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              M E M O R A N D U M 
 
TO:  Marple Township Officials 
  Anthony Hamaday, Township Manager 

J. Adam Matlawski, Esq., Township Solicitor 
  Joseph Mastronardo, P.E., Township Engineer 

Cardinal Crossing Realty Associates, L.P. Team 
   
 
FROM:  Daniel B. Mallach, RLA, AICP, ASLA 

Thomas J. Comitta, AICP, CNU-A, RLA 
  Jennifer Leister Reitz, AICP, LEED AP 

Erin L. Gross, Associate ASLA, APA 
   
        
DATE:  July 31, 2015 
 
 
SUBJECT: REVIEW COMMENTS - CARDINAL CROSSING TOWNE CENTER 
  PRELIMINARY SUBDIVISION AND LAND DEVELOPMENT PLANS  
  DATED MAY 15, 2015 
   
Enclosed are our Review Comments pertaining to the following documents that we received 
on June 3, 2015: 
 
 

 Preliminary Subdivision and Land Development Plans, consisting of forty seven (47) 
Plan Sheets, Revision '0' dated May 15, 2015, prepared by Bohler Engineering; 

 

 Manual of Written and Graphic Design Guidelines, consisting of 37 pages, dated       
May 15, 2015, prepared by Glackin Thomas Panzak;  

 

 Fiscal Impact Analysis, consisting of 19 pages plus Appendices, dated May 18, 2015, 
prepared by Glackin Thomas Panzak;  

 

 Site Context & Market Overview, consisting of 6 pages plus Appendix, dated May 18, 
2015, prepared by Glackin Thomas Panzak;  

 

 Draft Ordinance "Twp. Submission 1 – May 15, 2015", Amending Chapter 300, Zoning, 
by adding a new Article V-A entitled Planned Community Center District; and 

 

 Draft Ordinance "Twp. Submission 1 – May 15, 2015", Amending Chapter 300, Zoning, 
by adding a new Section 300-33A entitled Planned Community Residential District. 

 
 
Please call or email if there are any questions. 
 

Please note the following comments pertaining to the documents listed on the Cover Memorandum.   
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1. Overall Comment 
 
The Plan for Cardinal Crossing Towne Center proposes development on a 213 tract that is bounded by 
Sproul Road, Reed Road, Interstate 476, and the Cardinal O’Hara property. The tract is currently 
divided among three (3) Zoning Districts: INS Institutional, RC Residential, and RB Residential.   
 
The Preliminary Plan contemplates a mixed-use development with 303 Multi-Family dwelling units and 
a Commercial development campus consisting of 746,650 square feet of Retail space, a 100,000-
square-foot Medical Office building, an 80,000 square-foot Fitness Center, a 65,000 square-foot Hotel, 
and a 5,585 square-foot Convenience Store with gasoline pumps.   
 
To facilitate this Plan, the Applicant has submitted Zoning Amendments to replace the existing zoning 
for the tract. These proposed Amendments would establish a "Planned Community Center District" for 
the non-residential development and a "Planned Community Residential Development District" for the 
residential development. Review comments pertaining to these proposed Ordinance Amendments have 
been submitted under separate cover.  
 
The comments herein intended to strengthen the proposed development with respect to the planning, 
development and utilization of the property. We believe that Community Open Space, Vehicular and 
Pedestrian Connectivity, and the overall quality of the landscape condition can be enhanced.  
 
 

2. Open Space and the Public Realm 
 

2.A. The current Plan could be enhanced relative to dedicated and integrated Community Open Space for 
use by residents and visitors to Cardinal Crossing.  

 
The Plan could be strengthened with a physically and visually connected network of outdoor spaces in 
the residential and non-residential portions of the tract. Such integrated spaces, incorporated within 
the fabric of the development, will help to provide Cardinal Crossing with the vitality needed to sustain 
the property as a regional destination. 

 
2.B. The Applicant should submit a colored Open Space Plan as per the proposed Amendment §300-

33A(Q). This Plan would delineate the various types and uses of Open Space and significant related 
structures, and access thereto. 

 
2.B.1.The Open Space Plan should label the acreage for each area of land utilized to achieve the  required 

minimum Green Space in the Planned Community Center District and Common Open Space in the 
Planned Community Residential District. 

 

2.B.2.The Open Space Plan should identify the Residential Open Space Areas that may be offered for 
dedication to the Township, as per General Note 35 on Sheet 8, and any other portions of the tract 
that will be available for unrestricted legal access by the general public. 

