKING SPACE FOR EACH EMPLOYEE 

((754 SF + 2096 SF}*(1 PARKING SPACE/120 SF)) + ((G EMPLOYEES)*(1 PARKING SPACE/1 EMPLOYEE) © = 30 SPACES REQUIRED 

ii. EATING PLACES - ONE PARKING SPACE FOR EVERY TWO SEATS PROVIDED FOR USE BY PATRONS, PLUS ONE PARKING SPACE FOR EACH 
EMPLOYEE 

{(12 SEATS) (1 PARKING SPACE/2 SEATS)) + ((2 EMPLOYEES}*{1 PARKING SPACE/1 BUPLOYEE) = 68 SPACES REQUIRED 
= 42 TOU, SPACES REOUED 
= 25 SPACES PROPOSED (¥) 

DADING REQUIREMENTS 
A.A REQUIRED OFF-STREET LOADING BERTH SHALL GE AT LEAST 1 FEET IN WIDTH BY AT LEAST 50 FEET IN LENGTH, EXCLUSNE OF AISLE AND 

MANEWERING SPACE. (§10020) (¥) 
UFFER REQUIREMENTS 
A EXCEPT WITHIN THE TC TOWN COMMERCIAL DISTRICT, NO OFF-STREET PARKING SPACES SHALL BE LOCATED LESS THAN 20 FEET FROM ANY PUBLIC 

STREET RIGHT-OF-WAY UNE AND 10 FEET FROM ANY PROPERTY LINE. (81001,F.6.0) (¥) 
B, ANY AREA FOR OFF-STREET PARKING OR FOR STORAGE OR MOVEMENT OF THREE OR MORE MOTOR VEHICLES SHALL BE BUFFERED, EXCEPT AT 

ENTRANCES OR EXITS, FROM STREETS AND FROM RESIDENTIAL OR OTHER USES WITH LESS INTENSIVE PARKING REQUIREMENTS, THE BUFFER SHALL 
CONSIST OF AN ORNANENTAL FENCE OR WALL CONSISTENT WITH THE ARCHITECTURAL CHARACTER OF THE SURROUNDING USES, OR BY A COMPACT 
EVERGREEN HEDGE, NOT LESS THAN FOUR FEET IN HEIGHT. WHERE A PLANTED SCREEN IS PROPOSED, IT SHALL INCORPORATE THE PLANTING OF 
STAGGERED AND OVERLAPPING EVERGREEN AND DECIDUOUS SHRUBS OF SUCH SPECIES AND SIZE AS WILL PRODUCE WITHIN TWO GROWING SEASONS 
(MAY THROUGH SEPTEMBER) AFTER PLANTING A SCREEN AT LEAST FOUR FEET HIGHER THAN THE ELEVATION OF THE AINACENT PARKING AREA AND 
OF SUCH DENSITY AS WLL OBSCURE 75% OF THE LIGHT EMITTED FROM AUTOMOBILE HEADUGHTS ON THE PREWSES THROUGHOUT THE FULL 
COURSE OF THE YEAR. WHERE THE ADJACENT LAND ELEVATION IS HIGHER THAN THE PARKING AREA ELEVATION, TREES AND SHRUBS SHALL BE AT 
LEAST TWO FEET IN HEKGHT, SATISFACTION OF THE FOUR FOOT REQUIREMENT NOTWITHSTANDING. THESE PROVISIONS SHALL NOT, HOWEVER, 
INTERFERE WITH THE MAINTENANCE OF CLEAR SIGHT LINES AT INTERSECTIONS, WHERE SUCH SCREENING IS REQUIRED, IT SHALL BE ASSURED BY A 
PERFORMANCE GUARANTEE POSTED WITH THE GOVERNING BODY IN AN AMOUNT EQUAL 10 20% OF THE ESTIMATED COST OF THE PLANTINGS. SUCH 
GUARANTEE SHALL BE RELEASED ONLY AFTER PASSAGE OF THE SECOND GROWING SEASON FOLLOWING PLANTING. (81001,F.6b) (¥) 

C. EXCEFT IN THE TC TOWN COMMERCIAL DISTRICT, NO LESS THAN 10% OF A PROPOSED PARKING AREA MUST CONSIST OF BUFFER AREAS AND 
ISLANDS AND MUST BE LANDSCAPED ANO CONTINUALLY MAINTAINED. PLANTING ALONG THE PERIMETER OF A PARKING AREA, WHETHER FOR REQUIRED 
SCREENING OR GENERAL BEAUTIFICATION, WiLL BE CONSIDERED AS PART OF THE REQUIRED PARKING AREA LANDSCAPING. (§1001.F.6.) (¥) 

