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New Britain Township 

207 Park Avenue 

Chalfont, PA  18914 
215-822-1391 

 

Attention: Matt West, Township Manager 

 

Reference: Nolen Development Group Revised Sketch Plan 

  505 West Butler Avenue, Chalfont 

TMP: 26-006-096 

R.L. Showalter & Associates Job Number 2016-083B 

 

Dear Mr. West: 
 

On behalf of our client, Nolen Development Group, please find enclosed the following items in support of 

an application for a Sketch Plan review: 
1. (2) Copies – 24x36 Sketch Plan, 3 Sheets, last revised 03/22/2023 

2. (2) Copies - Existing Features and Tree Location Plan prepared by Robert Blue 

Engineers, last revised 10/03/1989 
3. (2) Copies – ALTA Survey for Nolen Development Group LLC prepared by R.L. 

Showalter & Associates, Inc, dated December 1, 2021. 

4. (2) Copies – Truck Turning Templates 

5. PDF of all Documents and Plans sent via email 
 

We offer the following responses to the Gilmore & Associates, Inc. Sketch Plan review dated December 

7, 2022: 
A. Zoning Ordinance 

1. The Zoning Data has been revised to denote a J25b Self-Storage Warehouse Building as 

the existing/proposed use. 

2. The Zoning Data table has been revised.  The proposed building footprint is 87,182 SF 
and a variance is required.  The applicant intends to submit an application to the Zoning 

Hearing Board after this Sketch Plan has been reviewed by the Board of Supervisors. 

3. The Zoning Data table has been updated to include the requirements for both the J25b use 
and the C-2 district. 

4. Impervious Surfaces – The applicant is proposing to decrease the impervious from 65.5% 

to 59.9%.   
a. The location of the asphalt being removed is now crosshatched on the plan.  See 

Sheet 2.   The areas have been updated in the Impervious Surface Calculations on 

Sheet 1.   

b. The location and area of concrete being removed is now also shown more clearly 
on the plan and in the impervious calculations. The concrete to be removed 

includes existing sidewalk in the area of the addition and existing curbing in the 

area of the parking lot to be removed. 
c. Portions of the unused parking lot are proposed to be restored to green space as 

suggested. 

5. The Zoning Data has been updated to include the Butler Avenue Overlay District. 
6. Woodland Disturbance: 

a. A copy of the Existing Features and Tree Location Plan prepared by Robert Blue 

Engineers is enclosed.  The original woodlands total was 3.12 acres, requiring 

50% (1.56 acres) to remain.  The applicant is proposing to maintain the minimum 
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area of woodlands of 1.56 acres.  See resource protection calculations and 
Woodlands Notes on Sheet 2. No variance is required. 

b. The natural resource calculations on Sheet 2 have been revised to indicate a 50% 

protection ratio for the C-2 District.  The “existing” acreage of woodlands from 

1989 has also been added to the table. 
c. The limit of the woodlands has been verified and is illustrated on the plans. 

d. The current ALTA survey is enclosed as requested. 

7. The Base Site Area has been updated to account for all easement overlaps. 
8. The traffic improvements provided for the former supermarket use are still in place.  Due 

to the extremely low traffic generated by the current use per the ITE Trip Generation 

Manual, a revised Trip Generation Letter by a certified Traffic Engineer will be provided 
under separate cover. 

9. The required quantity of handicap accessible parking spaces are provided, i.e. 3% of what 

is required for the use.  Additional details regarding the elevations and cross slopes for 

the existing spaces will be provided at the time of the Preliminary Plan submission as 
needed. 

B. Subdivision and Land Development Ordinance (SALDO) Comments 

1. The Applicant will work with the North Wales Water Authority and the Chalfont-New 
Britain Sewage Authority on the required relocation of their respective affected service 

lines.  No DEP Planning Module is necessary as no additional sanitary sewer service is 

proposed. 
2. The Applicant is working with the respective Authorities to relocate affected service lines 

in addition to the utility easements. 

3. The Applicant will meet on-site with the Township Engineer and the Township Public 

Works Department prior to the Preliminary Plan Application to determine the extent of 
required repairs to existing curbs, sidewalks, curb ramps and crosswalks. 

4. The Applicant is requesting that the Planning Commission and BOS identify their 

concerns on pedestrian circulation and access at this time, during the Sketch Plan 
Review. 

5. The plan has been revised to address the Fire Marshal review comments and truck turning 

templates are enclosed.  A note has been added to the plan regarding trimming vegetation 

in the area of the existing emergency access.   
6. Additional landscaping as required has been added to the plan.  The planting 

requirements will be incorporated in the Preliminary Plan Application. 

a. Shade trees have been added to the planting islands where no utility conflicts 
exist. 

b. Shade trees have been added to the parking row planting strips spaced at 25 ft 

where no utility conflicts exist.  Shade trees have also been added along the 
parking area perimeter as recommended. 

c. Shrubs have been added spaced 5 ft apart along the parking area perimeter as 

required. 