 

2.B.3.The Open Space Plan should label the materials and widths of all portions of the Walking Trail. 
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3. Active Recreational Amenities 
 

3.A. Playgrounds 
 
Each of the residential neighborhoods should include and have easy access to a playground with play 
equipment (designed for ages 2 to 5 and 5 to 12 and, installed and maintained per the standards of 
the National Recreational and Park Association (NRPA)).  

 
3.B. Cardinal O'Hara Fields 

 
The Applicant proposes baseball fields and soccer/multipurpose fields on the adjacent Cardinal 
O'Hara property. Can the Applicant clarify if the residents or visitors to Cardinal Crossing will have 
designated access in perpetuity to these fields? As there are no such amenities proposed on the 
Cardinal Crossing property, such access would be vital to the viability of the residential community.  
 
Could the lot lies be revised, so that the proposed play fields are part of the Cardinal Crossing 
development? 
 
Even with permitted access, and if not otherwise in use by the school, the improved fields at Cardinal 
O'Hara would be almost half a mile away from the north-side residents. Further, these residences 
would have limited backyard space.  Therefore, we recommend that a multi-purpose field be built to 
serve the residents in the north part of the community, unless access to the Cardinal O'Hara property 
will serve the proposed residents.  

 
 
4. Passive Recreational Amenities 

 
The Applicant has provided opportunities for passive recreation along the stream corridors and within 
the flood adjacent to wetlands. Due to the sensitivity of these natural features and the extent of 
proposed building, grading and stormwater infrastructure, please provide more detail to show how the 
passive recreational amenities will be realized.  
 
The Plan currently shows a limited trail network on the south side of the property, portions of which are 
on the Cardinal O'Hara property where access has not yet been confirmed. Please consider additional 
trails on the east and north sides of the property.  
 
In combination a more extensive system of interconnected trails and stream/wetland crossings, 
additional detail should be provided in the Plan for trail stabilization and surface materials, bridge 
design, trail wayfinding signage, and trail-side benches and bench pads. 
 

5. Natural Resource Conservation and Preservation Practices 
 
It may be appropriate to move/transplant some trees, rather than remove and replant. The Applicant 
should discuss with the Township their analysis of the suitability of this conservation practice as it 
pertains to this particular site. 



 

THOMAS COMITTA ASSOCIATES, INC. 
Town Planners & Landscape Architects 
 
REVIEW COMMENTS - CARDINAL CROSSING TOWNE CENTER 
PRELIMINARY SUBDIVISION AND LAND DEVELOPMENT PLANS DATED MAY 15, 2015 
 
July 31, 2015 
 

 4 

If trees cannot be (or perhaps should not be) transplanted in portions of the subject tract, the Applicant 
should demonstrate to the Township how proposed new planting will serve to maintain and enhance 
the ecological viability of the tract. Particular attention should be given to the preservation and 
protection of the stream corridors, soils, and animal and plant communities. 
 
 

6. Design Guidelines 
 

The Design Guidelines could be renamed "Design Standards" and the cover could read "Manual of Written 
and Graphic Design Standards for the Planned Community Center District and the Planned Community 
Residential District." 

 
6.A. The Design Standards should include model specifications in the captions (e.g., for  benches, waste 

receptacles, bicycle racks and planters). 
  
6.B. We recommend that "shall" be used instead of "should" in several locations throughout the Design 

Standards document. An example includes the permitted location of wall mounted mechanical or 
service equipment (page 3):  

 
"No wall mounted or mechanical or service equipment should be shall be placed on the primary 
building facade, and such equipment located on non-primary building facades should be shall be 
screened from view to the greatest extent feasible…." 

 
6.C. The Design Standards should specify maximum permitted light heights for each lighting situation 

(parking areas, sidewalks, etc.). 
 
6.D. We recommend that the photographs of Buffering on page 22 be replaced with better examples.  
 
6.E. Page 24 (14.11) requires that Street Tree planting areas shall have a minimum dimension of four (4) 

feet in any direction. The Applicant should more precisely define "planting area", and confirm that 
this metric has been achieved throughout the Plan. (In other words, are the Street Trees all 
proposed within eight foot (8') wide grass strips?) 

 
6.F. Page 24 (14.12) requires that "where trees are installed in non-porous pavement, a method of 

subgrade aeration shall be provided such as structural soil or other approved equal." 
 

 This condition (trees installed in non-porous pavement) will be widespread throughout Cardinal 
Crossing. Therefore, as this is a technical item, a Detail of the proposed method of subgrade 
aeration should be included within the Plan Set, with the other Planting Details. 

