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Letters To The Editor

Concerns About Newtown
Square And The Plans Of BPG

To the Press
* At the Newtown Supervi-
sors July 9th meeting, the
chairman requested com-
ments to the many concerns
raised by mostmembers on
the Board regarding several
issues surrounding BPG’s

proposed development. This
" diminish the property values .
‘in adjacent locations. There’

letter is a response to that re-

quest and offers additional-
* concerns not mentioried pre- -

viously thatneed further

open discussion with resi- *

dents. :
BPG has requésted the re-

zoning of its property located"

on the Ellis Tract to permit
the construction of a “town

_center”. If this proposed re- -

zoning is approved, it will be
- a history:making and contro-
versial decision for Newtown
Township and in many ways
would be very destabilizing
to Newtown Square for.a
number of sxgmﬁcant rea-
Sons:

1. The town center concept
ishighrisk-itisnota
proven development scheme

. in this region. Its site loca- .

" . tion and density are extreme-
Iy questionable given the ma-
ture, highly-developed nature
of Newtown Township. (2)
BPG has requested a change
in zoning-for significant

acreage (30- 35 acres) which:

will require a change from
the present SU -1 classifica-
. tion,a category which is re-

stricted by numerous land-.

. use protections, to a commer-

gial clgssification w hich-has:

quest mamly because it will
beirreversible. Moreover, if
the zoning changeis granted,
it will be a huge windfall for
.BPG. The value of its land
“will increase exponentlally
immediately by virtue of its

-change from SU = 1 to coms
mercial since a commercial -

designation permits many
more and varied uses than
SU - 1. Whatisthe quid pro

quo to Newtown Township .

and its residents for this vast

benefit should BPG's request

- be granted;
SU-1 zonmg ‘only permits

the following uses: (i) scientif-
ic research laboratories = pro-- ~

vided there is no produc-
‘tion/storage of chemicals,, (ii)
offices for. ad:m.mstratwe ex-
ecutive; governmental ‘and
. ppofe_s_siona} and/or health-
care uses-{outpatient only),
(iit) R-5 residential uses

(housing for the retired, felder- -

. Iy)and (iv) golf courses.
Furthermore, the current

E SU -1 classification‘provides -

for numerous land use con-
trols'which will be aban-

doned if the site s changed to-
commercial, For example, SU-"
~1was established as'a

buffer zone between residen-
tial land uses and other more
intense uses or to teflect cer-

tain geographic features. .

Moreover,any building/de-
velopment of an SU —1 tract’

must méet certain conditional .

--on the health, safety, and wel:
There

.- will be.a significant incr
in'air pollution’from the ifi- -
crease in car traffic stopped

use requirements such that
the development may not (i)
have a detrimental effect on
residents in the immediate
vicinity, (ii) burden streéts,
sewers, schools and-public
services, (iii) add undue con-
gestion or interfere with:nor-
mal traffic patterns, and (iv)

are no similar requirements
in commereial zoning.

2. There will be a major in-
crease in traffic which will be
above the already existing
saturated capacity of Routes
3and 252'and many of the
surrounding intérsections as
shown by the 2006 and 2007

Newtown Squaré Master

Planning Traffic Studies.

. What plans have been de-

vised as a résult of these two

Traffic Studies? ‘Are the next:

steps recommiended (p. 86) in
the 2007 Traffic Study in
process or ifsome stage of
completion? To date, we resi
dents know ofnone. .

The 1mprovement costs
(pp.34 -84) in'the 2007 Traffic

Study have been estimated-to”

be in.excess of $20 Million ex-

cludinig engineering fees, util-,
ity relocation, and right-of--

the study states (p. 85) that
the Township must consider

" a systemof phased improve-

ments to be implemented
over a period of time, time
value.of money calculdtions

will also be necessary to’

Hook

aateres,

Mbr‘eover, significant wm]a—
tion of material costs over.the

period must beconsidered.

since these costs are current-
lyrising and areprojected to

_continue to rise due to-mas-

sive purchases by China, In-
dia, and Latin America over
the’ 10:vear period from 2007

02017 usedmthesmdy As--
noted in the study, the partic: .

ular challenge will be right-
of-way and property acquisi-
tion costsfor certain roadway
improvenents. Thesecosts
are difficult to-accurately pre-

. dlctgwen the recent changes

in Pennsy}vama law which
limit “takings” or the exercise
of eminent domain powers

“for-the purpose of private de- -

velopment. I this apalysis is
applicable to this situation,
the costs might be prohibitive
if theTownship must obtain

- the agreement (fora ‘cost) .