7. A lighting plan will be incorporated in the Preliminary Plan Application. 
8. Following all approvals, existing trees to remain will be protected in the field prior to 

construction.  Any vegetation intended to remain that is destroyed will be replaced as 

required. 
9. The Applicant will address the requirements of the Butler Avenue Overlay District with 

the Preliminary Plan submission as follows: 

a. Architectural renderings will be presented to the Board and Planning Commission. 
b. Photos of the current site will be presented to the Board and Planning 

Commission. 

c. The proposed addition is less than 150 ft.  A waiver will be requested if required. 
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d. Street trees are proposed to supplement the existing vegetation along the site 
frontage.  A waiver will be requested to permit the trees to be located behind the 

sidewalk rather than in the grass strip between the curb and sidewalk. 

e. A 45 ft planting buffer along the rear property line is now depicted and is 

currently vegetated except in the area of the existing emergency access.   
f. Existing walkways connect the building to both Schoolhouse Road and Butler 

Avenue.  Due to the existing/proposed use, there is no need for additional 

walkways around the property. 
g. The existing access easement has been added.  The applicant will discuss 

driveway connectivity with the Board and Planning Commission. 

h. The location of a new bicycle rack has been added to the plan adjacent to the 
building. 

i. A waiver will be requested from the requirement to construct a buffer fence along 

the ultimate r/w consisting of masonry piers, black fencing, and an evergreen 

hedge row. 
j. A lighting plan will be incorporated in the Preliminary Plan Application. 

k. Modifications to existing walkways and cross-walks will be completed as 

required.  A waiver will be requested from the requirement to widen the existing 5 
ft wide sidewalk to 8 ft wide along Butler Avenue. 

l. A landscaped pocket park has been added to the plan in the vacant ground owned 

by New Britain Township adjacent to the subject property.  This area is currently 
maintained by the applicant as a condition of previous Township approvals.  A 

waiver will be requested to permit the size of the park to be less than 15% of the 

net lot area.   

 
C. Stormwater Management Ordinance Comments 

1. The Preliminary Plan submission will include the design for the required additional 

stormwater management facilities. 
2. The Preliminary Plan submission will include the calculations for the required additional 

stormwater management facilities. 

3. The existing recorded Stormwater O&M Agreement will be amended to reflect the new 

plans and BMP’s. 
 

If you have any questions regarding these enclosures, please contact our office. 

 
Sincerely, 

 
Rachel Butch, PE 

R.L. Showalter & Associates, Inc. 

Project Manager 

 

CC: Rick Sudall, Owner/Applicant 
 William E. Benner, Benner and Wild, Applicants Attorney 

 David Conroy, New Britain Twp Zoning Officer 

Janene Marchand, PE, Gilmore & Associates, Inc. 
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1
ALTA/NSPS

LAND TITLE SURVEY

LEGAL DESCRIPTION (PER TITLE COMMITMENT)

ALL THOSE TWO CERTAIN contiguous tracts of land described together as
one tract, situate in the Township of New Britain, County of Bucks and State of
Pennsylvania, according to a Plan and Survey made by Stanley F. Moyer,
Registered Surveyor, dated March 12, 1947 and revised August 8, 1947 as
follows, to wit:

BEGINNING at a point in the center line of Doylestown Pike, U.S. Route 202 at
the distance of 1205.22 feet measured on a line bearing North 41 degrees 26
minutes East from a point at the intersection of the said Doylestown Pike with
the center line of County Line Road (both roads 40 feet wide); thence extending
along the said center line of Doylestown Pike North 41 degrees 26 minutes East
600.00 feet to a point, a corner in the center line of a public road (33 feet wide);
thence extending along the center line of the said public road, North 48 degrees
07 minutes West, 726.02 feet to an iron pin in said road, a corner; thence
extending along land now or late of Robert E. Doane, South 41 degrees 26
minutes West, 600.00 feet to an iron pin, a corner in said land; thence extending
along the same, South 48 degrees 07 minutes East, crossing over an iron pin
and the Northwest side of the said Doylestown Pike, 726.02 feet to the first
mentioned point and place of BEGINNING.

BEING known and numbered as Tracts 2 and 3 on the said above mentioned
Plan.

TOGETHER with the benefit of those certain terms and conditions of Sign and
Landscaping Easements recorded in Land Record Books 1383, Page 78; and
1383, Page 88.

EXCEPTING THEREFROM, PREMISES which American Stores Properties,
Inc., a Delaware Corporation conveyed to the Township of New Britain, a
Township of the Second Class, by deed dated August 14, 1997 and recorded on
May 7, 2009 in Record Book 6084, Page 2217.

9. Subject to the legal operation and effect of the set-back lines, plan notes, easements,
conditions and encumbrances as shown on Subdivision Plan Book 256, Page 27;
and Subdivision Plan Book 287, Page 35. Release, Abandonment and Termination
of Land Development Plan as in Land Record Book 1384, Page 1276.

  Plan Book 287, Page 35 ~ It's location is shown,
  Plan Book 287, Page 35 ~ It's location is shown.
  Land Record Book 1384, Page 1276 ~ It is blanket in nature.

10. Subject to restrictions as set forth in Deed Book 876, Page 192; and in Instrument
No. 2017018150, but omitting any covenant or restriction based on race, color,
religion, sex, handicap, familial status or national origin unless and only to the extent
that said covenant or restriction (a) is exempt under Chapter 42, Section 3607 of the
United States Code or (b) relates to handicap but does not discriminate against
handicapped persons.
Deed Book 876, Page 192 ~ It is blanket in nature.
Instrument No. 2017018150 ~ It is Blanket in Nature.

11. Subject to Declaration of Covenants, Conditions and Restrictions as set forth in Land
Record Book 1444, Page 628.
Land Record Book 1444, Page 628 ~ It's location is shown.

12. Subject to Covenants as set forth in Land Record Book 5029, Page 2094.
Land Record Book 5029, Page 2094 ~ It is blanket in nature.

13. Subject to Declaration of Easement as set forth in Land Record Book 1444, Page
623.
Land Record Book 1444, Page 623 ~ It's location is shown.

14. Subject to Stormwater Facilities Operation and Maintenance Agreement as set forth
in Instrument No. 2020056822.
INSTRUMENT NO. 2020056822 ~  It's location is shown.