 
6.G. Page 29 (17.4) states that "trails shall be no less than 5 feet in width and no greater than eight      

feet". The Design Standards should describe the conditions under which the Walking Trail may   
be less than eight (8) feet in width. (Along with Walking Trail materials, the Land Development Plan 
graphics should indicate the various widths of the Walking Trail.) 
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6.H. The Manual of Written and Graphic Design Guidelines, dated May 15, 2015, could be   
strengthened by including several additional topics as listed below. 

       
Planned Community Center District (Commercial/Retail) 
 

1. Site Planning & Layout 

2. Green Space – 300-37A.(4) 

3. Hardscape (walls/retaining walls) – 300-37A.A.(7) 

4. Street Trees – Tree grates (expand 14. Landscaping : Streetscapes) 

5. Building Height - 300-37A.A.(4)(g)  

6. Building Wall Lights (expand 7. Site Lighting) 

7. Awnings (mentioned briefly in 1.1 Façade Composition Signage – 300-37A.A.(8) 

8. Signage – 300-37A.A.(8) 

9. Curbing 

10. Traffic Signals & Poles 

11. Public Realm and Open Space/Recreational Amenities: Trail Design, Benches Location and 

Bench/Pad Designs, Shelters, Pergolas, Gazebos, etc.  

 

Planned Community Residential District Development (Residential) 
 

1. Master Plan & Layout 

2. Lot Types 

3. Building Types & Height – 300-33A.G. 

4. Public Realm (Open Space/Recreational Amenities) – 300-33A.I. & J. 

 
 

7. Landscaping 
 

7.A. Enhanced Planting Scheme 
 

The Landscape and Lighting Plan illustrates regularly spaced street trees, parking lot shade trees, and 
some stormwater basin plantings. Also proposed are new buffer plantings internal to the development 
and at property boundaries that are intended to soften views of differing internal and off-site uses. 
These buffer plantings consist primarily of evergreen trees and are appropriate given the proposed 
clearing of existing vegetation.  
 



 

THOMAS COMITTA ASSOCIATES, INC. 
Town Planners & Landscape Architects 
 
REVIEW COMMENTS - CARDINAL CROSSING TOWNE CENTER 
PRELIMINARY SUBDIVISION AND LAND DEVELOPMENT PLANS DATED MAY 15, 2015 
 
July 31, 2015 
 

 6 

However, retaining strategically placed and viable groups of mature trees in the midst of proposed 
construction will go a long way, to enhance the "green" nature of the project.  
 
As the plan is refined with respect to the public realm, there could be many additional informal tree and 
shrub planting opportunities. 

 
7.B. Plant Specifications 

 
The Applicant should prepare and submit to the Township a preliminary list of proposed plants, with 
botanical names and any cultivar names. Moving forward, such a list shall be integrated with the 
detailed graphics so that the Township can evaluate "right plant-right place", consistent with best 
practices and applicable Ordinance provisions.  

 
7.C. Building Foundation Planting for Individual Buildings 

 
Planting Plans for the individual buildings should be provided as part of future Plan submissions.  

 
7.D. Details and Notes 

 

The various Planting Details and Landscape Notes are excellent.  
 
 
8. Vehicular and Pedestrian Connectivity 
 

The vehicular and pedestrian connections are a fundamental part of the Public Realm, and their legible 
design will be vital to a well-functioning development. Legible design will be achieved through signage, 
lighting, and complementary and coordinated plant materials and hardscape materials, including 
surface materials and colors, fencing, wall block materials and colors, crosswalk design, etc.  
 
Legible vehicular and pedestrian connectivity can also be enhanced with the use of a visual "connective 
tissue", such as strategically located iconic piers, or linkage via pergolas. (A good example of linkage 
via pergolas along pedestrian walkways can be found at Concordville Town Centre in Concord 
Township.) 
In a development as large as Cardinal Crossing, a strengthened Plan for the Public Realm can also 
feature visual "nodes" and "terminated vistas" that improve wayfinding and better create a sense of place.  

 
9. Sidewalk, Crosswalk, and Walking Trail Details 

 
9.A.  Sheet 40, Details, includes a cross-section of the proposed Sidewalk construction.  

We further recommend that the Plan specify the surface treatment of the Sidewalks. Specifically, we      
recommend that the Sidewalks be provided with a Brushed Finish and Smooth Troweled Edge.  

 
9.B.  Sheet 40, Details, includes a Crosswalk Detail that specifies parallel painted stripes. However, the 

Design Guidelines show and describe unit pavers, stamped concrete or asphalt, and zebra-stripe 
Crosswalks (pp. 8 and 30). 
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We recommend that all Crosswalks be unit pavers or stamped concrete or asphalt, and that these 
Details be included on Sheet 40.  

