Jones Motor Zoning Amendment Comments
East Vincent needs to see more options, and make wiser choices!

[bookmark: _GoBack]Comments by Christine McNeil 4/20/11

Zoning Comparison by T. Glacken only focuses on an Intensity of Development comparison. No other comprehensive impact measurement is considered.

1. This amendment allows a commercial retail center under the 186-acre scenario, to be 470,150 – 1,089,000 square feet with the addition of up to 465 housing units 50 feet high (we now have a 35 foot limit). The scale of this proposal is well beyond the needs of the residents of East Vincent Township.

Town Center is 35% of 25 acres = 8.75  
This area should be pedestrian oriented not car oriented. This amendment provides for  "drive thru restaurants, banks and pharmacies thus defeating the goal of creating a town center. Prohibit drive-throughs

2. No consideration has been given to look at how this amendment affects other districts or parcels in the township; there is no integration of this amendment and its impacts on the rest of the zoning in the township.

3. No analysis or thought has been given to examine the loss of the "professional office" use which would bring in a $1.34 sf net fiscal benefit vs. this commercial loss of -$.44 sf. or the comparison of wages comparing professional office or light industrial to the earned income of white collar/skilled labor vs. minimum wage workforce. (Randall Gross of Development Economics)No analysis has been undertaken to evaluate the amount of Local Economy dollars and activity vs. chain store generated economic activity. See two handouts: The 5 Myths about Big Box Retail and Impact of Big Box Stores on Taxes and Public Costs.

4. No consideration has been given to the overall housing build out allowable with this amendment -- we are supposed to have only 1000 new units: 350 units are already approved by the township. This amendment creates an over-build-out of the township.

5. There is no master site plan or township controlled design standards provisions. Why is the township allowing the landowner and future developers to dictate to us? A master plan, an official map and design standards are essential missing elements that have been called for by both Ray Ott and the Phoenixville Regional Plan. Is your goal to make our township ugly and filled with huge expanses of blank wall big box anywhere architecture? 
Some design considerations:
· Establish a maximum front set back 
· Require the car parking to be in the back
· Imbed the big stores into the middle of the plan and have the smaller shops and small office stores in the front Provide special requirements for corner architecture. Do not accept Franchise Architecture.
· Require large display windows
· Require vernacular architectural standards using timeless principals of detail and design.
· Require a large village green to allow for social gatherings and farmers markets 
· Require public sculpture and art from local artists
· Create separate walkways for pedestrians and bikes. Have the parking lot require walkways with trees on either side. 
· Use groves of trees vs. single trees. Require 1 tree per 3 parking spaces.  
· Create a standard of 5-10 minute walking distances between the houses and the shopping
· Storm water basins are landscaped to be a habitat not a drainage ditch, introduce water features and rain gardens
· Sidewalk widths are unacceptable at 4 feet. Should be 5-6 feet.
· Lighting standards need major rework

6. They get this all with no Transfer Development Rights allowances when the township is holding close to $6.5 million in TDR’s, 

7. No transportation issues are examined,

8.There is a 15% requirement for open space = 28 acres. Of the 28 acres, at least 20% = 5.6 acres shall be provided as improved greens, pocket parks, playfields or plazas. In section C they are only required to provide one pocket park and one playfield for active recreation. Use of the Terms: “wherever” possible” and “generally conform” are used which don’t hold the developer accountable to any standard. Even though this parcel is considered one of the top 10 farm soils in the township. No provisions are made to set aside any of the farmland.

9. No actual look at the recent condo's built in East Coventry and West Vincent to see if there were more children coming out of these developments to the OJR school district compared to the developers scenario. 


All of this seems to give East Vincent away to the developers under the superficial guise of getting more "Ratebles" to the township.



Shopping Center and Population Comparisons

Shopping Center Comparisons
Main Street Exton in West Whiteland =300,000 sf
Philadelphia Premium Outlets = 425,00 sf
Coventry Mall = 800,000 sf
Court at Upper Providence = 425,00 sf
Phoenixville Shopping Center = 280,000 sf
The Plaza at the King of Prussia Mall = 1million sq. ft.
The original Gambone proposal for the Jones site that was turned down by EVT had 400,000 sq. ft. and 400 housing units

Population comparisons
West Whiteland 16,500
Phoenixville 15,000
East Vincent 6,000