15. Subject to Development Agreement, American Stores Properties Inc., recorded in
Land Record Book 1383, Page 38.
Sign & Landscape Easement ~ It's location is shown.
Resolution 97-04 (H) ~ 50' Access Easement ~ It's location is shown.
Resolution 97-04 (I) ~ Employee Parking Area ~ It's location is shown.

16. Subject to Storm Drainage Easement as set forth in Land Record Book 1444, Page
623.
Land Record Book 1444, Page 623 ~ It's location is shown.

17. Subject to Sign and Landscaping Easement as set forth in Land Record Book 1383,
Page 38; and Land Record Book 1383, Page 88.
Land Record Book 1383, Page 38 ~ It's location is shown.
Land Record Book 1383, Page 88 ~ It's location is shown.

18. Subject to Deed of Dedication of Public Water Line Easement as set forth in Land
Record Book 1405, Page 604. Exhibit thereto recorded in Plan Book 287, Page 95.
~ It's location is shown.

To: TriState Capital Bank, Fidelity National Title Insurance Company and 505 West
Butler Ave. LLC, a Pennsylvania Limited Liability Company.
This is to certify that this map or plat and the survey on which it is based were made
in accordance with the 2021 Minimum Standard Detail Requirements for
ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS,
and includes Items: 1, 2, 4, 7(b)(1), 8,  11(b) and 13 of Table A thereof. The fieldwork
was completed on November 12, 2021.

12/01/2021
Robert L. Showalter DATE
PLS No. SU-1117-A

SCHEDULE 'B' - PART II EXCEPTIONS

SURVEYOR'S CERTIFICATION
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May 15, 2023 
 
File No. 16-11010.01 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
Reference:   505 West Butler Ave, Sketch Plan Review 2  
 Nolen Development Group, LLC., TMP# 26-006-096 
  
Dear Matt: 
 
Pursuant to your request, Gilmore & Associates, Inc. has completed a formal Sketch Plan review of the 
revised Sketch Plan which focused on the Township’s Zoning Ordinance and a cursory review of the 
Subdivision and Land Development Ordinance (SALDO). We offer the following comments for 
consideration by New Britain Township: 

I. Submission 

A. Sketch Plan set for a building expansion for Nolen Development Group, LLC, prepared by R.L. 
Showalter & Associates, Inc., consisting of three (3) sheets, dated October 18, 2022, last revised 
March 22, 2023. 

B. Fire Truck Circulation Plan for Nolen Development Group, LLC, prepared by R.L. Showalter & 
Associates, Inc., consisting of one (1) sheet, dated October 18, 2022, last revised March 22, 2023. 

C. ALTA/ NSPS Land Title Survey prepared for Nolan Development, prepared by R.L. Showalter & 
Associates, Inc., consisting of one (1) sheet, dated December 1, 2021. 

D. Nolen Development Group Revised Sketch Plan response letter, prepared by R. L. Showalter 
Associates, Inc., dated March 23, 2023. 

II. Reference Information 

A. Record Plan ACME – Store No. 22-1596, prepared by Taylor, Wiseman & Taylor consisting of 
Sheet 1 of 16 dated May 15, 1996, and last revised March 12, 1997. 

B. Existing Features and Tree Location plan prepared for Windon Capital Management, as prepared 
by Robert E. Blue Consulting Engineers, P.C., consisting of one (1) sheet dated December 15, 
1988, last revised March 26, 1990. 

C. Conditional Uses Adjudication approved June 5, 2017 establishing the J25 Self-Storage Use. 

III. General Information 
 

The subject property is located within the C-2 Commercial Zoning District. The 10.0-acre lot contains 
an existing 66,472-sf Self-Storage facility (Use J25), which was permitted by Conditional Use. The 
Applicant is proposing a 20,710-sf building addition with two stories. Incidental to the building addition, 
the Applicant is proposing to remove a portion of the existing parking lot and modify the vehicular 
access to the rear of the building to one-way. The proposed improvements would reduce the amount of 
impervious area onsite, as well as, the volume within the existing stormwater basin. The site will 
continue to be serviced by public water and sewer. 
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IV. Review Comments 
 

A. Zoning Ordinance 
 

In addition to any comments that may be raised by the Township Zoning Officer, we have identified 
the following comments regarding the requirements and provisions of the current New Britain 
Township Zoning Ordinance:  

1. §27-305.J25.b.7 – The maximum building footprint for a Self-Storage Warehouse is 75,000 sf 
where a 87,182-sf footprint is proposed. We note that the applicant previously received a 
Conditional Use to allow the J25 Self-Storage Warehouse conditioned on conformance with all 
applicable requirements of the Township’s Ordinances. The proposed building footprint is not in 
conformance with the maximum building footprint permitted. 

2. §27-305.J25.b.9 – Elevation plans/architectural renderings of warehouse buildings shall be 
provided to the Township for review and comment. The addition shall meet the architectural 
requirements listed in the Butler Avenue Corridor Overlay District (§27-722). 

3. §27-2303 – We defer to the Zoning Officer on whether or not the existing non-conformities are 
compliant with this section. 

