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December 4, 2017

Mr. Mark Penecale
Planning and Zoning Officer
1176 Old York Road
Abington, PA 19001

Re: Conditional Use Application -Studio Movie Grill/Willow Grove Mall

Dear Mark:

Enclosed herein please find the following documents for the conditional use application for the
proposed Studio Movie Grill located at Willow Grove Mall:

1. One (1) Conditional Use Application Form;

2, One (1) copy of Special Warranty Deed dated May 10, 2006, recorded
July 14, 2006, evidencing ownership of the property in question;

3. One (1) full copy of the Traffic Report from McMahon.

4. Ten (10) copies of Community Impact Statement, together with exhibits
(including Site Plan and other documents);

5. Five (5) additional copies of the Community Impact Statement for the
Township Economic Development Committee; and

6. Check for conditional use application fee in the amount of Two Thousand
and 00/100 Dollars ($2,000.00).

Should you have any questions, please do not hesitate to contact me at 215-875-0472, or our
attorney Tyler Mullen at 215-564-8589. Thank you for your attention to this matter.

Enclosure

cc:
Christopher E. Cummings, Esq.

Tyler W. Mullen, Esq.

Danial Herman, SVP, Development, PREIT

. . .  #3427936 v.2
200 South Broad Street  Third Floor  Philadelphia, PA 19102 215.875.070C  preit.com



Township of Abington
1176 Old York Road
Abington, Pa. 19001

Section 1806 of The Zoning Ordinance of the Township of Abington contains the requirements
for the submission, review procedures and the criteria for approval of a Conditional Use
application within the Township of Abington. This form has been provided for your use. Please
complete the entire form and submit the completed application with the required plan(s),
reports(s) and application fee.

Name of Applicant: WG Park — Anchor B LP

Address of Applicant: c/o: PREIT Services, 200 South Broad Street, Third Floor, Philadelphia,
PA 19102

Telephone Number: Mark Gambill, 215-875-0472

E-Mail Address: mark.gambill@preit.com

Name of Land Owner: Same

Address of Land Owner: Same

Telephone Number: Same

Submit proof of standing for the property involved in this application. A copy of the deed,
agreement of sale or lease can be submitted. Please feel free to delete the financial terms of

the sales agreement or lease.

Name of Attorney: Stradley, Ronon, Stevens and Young, LLP — Tyler Mullen and Christopher
Cummings

Address of Attorney: 2005 Market Street, Suite 2600, Philadelphia, PA 19103
Attorney’s Phone Number: 215-564-8000

Attorney’s E-Mail Address: tmullen@stradley.com




A written narrative may be submitted with this application that addresses the need for this
application, an assessment of the property involved, the community character, safety related
issues, traffic impact, storm water management and the effect on public utilities.

The undersigned herewith declares this submission to be true and correct as to the facts known
as of the date of this appliratinn

Signature of Applicant: _
" nt

Signature of Land Owner:

Section #3 of Ordinance #1951 of the Township of Abington contains the fee schedule for
matters heard by the Board of Commissioners and include zoning change applications, map
amendments, conditional use application, petitions and curative amendments.

A fee of $2,000.00 is required to be submitted as the time the application is received. Checks
are to be made payable to the Township of Abington and submitted to the Zoning Officer.

Date Received: Receipt Number:

Signature of Zoning Officer:

if there are any questions that you may have, please feel free to contact Mark Penecale @ 267-
536-1017 or by e-mail at mpenecale@abington.org.




COMMUNITY IMPACT STATEMENT
Studio Movie Grill at Willow Grove Park Mall

Contact Information:

Mark Gambill

Vice President, Development
Pennsylvania Real Estate Investment Trust
200 South Broad Street, Third Floor
Philadelphia, PA 19102
mark.gambill@preit.com

215-875-0492

Brief Summary of Project and Application:

WG Park — Anchor B LP (“Owner”) proposes to locate a Studio Movie Grill (“SMG”) theater (the
“Theater”) in the former JC Penney space located in Willow Grove Park Mall (“WGPM"”). Owner has
applied to the Township of Abington (the “Township”) for conditional use approval (the “Approval”) to
permit a Movie Theater (Multiplex) use on the first and second floors of the former JC Penney space.

