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WEST VINCENT TOWNSHIP 

 PLANNING COMMISSION 

  

March 16, 2017  7:30 PM 

 

Attendance:  George Martin, Sara Shick, Jim Helm, Ted Otteni, Bill Dietrich, Steve Merroth, Gil 

Lappano, Township Engineer Bryan Kulakowsky, Township Manager Erica Batdorf and 

Township Secretary Tammy Swavely. 

 

Mr. Martin called the meeting to order at 7:30 PM. 

 

ADMINISTRATIVE: 

 

APPROVAL OF MINUTES:  The minutes of February 2016 were unanimously approved as 

corrected on a motion from Mr. Dietrich and a second from Mr. Helm. 

 

PLANNING/ZONING:   
 

Bryn Coed/NLT 

 

Mr. Martin asked Brian Sundermeir, Natural Lands Trust and the engineer, Nick Rakowski of 

Nave Newell to describe the project.  Mr. Sundermeir stated that this subdivision is consolidating 

22 lots into 10 lots in preparation for the next phases of the Bryn Coed project.  This is the first 

of several subdivisions.  Bryn Coed is approximately 1500 acres in three townships, West 

Pikeland, East Vincent and West Vincent with the majority of the land in West Vincent.  There 

are three ways that the NLT will preserve the property.  The first way is a 440 acre preserve that 

the NLT will own and maintain, the second is a 72 acre parcel that that will be owned by West 

Vincent Township with the intent to create a Township Park and the third is the individual 

conservation lots.  The average lot size is 25 acres.  Mr. Martin asked if this would be fully 

developed according to the Township’s Zoning Ordinance how many homes could be built.  Mr. 

Sundermeir stated that he understands that it would be 770 in all three townships.  That does not 

take into account the roads that would have to be built, the lighting and sanitary sewer.  The NLT 

is not proposing any of that.  He feels that the character of the township will be maintained 

through this subdivision.  This is Phase I, a lot line change and lot consolidation plan.  Township 

Engineer, Bryan Kulakowsky reviewed this submission and provided a letter dated March 10, 

2017.  He added that the Zoning Officer reviewed the plan also and has found that the presented 

plan is compliant with the Township’s Zoning Ordinance.  Mr. Kulakowsky went through his 

letter with the commission.  He reviewed the plan against Section 403 of the SALDO for 

compliance with the Preliminary Plan requirements.  There were some questions he had on some 

areas.  Section 403.F.3 requires existing and proposed trails to be shown on the plan.  Mr. 

Sundermeir stated that most of the proposed trails on the plan currently are on either the NLT 

presere or the West Vincent Township parcel, however, he will show trail easements on the 

individual conservation lots where necessary.  On the next subdivision application he will show 

the private trails.  There will not be any new roads, so this will not apply to those.  Section 

403.G.2.1 calls for showing access and lot 20 appears not to have access.  Mr. Sundermeir stated 
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that it has access through a private road through West Pikeland Township.  This driveway will be 

added to the plan.  Section 403.G.2.o was discussed.  This requires notes regarding ownership, 

maintenance responsibilities, and any use restrictions for all rights-of-way and easements within 

or adjacent to the subdivision or land development be on the plan.  Mr. Sundermeir distributed a 

Draft Summary of the Conservation Restrictions for the Bryn Coed lots.  (This will be added to 

the website for public review)  Mr. Sundermeir stated that this takes into account all areas for 

environmental protection.  There are three levels, minimum, standard and high.  Notes can be 

added to the plan addressing these areas.  When the lots are in their final configuration the 

easement areas can be separated.  Another area which Mr. Kulakowsky would like noted is a 

statement made regarding the available water in the Water and Sewer Facilities Report, this will 

be acceptable.   The locations of the on-lot systems should be shown on the plan.  A statement in 

the Hydrogeology and Groundwater Study should be added documenting existing well data 

surrounding Bryn Coed Farms and any issues discovered.  Mr. Sundermeir stated that this will be 

done with the next application when the final lot configuration is determined.  For the few lots 

that have wells, these can be added.  Mr. Kulakowsky stated that a 100’ circle on the plan away 

from the on-lot septic is acceptable.  Comments from Mr. Kulakowsky’s letter on section 403.J.1 

will be addressed by the draft summary provided by Mr. Sundermeir.  He can also provide the 

commission with a sample greenway management plan.  Section 404.D.4 regarding addresses on 

parcels was discussed.  For lots that are in their final configuration, addresses will be added to 

the plan prior to recording.  Monuments and pins were discussed.  They must be referenced in 

the legal descriptions.  Conditions of the Final Plan Approval were reviewed.  A Subdivision and 

Land Development Agreement must be prepared in coordination with the Township Solicitor 

prior to plan recording unless the Solictor determines differently.   Several comments were made 

by Mr. Kulakowsky in his March 10 letter that he does not object to the Board of Supervisors 

waiving the requirements.  For other comments, Mr. Sundermeir agreed that the NLT will 

comply with the requests.  The Planning Commission had a workshop on March 9, 2017 to 

review the plan and wrote a memo.  This was supplied to Mr. Sundermeir.  Most of the questions 

and comments were answered by Mr. Sundermeir this evening and Mr. Kulakowsky’s letter.  Mr. 