4. §27-2400.f(2) – We offer the following comments related to the woodland’s disturbance: 

a. The Existing Features Plan notes a woodlands disturbance area of 0.345 acres. However, 
the actual area to be disturbed for the proposed building addition and relocated driveway 
appears to be closer to 0.42 acres. It appears the woodlands between the addition and the 
stormwater basin will also be disturbed. The area of disturbance shall be clarified prior to 
any requests for zoning relief. 

b. Woodlands Note #2 on the Existing Features Plan indicates there are 1.904 acres of 
existing woodlands onsite. This includes tree canopy along the southwestern property line.  
The existing trees along this property line shall be surveyed to confirm the tree trunks are 
on the subject property and should be included in the existing woodlands area in 
accordance with the woodland’s definition.  

c. We suggest the Applicant consider relocating the building addition to the front of the 
existing building to minimize woodlands disturbance. 

5. §27-2500 – A Traffic Impact Study shall be conducted for commercial buildings consisting of 
25,000 square feet or more of total floor area. The plans indicate that a 41,420-sf total floor 
area, 2-story building addition is proposed. The Design Engineer has indicated that the traffic 
improvements associated with the former supermarket are still in place and due to the 
extremely low traffic generated by the current use per the ITE Trip Generation Manual a 
revised Trip Generation Letter by a certified Traffic Engineer will be provided. The Township 
reserves the right to request a more detailed study upon review of the updated letter. 

6. §27-2904.j.2.(a) – Accessible parking shall be in accordance with ADA regulations. ADA 
regulations base the number of accessible parking spaces on 2% of the total number of parking 
spaces provided. Based on 131 total parking spaces, three (3) accessible parking spaces are 
required, which is more restrictive than 3% of all off-street parking spaces required by the 
Zoning Ordinance. The accessible spaces shall be clearly identified on the plans. Preliminary 
plans shall include spot elevations demonstrating an accessible path from the accessible 
parking spaces to the building entrance. 
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B. Subdivision and Land Development Ordinance (SALDO) Comments (Chapter 22) 

The applicant will need to satisfy all the requirements of the SALDO at the time of formal land 
development plan submission. Although our office has not performed a comprehensive review of 
the SALDO, the following comments are provided for reference when preparing formal land 
development plans: 

1. §22-500.3 – Any requests for modifications from the requirements set forth in the Ordinance 
shall be submitted in writing, including the grounds and facts of unreasonableness or hardship 
on which it’s based and the minimum modification necessary. The waivers shall also be listed 
on the plans.  The Applicant has indicated the following waivers will be requested: 

a. §22-722.4.C.(7) – To allow street trees to be planted at locations other than between the 
sidewalk and curb in the Butler Corridor Overlay District (BCOD). While there are street 
trees along the property, street trees are required 50 feet on center between the sidewalk 
and curb. Additional street trees have been proposed behind the existing sidewalk along 
both Butler Avenue and Schoolhouse Road. We recommend the required street trees be 
planted between the sidewalk and curb, consistent with other developments within the 
BCOD. 

b. §22-722.4.D.(7) – From the requirement to provide a masonry pier buffer fence within five 
feet of the ultimate right-of-way line of the street where parking areas are located between 
a street and a principal building. The buffer fence is required to include evergreen shrubs.   

c. §22-722.4.F.(1) – From the requirement to provide pedestrian 8-foot wide walkways. The 
Applicant is requesting to use the existing 5-foot wide sidewalks along Butler Avenue. 

d. §22-722.4.G – To provide less than the required 15% of the site area in green space such 
as a pocket park or plaza. The Applicant proposes a paver walking path and sitting area 
with benches on the adjacent Township Park space. Therefore, 0% green space is 
proposed, where the applicant is required to provide 1.2 acres. We recommend the 
Applicant discuss the required and proposed amenities with the Township.   

2. §22-401.8 – Neighbor notifications are required with the submission of a preliminary plan.  

3. §22-406 – The Applicant shall coordinate with the Water and Sewer Authorities with regard to 
any impacts to the public water and sewer services. The Planning Module mailer shall be 
submitted with any preliminary plan application. 

4. §22-704 – The Application proposes to construct the building addition and access lane within 
portions of the existing water and sanitary sewer easements. The property owner shall obtain 
permission from all easement owners prior to plan approval.  

5. §22-704.5 – The Existing Features Plan notes a Sign & Landscaping Easement on the 
adjacent Township property (TMP# 26-6-168). The easement boundary shown on the plan as 
necessary. 

6. §22-705. – We recommend a site meeting with Public Works and our office to discuss potential 
pedestrian upgrades along and within the property, including but not limited to repairs to 
existing curb and sidewalk, upgrades to the curb ramps and truncated domes, replacement of 
the crosswalks with the Township’s standard brick red, street imprint, etc.  

7. §22-707.A – The Board, upon the recommendation of the Planning Commission, may require 
pedestrian walkways at locations that include connections to commercial or other facilities that 
are the destination of pedestrians or bicyclists. A residential development is planned on the 
adjacent parcel (TMP 26-006-101-004). We note that a sidewalk connection from this 
residential development and/or Meadow Road to Butler Avenue. We recommend discussions 
be had with the Township regarding pedestrian access through the site.    

8. §22-710 – Fire lanes, emergency access, etc. shall be approved by the Fire Marshal.  
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9. §22-713.1 & 3 – All ten-foot by thirty-six-foot planting islands shall contain two shade trees.  As 
requested, supplemental landscaping is proposed within the existing parking area. While the 
10’ x 36’ parking islands are planted, the perimeter islands are not. We recommend a minimum 
of one shade tree, 2 ornamental, or 5 shrubs be provided at the three 6.5’ x 36’ islands 
adjacent to the front of the building.  

10. §22-713.2 – All subdivisions and/or land developments shall be laid out in such a manner as to 
minimize the removal of healthy trees and shrubs on the site. If required by the Township, the 
applicant shall produce evidence from a qualified professional that no alternative layouts are 
possible that would reduce the loss of individual trees, vegetated areas and woodlands. We 
note that existing trees to remain are required to be protected in the field prior to any clearing 
or earthmoving activities. Any vegetation intended to remain that is destroyed because of 
construction is required to be replaced on an equivalent caliper inch basis. 

