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Introduction 

G. Antonini Reality, Inc. proposes to construct a 19,640 square foot Flex-Space building on an undeveloped parcel 
of land approximately 6.93 acres size in the C-2 Regional Commercial Zoning District of Caln Township, Chester 
County, Pennsylvania. This Environmental Impact Assessment (EIA) Report is prepared in accordance with Section 
137-66 of the Township’s Subdivision and Land Development Ordinance and based upon the Land Development 
Plans prepared by D.L. Howell & Associates, Inc. last revised October 23, 2017. 

 

General Character & Site Location 

The subject property is located at 4060 Edges Mill Road and consists of an irregularly shaped parcel identified as 
parcel number 39-001-0114.0100 containing approximately 6.93 acres. The property is located north of the 
Downingtown Coatesville Bypass (PA Route 30), east of Bondsville Road (PA Route 340), and south of Edges Mill 
Road. A parcel approximately six (6) acres containing a commercial building currently occupied by Palace 
Packing Machines Inc. is located to the east of the subject property. A parcel containing approximately 1.7-acres 
containing a private residence and an adjacent undeveloped property approximately 5.49 acres in size is 
located to the west beyond the adjacent Beaver Creek. 
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Beaver Creek flows north to south near the western border of the subject property. The groundcover throughout 
the majority of the subject property is low-lying grassland and brush; however the property contains several 
mature trees along Edges Mill Road and Route 30, and woodland areas exists along the western edge of the 
property. Access to the site is currently provided from Edges Mill Road from a private driveway that currently serves 
the subject property as well as the adjacent commercial property to the east.  The property appears to be 
previously disturbed with a graded ‘pad’ intended for a future building as well as stormwater management basins 
along the southern portion of the site. Topsoil piles are located along the private driveway in the northern portion 
of the site. A Location/ Zoning Map are included within the appendices of this report. 

 

Visual Analysis & Visual Resources 

Existing Conditions 

As previously indicated, the subject property has been been previously cleared of vegetation to accommodate 
site grading. Low-lying unmaintained grasses and shrubs have reoccupied the cleared areas of the site. The 
previous site development included the creation of two (2) stormwater management basins on the southern 
portion of the site while topsoil piles are located on the northern portion. Larger individual trees adjacent to Edge 
Mill Road and Route 30 to the south have been maintained. The northern portion of the site is now occupied by 
sumac, wild grape vines, and a variety of invasive species common with roadway frontages.  

Existing Site Amenities 

The Route 30 Downingtown-Coatesville bypass is located adjacent to the site to the South. Views of the site from 
the bypass can be characterized as filtered due to scattered trees located along this roadway. Views into the 
property are further screened due to sloping topography adjacent to the roadway. Mature deciduous trees in this 
area of the site combined with the dense, under-story shrubs on these steep slopes enhance the buffer from Route 
30 as well as the Bondsville Road interchange located to the West. 

Existing woodlands on the western portion of the site screen the subject property from adjacent residences to the 
west. This area has a natural wooded character and contains mature canopy trees, as well as an understory of 
trees and shrubs of varying ages. Although some of this vegetation will be removed to accommodate the 
proposed parking area, a majority of the mature vegetation will remain along Edges Mill Road and Beaver Creek. 

A Photographic Inventory and Photographic Key Map are located within the appendices of this report illustrating 
views of the subject property. 

 

Site Development Plan 

The Flex Space Site Layout Plan prepared by DL Howell & Associates, Inc. indicates the subject property is 6.93 
acres in size. The plan illustrates the construction of a single commercial building containing 19,640 SF. Access to 
the building will be provided from Edges Mill Road through the existing access drive also serving the existing 
adjacent commercial use to the east. A parking area containing (55) parking stalls will be located between the 
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proposed building and the adjacent Edges Mill Road, while loading areas will be located on the western side of 
the building. Approximately 78,550 SF of impervious coverage (38.48% of the total site area) is proposed with the 
project. The Land Development Plan indicates the building will be less than 50-feet in height, will be one-story in 
height, and will be constructed in a single phase. Areas devoted to open space will not be subdivided from the 
subject parcel. 