Pursuant to Sections 1806 and 2103 (G-7B) of the Township’s Zoning Ordinance, conditional use
applications must be accompanied by, among other things, a Community Impact Statement (this “CIS”).
This CIS, including the attached Exhibits, addresses various aspects of the Theater’s impact on the
Township, including the Theater’s prospective impact on traffic, employment, safety and community
character, among other things.

Theater Attendees:

Movie theater attendance is affected by many factors, not the least of which is the concept of “film
zones”. A film zone is a geographic area determined by theater operators .that is unserved or
underserved by the requisite number of screens. Exhibit A, attached hereto, shows a map of the area
surrounding the location of the proposed Theater, and the other movie theaters. As shown onthe map,
there are no theaters within close proximity to WGPM.

SMG has determined that the WGPM trade area is an underserved film zone and that a theater in the
subject location would be economically viable, Additionally, upon discussions with Township
representatives, Owner was informed that the Theater would be a welcome addition to the Township’s
entertainment offerings and would fit nicely with the current character of WGPM.

Research on WGPM shoppers reveals the following:

] 207,973 mall shoppers in the WGPM trade area say they have attended a movie at a theater at
least once in the last three months.
. 43,000 mall shoppers in the trade area say they have attended a movie at a theater four or

more times in the last three months.
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. WGPM shoppers are 87% more likely to attend a movie four or more times over a three month
period than others in the Philadelphia area.

Based on this data, WGPM shoppers appear to prefer movies even more than other Philadelphia-area
natives, which supports the assertion that a movie theater would be a welcome addition to the

Township.

Brief Summary of the Theater:

SMG, the leader in in-theater dining exhibition and named to Inc. Magazine’s 35th Annual List of Fastest
Growing Private Companies, has modernized the traditional movie-going experience by combining first-
run movies with full-service, in-theater dining. Since 2000, SMG has swiftly grown to 30 locations in 9
states. Attached hereto as Exhibit B is a brochure containing additional information concerning SMG.

The SMG motto is: Opening Hearts and Minds, One Story at a Time.

SMG combines first-run movies, alternate and family programming, with in-theater dining from an
extensive made-to-order American Grill menu and full-service bar. At the push of a button, patrons can
place an order with an SMG team member directly from their seats and have food and beverages
delivered before and during the show. A typical SMG menu is attached hereto as Exhibit C.

SMG has created an immersive movie-going experience with custom luxury recliners paired with laser
projection, studio extreme large format auditoriums, and Q-SYS sound systems to enjoy this season's
biggest blockbuster, take in a family feature, or host a private event. Service buttons are placed at every
seat, so the server instantly knows when the patron needs to place an order or need assistance, and
they deliver the order directly to the patron’s seat anytime during the show. '

The Theater will have 11 screens and around 1,100 seats. The Theater will also include in-theater food
and drink service as well as a full bar and table seating in the lobby. Movies will also have reserved

seating.

Positive Aspects of Proposed Use:

] Add an entertainment component, as well as another full service restaurant, to tHe
community.

. Further stimulate mall traffic.

. Stabilize mall occupancy and enhance sales.

. Replace an underperforming JC Penney with a SMG projected to produce at least 3

times JC Penney’s revenue.

. Create additional jobs for surrounding community members. Additionally, there have
been discussions regarding the use of Minority Owned Businesses for contracting and

operating purposes.
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Negative Aspects of Proposed Use:

Hours of operation:

Lightwash.

Increased traffic to mall.

Later hours of operation relative to normal mall operating hours.

9:00 A.M. - 2:00 A.M. (varies based on school schedule and corporate events). However, peak hours
will likely occur between the hours of 7:00 P.M. and 11:00 P.M. on Fridays and Saturdays.

Average Daily Census (Projected):

Morning Afternoon Evening Night

Monday 100-200 100-200 600-800 200-300
Tuesday 100-200 100-200 600-800 200-300
Wednesday 100-200 100-200 600-800 200-300
Thursday 100-200 200-400 800-1000 300-500
Friday 100-200 200-400 900-1100 800-1000
Saturday 200-300 700-900 900-1000 800-1000
Sunday 100-200 700-900 800-1000 300-500
Security:

To ensure the safety of all SMG patrons, SMG and Owner will take safety measures above and beyond
what would be typical at a normal mall. SMG has a full time corporate risk manager (retired secret
service) and engages armed security personnel at each location as needed. WGPM also has a security
team through Allied Universal. There have also been initial discussions with the Abington Police
Department regarding security.