11. §22-714 – The Applicant has indicated a lighting plan will be provided with the preliminary plan 
submission. The lighting plan shall include sufficient information to determine if the existing 
lighting design complies with the Township’s current lighting regulations. We recommend the 
lighting be adjusted to comply with the current regulations if deficiencies exist.  

12. §22-715.2.C.(2)&G(2) – The amount of land dedicated for park and recreation areas for land 
developments shall be 2,500 square feet per 4,000 square feet of building area.  Based on the 
20,710 square foot addition, 12,944 square feet of park and recreation land is required.  A fee-
in-lieu of dedication may be accepted at the rate adopted by the current Fee Schedule at the 
time of preliminary submission. 

13. §22-722 – Upon submission of a preliminary land development plan, the Applicant shall show 
that the plan conforms with all requirements of the Butler Avenue Corridor Overlay District, 
including building design, site layout, landscaping, parking, green space, and lighting (22-
722.4.A). We offer the following initial preliminary comments: 

a. §22-722.3.B – Architectural drawings of the proposed addition shall be provided, where all 
sides shall be architecturally consistent with the front façade and the standards for 
development of section §22-722.34 shall be applied.   

b. §22-722.3.C – Photographs of the current site where the development is proposed shall be 
presented to the Board and Planning Commission. 

c. §22-722.4 – No building shall exceed 150 feet, or 300 feet with variations/articulations in 
the façade.  The existing building has a length of 284 feet and the proposed addition has a 
length of 94 feet for a total length of 379 feet.     

d. §22-722.4.D.(2) – Parking layout shall provide for pedestrian circulation and shall connect 
to walkways within the right-of-way and to adjacent public spaces, and as recommended by 
ADA guidelines. We recommend a direct walkway connection be installed from the existing 
building to the sidewalk on West Butler Avenue.  

e. §22-722.4.D.(5) – Driveway connections between adjacent nonresidential developments 
shall be provided and clearly identified. The ALTA/ NSPS Land Title Survey plan shows a 
50-foot-wide access easement to the adjacent parcel to the south (TMP 26-006-101-004).  
In addition, an easement for a future connection to the subject property is proposed for the 
planned residential development on this adjacent parcel to the south.  We recommend that 
the need for this driveway connection be discussed. 

f. §22-722.4.E.(4)(a) – In order to establish a consistent design scheme along the Corridor 
Overlay District, all freestanding fixture types shall be constructed of metal, with a black 
finish. The luminaire shall be from Philips [CityPost LED Post Top (TX1)] and shall be 
placed upon a P3165 pole from Philips, or the Board of Supervisors may approve an 
appropriate alternative streetlight.  
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g. §22-722.4.F – Pedestrian facilities such as crosswalks, benches, and trash receptacles are 
required in accordance with this section. A paver walking path and sitting area are 
proposed on the adjacent Township parcel. The Applicant should discuss the proposed 
improvements with the Township. If the location of these proposed amenities is not 
approved by the Township, they shall be proposed on the subject tract.   

C. Stormwater Management Ordinance Comments (Chapter 26) 

The site and all proposed facilities shall comply with the stormwater management requirements, 
fees, O&M procedures, etc. pursuant to Chapter 26. We note that the Sketch Plan proposes an 
overall reduction of impervious area, however, the proposed building expansion and building 
access lane would encroach into the existing stormwater basin area. We offer the following 
stormwater comments: 

1. §26-121- Based on the total earth disturbance related to the building addition, driveway 
relocation and parking space removal, the Applicant will be required to obtain an NPDES 
Permit from DEP. 

2. §22-712.13.C – When an applicant retains ownership of any stormwater management facility, 
such entity shall be responsible for repair and maintenance of the facility. Based on a recent 
site visit, the stormwater basin does not appear to be draining completely and functioning 
properly. The existing stormwater facilities shall be reviewed to determine if the facilities need 
to be modified, repaired, and is being regularly maintained in accordance with the PA BMP 
Manual and O&M agreement (as applicable). See the attached image for reference.   

3. It is anticipated that additional stormwater management facilities will be required to offset the 
reduction in stormwater volume resulting from modifications to the existing basin. Calculations 
will be required to document the stormwater design is in accordance with the current peak rate 
reduction and water quality requirements. We note that there is a recorded Stormwater O&M 
Agreement for the site which may need to be amended accordingly to reflect any new plans 
and BMP’s. 

If you have any questions regarding the above, please contact this office. 
 
Sincerely, 

 
Janene Marchand, P.E.  
Gilmore & Associates, Inc. 
Township Engineers 
 
JM/tw 
 
cc: Michael Walsh, Assistant Manager 
 Ryan Gehman, Assistant Planning and Zoning Officer 
 Randy Teschner, Code Enforcement/Fire Marshal 
 Sean Gresh & Jeffrey Garton, Esq., Begley, Carlin, & Mandio, L.L.P. 
 Rick Sudall, Owner/Applicant, Rick.Sudall@NolenProperties.com 
 Rachel L. Butch, P.E., R.L. Showalter & Associates, Inc. 
 John Schmidt, CNBTJSA 
 Robert C. Bender, NWWA 
 Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc. 



 

 

 

 

R.L. Showalter 

Associates, Inc. 
 