LL TRAFFIC SIGHS AND STRIPING SHALL FOLLOW THE REQUIREMENTS SPECIFIED IN THE MANUAL ON "UNIFORM TRAFFIC CONTROL DEVICES FOR STREETS 
ND HIGHWAYS” PUBLISHED BY THE FEDERAL HIGHWAY ADMINISTRATION 
HE BUILDING SETBACK DIVENSIONS ILLUSTRATED AND LISTED ON THE SITE PLAN DRAWINGS ARE MEASURED FROM THE OVISDE SUSSACE OF BUILD 
ALLS, THESE SETBACK DIMENSIONS 00 NOT ACCOUNT FOR ROOF OVERHANGS, ORNAMENTAL ELEMENTS, SIGNAGE OR OTHER EXTERIOR EXTENSIONS 
NLESS SPECIFICALLY NOTED. 
ASED ON TOPOGRAPHIC SURVEY INFORMATION, AND FEMA FLOOD MAPPING, THIS PROPERTY IS IN ZONE x’ (AREAS OF MINWAL FLOQO HAZARD) OF THE 
.O0D INSURANCE RATE MAP, MAP NO. 42017CO33BJ, HOHICH BEARS AN REVISED DATE OF MARCH 16, 2015, BY TELEPHONE YOU CAN CALL THE 
ATIONAL FLOOD INSURANCE PROGRAM AT (1-800-636-6620) TO LEARN IF THSS COMMUNMTY CURRENTLY PARTICIPATE IN THE PROGRAM. NO FELD 
URVEYING WAS PERFORMED TO DETERMINE THIS ZONE AND AN ELEVATION CERTIFICATE MAY BE NEEDED TO VERIFY THSS DETERMINATION OR APPLY FOR A 
ARIANCE FROM THE FEDERAL EMERGENCY MANAGEMENT AGENCY. 
N NPDES PERMIT IS NOT REQUIRED FOR THIS PROJECT FROM THE PENNSYLVANIA DEPARTMENT OF ENVIRONMENTAL PROTECTION, 
RNEWAY ACCESS TO A STATE HIGHWAY SHALL BE AUTHORIZED ONLY BY THE DEPARTMENT OF TRANSPORTATION AS REQUIRED BY SECTION 410 OF THE 
CT OF JUNE 1, 1945 (PP, 1242 NO. 428) KNOWN AS THE STATE HIGHWAY LAW, 
RVEWAY ACCESS TO A MUNICIPAL ROADHAY SHALL GE AUTHORIZED ONLY BY THE MUNICIPALITY HAVING JURISDICTION BI ACCORDANCE WITH APPLICABLE 
UNICPAL ORDINANCES. 
FINAL ON-SITE UTIUTY DESIGN HAS NOT BEEN COMPLETED FOR PREPARATION OF THIS PLAN. COMPLETE LAND DEVELOPMENT DRAWINGS AND REVIEW BY’ 

HE APPUCABLE UTILITY AUTHORMES IS STILL REQUIRED. 
HIS PLAN IS INTENDED FOR ZONING APPROVAL PURPOSES ONLY AND SHALL NOT BE UTILIZED FOR CONSTRUCTION, THIS PLAN WAY BE SUBJECT TO 
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      HANGE UPON PREPARATION OF COMPLETE LAND OEVELOPNENT PLAN DRAWINGS, AND REQUIRED PERMITTING, 

LL SIGHT DISTANCE OBSTRUCTIONS (INCLUDING BUT NOT LIMITED 70 EMBANKMENTS AND VEGETATION) SHALL BE REMOVED GY THE PERMITTEE 10 
ROVIDE THE FOLLOWING CONTINUOUS SIGHT DISTANCES: 
OR A DRIVER EXITING THE SITE ONTO SECOND STREET PIKE (SR 0232): 

a, LEFT SIGHT DISTANCE 
MINIMUM: 249 FEET 
AVALABLE: >300 FEET 

b, RIGHT SIGHT DISTANCE 
WNIMUM: 265 FEET 
AVAILABLE: £300 FEET 

LRIANCES REQUESTE   
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PennDOT has completed its review of the TIS Determination and Scoping Meeting Application. 

Please address the following comments below, and resubmit the application to PennDOT for review. 

  PennDOT Review Comments : 

| 1, This is a preliminary review. The Department reserves the right to make additional comments when the 

| ‘ application includes HOP plans. The Department has determined that a scoping meeting is not necessary. If you 

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

‘ Tara Hofferth, PE at thofferth@kittelson.com. 

2. 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 Department Right-of-Way including signal equipment, 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 off-site 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. 

