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DEVELOPMENT PROPOSAL FOR SOLVAY PARCEL 

 

1. Subject Properties: 
a. All of Tax Map Parcel No. 13-47-97, which consists of approximately 84.664 

acres of vacant land and is known as the Solvay Parcel. 
b. All of Tax Map Parcel Nos. 13-47-95 & 13-47-96, which consist of 

approximately 0.786 total acres of vacant land, and are known as the South 
Pennsylvania Ave. Parcels. 

c. A portion of Tax Map Parcel No. 13-47-97-1, consisting of approximately 10.921 
acres of vacant land, and known as the Rogers Foam Parcel. 

d. Environmental remediation has been completed on the Solvay Parcel. 
e. Existing driveway access from S. Pennsylvania Ave.  
f. See Existing Features Plan attached as Exhibit A. 

 
2. Surrounding Area: 

a. Property is set back from South Pennsylvania Avenue. 
b. Bounded by industrial uses along East Post Road to the North, Delaware River to 

the East, Biles Creek and vacant land to the south, and a mix of commercial and 
residential properties to the east between the site and South Pennsylvania Ave. 

c. See Aerial Plan attached as Exhibit B. 
 

3. Zoning: 
a. RD-1:  Riverfront District Section 1 

• Permitted used include Various Residential uses, Office, Restaurant, 
Hotels, and service businesses 

b. See Zoning Map attached as Exhibit C. 
 

4. Development Proposal: 
a. Stalwart is proposing to develop the Property with a building consisting of 

976,300 square feet containing approximately 916,300 square feet of warehouse 
space and 60,000 of office space, along with associated parking, paving, 
stormwater management facilities and related improvements.   

b. The following road access: 
• Cars/Trucks:  Pennsylvania Avenue. 
• Cars:  E. Post Road. 

c. See Site Plan attached as Exhibit D. 
d. See Sample Architectural Plans attached as Exhibit E. 

 
5. Text Amendment: 

a. Stalwart is proposing a Text Amendment to modify the Township Zoning 
Ordinance to (i) permit a warehouse use in the RD-1 Zoning District, and (ii) 
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modify certain requirements applicable to the warehouse use if developed within 
the RD-1 Zoning District.   

b. See proposed draft Text Amendment attached as Exhibit F. 
 

6. Traffic Impacts: 
a. See Truck Route Plan attached as Exhibit G.   

• There is a truck restriction on the portion of S. Pennsylvania Ave. north of 
the site within Morrisville. 

• The Truck route to the site will be Route 13 to Tyburn Road (SR 2020) to 
S. Pennsylvania Ave. (SR 2073) Northbound 

• Proposed Signage and driveway geometry will be designed to direct 
Trucks exiting the site to turn left and head south along S. Pennsylvania 
Ave. 

• All trucks will use the S. Pennsylvania driveway. The E. Post Road 
driveway will be restricted to passenger vehicles only. 

b. See Car Route Plan attached as Exhibit H. 
• The Passenger Vehicle route to the site will be Route 1 to S. Pennsylvania 

Ave. (SR 2073) Southbound and Route 13 to Tyburn Road (SR 2020) to 
S. Pennsylvania Ave. (SR 2073) Northbound 

• Passenger Vehicles with be able to access the site from both the S. 
Pennsylvania Ave and E. Post Road driveways. 

 
7. Environmental Impacts and Remediation: 

a. Flood Plain. 
• Majority of site is located within floodplain of Delaware River. 

o (Approximate elevation 18.5) 
• Proposed development is not within the floodway. 
• Proposed Building will be elevated above the floodplain. 
• Analysis will be provided to demonstrate no impact in accordance with the 

requirements set forth in Section 131 of the Zoning Ordinance. 
b. Woodlands/Trees. 

• Project will result disturbance to wooded areas 
o (Exceeds allowable by approximately 17.15 acre) 

• On site mitigation will be provided to the extent practical 
• Contribution will be made for remainder to allow planting of off-site trees. 

c. Wetlands. 
• Project will disturb some wetland areas 

o (0.35 acres) 
• Applicant will obtain permits from USACE and PA DEP and provide any 

required mitigation. 
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8. Required Approvals and Permits: 
a. Board of Supervisors would need to pass proposed Ordinance Amendment to 

allow the warehouse use in the RD-1 Zoning District and modify requirements 
applicable to warehouses developed in the RD-1 Zoning District. 

b. Land Development Approval from the Board of Supervisors. 
c. Township Building Permits. 
d. E&S Approval from BCCD. 
e. NPDES Approval from DEP/BCCD. 
f. Approval from Morrisville Municipal Authority to provide public water and 

sewer service. 
g. PennDOT HOP. 

 
9. Project Timeline 

a. BOS meeting to present proposal – June 15, 2020. 
b. If Text Amendment is favorably received – BOS to place Text Amendment on 

agenda for BOS meeting on July 20, 2020 to authorize advertisement. 
c. Planning Commission – August 2020. 
d. Hearing on Text Amendment – September, 2020. 
e. Preliminary land development plan submission (if Text Amendment is passed in 

September, 2020) – October, 2020. 
f. Final land development plan submission (if preliminary approval is granted by 

year end) – March, 2021. 
g. Closing on property purchase and commencement of construction (if approvals 

obtained as outlined above) – May, 2021. 
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TOWNSHIP OF FALLS 
BUCKS COUNTY, PENNSYLVANIA 

 
ORDINANCE NO. ________ 

 
AN ORDINANCE OF THE BOARD OF SUPERVISORS OF FALLS TOWNSHIP, 

BUCKS COUNTY, PENNSYLVANIA,  
AMENDING THE PROVISIONS OF THE  

RD-1 (RIVERFRONT DISTRICT-1) ZONING DISTRICT 
 

BE IT ENACTED AND ORDAINED by the Board of Supervisors of Falls Township, 
Bucks County, Pennsylvania that the Zoning Ordinance is hereby amended as follows: 

WHEREAS, Article X, Section 209-86 of the Falls Township Zoning Ordinance and 
Section 609 of the Pennsylvania Municipalities Planning Code, 53 P.S. § 106909, authorize the 
Township of Falls to enact amendments to the Falls Township Zoning Ordinance;  

WHEREAS, warehouse uses are currently not permitted in the RD-1 Zoning District. 