Key Issues:

1. Pick up and drop off, particularly teenagers without parents.

2. Loitering in front of the theater main entrance and parking areas.
3. Potential problem customers exiting the theater.

4, Sharing the main theater parking lot with other tenants.

5. Vehicular and pedestrian traffic flow.

Security Officer Deployment:
> Peak hours - Friday and Saturday — 7:00 P.M.- 12:00 P.M.

7:00 P.M. - 3:00 A.M. - ABINGTON POLICE DEPARTMENT- 1 Police Officer — Special Duty {in addition to
the APD officer already serving the mall).
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. Dedicated to patrolling the main Theater entrance and main parking field.

. Can call for fast back-up officers if needed.

. His or her presence will be a visual deterrent and can address loitering and potential problem
patrons.

> Normal hours of operation — Including Friday and Saturday.

ALLIED UNIVERSAL SECURITY OFFICERS -2 Secufity Officers assigned to patro! high traffic theater areas.

o One Security Officer dedicated to the theater with vehicle access.
0 Security Officer in vehicle will circulate and control vehicular traffic flow (no cars
blocking parking aisles while waiting for theater patrons).
0 Monitoring ring road traffic to keep vehicles moving, keeping main vehicular entrances

and exits open and drive lanes flowing and maintaining theater exterior entrance traffic
(no blocking the Fire Lane in front of theater).

o} Will be able to call for additional security personnel to direct traffic, etc. if the need
arises.
o One Security Officer on foot patrol inside the mall and exterior plaza at the main theater

entrance with vehicle access if needed.

Theater Alcohol Policy:

SMG adheres strictly to all local liquor taws and regulations. Staff is trained and certified and perform iD -
checks on all customers both inside the auditoriums and in the lobby restaurant/lounge.

Parking:

With the addition of SMG, the total gross leasable area of WGPM will be 1,120,519 square feet. The
Township Zoning Ordinance requires 4 parking spaces for every 1,000 square feet of gross leasable area
or 4,482 spaces. The mall contains 5,605 parking spaces.

The primary Theater parking field has 748 spaces in it after reconfiguring the drive aisle as shown on the
attached plan. SMG and the other retail/entertainment which would use the primary Theater parking
field would be approximately 94,000 square feet and would require 376 parking spaces per the
Township Zoning Ordinance.

Both WGPM and the Theater primary parking field provide parking well in excess of that required by the
Zoning Ordinance.

SMG also provides valet parking depending on the location and clientele and as special events warrant.
Valet parking is being considered at the WGPM location.

Traffic Impact

Attached hereto as Exhibit D is a traffic study prepared by McMahon Transportation Engineers and
Planners (without exhibits), which indicates that the mall will continue to operate at similar conditions
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as under existing conditions with the addition of SMG and the current parking supply will continue to be
adequate to accommodate the theater.

The full Traffic Study Report can be reviewed at the Township Zoning Office or can be obtained by
contacting Mark Gambill listed in the Contact Information section above.

Primary drop-off/pick-up area is directly in front of the main entrance to the Theater, which is over 500
feet away from the nearest residences. The residences are buffered from the mall parking field by
privacy fencing and landscaping. Sufficient stacking/queueing of vehicles in front of the theater will be
more than adequate to handle the heaviest census times.

With the Theater being located at WGPM, detrimental traffic impacts for both vehicular and pedestrian
traffic to the surrounding neighborhood are minimized.

Projected Employment:

Management - 9
Staff - 250

Note: JC Penney operating in approximately 150,000 square feet had approximately 100 employees in
non-peak seasons and 125 employees during the holidays. SMG will operate in approximately 49,000
square feet.

Minority Hiring — SMG is a conscious capitalism company that believes that its teams should reflect the
communities in which it operates.

Revenue Breakdown by Category by Percentage:

Movies: 30%
Food: 40%

Beverage: 20%

Community involvement:

See SMG Qutreach One information attached hereto as Exhibit E.