_ 3, The Department requires written evidence, prior to issuing a permit, that Wrightstown Township has had the 

' opportunity to comment. Provide written evidence (e.g., municipal engineering review, council or planning 

i 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 

recommendations from the municipality and county reviews before approving the access permit. In addition, 

please provide the email address(es) for the appropriate individual(s) at the municipality (i.e., Township Manager, 

Borough Manager, Mayor, etc.) and at the County Planning Commission on the Application Information screen so 

that a copy of the Department's review letter can be forwarded. (PA Code, Title 67, Chapter 441.3(j)). 

4, In future submissions, include all relevant correspondence. This includes but is not limited to previous review 

letters, response to comments, County/Municipal reviews, and any relevant emails. In addition, the applicant's 

; engineer should put together a letter that describes how each comment in this review has been addressed. 

; PennDOT and Wrightstown Township must be copied on all submissions related to this development. 

5, Be advised, based upon the submitted plans and materials it appears that the proposed driveway will be on an 

: ‘ adjacent parcel and that this will be facilitated by a shared access easement. If this is indeed the case, then a 

copy of the executed agreement must be furnished to the Department before a permit can be issued. 

6. Truck turning templates must be provided for the largest vehicle anticipated to access the site (all movements) 

to ensure that the driveways can safely accommodate the design vehicle. For the full access driveways, the 

driveways must be wide enough to accommodate an entering single unit truck turning right with a passenger 

vehicle positioned in the exit lane. Additionally, the templates must show how these vehicles will circulate within 

the site. For each site access, if the largest permitted vehicle type to utilize that access is smaller than a WB-67, 

| then a note must be included on the plans, turning templates for that vehicle size provided, appropriate signage 

provided, and that vehicle size will become a condition of the permit and be recorded. 

7. All driveways and local roads shail be located at a point within the property frontage limits which provide at 

least the sight distance in the tables found in section 441.8(h)(1) of the regulations. Additionally, the same 

_ regulation authorizes sight distance less than desirable only if it is impossible to achieve the desirable values 

reflected in the tables by locating the driveway/local road at any point within the property frontage boundaries. 

This conditional minimum acceptable sight distance is computed from a formula contained in the regulation. This 

?formula? sight distance is also reflected on the Department form M9508. Title 67 of the PA Code 2441.8(h)(2) 

(iv). Provide full documentation of sight distance measurements and calculations at the proposed site driveways. 

Ensure that the available sight distance measurement is documented and indicate the roadway grade used in 

calculations. 

: 8. Per Strike-Off Letter 494-23-04, all low, medium, and high-volume driveways and local road HOP application 

submissions must include a correctly completed HOP Application Project Checklist, Part 1 and Part 2. These 

! checklists can be found on the EPS 'Reference Material and Forms' screen as well as in Publication 282 and on 

i PennDOT's HOP webpage. 
9, ADA compliance within the limits of work must be evaluated in the final design (i.e. new/modified facilities, 

impact to transit bus stops, etc.). Coordinate with Wrightstown Township regarding pedestrian needs along the 

  

  

  

    
 



site frontage, at access points and connections to adjacent facilities. At minimum, the sidewalk should be 

constructed along the entire site frontage, stubbing to the property lines. Crosswalks are needed across site 

i driveways. 

10. The connection to, or the installation of, a new closed drainage system within Department Right-of-Way 

requires a separate permit application in the name of the municipality for the maintenance of this system. Please 

submit the application as Permit Type: Miscellaneous, Permit Subtype: Curb, sidewalk, drainage or other 

application, Permit Use: Drainage for maintenance of the drainage system. 

11. Consistent with current Department Policy, applicants for Highway Occupancy Permits must apply for an EPS 

| Business Partner ID (BPID). The EPS BPID is used in the establishment of a billing account for the invoicing of 

inspection costs. After an EPS BPID is obtained and activated by the applicant's system administrator, a user ID 

will then need to be created to ensure that the EPS BPID is integrated into EPS and searchable through the 

“looking glass" feature. Once this has been established, please provide the following information in the applicant 

contact information tab under "Applicant Team": a. BPID b. Contact information (namestitle/phone/email) for a 

general contact person (person that typically deals with the Highway Occupancy Permit application process) c. 

Contact information (nameftitle/phone/email) for a billing contact person (person that typically deals with the 

Highway Occupancy Permit invoicing process). For information on obtaining an EPS BPID, you may visit: 

https://www.dot14.state.pa.us/EPS/home/manageBPRegistration.jsp (follow the instructions that are in the PINK | 

area) or contact the ECMS Help Desk. Please be aware that having an ECMS BPID does not guarantee the 

establishment of an EPS BPID as they are not reciprocal to one another. | 

_ 12, Upon review of the Scoping Application, the Department has accepted this project into PennDOT?s HOP 