 

Identification of Site Features 

Geography 

The site is underlain by three (3) geologic rock formations: the northern portion of the property consists of Harpers 
Formation, the middle section of Vintage Formation, and the southernmost of Kinzers Formation. Harpers 
Formations are generally gray, thin-to-thick bedded, lamented quartzite, quartzose schist, and sandy micaceous 
shist. Vintage Formation are dark gray, granular dolomite with a wavy texture.  Kinzers Formations crops out in thin 
bands adjacent to Vintage Dolomite. It is gray, micaceous limestone and calcareous mica shist with interbeds of 
dark gray shale, dark gray argillaceous limestone, and spotted gray to white marble. As noted in a report 
prepared by Geosystems Consultants, Inc. dated September 1, 2016 the depth of rock is greater than 50 feet 
below the finish floor elevation and may be “concluded that the probability of sinkhole activity at the site is low.” 
An exhibit illustrating Geological Characteristics is provided within the appendices of this report. 

Topography and Steep Slopes 

The topography of the site can be generally characterized as level to moderately-sloping and drains from north to 
south. The highpoint of the property is located at the northern property boundary with an elevation of 
approximately 304 feet above sea level. The low point of the property is located at the southern property 
boundary adjacent to the Downingtown Coatesville Bypass (PA Route 30) with an elevation of approximately 282 
feet above sea level. Based upon the high and low points of the property, the property has an average 
topographic slope of approximately 3.6%. As mentioned previously the site was cleared and graded to create a 
building pad where a majority of the currently proposed development will occur. Topsoil piles created from 
previous site grading will be removed. Areas of steep slopes are only located on the western portion of the site, 
adjacent to the stream bank of Beaver Creek and immediately south of the subject property adjacent to the 
Coatesville - Downingtown Bypass and will be unaffected by the proposed development. 

Soils 
The “USDA Natural Resources Conservation Service Report” indicates the subject property contains five (5) soil 
types: 

Co / Codorus Silt Loam 

EdC / Edgemont channery loam 

EdD / Edgemont channery loam 

Ln / Lindside Silt Loam 

Th / Thorndale silt loam 
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The Land Development Plans for this site prepared by D.L. Howell & Assoc., Inc. indicate all proposed construction 
activities will be located within the areas underlain by the Edgemont Channery Loam soils. The Edgemont series 
(EdC and EdD) consists of deep, well drained soils formed in the weathered residuum of quartzitic rock. The depth 
to bedrock range is about 3½ to 7 feet. They are well drained, negligible to high runoff and moderately high to 
high hydraulic conductivity. The soil series is often composed principally of hardwood forest; some areas have 
been cleared of trees and are being used for cropland, hay, and pasture; a portion of the areas have been 
utilized for urban development. 

Ground / Surface Water and Hydrology 

Beaver Creek flows through the western portion of the subject property. Beaver Creek is a tributary to the East 
Branch of the Brandywine Creek. This stream channel enters the property at an elevation of approximately 300 
feet above sea level from the adjacent private property to the west. The channel flows generally north to south 
parallel to Bondsville Road (PA Route 340) through an area of mature trees and woodland. The tributary continues 
south beyond the subject property under the Downingtown Coatesville Bypass (PA Route 30). 

Beaver Creek was dammed in 1974, downstream from the subject property in East Brandywine Township. Flood 
impoundment basins are located in both East Brandywine Township and West Brandywine Township with a total 
flood storage capacity of 170 million gallons. The Beaver Creek Dam provides flood protection for 10 
municipalities. A Dam Rehabilitation Project began in November of 2011 to improve the dam and extend its 
service life.  

Thorndale Silt Loam is the only hydric soil on the subject property identified in the USDA Report. As previously 
indicated, the site was previously cleared and graded to accommodate two (2) stormwater management basins 
that currently exist on site. Plans prepared by D.L. Howell & Associates, Inc. identify the existing stormwater basins 
and Beaver Creek are located within the 100-year floodplain and contain areas of delineated wetlands, however 
no development is proposed within these areas or their respective wetland buffer areas. An exhibit illustrating 
Existing Features (Hydrologic/ Soil/ Topographic) is provided within the appendices of this report. 