-from property ownersin or-
der to acqtiire land or build-

. ingsfor the road improve- -
" ments/expansions. Furﬁler,

this ignores other major costs
associated with. development

_such-as publicsewage Sys-

tems, (storm water and sarii-
‘tary sewers), water supply,

. et

Moreover, ‘the'increase in
traffic has significant impact

fare of the community.’
e

at initersections and stalled in

- traffic and will nullify the
"benefit of walking trails in

the vicinity - there s little in-
centive to walk close to traffic

_congestion. From a safety

perspective, it will be much
more difficult to walk or to

" ride bicycles within the local

community since there will
be a significant increase in
pass-through traffic on the
side streets (according to the
Traffic Studies) to avoid the

congestion of the “Feeder’
-Streets” to the proposed town

center. This is particularly

" important with respect to the
local elementary school, Cul- .

bertsonand theK-12
Delaware County Christian
School, since they are located
on Goshen Read ~ one of the
roads most adversely affect-
‘ed by the increased traffic
and the potential of “road
e”.

3..As proposed, the rezon-
ing will permit the co-location
of two Town Centers within
the same township, a mere 1
— 2 miles from each other re-
sulting in questionable eco-
nomic viability.

There are a number. of sig-
nificant considerations re-
garding the sustainability or
viability of the town center
concept on the Ellis Tract.
First and foremost, it is far
from a proven fact ‘that the
uses will be:sustainable.
‘What happens to the center
when the merchants leave
should their businesses fail?
Even if merchants sign long
term leases, there is nothing
that stops the businesses
from “going dark” or closing
their doors if economic expec-
tations are not met. Further-
more, it is not customary for
the proposed merchants iden-
tified-byBPG to sign long
term (20 year) leases. ‘Addi-
tionally, grocery stores such
as Whole Foods have early
termination or “kick out” pro-
visions where they can close
their doors on as little as 24
hours notice. An example of

- this is the Fresh Grocer (high-
‘end grocery store) in Villano-

vathat receﬁﬂy went dark

(closéd its doors) within its

first year of
4 The town center plan

“proposes to place residential

units atop retail stores, a use
wrtually unproven and for-
eign to thisregion. What is
the probabnlity of success for
such use since there is no his-
tory of such use in Newtown
Square? If these units fail to

- 'be economically viable, what

willhappen? Possibly, they
may be transformed to apart-
mentswhere residents may
have a significant rnumber of
children to add to-the school

‘rolls, yet such residents will

not be contributing to the

_Townshlp s propertytax

base since they do not own
their homes.

" 5. Density as proposed for
the Town Center is a major
concern. BPG proposes to
construct significant im-
provements (45 retail estab-

- lishments, 12 or more restau-
_ rants; one‘(maybe two) hotels,

a*big box” (Whole Foods)~

-yes, thereis a “big’box” in

their Town Center proposal

.also, residential units and at-

tendant parking inavery
small area (30 - 35 actes). In

.comparison to the useable
acteage available for develop-

ment at the site, the density is
very high by any number of
measures. Moreover; in com:
parison to the improvements
permitted under a By-Right
plan, the density is signifi-

-cantly greater.

6. Aesthetic concerns are
also anissue. BPG’s unwill-
ingness to architect an aes-
thetically pleasing “big box
“By-Right plan in contrast to

their proposed “big box”
‘Whole Foods is highly un-
usual. -

Because the foregoing
changes are uncharacteristic
with the surrounding neigh-
borhoods and will have many
destabilizing and negative
impacts on Newtown Town-

-ship, we agree with BPG and

Board representatives that
more public, open discussion
on these vital issues is both
necessary and required. BPG
appearsto have overstated
the benefits of the Town Cen-
ter but has barely addressed
the collective real costs im-
pacts associated with the de-
velopment of the Town Cen-
ter. A frank and open discus-
sion is needed with Newtown
Township residents to dis-
cuss in detail these major im-
pacts and costs, as well as
property ramifications and
the staged phasing of road-
waly improvements over time
asrecommended in the
Township’s 2006-2007 Traf-
fic Studies. The detailed

~costs from the i impacts on all

the other public service sys-
tems are needed also, On this
we should all agree.
- Andrew J. Semeister
President
Individuals Concerned
For Newtown Square