: ClearPath Pilot Program. The HOP ClearPath Pilot Program is a new initiative developed by PennDOT in 

| partnership with the Governor?s Office of Transformation and Opportunity (OTO). Designed to accelerate the 

| Highway Occupancy Permit (HOP) process, this pilot aims to reduce review timelines and improve clarity for 

: applicants. Further information can be found on PennDOT?s HOP website, which the applicant should review 

| prior to the first HOP application submission in the ePermitting System (EPS). Any questions regarding the 

program can be directed to Mirlene SaintVal, msaintval@pa.gov. 
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DISTRICT COUNTY ROUTE SECTION SHEET 

EXISTING SIGN TABULATION Q 
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sr | nue |S rouns [ex | INSTALL YELLOW os tf ee ms 
Mf—-S 307%24”" |PENNSYLVANIA ROUTE (232) qT RETROFLECTIVE STRIPE 

Cea Eze Pal ia #_| REMOvE* \ ~300' FROM STOP BAR 
Ri-1 | 30'%30" |STOP SIGN 3 50’ DISTRICT TRAFFIC ENGINEER: 

R2-1 | 24°x30"|SPEED LIMIT (35) 3 

fA R5-2 | 24°%24"|NO TRUCK 2 

cc ATs a z —t PAVEMENT MARKING AND SIGNING PLAN 
R3—3 | 24°xZ4" |NO PARKING SYMBOL 1 

7 42° 2'2'2' 

(a) __ R10—-Z0AA 24°30" [RESTRICTED HOURS PLAQUE A —- WORK ORDER # 

eet | eee ; 5! PROJECT LOCATION # 

Wt-2R | 30°.30” |RIGHT CURVE t 
, ” 50’ i 

w2—1_| 30°30" |CROSS ROAD 2 sit SEER Vn DOUBLE ft 

fi W3—-1 | 36°36" |STOP AHEAD 2 4 i , 

fa WIf-103 | 30°.30" |HIDDEN DRIVEWAY f INSTALL STOP LEGEND 

wy = — Wisc LOCAL SIGN 4 INSTALL TYPE B, TYPE F Jaf’ —t 

INSTALL RED RETROFLECTIVE STRIPE — 

INSTALL TYPE F-~\ @A) 

INSTALL RED RETROFLECTIVE STRIPE RESET TYPE B SIGN 

INSTALL 58’ OF 4” WHITE DOTTED " INSTALL TYPE F 

EXTENSION EDGELINE . (FF) (s Dre . INSTALL YELLOW Ly 

INSTALL 76’ OF 4” DOUBLE YELLOW Y \ RESET TYPE B SIGN j 7 y RETROFLECTIVE STRIPE x 

DOTTED EXTENSION CENTERLINE \ 6 ae SOFT 0170/0998, 

|ORIVEWAY | AN, te WE | N : 
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(D) & » 7 

€€) ; | | .. We (SR 0232) \ \ SLOW (3) 
, ~325 F ‘ 

LEGEND aL 

66) a 7 ae 2 a’ @ Nae eo 

ee ge ce ee SS SS SS SE 2 a ae Bn ee ee 
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—<s— oo err Orr Or TS en eae ~ — a eee oe —~ ‘ 
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REMONE 69 oa 1 RIVA Y ae Fr Y INSTALL 72’ OF 4" WHITE DOTTED S/S 5 q 
INSTALL YELLOW DRIVEWAY ES4 \ 

Pa 

RETROFLECTIVE STRIPE rte z REMOVE {GI af EXTENSION EDGELINE INSTALL as 7 a : 6d H6NES GR 

0170/0255 INSTALL TYPE B, INSTALL TYPE F RETROFLECTIVE STRIPE 
ype —_ RED RETROFLECTIVE STRIPE 0170/0998 

INSTALL RED 100° OF 4" DOUBLE YELLOW 

TABULATION OF QUANTITIES RETROFLECTIVE CENTERLINE PROPOSED SIGN TABULATION 

a STRIPE tN, | ERIE. | Size REMARKS ary 

cg |é RESTRIPE 10°, @)__|_Ri-1_| 30°x30" [STOP SIGN 2 
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ry y E 2 b 7 is & 2 eS 2S INSTALL C w3-t 56°X36" STOP AHEAD 3 

z ca zi cs 5, B m, |e a me ra “STOP” 0D w2-t | 36"X36" [CROSS ROAD 3 
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NOTES . 

1. INTERSECTION LOCATED AT SEG. 0170 OFF. 0644’ 

2. POSTED SPEED LIMIT IS 35 MPH ON SR 0232 AND PENNS PARK ROAD. 
SCALE: 

3. SIGN LOCATIONS MAY BE ADJUSTED TO FIT FIELD CONDITIONS. 

PROVIDE 250’ OF VISIBILITY FOR ADVANCE PLACEMENT WARNING SIGNS. , 50 Oy) 50 
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