 

9.C.  The Design Guidelines (page 29) state that "the surface material [of trails] shall be appropriate to the 
area in which the trail is located." The Plan does not yet identify the material(s) proposed for the 
Walking Trail. 

 

Further, it is not yet clear whether the Existing Trail that will connect into the proposed Walking Trail 
in the southern portion of the tract will be (re)surfaced, so that it is of the same material and quality as 
the adjacent portion of Walking Trail. 
 

 
10. Lighting Review Comments 
 

10.A. Please see the attached Lighting Review comments from C. Stanley Stubbe dated July 15, 2015. We 
assume that any building-area and building or canopy-mounted lighting will be specified and 
illustrated in forthcoming Plan submissions or in Building Permit Applications. We recommend that 
any Preliminary Plan approvals be conditioned on Township review and approval of such Lighting 
Plans.  

 
10.B. We recommend that the Applicant identify and describe for Township Officials any development 

projects that they intend to emulate in their effort to achieve safe, secure, and attractive site lighting. 
Ideally, such projects would be reasonably local so that some Township Officials could visit them at 
night.  

 
 
11. Tree Protection, and Planting Over Underground Basins 

 
11.A.  Many trees are proposed within Parking Lot Islands that appear to be located over underground 

stormwater basins. The Applicant should confirm that the roots of these trees, or leaf or branch litter, 
will not interfere with the proper functioning of the stormwater infrastructure.  

 
11.B.  Sheet 39, Soil Erosion and Sediment Pollution Control Details, includes a basic Tree Protection 

Fence Detail.  
 

Sheet 37, the Soil Erosion and Sediment Pollution Control Plan, should show the actual locations of 
Tree Protection Fencing. The heavy dashed line indicating the Limit of Disturbance should also be 
labeled as Tree Protection Fencing.  

 
Further, the early sequential establishment and ongoing maintenance of the Tree Protection Fencing 
should be described in full on Sheet 38, the Soil Erosion and Sediment Pollution Control Notes, with 
a standalone section for Tree Protection Notes.  
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12. Walking Trail Through Culvert 
 

According to the Site Plan (Sheet 7), the Walking Trail will pass under the Road via a culvert, along with 
the Stream. This culvert will be 62 feet long, and approximately 45 feet wide and 16 feet high. It will be 
constructed of Conspan, a modular pre-cast concrete system.  In addition to technical structural 
information, the Applicant should provide illustrations of the spatial relationship of the Walking Trail and 
the Stream, and address the potential necessity for safety and security enhancements such as 
supplementary lighting. 
 
 

13. Design of Stream Crossings 
 
The appearance of the vehicular and pedestrian bridges will be fundamental to the aesthetic appeal of 
Cardinal Crossing. We recommend that the design of such emblematic "crossings" be coordinated with 
the buildings, retaining walls, fences, gazebos, and other site features to promote visual connectivity 
and character.  
 
 

14. Retaining Walls and Retaining Wall Fencing 
 

The Applicant should provide greater specificity and detail regarding the materials proposed for the 
Retaining Walls and Retaining Wall Fencing.  
 
 

15. Signage Plans 
 

The proposed Ordinance Amendment permits the following types of signs: 
 

a. Planned Community Center Identification Sign; 
b. Primary Entrance Sign; 
c. Secondary Entrance Signs; 
d. Monument Signs; 
e. Freestanding Pylon Signs; 
f. Main Street Master Directory Sign; 
g. Driveway Entrance Signs; 
h. Wall Mounted Signs; 
i. Blade Signs; 
j. Traffic Control Signs; 
k. Corporate Flags and Banners; and 
l. Gasoline Price Signs 

 

Signage Plans should be submitted during the Land Development review process. Signage Plans 
should include the locations for each type of sign, except for Wall Mounted Signs, Blade Signs, and 
Corporate Flags and Banners.  
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For all of these permitted types of signs, the Design Guidelines should include color illustrations of the 
actual proposed designs, with dimensions and material specifications. (Using generic store names). 

 
 

16. Perspective Illustrations of the Full Proposal 
 
The Design Guidelines provide several specific illustrative examples of "best practices" and text 
provisions that are intended to promote a particular and predictable visual outcome for separate site 
elements, such as buildings, lighting, the design of public spaces, etc.  
 
However, it is difficult to visualize what the "build-out" of Cardinal Crossing may actually look like. 
Therefore, to help better evaluate the overall visual scope of the project, we recommend that the 
Applicant submit perspective ("3-D") sketches from various vantage points in order to illustrate the 
proposed development. 