 

Identification of Biological Resources 

Vegetation 

A majority of the subject property is comprised of open field containing low-lying brush and grassland. Mature 
trees are located on the west side of the property along Beaver Creek, and several mature trees are also located 
to the north along Edges Mill Road. At the southern boundary of the site, mature tree species including Black 
Walnut and Sycamore were observed as well as understory Sumac trees. 

The area adjacent to Beaver Creek separating the subject property from the neighboring property to the west 
can be characterized as woodland. Several of the same tree species were identified in this area as found along 
Edges Mill Road as well as Eastern Hemlock and several Oak species, with Sumac growing along the woodland 
edge. A dense understory of invasive shrubs such as wild grape, privet, japanese honey suckle, and multiflora rose 
were also observed in this area. The ground layer consists mostly of leaf litter from the surrounding trees and 
colonizing herbaceous plants and grasses. 
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West of the subject property, areas adjacent to the Route 30 off-ramp are lined at the perimeter with plants 
typical of local hedgerows. Young native successional trees including as Sumac, Honey Locusts and Sycamore 
were identified in these areas as well as invasive species such as mulberry and ailanthus. Although these areas are 
very dense and overgrown with invasive shrubs such as multiflora rose and japanese honeysuckle, the scrub area 
screens the property from Route 30.   

Wildlife Habitats 

The Chester County Natural Heritage Inventory Map (CNHI) identifies core and supporting wildlife habitats. Core 
Habitats are defined by CNHI as "areas containing plant or animal species of concern at the state or federal 
levels, exemplary natural communities, or exceptional native diversity…”  Supporting habitats are defined as 
“areas surrounding or contiguous to core habitats that maintain vital ecological processes or secondary habitat 
for sensitive natural features that may be able to accommodate some types of low-impact activities”. The subject 
property does not contain any of these habitats as identified by CNHI.  

A variety of natural features exist on the property including woodlands, unmaintained scrub areas, existing 
stormwater management basins, and Beaver Creek. A “Water Quality Standards Review Stream Redesignation 
Evaluation Report” was prepared by the PA DEP in October of 2006 indicating species of Trout, American Eel, and 
Minnows were observed approximately 0.25 miles north of the subject property as part of the referenced review.  
Beaver Creek is classified as a Cold Water Fishery (CWF) per the Aquatic Life Designation from the findings of the 
PA DEP.  The existing woodland immediately adjacent to the Creek within the riparian buffer area will not be 
disturbed by the proposed site development, maintaining a shaded tree canopy for the Creek. Proposed 
impervious surfaces will be located a considerable distance of approximately 175-feet from the stream bank. An 
exhibit illustrating Wildlife Habitat & Vegetation Characteristics is located within the appendices of this report. 

 

Historic Resources 

No existing historic structures are identified on the subject property or immediately adjacent properties. A stone 
bridge associated with Edges Mill Road over Beaver Creek is located to the west of the subject property; however 
the proposed site development will have no impact on the visibility of the bridge and was recently rehabilitated 
by PennDOT in 2011. 

 

Community Services and Facilities 

The proposed commercial flex space does not include residences and is expected to provide no significant 
impact on existing community facilities such as schools, parks, recreation areas or libraries.  

Views into the site from Edges Mill Road will be easily viewable for police patrols.  An emergency access drive is 
provided around the entire building to accommodate fire, rescue, and ambulance services.  The proposed 
building height will also be below the maximum 50-foot height regulations; therefore existing fire apparatus will 
adequately service the proposed building height. A detailed description of local services and facilities is provided 
below: 
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Hospitals and Health Care 

The Brandywine Hospital is the closest Hospital to the proposed development and is located on Reeceville Road in 
Caln Township, approximately 3.1 miles from the subject property. The hospital provides a range of medical 
services including emergency care, diagnostic testing, and laboratory services. 

Fire Protection 

Caln Township is served by the Thorndale Volunteer Fire Company. The Thorndale Fire Company is located 1.5 
miles from the subject property on Lincoln Highway and is equipped with a pump truck, a rescue pumper, and 
five traffic/squad related vehicles. 

Police Protection 

Police protection within the Township is provided by the Caln Township Police Department. The police station is 
located at the Caln Township Municipal Complex at 253 Municipal Drive approximately 1.5 miles from the site. 

