DEBRA A. SHULSKI

E-MAIL: debbie@rrhc.com
Ext. 0210

RILEY RIPER HOLLIN & COLAGRECO

ATTORNEYS AT LAW

February 27, 2026
Via Hand Delivery and E-Mail

Erica Batdorf, Township Secretary
North Coventry Township

845 S Hanover St

Pottstown, PA 19465

Re: 1395 South Hanover Street, LLC — 1395 South Hanover Street Redevelopment
Zoning Hearing Board Application

Dear Ms. Batdorf:

As you know, this firm represents 1395 South Hanover Street, LLC (the “Applicant”), the
equitable owner of that certain tract of land located at 1395 South Hanover Street; 1380, 1382, and
1386 Kutz Drive; and 475 Temple Road, North Coventry Township (collectively, the “Property”).
The Property is comprised of seven (7) tax parcels identified as Chester County UPI Nos. 17-7-
57.8, 17-7-57.9, 17-7-57.10, 17-7-57.13, 17-7-57.14, 17-7-57.15, and 17-7-57.16. The Property
contains approximately 4.55 acres and is currently unimproved, aside from existing paved access
and parking areas. The majority of the Property is located within the C-4 Neighborhood
Commercial Zoning District, with approximately 0.48 acres situated within the R-1 Residential
Zoning District. Additionally, the Property is located within a Well Head Protection Overlay
District (Zone 2) pursuant to the Township’s Well Head Protection Zone Map.

The Applicant proposes to develop the Property with an approximately 4,966-square-foot
convenience store and six (6) fueling islands, each containing two (2) fueling positions. The site
is designed with two points of access, one from Pottstown Pike and one from Temple Road. The
proposed site improvements include stormwater management facilities, outdoor seating enclosed
within a fenced area, and a designated mobile pick-up area for food and beverage orders. The plan
also provides a total of seventy (70) parking spaces, consisting of forty-six (46) spaces dedicated
to convenience store visitors and twenty-four (24) spaces allocated to fuel pump stacking and
circulation.

Due to the Property’s location within Zone 2 of the Well Head Protection Overlay District
and certain dimensional and design standards applicable to the proposed improvements, the
Applicant respectfully seeks the following relief from the Zoning Hearing Board:
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(1) Special exception approval for sales and storage of fuel use within the Well Head
Protection Overlay District Zone 2, pursuant to Table 9-3, 370 Attachment 5, of the
North Coventry Township Zoning Ordinance (“Zoning Ordinance”);

(2) A variance from § 370-24.B(3)(b) of the Zoning Ordinance to permit a convenience
store containing approximately 4,966 square feet of gross floor area, where a maximum
of 4,000 square feet is permitted, and to allow twelve (12) fueling positions, where a
maximum of four (4) fueling positions is permitted;

(3) A variance from § 370-91.A of the Zoning Ordinance to permit non-residential parking
spaces to be setback approximately 7 feet from a street right-of-way, where a minimum
of 25 feet is required; and

(4) To the extent necessary, a variance from §§ 370-65.B(2) and (3) of the Zoning
Ordinance to allow a mobile order pick-up window with 6 stacking spaces adjacent to
residential uses and a residential district. While we do not believe a variance is required
because these provisions apply to drive-throughs for restaurants and fast-food
establishments, the proposed use is neither, and the convenience store does not include
a traditional drive-through. The window is intended solely for mobile order pick-ups,
with no ordering window provided; and

(5) Any other zoning relief, interpretations, or approvals from the Zoning Ordinance that
the Zoning Hearing Board may deem necessary to permit the development and use of
the Property as proposed.

Accordingly, the Applicant is hereby submitting a Zoning Hearing Board application the
aforementioned special exception approval and variance relief (“Application”). Enclosed for filing
in connection with the Application are seven (7) sets of the following materials, unless otherwise
noted below:

1. North Coventry Township Application for Zoning Hearing Board and Narrative;

2. Sketch Plan prepared by Howell Engineering, dated October 22, 2025 and last
revised February 16, 2026, consisting of three (3) sheets;

Agreement of Sale (Redacted First and Last Page); and

4. A check made payable to North Coventry Township in the amount of $2,000 for
the required Zoning Hearing Board Application filing fee.

A link to download electronic copies of all materials submitted with the application is being
provided today, February 27, 2026. Additional material may be submitted as exhibits at the time
of the hearing in support of this application. Kindly forward the enclosed materials to the Zoning
Hearing Board for review.
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It is my understanding that the Zoning Hearing Board handles all applicable notice
requirements, including individual notice, publication and property posting. Please advise at your
earliest convenience if this is not the case.

Finally, please advise whether the Application will be referred to the Board of Supervisors
and/or the Planning Commission for review and comment prior to the hearing.

Please feel free to contact us with any questions or if you need additional information.
Thank you for your attention to this matter.