 
These sketches may have already been prepared, but not yet submitted.  
 
 

17. Fiscal Impact Analysis  
 
The Fiscal Impact Analysis is conducted using industry-accepted methodologies and multipliers.  The 
conclusion of the Analysis that the project would result in a net fiscal impact for both the Township and 
the Marple Newtown School District is supported.  
 
The Fiscal Impact Analysis does not specify the number of new employees (police, code enforcement, 
etc.) that may be required by the development. While the Analysis estimates a net positive impact to 
the Township of $960,000 per year, it is important to note that this includes the costs of maintaining the 
current level of service for Township services and does not account for any capital upgrades or 
additions to facilities (i.e., police station) that may become necessary to house any additional 
staff. These costs, at least proportionately, would be funded by the surplus.   
 
 

18. Site Context & Market Overview 
 
The Site Context and Market Overview provides a summary of the median income, employment rate, and 
retail absorption rate for a 10-mile trade area surrounding the subject site. The Overview concludes that 
the regional and national retail markets are healthy, with strong occupancy rates and increasing rents.  
 
Please note the Site Context & Market Overview does not consider a “net absorption” of retail in the area 
and, therefore, how the proposed retail, office, or hotel space will impact existing centers in the region.  
 
 

 
 
19. Minor Plan Changes 
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19.A. For ease of reference, the road names should appear on all Plan sheets.  
 

19.B. On the Landscape Plans, Sheets 22 through 26, the north arrow should be rotated 180 degrees. 
 
 
20. Conclusion  
 

We recommend that the Land Development Plan and Design Guidelines be revised, enhanced or 
clarified as described herein.  

 
 

 
 

Please call or email if there are any questions.  
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 S T U B B E  C O N S U L T I N G ,  L LC   

        1 4 3 8  S h a n e r  D r i v e  
Phone: 610 972-9803 P o t t s t o w n ,  P A  1 9 4 6 5  
FAX:    610 326-1402 StubbeConsultingLLC.gmail.com 
 

July 1, 2015 
 

Mr. Tomas Comitta, AICP, CNU, RLA, ASLA, Thomas Comitta Associates, Inc. 
18 W. Chestnut St. West Chester, PA 19380 
Subject:  Cardinal Crossing Towne Center Preliminary Land Development, Marple Twp. 
    Review of Proposed Site Lighting 
 

Tom: 
 

On 06/25/15, your office transmitted Sheets 3 and 22 - 27, Rev. 0 dated 05/15/15, for the Cardinal 
Crossing Towne Center Preliminary Land Development Application, Marple Township, and requested 
review of proposed lighting.   
 

Exterior lighting, contained on Sheets 22 - 27, consists of 363 area lights pole-mounted at nominally 30' 
AFG and 126 streetlights post-top mounted at nominally 16' AFG.  
 

In order to effectively evaluate the proposed site lighting against Township ordinance requirements and 
customary and reasonable engineering practices, it is recommended Applicant be requested to provide the 
following additional information on lighting plans: 
 

1. Luminaires - Complete ordering nomenclature and manufacturers' catalog cuts of specified luminaires 

2. Photometrics -  

a. Point-by-point plot of predicted maintained footcandles at finished grade 

b. Names of photometric files used to plot predicted illuminance levels 

c. Statistical area summaries of minimum, average and maximum illuminance levels and uniformity ratios 

d. Light-loss factor(s) assumed in calculating illuminance levels 

3. Luminaire Control - Method of control of on-off cycles of luminaires, including but not limited to: 
description of lighting control devices, the hours of operation of luminaires and which specific 
luminaires, if any, are proposed to remain on all night for site safety/security 

4. Pole Protection - For poles supporting lighting equipment within parking areas, directly behind parking 
spaces or otherwise vulnerable to damage from backing or sharp turning vehicles, details of how such 
poles are proposed to be protected.   

5. Other Exterior Lighting - Submit building-mounted and other exterior lighting, e.g., flag, facade, sign, 
path, with Land Development Application 

If there are questions regarding this review and its recommendations, please advise.   
 

Sincerely, 
 

Stubbe Consulting LLC 

 

COMMISSION INTERNATIONALE DE L'ÉCLAIRAGE 

INTERNATIONAL COMMISSION ON ILLUMINATION 

INTERNATIONALE  BELEUCHTUNGSKOMMISSION
John E. Kaufman, Past President 
CIE(USA) 
1752 Newfield Avenue 
Stamford, CT   06903-5130 
TEL: 203-322-6210 
FAX: 203-322-9260 
E-Mail: 73424.30@compuserve.com
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C. Stanley Stubbe 