WHEREAS, an applicant has proposed to allow warehouses in the RD-1 Zoning District, 
subject to certain regulations. 

WHEREAS, the Board of Supervisors of Falls Township has determined that it is in the 
best interests of the municipality to adopt this Ordinance amending the Falls Township Zoning 
Ordinance. 

WHEREAS, the Board of Supervisors of Falls Township has determined that this 
Ordinance is generally consistent with the Township’s Comprehensive Plan;  

WHEREAS, a public hearing was held for the purpose of considering this amendment to 
the Falls Township Zoning Ordinance; and  

WHEREAS, the Board of Supervisors of Falls Township, after a public hearing, and after 
receipt of recommendations from the Falls Township Planning Commission and the Bucks 
County Planning Commission, deems it appropriate and proper that the Zoning Ordinance be 
amended to permit a warehouse use within the RD-1 Zoning District, and finds that such 
ordinance modifications are in accordance with the spirit and the intent of the Falls Township 
Zoning Ordinance and Comprehensive Plan. 

NOW, THEREFORE, BE IT ENACTED AND ORDAINED by the Board of Supervisors 
of Falls Township, Bucks County, Pennsylvania that the Falls Township Zoning Ordinance is 
hereby amended as follows: 

1. TEXT AMENDMENT. 

SECTION 209-32.4.C(2) of the Zoning Ordinance is hereby amended to add a new 
subsection 209-32.4.C(2)(n) which reads as follows:    

EXHIBIT F
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(n)  Warehouse buildings, designed subject to the following: 

a. Warehouse buildings shall not be required to comply with the architectural 
design requirements of Section 209-32.4.J(4)(a) and 209-32.4.J(4)(b). 

b. Warehouse buildings shall not be required to comply with the requirement to 
provide a pitched roof and decorative roof elements per Section 209-32.4.J(4)(c), 
provided, however, that all HVAC equipment on the roof of the warehouse 
building shall be set back from the edge of the building and screened from view 
in a manner satisfactory to the Board of Supervisors. 

c. A property developed for a warehouse use shall not be required to connect its 
parking areas to adjacent properties. 

d. A property developed for a warehouse use shall not be required to design a 
coordinated pedestrian sidewalk system per Section 209-32.4.J(7)(a). 

e. Tractor-trailers, cargo boxes or other vehicles or structures meant to be 
transportable are permitted to be used in connection with a warehouse use in the 
RD-1 Zoning District, notwithstanding the provisions of Section 209-32.4.J(7)(b) 
and 209-34.F.  The developer of a warehouse use in the RD-1 Zoning District 
shall be required to submit a parking and traffic circulation plan that shows, to 
the satisfaction of the Board of Supervisors, appropriate locations for the parking 
and storage of Tractor-trailers, cargo boxes or other vehicles or structures meant 
to be transportable as well as buffering from adjacent uses, as part of the land 
development approval process. 

f. The Board of Supervisors may reduce, by conditional use approval, the number 
of parking spaces required for warehouse uses that meet the following 
requirements: 

i. are located in the RD-1 Zoning District; 
ii. are located on at least 50 acres; and 

iii. contain at least 500,000 square feet of leasable building area.   
 

As part of the conditional use approval process, an applicant seeking a parking 
reduction under this paragraph shall submit a parking study from a licensed traffic 
engineer for the applicant (i) rendering an expert opinion that less than the 
required number of parking spaces is necessary to adequately service the 
proposed occupant(s) of the warehouse use, and (ii) providing credible data to 
substantiate this opinion.  Such data shall include ITE information and surveys of 
one or more similar establishments.  Tractor trailer long-term storage spaces and 
loading dock spaces shall not count toward the number of proposed parking  
spaces in the Applicant’s parking study. 
 

g. Notwithstanding the limitations set forth in Sections 209-32.4.I.(3) and 209-
42.E., a warehouse use in the RD-1 Zoning District shall be permitted to have a 
continuous open driveway of up to 36 feet in width. 
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2. SEVERABILITY.  It is hereby declared to be the legislative intent that if a court of 
competent jurisdiction declares any provision of this Amendment to be invalid or ineffective in 
whole or in part, the effect of such decision shall be limited to those provisions which are 
expressly state in the decision to be invalid or ineffective, and all other provisions of this 
Amendment shall continue to be separately and fully effective.  The Council hereby declares that 
it would have passed this Amendment and each Section or part thereof, other than the part 
declared invalid, if the Council had advanced knowledge that any part would be declared invalid. 

4. REPEALER. Any resolution, ordinance or part of any ordinance or resolution 
inconsistent herewith, and any amendments thereof, are hereby expressly repealed and the 
provisions of this Ordinance shall prevail. 

5. RATIFICATION. In all other respects, the provisions of the Falls Township Zoning 
Ordinance, as amended, shall remain in full force and effect. 

6. EFFECTIVE DATE. This Zoning Ordinance shall become effective five (5) days after 
adoption. 

 

ENACTED and ORDAINED this ______ day of ____________________, 2020. 

 
 
 
Attest:       
 
Name:        
 
Title:________________________________ 
 
 

FALLS TOWNSHIP BOARD OF 
SUPERVISORS 
 
 
       
 
By:__________________, Chairman  
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