Foresight and Opennessin the Development Planning Process

Issue: Many township residents are very concerned about proposed multi-use high-density
developments in Berwyn and Daylesford and new zoning districts in Paoli. These proposals
include:

% Proposed zoning changes in Paoli. These changes would encourage high-density mixed-use
development in Amtrak's Paoli Rail Yard property and along the stretch of Route 30 between
the Tredyffrin Township line and Route 252. The zoning change is meant to encourage high-
density, mixed-use development in downtown Paoli, with the goal of making it into a
pedestrian-friendly town center.

% Developer ARCWheeler’s plan for a Transit Oriented Development it wants to build on a 13-
acre tract in Daylesford. The site design includes three single-family homes to be constructed
along Longcourse Lane to replace the three currently there. Six houses currently along
Pennsylvania Avenue would be replaced by five new single-family homes and a park.
ARCWheeler estimated that these homes would sell for $1.5 million each. On the property
currently occupied by Duffy's Catering, there would be 48 condos, as well as a number of
small retail establishments. Forty-six townhouses would go up along the current Kent Lane.

% A development plan for the 2.5-acre former Mack Oil property in Berwyn. The proposal for
88 housing units in two separate three-level buildings would replace an office, storage shed
and oil delivery site near the Berwyn side of the railroad tracks.

Our Position: There are many legitimate views on this subject, and many conflicting issues. We
have no single position on development in general. However, we believe strongly in the
following principles:

% Planning: All townships in Chester County are required to have a comprehensive plan for
development. However, Mimi Gleason, Tredyffrin's township manager, said that Tredyffrin’s
last Comprehensive Plan was developed in 1987, and has basically sat on a shelf since then
(“Tredyftrin’s Plan for the Future,” Suburban & Wayne Times, 11/2/06). Fortunately, work
on an updated plan began in 2005 after Democrats Drucker and DiFeliciantonio joined the
Board of Supervisors. It is imperative that this process is continued, and that the resulting
plan is used as a guideline and roadmap for township development in the future.

% Openness: Because the comprehensive plan is so critical to the future of the township,
township residents must have an opportunity to understand the issues and voice their
opinions on them. We believe that Planning Commission and Board of Supervisors activities
should be publicized much more than they are, and more information should be provided to
township residents about these issues.

Background: There are positive and negative aspects about each development proposal, and
each resident should make an informed decision about his/her views on the subject. A recent
discussion among a group of informed Tredyffrin residents and supervisors Drucker and
DiFeliciantonio yielded the following differing points of view about township development:
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We can make our Township better with
the good master planning and attractive
development of all types. Time has not
stood still in Tredyffrin Township and, no
matter what some of us desire, will not in
the future. We need reasoned, master
planned development around our
transportation hubs, so that we preserve our
remaining countrysides and avoid
uncontrolled sprawl.

Fills a housing void; township needs more
reasonably priced alternatives to single
family homes for retirees and young
professionals. Aging “empty nesters” want
to stay in the area, but in scaled-down
housing without the maintenance burden.

High-density housing and TODs are
examples of smart, managed growth.
Growth naturally takes place around
transportation nodes. It is unsurprising to
find development pressure today along the
SEPTA line and Route 202. Other
communities have reaped benefit when they
renovated and redeveloped around public
transportation nodes.

Anti high-density stands are actually pro-
sprawl positions. Growth here helps prevent
build out and saves open space in more
rural sections of township and county from
being carved up by development. Chester
County agriculture is imperiled by suburban
housing pressure. Chester County lost 14%
of farmland in the last 5-year period of
USDA'’s agriculture census.

Additional tax revenue from new
development. The redevelopment, upgrade
and renovation of existing residential and
commercial properties add value to our tax
base.

High-density dwellings, i.e.
condo/townhouses, traditionally do not
attract young families, and therefore won’t
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The character/integrity/charm of existing
neighborhoods would be sacrificed.
Tredyffrin can be a community both with
charm and smart development. Why not be
an oasis of relative "open space" as density
surrounds us more and more? So many
other communities have failed to remain a
place where people want to live and work -
and now it will take great effort to revitalize
them. We should carefully consider and
recognize what our strengths are as a
community, before we rush into ill-planned
development.

People who want to live in high-density
areas should move to inner ring suburbs or
to Philadelphia.

The deck is stacked in favor of
development because township planning
commission members are affiliated with
developers or labor unions that stand to
benefit from the projects.

The township’s new Comprehensive Plan
needs to be finalized before this kind of
development is allowed.

New zoning classifications would set a
precedent, making it easier for future high-
density, mixed use developments to be
approved.

The proposals would overburden our
schools, police, fire and emergency
services, which, over time, would erode
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cause overcrowding of local public schools.

7. Most citizens who are protesting
development really have “Not in my
Backyard” (NIMBY) issues: They are not
against development per se, they just don’t
want it where they live.

8. This issue has many nuances to it.
Residents should not lump all development
into one category. For instance, a
reasonable person could be against the
proposed Daylesford TOD, but for the Paoli
redistricting.

9. The proposals are environmentally
friendly. High-density housing mixed with
retail — either in Transit Oriented
Development (TOD) or near rail stations -
encourages use of public transportation and
walking, reduces gas consumption and
“carbon footprint”

10. The proposed plans for road improvements
will benefit the Township citizens: i.e.
widening the Rte 252 bridge south of route
30 & rerouting Paoli Pike so that it comes in
perpendicular to Lancaster, eliminating a
dangerous intersections.

11. There will be less curb cuts along
Lancaster because parking will be in the
rear of new buildings. Streetscape
improvements, e.g. lanterns, benches,
plantings, included in proposals are
aesthetically pleasing.

12. The proposal for Paoli will add much
needed parking so that citizen’s can
patronize the Paoli business district.

property values and force tax increases.

7. Hundreds of township residents have

organized against these plans, signing
petitions, speaking out at hearings and in
editorials. The township leadership needs to
listen to its citizens.

8. The planning commission and the board of

supervisors need to adjust their meeting
agendas so that public discussion of these
controversial development proposals takes
place earlier in the evening, when more
citizens can participate.

9. Residents of the new communities would

still use their cars to get to the main
commercial districts in Paoli and Berwyn,
so the proposals’ much-touted “green”
benefits would be minimal. There are no
“green” requirements in the current plan
anyway.

10. High-density development would increase
traffic on already-busy Lancaster Avenue
and increase congestion of side streets.
Paoli traffic would be a nightmare during
the reconstruction of the roads for many
years based on the scope of what is being
considered.

11. The poor aesthetics of multi-story dwelling
towering over single family homes. Mixed-
use development would be better situated
elsewhere in the township, namely in the
existing commercial zones such as the
Route 202 corridor and Chesterbrook.

12. Paoli may become a "commuter hub,"
resulting in increased traffic from non-
residents through our neighborhoods. Of
particular concern is the proposed addition
of 1000 new parking spaces in a multi-level
parking facility.

If you have any questions or comments about this issue, please contact Maria Micolucci
(mmic@sprynet.com). Specific references for any of the information contained in this white

paper are available on request.