Ambulance and Rescue Services 

The Martins Corner Ambulance, Caln Township Ambulance and the Downingtown Ambulance Company provide 
emergency Medical Services to residents of Caln Township. 

Postal Service 

Edges Mill Road currently receives postal delivery service. 

 

Identification of Utility Needs 

Water service is provided to Caln Township by Aqua America. The subject property is not located within the Aqua 
America service area, therefore an individual well will provide water service to the facility. 

Sewer 

The site is outside the public sewer service area of Caln Township. Wastewater facilities will be provided on-site. 

Refuse Disposal 

Trash collection and disposal, including recyclables of aluminum, glass, plastics, and cardboard is provided to 
Caln Township by Eagle Disposal of PA, Inc. This area of the Township is within Waste Collection Area (4) and 
served every Thursday. 

Storm Drainage  

Existing stormwater runoff essentially drains in a southerly direction across the site toward the existing stormwater 
management basins. The post-development hydrologic conditions will remain similar. 

Two (2) stormwater management basins exist on site to control runoff from the site. Site-specific soil testing data 
was utilized to develop the stormwater management design for the subject property in accordance with the PA 
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Stormwater Best Management Practices manual.  Overflow from the stormwater detention structure is directed by 
a grassed swale to Beaver Creek.    

Routine inspection and maintenance of the stormwater management system will be provided to assure proper 
operation of the stormwater management facilities to protect the surface and groundwater quality of the area.    

Stormwater management plans and reports indicate the facilities have been designed to comply with local and 
state requirements including the Chester County Conservation District and PADEP. 

Communications & Electrical 

PECO energy is the electric utility provider for the area. Business telephone and internet service communications 
are currently available from multiple venders. Electric utilities and communications are available from existing 
overhead lines along Edges Mill Road. 

 

Traffic Impact Study 

A Traffic Impact Assessment for the subject property prepared by Heinrich & Klein Associates, Inc. indicates “there 
will be little traffic impact due to new traffic generated by the proposed development; and, safe and efficient 
access will be provided for the proposed flex building.” 

 

Social & Demographic Characteristics 

The proposed development does not provide for new residential uses and will not directly impact the 
demographics of the Township with new residents. The proposed development is expected to provide 
approximately 25 employees and jobs to the Township. 

 

Identification of Economic and Fiscal Characteristics 

Expenses to the Township associated with the proposed development are expected to be negligible:  

Access to the proposed flex-space building will be provided from an existing shared driveway and will not require 
a new curb cut or street opening on Edges Mill Road.  

No new residential uses will be provided. The proposed use is expected to have a negligible impact on existing 
recreation facilities in the Township. 

Water and sewer service will be provided by on-site facilities and will not require the demand for public utility 
services.  

Stormwater management will be provided on-site. Outlets into existing public stormwater facilities are not 
required.  

The Caln Township Police Department and the Thorndale Fire Company are located only 1.5 miles from the 
subject property if needed for emergency events.   
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According to the State of Pennsylvania Municipal Statistics PSD and EIT rate generator, the earned income tax 
rate is 1.0% for non-residents of Caln Township. Plans for the subject property indicate one-employee is expected 
within the interior office and up to (24) additional employees may be expected with the wholesale and 
warehousing use. Per the 2015 US Census the average per capita income was $36,332 for Caln Township residents. 
Assuming the proposed use will employ (25) people at the same average income level as the current population, 
up to $9,083 of revenue should be expected from Earned Income Tax revenue generated by the proposed use.  

The limited impact on existing services and the revenue anticipated from the proposed use is expected to 
generate a positive fiscal impact for the Township. 

 

Measures to mitigate adverse effects 

Construction Conditions 
  
Direct adverse impacts such as air quality, noise levels, vibrations, and dust associated with the operation of 
heavy equipment will be expected during the construction phase of the project, particularly in the grading and 
paving phases of construction. Noise associated with construction activities generally does not exceed 120 
decibels (chainsaw, hammer on nail, pneumatic drills, and heavy machinery). Major grading and blasting 
operations and demolition of existing structures will not be necessary during the construction of the project, 
minimizing the duration and impact of construction related activity. Additionally, direct adverse effects that may 
occur are expected to occur within reasonable business hours of the day. Existing woodland buffers surrounding 
the site will further mitigate noise levels and views from adjacent properties.  