Butler’s Mill Corporate Center 

116 East Butler Avenue 

Post Office Box 95 

Chalfont, Pennsylvania 18914 

(215)  822-2990 

FAX: (215) 822-5684 

EMAIL: rlshow@aol.com 

& 

Engineers                                                          Planners                                                          Surveyors 

March 27, 2023 

 

New Britain Township 

207 Park Avenue 

Chalfont, PA  18914 

215-822-1391 

 

 

Attention: Matt West, Township Manager 

 

Reference: Brooke Enterprises LLC - Sketch Plan 

  4359 County Line Road 

TMP: 26-005-006 

R.L. Showalter & Associates Job Number 2015-070 

 

Dear Mr. West: 

 

On behalf of our client, Brooke Enterprises LLC, please find enclosed the following items in 

support of this Sketch Plan application: 

 

1. (1) Copy – Subdivision & Land Development Application (signed original) 

2. (3) Copies – PSA (signed originals) 

3. Filing Fee - $ 500.00 

4. Escrow Fee – $ 5,000 

5. BCPC Application (submitted electronically directly to BCPC)  

6. (9) Copies – 24x36 Sketch Plan, 1 Sheet, dated 03/27/2023 

7. (2) Copies – 11x17 Sketch Plan, 1 Sheet, dated 03/27/2023 

8. (2) Copies - PDF of all Documents and Plans sent via email 

 

If you have any questions regarding these enclosures, please contact our office. 

 

Sincerely, 

 
Robert L. Showalter, PE, PLS 

R.L. Showalter & Associates, Inc. 

President 

 

CC: Craig Rankin, Owner/Applicant 

 Bucks County Planning Commission 

Janene Marchand, PE, Gilmore & Associates, Inc. 

David Conroy, Zoning Officer 
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Gilmore & Associates, Inc. 

 Building on a Foundation of Excellence 

  www.gilmore-assoc.com 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 
May 16, 2023 
 
File No. 23-04011 
 
Matt West, Township Manager 
New Britain Township 
207 Park Avenue 
Chalfont, PA 18914 
 
Reference:   4359 County Line Road, Sketch Plan Review 1  
 Brooke Enterprises, LLC, TMP# 26-005-006 
  
Dear Matt: 
 
Pursuant to your request, Gilmore & Associates, Inc. has completed a formal Sketch Plan review of the 
referenced plan below which focused on the Township’s Zoning Ordinance and a cursory review of the 
Subdivision and Land Development Ordinance (SALDO). We offer the following comments for 
consideration by New Britain Township: 

I. Submission 

A. Sketch Plan for a building addition prepared for Brooke Enterprises, LLC, as prepared by R.L. 
Showalter & Associates, Inc., two (2) sheets, dated March 27, 2023. 

II. General Information 

The subject property is located at 4359 County Line Road within the I Industrial Zoning District 
between Byers Choice and Bova Foods. Per the plan, the 5-acre lot contains an existing 15,000-sf 
Wholesale Storage/ Business and Warehouse building (Use K3). The Applicant is proposing a 30,967-
sf one-story addition consisting of nine (9) warehouse units. The addition is proposed over an existing 
parking area and the parking lot is proposed to be expanded resulting in a net increase of 5,975-sf of 
impervious coverage and a net decrease in total parking spaces. The site currently shares parking lot 
access with the property to the southeast which is proposed to be eliminated. No stormwater 
management facilities are currently proposed, however, there are two existing stormwater basins 
onsite.  The site will continue to be serviced by public water and sewer. 

III. Review Comments 
 

A. Zoning Ordinance 
 

In addition to any comments that may be provided by the Township Zoning Officer, we have 
identified the following comments regarding the requirements and provisions of the current New 
Britain Township Zoning Ordinance:  

1. §27-305.K3 – The plans list the existing and proposed use as K3, Wholesale Business, 
Wholesale Storage, Warehousing. It appears that the existing building is used as office space 
for a roofing contractor which may fall under K5 Contracting. We defer to the Zoning Officer on 
the current use(s) of the property. 

2. §27-305.K5 – All materials and vehicles shall be stored within a building or an enclosed area 
which is properly screened. Any outside storage shall be considered an L2 Outside Storage or 
Display use. Aerial photography indicates that a portion of the parking lot is used for the 
outdoor storage of materials. The Applicant shall clarify whether all materials and vehicles will 
be able to be stored within the building or if outdoor storage is proposed. 
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3. §27-305.L2 – Any use classified as outdoor storage shall be designed in accordance with the 
regulations of this section regarding location, area, screening,  

4. §27-1701.c – L2 Outdoor Storage or Display is a use permitted by Conditional Use. We defer 
to the Zoning Officer regarding any previous approvals for any outdoor storage.  

5. §27-2402.b – Site Capacity calculations shall be provided on the preliminary plans. We note 
that the Base Site Area Calculation deducts the area within any existing utility rights-of-way or 
easements. The site shares parking lot access with the property to the southeast. A title search 
should be completed for the property to determine if a shared access or other easement exists 
between the two properties.     

6. §27-2402.c – The natural resources within the site shall be noted on the preliminary plan. It 
shall be clarified whether any natural resources are present on the site, and any resource 
which does not exist shall be noted with an area of 0 square feet. 

7. §27-2500 – A Traffic Impact Study shall be conducted for industrial buildings consisting of 
50,000 square feet or more of total floor area. While the plans indicate a total proposed building 
footprint of 46,050 square feet, the total floor area for the existing building shall be clarified. 
Any second-floor area in the existing building shall be noted on the plans to determine if a 
traffic impact study is required.    