Martin asked Mr. Sundermeir if there are any issues in Mr. Kulakowsky’s letter that the NLT had 

issues with and he said no.  Ms. Shick stated that this review letter states Resubmission 

Required.  Mr. Kulakowsky stated that note is an internal check in his office letting him know 

that a revised plan will be necessary.  This can be done quickly and electronically.  Mr. 

Kulakowsky asked for all of the waivers be listed on the plan.  Mr. Martin asked when the 

subdivision plan for the next phase of the project will be submitted.  Mr. Sundermeir stated that 

it should be next week and then come to the next Planning Commission meeting in April.  The 

commission asked questions on the plan.  They were concerned with the barn on lot 10.  This 

will not be demolished.  Driveways were discussed.  Mr. Sundermeir stated that they will be 

added on the next plan when the final lots are determined with the exception of Lot 11.  The 

commission suggested that this driveway be changed to Beaver Hill Road for a better site 

distance and Mr. Sundermeir agreed to investigate and revise the plan.  Jim Helm asked if the lot 

lines could be changed on the Township property so that the homes would be taken off and not 

be destroyed.  Mr. Martin stated that that would not be a discussion for this plan because it is an 

approval of lot lines only.  Ms. Shick disagreed since it was recommending removing the lot 

lines for these two homes.  Mr. Martin stated that once the property is owned by the Township 

that the Board of Supervisors can determine what they want to do with the land.  This lot line 
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enables the Township to have a 72 acre park and it is one step closer to that.  The discussion 

regarding the homes can be done at another time, but is not an issue for tonight.  Mr. Helm stated 

that the lot lines are being removed.  Mr. Martin stated that is something for the Board of 

Supervisors to determine what happens to those two lots.  Mr. Otteni stated that if the Township 

wants these two homes to be subdivided out with logical lot lines it can be done later.  He added 

that he is on the fence if they should be saved at this time.  Ms. Batdorf shared that that she and 

the Zoning Officer did visit the sites.  They do present a lot of problems and knows that the NLT 

did try to sell these two homes.  Viability is a concern.  Mr. Otteni stated that the decision should 

be made by the Board of Supervisors.  A question was asked about no further subdividing of 

properties.  Mr. Sundermeir stated that that lots will be conserved to prohibit that.  Mr. 

Kulakowsky asked if the Township property will have restrictions.  Mr. Sundermeir stated not 

from the NLT, but it depends on what public funding is used and what restrictions they have.  

Mr. Sundermeir answered some questions from the audience.  He stated that this plan creates a 

canvas.  It was not the preferred way to subdivide, the NLT would like to do one submission, but 

due to the PADEP and County requirements, it was determined this would be the quickest way to 

go.  Mr. Kulakowsky stated that the size of the plan would make the review at the PADEP level 

6-9 months.  With this smaller plan the whole plan can be done before summer.  Brian Curry, 

512 Black Horse Road stated that the Township Multimodal Plan calls for bike paths along St. 

Matthews Road.  Ms. Batdorf stated that the Township has met with the Phoenixville Regional 

Planning Committee and they are aware of the timeline for this submission.  This plan is 

conceptually consistent without a review letter being submitted at this time.  Mr. Sundermeir 

stated that the plan will have all of the rights-of-way on it so that a path could be designed and 

constructed in the future.  The NLT does not have plans to install such a path.  Mr. Martin stated 

that the issue with that would be money.  This proposal does not have any extra funds and to 

widen St. Matthews Road to put in a bike path is not going to happen.  Maybe if Toll Bros. had a 

proposal, then maybe, but not with this plan, the funds are not there.  Maria Jacobs, 2351 Beaver 

Hill Road stated that the trails are all pedestrian/equestrian.  She would like to see bicycles be 

permitted.  Mr. Sundermeir stated that currently all of the NLT preserves do not permit bicycles.  

Mrs. Jacobs asked for Mr. Sundermeir to discuss it with the Park and Recreation Commission 

and he stated that he would be glad to do so.  Barb Mueller asked about the horseback trails.  Mr. 

Sundermeir stated that the trails shown on the plan are the public ones and the private properties 

will have trails around the perimeter.  If an owner prefers to have a trail go through their property 

that would be their choice.  The NLT will maintain the trails with public access.  Mr. Martin 

suggested that Mr. Sundermeir meet with Mrs. Mueller to discuss the horseback trails as they 

develop them through the preserve.  Mr. Otteni made the motion that the Planning Commission 

recommend to the Board of Supervisors that they approve the Bryn Coed/NLT Plan subject to 

the review letter from Cedarville Engineering dated March 10, 2017.  Mr. Merroth seconded the 

motion.  Ms. Shick asked if the Planning Commission memo could be added to the motion.  Mr. 

Otteni stated that all of the issues in the memo were addressed.  Mr. Martin stated that they 

should be in compliance with the Township Engineer’s letter since this is a lot line change only.  

This is step 1 of the Bryn Coed project.  Mr. Martin called for a vote which was 5-1 with Mr. 

Lappano abstaining and Ms. Shick voting no.  Motion carried.   
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New Business: 

 

A new subdivision plan was submitted by Toll Bros. for the construction of Sunderland Avenue.  

This was acknowledged as received.  Toll Bros. will be coming to the next meeting to discuss it. 

 

Meeting adjourned 9:20 PM. 

 

   

 

 

 

NEW BUSINESS: 

 

 

 

Meeting adjourned 9:20 PM. 