Very truly yours,

Detrn d %%I/

DEBRA A. SHULSKI

DAS/CPW
Enclosures
cc: Cheryl Franckowiak, Zoning Officer (via email w/enclosures)

Geoff Moody (via email w/enclosures)

John Irvine (via email w/enclosures)

Joe Russella, P.E. (via email w/enclosures)

Denny Howell, P.E. (via email w/enclosures)

Cameron P. Wolfson, Esquire, (via email w/enclosures)
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NARRATIVE TO ZONING HEARING BOARD APPLICATION
1395 South Hanover Street, LLLC
February 27, 2026

1395 South Hanover Street, LLC (“Applicant”) is the equitable owner of that certain tract
of land located at 1395 South Hanover Street; 1380, 1382, and 1386 Kutz Drive; and 475 Temple
Road, North Coventry Township, Chester County, Pennsylvania (the “Property”). The Property is
comprised of seven (7) tax parcels identified as Chester County UPI Nos. 17-7-57.8, 17-7-57.9,
17-7-57.10, 17-7-57.13, 17-7-57.14, 17-7-57.15, and 17-7-57.16.

The Property contains approximately 4.55 acres and was historically operated for
boat/marine sales, with several related structures. The structures have since been removed,
however the impervious parking and driveway surfaces remain on the site. The majority of the
Property is located within the C-4 Neighborhood Commercial Zoning District, with approximately
0.48 acres situated within the R-1 Residential Zoning District. The Property is also located within
the Well Head Protection Overlay District (Zone 2), as identified on the Township’s Well Head
Protection Zone Map.

The Applicant proposes to develop the Property with an approximately 4,966-square-foot
convenience store and six (6) fueling islands, each containing two (2) fueling positions, for a total
of twelve (12) fueling positions. The site is designed with two points of access, one from Pottstown
Pike and one from Temple Road to promote safe and efficient ingress, egress, and internal
vehicular circulation. The plan includes stormwater management facilities designed in accordance
with Township and state regulations, outdoor seating, and a designated mobile pick-up area for
food and beverage orders. The plan further provides a total of seventy (70) parking spaces,
consisting of forty-six (46) spaces dedicated to convenience store users and twenty-four (24)
spaces allocated to fuel pump stacking and circulation.

Due to the Property’s location within Zone 2 of the Well Head Protection Overlay District
and certain dimensional and design standards applicable to the proposed improvements, the
Applicant respectfully seeks the following relief from the Zoning Hearing Board:

(1) Special exception approval for sales and storage of fuel use within the Well Head
Protection Overlay District Zone 2, pursuant to Table 9-3, 370 Attachment 5, of the
North Coventry Township Zoning Ordinance (“Zoning Ordinance”);

(2) A variance from § 370-24.B(3)(b) of the Zoning Ordinance to permit a convenience
store containing approximately 4,966 square feet of gross floor area, where 4,000
square feet is the maximum permitted, and to allow twelve (12) fueling positions, where
a maximum of four (4) fueling positions is permitted;

(3) A variance from § 370-91.A to permit non-residential parking spaces to be setback
approximately 7 feet from a street right-of-way, where a minimum of 25 feet is
required;

(4) To the extent necessary, a variance from §§ 370-65.B(2) and (3) of the Zoning
Ordinance to allow a mobile order pick-up window with 6 stacking spaces adjacent to
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residential uses and a residential district. While we do not believe a variance is required
because these provisions apply to drive-throughs for restaurants and fast-food
establishments, the proposed use is neither, and the convenience store does not include
a traditional drive-through. The window is intended solely for pre-paid mobile order
pick-ups, with no ordering window provided; and

(5) Any other zoning relief, interpretations, or approvals from the Zoning Ordinance that
the Zoning Hearing Board may deem necessary to permit the development and use of
the Property as proposed.

As previously noted, the special exception relief is required because the Property is located
within Zone 2 of the Well Head Protection Overlay District, which requires Zoning Hearing Board
approval for sales and storage of fuel uses. The proposed fueling facilities, including all
underground storage tanks and associated equipment, will be designed, installed, and operated in
full compliance with all applicable federal, state, and local laws and regulations. The tanks will
incorporate industry-standard protective measures to ensure the prevention of any discharge or
contamination of groundwater. The Applicant will further comply with all Well Head Protection
Overlay District performance standards applicable to the proposed use.

The variance from § 370-24.B(3)(b) is requested to permit a modest increase in building
size and fueling positions beyond the thresholds set forth in the Zoning Ordinance. The proposed
4,966-square-foot building and twelve (12) fueling positions are consistent with modern
convenience store operations and industry standards. The additional building size is necessary to
accommodate current building code standards to provide larger aisle widths in the store for
accessibility purposes and to provide appropriately sized restrooms and additional food service
area. These dimensions are also similar to comparable nearby facilities, such as the Wawa across
the street at 1417 S. Hanover Street, which encompasses approximately 4,911 square feet and
features sixteen (16) fueling positions. Given its location on a major roadway corridor within a
commercial zoning district, the proposed development is appropriate and compatible with the
surrounding context.

The requested parking setback variance is necessitated by the site layout required to ensure
safe and efficient internal circulation, adequate vehicle stacking at the fueling areas, stormwater
management facilities compliant with applicable Township and state regulations, and coordinated
access to both road frontages. The requested relief is limited to seven (7) parking spaces located
near the intersection, thereby minimizing any potential impact on adjacent residential uses. The
variance represents the minimum relief necessary to permit reasonable development of the
Property in a manner consistent with its commercial zoning classification.

Additional evidence and testimony in support of the Applicant’s request for special
exception approval and variance relief will be provided at the time of the hearing.
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