
 

  
 
 

 
 
 
 
 
April 8, 2015 
 
 
 
Mr. Jason Bobst, Manager 
West Norriton Township 
1630 West Marshall Street 
Jeffersonville, Pennsylvania  19403-3236 
 
 
Re: MCPC #12-0031-003           Applicant’s Name and Address 
Plan Name: Westover Recreational Use Development  VRJ Associates, L.P. 
(1 lot, 40,000 square feet on 90.08 acres)      c/o Buckley, Brion, McGuire & Morris, LLP 
Situate: Port Indian Road (E) @ Hemlock Road     118 West Market Street – Suite 300 
West Norriton Township           West Chester, PA 19382 

 
 Contact: Michael S. Gill, Esq. 
 Phone: 484-887-7534    

 
 
Dear Mr. Bobst:  
 
We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 
247, “The Pennsylvania Municipalities Planning Code,” as requested on March 11, 2015. This letter is 
submitted as a report of our review and recommendations.  
 
Background 

The applicant is proposing a multi-sport athletic complex, consisting of a golf course, four soccer fields, 
one “U10” soccer field, 10 tennis courts, five baseball fields, five basketball courts, two swimming pools, 
a football field with a track, three tot lots, two picnic pavilions, and a skate park. The applicant is also 
proposing a 40,000 square foot banquet facility. The tract in question, which is located in the RE 
Recreation District, is currently utilized as a public golf course.  
 
Review Comments 

1. Compatibility with Adjacent Uses – We noted in our previous letter, dated May 4, 2012 that the 
use may not be compatible with adjacent residential uses due to its size and intensity.  We 
noted that the area is zoned RE Recreation, but that this “recreational” use appears to be more 
commercial in character.  Due to the significant traffic and noise that this use will generate we 
feel that it would be more appropriate in a commercial or industrial district.  
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2. Township Planning Documents – Also, noted in our letter dated May 4, 2012, it does not appear 
that this plan conforms to the goals of the West Norriton Township Comprehensive Plan. 
Specifically, there is an objective to “preserve all or portions” of the Westover Golf Club. It 
should also be noted that we previously pointed out that the West Norriton Open Space 
Preservation Plan shows the tract in question as permanently preserved.  
 

3. Traffic Impact Study (TIS) – The TIS shows improved Level of Service (LOS) conditions 
between the 2012 existing and the 2012 future conditions without development at Schuylkill 
Avenue and Main Street.  Conditions for northbound Schuylkill are LOS D for both peaks in the 
existing 2012 conditions, but improve to LOS C for the Saturday Midday Peak in the future.  
This improvement should be explained or revised, as necessary. Future conditions with 
redevelopment should be revised accordingly. 

 
It should also be noted that the proposed recreation complex appears to be considerably more 
intense with large parking facilities, more individual uses and indoor facilities than the 
comparable sports complexes from the aerials provided in the TIS. 
 

4. Stormwater Management – Our previous review of this proposal suggested that porous 
pavement may be a good option for this facility.  We note that the applicant has included porous 
pavement for several of the parking areas in this version of the proposal.  We commend the 
applicant for this addition.  
 

5. Buffers – A buffer has been added to the perimeter of the property.  We commend the applicant 
for this addition, but we are still concerned about the effects that such an intense use will have 
on surrounding residential properties.  Moving more of the parking to the perimeter of the 
property and having the playing fields closer to the center may help mitigate these effects.  
 

6. Sidewalks – In our previous letter we noted that proposed sidewalks throughout the site are 
shown without any planting strip between the sidewalk and the roadway.  We feel that a planting 
strip with street trees would provide a safe and attractive buffer between pedestrians and 
automobile traffic.  
 

7. Parking – Previous plans showed 1,801 parking spaces. The most recent version of the 
proposal now shows 1,760 parking spaces.  As we have noted in our previous review, it is 
unclear how the parking needs listed on the plan were arrived at.  The West Norriton Township 
Code provides no guidance for parking needs for facilities such as soccer fields and tennis 
courts.  
 

8. Previous Letter – Since our previous letter, dated May 4, 2012, has been referenced multiple 
times and many of the issues raised in that letter are still pertinent, we have attached a copy 
that letter to this report. 

  
Recommendation 
 
We recommend that the issues mentioned above, and all issues mentioned in our letter dated May 4, 
2012, be resolved to the Township’s satisfaction before granting approval.  Please note that the review 
comments and recommendations contained in this report are advisory to the municipality and final 
disposition for the approval of any proposal will be made by the municipality. 
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Should the governing body approve a final plat of this proposal, the applicant must present the plan to 
our office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy 
bearing the municipal seal and signature of approval must be supplied for our files. 
 
 
Sincerely, 
 
 
 
 
Brandon Rudd, Senior Planner 
610-278-3748 
brudd@montcopa.org  
 
 
c: VRJ Associates, LP, Applicant 
 Edward B. Walsh & Associates, Inc., Applicant’s Engineer 
 Bruce Shoupe, Chrm., Township Planning Commission 
 Christen Pionzio, Esq., Township Solicitor 

 Joseph Estock, Township Engineer 
 Michael Valyo, Township Director of Public Works & Planning 
 E. Van Rieker, Planning Consultant 
 
 
Attachment:  MCPC Review Letter of May 4, 2012 
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