8. §27-2800.a. – Buffer yards shall be required where a nonresidential zoning district adjoins a 
residential zoning district including the Conservation and Recreation zoning district (CR). The 
site is in the Industrial zoning district and adjoins the CR district along the northeastern 
property boundary. A 75-foot minimum buffer shall be provided from the rear property line and 
shall be in accordance with §27-802.  

9. §27-2803.e – Every buffer yard shall be permanently protected by the placement of a 
conservation easement over it running with the land.  An easement shall be provided over the 
rear yard buffer between the Industrial and CR zoning districts. 

10. §27-2901.K.K3& K5 – For both warehouse and contracting uses, one (1) additional parking 
space is required for each business vehicle normally stored on the premises. The Parking 
Summary table shall list the number of business vehicles for each warehouse unit. If no 
business vehicles are proposed, a note shall be added to the final plan prohibiting the parking 
of any business vehicles in the parking lot. 

11. §27-2902.e. – The existing parking lot connects to the property to the southeast via a paved 
driveway (Byers Choice). We defer to the Township whether or not there is an existing shared 
parking and/or access agreement with the Byers Choice property. If so, the plans shall be 
compliant with the agreement(s) unless the agreement formally amended or abolished.  

12. §27-2904.a.5. – In any lot with more than 30 off-street parking spaces, raised curbs and 
landscaped areas shall be used to direct traffic within the lot. Curb shall be provided along the 
perimeter of the proposed parking lot and drive aisles. In addition, curbs are required for all 
parking areas in accordance with the SALDO §22-706.C, including access drives and services 
drives, with a capacity of four or more vehicles. 

13. §27-2904.f.1. – Any paved area of 1,000 square feet or more designed for use, or that would 
be open to the public during night hours shall be adequately illuminated for security purposes.  
A lighting plan shall be provided with the preliminary plan which meets the lighting 
requirements listed in SALDO §22-714. 

14. §27-2904.g.5. – All paved areas, except curbs or concrete sidewalks, shall be set back a 
minimum of 20 feet from the exterior structural walls of any commercial or industrial building.  
The plan proposes four (4) parking spaces five feet from the existing building and the proposed 
building is within 20 feet of three (3) existing parking spaces. We note that there are not 
currently any parking spaces within 20 feet of the existing building. 
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15. §27-2904.h.1. – Any lot that would include more than 30 parking spaces shall be required to 
provide landscaped areas within the paved area. This required landscaped area shall be equal 
to a minimum of 5% of the total paved area. The required landscaping area shall be provided 
on the preliminary plans. 

16. §27-2904.h.2. – One deciduous tree shall be required for every 4,000 square feet of paved 
area.  Deciduous trees shall be provided based on the total area of proposed paving. 

17. §27-2904.j.2.(a) –The plans show one existing accessible space and does not appear to 
propose any additional spaces. Based on the total of 94 parking spaces, a total of 4 accessible 
parking spaces are required per accessibility requirements. In addition, the plans shall 
demonstrate an accessible route from the accessible parking spaces to each of the existing 
and proposed warehouse units. 

18. §27-2906.b.1 – Two (2) off-street loading spaces are required for the 45,967-sf warehouse use.  
Each off-street loading space shall be 14 feet by 60 feet. The required loading spaces shall be 
shown on the plan. 

B. Subdivision and Land Development Ordinance (SALDO) Comments (Chapter 22) 

The applicant will need to satisfy all the requirements of the SALDO at the time of formal land 
development plan submission. Although our office has not performed a comprehensive review of 
the SALDO, the following comments are provided for reference when preparing formal land 
development plans: 

1. §22-401.8 – Neighbor notifications are required with the submission of a preliminary plan.  

2. §22-406 – The Applicant shall coordinate with DEP on the Planning Module, and the Water and 
Sewer Authorities with regard to any impacts to the public water and sewer services. The 
Planning Module mailer shall be submitted with any preliminary plan application. We note that 
plans show a monitoring well onsite and a portion of a water line. The plans shall clarify the 
current means of water supply. 

3. §22-502.B. – A property deed shall be provided with the preliminary plan submission to verify 
all boundary and property information for the Site plan is accurate. 

4. §22-502.B.(8) – The plan notes the adjacent property to the northwest as a residential use in 
the SR-2 zoning district.  However, the Township Zoning map identifies this property within the 
Industrial zoning district.  It appears the building is a former residential building which may now 
be used for business.  The use and zoning district of this adjacent parcel shall be clarified. 

5. §22-505.3.C. – A Community Impact Assessment Report is required for a development 
consisting of 50,000 square feet or more of total floor area. The plans indicate a building 
footprint of 46,050 square feet. As requested above, the building floor area for the existing 
building shall be clarified. 

6. §22-705.3.C & 712.6 – Where a land development abuts or contains an existing street, the 
Applicant shall be required to improve the street to the Township standards for ultimate right-of-
way and cartway widths. The plan does not show any proposed public improvements along the 
existing frontage regarding road widening, sidewalk, storm sewer, bike trails, landscaping, mill 
and overlay, etc. The Township’s Street Classification Map identifies County Line Road as an 
arterial road; as such, the required cartway half-width is a 26-foot half width. We offer the 
following comments related to road improvements: 

a. It appears that County Line Road was previously widened to the required 26 feet for a 
majority of the frontage. The double-yellow line shall be added to the plans to confirm. 
County Line Road is required to be widened to provide a 26-foot half-width along the entire 
frontage with 5-foot sidewalks, curbing, a grass strip and storm sewer. We recommend the 
road be widened to eliminate the pavement taper and curb and sidewalk installed. 
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b. We note that there have been previous discussions about installing a designated left-turn 
lane on County Line Road for vehicles turning onto Richardson Road. In addition, a center-
turn lane would be installed on County Line Road north of Richardson Road. The required 
widening would allow for these lanes to be installed.  
 