Any secondary adverse effects regarding water quality will be minimized by implementing best management 
practices (BMP’s) proposed stormwater management design and erosion and sediment controls. Silt fence will be 
installed parallel to slopes south and west of the proposed construction activities. Installation of the silt fence will 
restrict soil from being carried off-site during a storm event, or being discharged into the adjacent stream. During 
construction activities, the sediment trap will assist in capturing soil particles and reduce the possibility of this 
sediment being discharged into the existing stream tributary through storm water runoff during storm events. 

A majority of the disturbed areas to remain as grass will be provided with a biodegradable erosion control blanket.  
Installing the blanket after final grading of slopes will reduce the chance of soil erosion and foster germination of 
the grass seed on the slopes for permanent stabilization. 

Temporary inlet protection will be provided after the installation of the proposed stormwater system and base 
course of paving, and will remain until construction activities have been completed. The inlet protection will 
consist of a coarse stone to be installed on top of the inlet grates, which will allow stormwater to pass through the 
stone, but capture sediment prior to being discharged into the stormwater collection system. 

A temporary stabilized construction entrance will be installed adjacent to the existing driveway. The construction 
entrance will be constructed with a coarse stone for a minimum length of 50-feet and is intended to assist the 
removal of soil from construction equipment prior to leaving the site, and reduce the chance of soil being 
released onto adjoining roadways.   
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The construction of the project is not expected to utilize toxic materials, cause electrical interference, or emit 
odor, glare, heat, fire and explosion, smoke, fumes vapors, gases and/ or radioactive materials. 

Future Conditions 

The proposed flex space and associated office use is permitted by §155-28.C.13 of the Caln Township Zoning 
Ordinance. The proposed flex space and associated office is confined to a single building footprint. Post-
construction impacts will be associated with trucks loading and unloading at the property. Noise associated with 
a truck may be expected to be 90 decibels. As a comparison, noise associated with the adjacent Coatesville 
Downingtown Bypass is expected to be 70 - 85 decibels, Additionally, the noise associated with the loading areas 
of the site will be buffered by existing woodland on the western and southern portion of the site and reduced by 
the substantial setback from adjacent property lines mitigating any direct adverse effects on the community. 

 

Assessment of beneficial or adverse impacts and Alternatives 

The proposed development fulfills a need in the Township to provide flex space that may include wholesaling and 
warehousing facilities with associated offices. The site is within the C-2 Regional Commercial District of the 
Township where “flex space” is a permitted use. As mentioned previously the existing site has previously been 
disturbed. The Land Development Plan prepared by D.L. Howell & Associates, Inc. illustrates minimal modifications 
and alterations to the already disturbed land and existing strormwater basins, while limiting impacts to the 
identified environmental site constraints. 

The proposed Land Development Plan identifies the proposed bulk requirements as they compare to the required 
bulk requirements of the underlying C-2 Regional Commercial District.  The plan proposes only 6.51% building 
coverage and 23.82% lot coverage, when 25% and 40% are the maximum permitted ratios respectively and 
should therefore be viewed as a minimal impact when compared to the maximum development potential of the 
subject property. Additionally, the site is less suited for other uses permitted in the underlying zoning district 
including retail businesses, business and medical offices, restaurants, banks due to direct roadway accessibility 
and increased frequency and volume of traffic generated from these uses. 

The site development as proposed should be considered beneficial for the community as it fulfills a need for 
commercial flex space with minimal impact to adjacent roadways and transportation systems. Minimal site 
improvements will be required as the subject property was previously disturbed, and access will be provided to 
Edges Mill Road through an existing shared driveway. The project will also add up to 25 employees within Caln 
Township providing occupational tax revenue and employment opportunities for existing residents. Potential 
adverse impacts should be considered short-term, temporary effects associated with construction activities. 
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Appendices 

Location/Zoning Map 
Photographic Key Map 
Photographic Inventory 
Geologic Characteristics 
Existing Features (Hydrologic/ Soil/ Topographic) 
Wildlife Habitat & Vegetation Characteristics 
Curriculum Vitae & Professional Profile for Brian E. Seidel, RLA, AICP 
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