c. Based on past research of PennDOT Plans for County Line Road, it could not be 
determined if the existing pavement shoulder is full-depth pavement. The depth shall be 
confirmed in order to determine the full extent of road improvements required. 

d. The plans show a riprap apron within the ultimate right-of-way. As required, and In order to 
prevent stormwater runoff over the curb, storm sewer shall be installed to tie into the 
existing storm sewer system in County Line Road (BOVA Foods). 

e. Any improvements within the legal right-of-way will require PennDOT review and approval.  

f. In the event the Applicant requests to have the requirements waived by the Township, the 
Applicant will be required to pay a fee-in-lieu of the improvements in accordance with 
Township Resolution No. 2007-12. 

g. We note that the adjoining property under same ownership is not a part of this application, 
However, we recommend the Township discuss with the Applicant their willingness to offer 
the County Line Road ultimate right-of-way for dedication to the Township and/or PennDOT 
simultaneously with the current application.  

7. §22-706.C. - The plan proposes to convert the existing drive aisles to the Byer’s Choice 
property to parking spaces using concrete wheel stops. If there is no Agreement in place 
requiring the connections, and if these drive aisles are to be converted to parking spaces, the 
remaining drive aisles shall be curbed at the property line and the remaining paved area be 
converted to a landscaped island. 

8. §22-708.5 – Truck-turning diagrams shall be provided with the preliminary plans to confirm 
adequate space for the largest anticipated vehicle maneuvering the site, a WB-62 at a 
minimum per Google aerial imagery, as well as, emergency vehicles. Though the loading areas 
are not currently delineated, we note that the loading areas shall not block traffic circulation.  

9. §22-708.6.F – Dead end parking areas shall be designed to provide sufficient back-up area 
with a minimum depth of five feet for the end stalls. The parking aisle at the northeastern side 
of the building ends at the building and does not provide adequate circulation for vehicles to 
turn around. It shall be clarified if there is a door proposed at this location. A looped driveway 
aisle shall be provided unless a turnaround area is provided adequately sized for the largest 
vehicles anticipated to use the site.  

10. §22-710 – Fire lanes, emergency access, and need for the shared driveway connection shall 
be reviewed and approved by the Fire Marshal.  

11. §22-713 – Street trees, parking lot landscaping, buffering and screens shall be provided on the 
preliminary plans in accordance with this section. 

12. §22-713.5.B.(2) – A minimum six-foot wooden shadow-box fence, or approved equal, on at 
least three sides, with a staggered row of evergreen trees planted every 10 feet along the 
fence perimeter of trash collection areas. The location of the trash collection area shall be 
designated on the plans. 

13. §22-715.2.C.(2)&G(2) – The amount of land dedicated for park and recreation areas for land 
development shall be 2,500 square feet per 4,000 square feet of building area.  Based on the 
30,967-square foot addition, 19,355 square feet of park and recreation land is required.  A fee-
in-lieu of dedication may be accepted at the rate adopted by the current Fee Schedule. 

14. §22-716.2.C – Concrete monuments shall be proposed along the Ultimate right-of-way. 
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15. Stormwater Management Ordinance Comments (Chapter 26) 

The site and all proposed facilities shall comply with the stormwater management requirements, 
fees, O&M procedures, Agreements, etc. pursuant to Chapter 26. The plans note a net increase of 
5,975-sf of impervious coverage; however, no proposed stormwater management facilities are 
noted on the plan. We offer the following stormwater comments: 

1. §26-121 – A stormwater management report will be required to demonstrate the Township’s 
stormwater management requirements are met with regard to plan requirements, volume 
control, and peak rate reduction requirements.  

2. §26-122 – If the total earth disturbance related to the building addition, parking lot expansion 
and anticipated stormwater improvements exceed 1 acre, the Applicant will be required to 
obtain an NPDES Permit from DEP. 

3. §26-162 – The site currently includes two existing stormwater basins.  It should be determined 
if there is a recorded Stormwater O&M Agreement for the site.  If an O&M agreement exists, it 
may need to be amended accordingly to reflect any proposed modifications to the basins. If no 
agreement exists, one should be recorded which includes the existing and any proposed 
stormwater management facilities.  

4. §26-162 – When an applicant retains ownership of any stormwater management facility, such 
entity shall be responsible for repair and maintenance of the facility. The existing stormwater 
facilities shall be reviewed to determine if the facilities are functioning properly, in need of 
maintenance or repair, and being regularly maintained in accordance with the PA BMP Manual 
and O&M agreement (as applicable).   

If you have any questions regarding the above, please contact this office. 
 
Sincerely, 

 
Janene Marchand, P.E.  
Gilmore & Associates, Inc. 
Township Engineers 
 

JM/tw 
 

cc: Michael Walsh, Assistant Manager 
 Dave Conroy, Director of Planning & Zoning 
 Ryan Gehman, Assistant Planning and Zoning Officer 
 Randy Teschner, Code Enforcement/Fire Marshal 
 Ryan Cressman, Public Works Superintendent 
 Sean Gresh & Jeffrey Garton, Esq., Begley, Carlin, & Mandio, L.L.P. 
 Craig Rankin, Brook Enterprises, craig@cprankin.com 
 Wayne Kiefer, R.L. Showalter & Associates, Inc. 
 John Schmidt, CNBTJSA 
 Robert C. Bender, NWWA 
 Craig D. Kennard, P.E., E.V.P., Gilmore & Associates, Inc. 
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