Site Plan:

Attached hereto as Exhibit F is a Site Plan prepared by PREIT dated November 20, 2017. The Site Plan
conforms with all applicable requirements of Section 1806(E){2) of the Zoning Ordinance.

Conclusion:
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The Theater will have an overwhelmingly positive impact on the Township and the neighborhood
directly surrounding WGPM. As demonstrated by this CIS, Owner and SMG are committed to taking all
necessary precautions with respect to traffic, safety, and other potential issues, while at the same time
delivering a highly desired, well-run amenity to the Township’s residents.
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EXHIBIT A

Map of Movie Theaters

(See attached)
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EXHIBIT B

SMG Brochure

" (See attached)
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Welcome to Studio Movie Grill.

We're leading the industry by delivering the biggest blockbuster movies
and alternate programming, an American Grill menu and full service bar,
with friendly service at the push of a button. Whether you're visiting us for
latest movie, taking in a family feature, or hosting a private event, SMG has
something for everyone.

@ 2017 Studio Movie Grill. All rights reserved.



| an 100% sure
these theaters
are the future of
mnovie-going.

Jeffrey Katzenberg, CEO

Dreamworks Animation












his is the only
theater | go to. .t I'm
‘already going out tor
dinner, why not do it
at the same time?

SMG Guest Review, Yelp.com









Arizona North Carolina

Scottsdale, 20m Epicentre, Charlotte, 2013

Cadlifornia Pennsylvania

Rocklin, 2014 Upper Darby, Philadelphia, 2015

Simi Valley, 2015

*Bakersfield, Opening 2017 Texas

Florida H‘ighlands, Arlingto.n, 2007
Lincoln Square, Arlington, 2017

Tampa, 2014 Colleyville, 2014

*Seminole, Opening 2017 Royal Lane, Dallas, 2008

Spring Valley, Dallas, 2013
Northwest Highway, Dallas, 2013

Georgia

Citycentre, Houston, 2009
Holcomb Bridge, Alpharetta, 2010 Copperfield, Houston, 2006
Duluth, 2012 Lewisville, 2007
*Marietta, Opening 2017 Pearland, 2016

Plano, 2000
Hlinois The Colony, 2015

Tyler, 2015

Chatham, Chicago, 2014
Wheaton, 2012

Indiana

College Park, Indianapolis, 2013

*Currently under construction






We unify our brand voice through
theater architecture and design,
on-screen offerings and facility
capabilities, operational excellence,
and a little southern hospitality.
The experience begins online and
is communicated through every
guest touch point in-theater and on-
screen.

Guests can enjoy dining from our
freshly-prepared American Grill
menu in the lounge, at the bar, or in-
theater anytime. The menu includes
house favorites like our coconut
chickentenders, blackened chicken
salad, hand-crafted cocktails and
local microbrews, daily specials, and
a weekend brunch.






SMG's new prototype is a marriage of 25 years of in-theater dining expertise
and execution. While the design vocabulary has changed, what remains is
our trademark schedule of materials combined with the very best viewing
experience, an open-air bar and lounge area, and a little southern hospitality.

Exterior Design

The appearance of a Studio Movie Grill consists of the trademark SMG
signage along with a signature blue entry. The storefront is anchored with
our tagline: Eat, Drink, Movies. Finish materials include stucco, aluminum,
glazing, and masonry that can complement the center in which the theater
is located.

Interior Design

The interiors are modern in design with a selective mix of textiles, stone
surfaces, warm woods, and modern furniture classics. SMG's environments
are designed to be intimate but social, with the right mix of public energy and
pockets for conversation. Custom luxury recliners, exclusive SMG-designed
EOMAC panels, and studio extreme large format auditoriums create an
immersive experience for laser projection and Q-SYS sound systems to
transform your movie experience.

Kitchen Design

The Heart of the House is a state of mind that informs the kitchen design and
provides the means for our American Grill menu to be freshly prepared and
made to order. The kitchen is capable of serving over 1,000 meals an hour
during peck times. All equipment is NSF approved and provides a safe and
efficiently laid out for our Team and a great environment to work.






Preferred Requirements

Ground Level Footprint / 40,521 SF

Parking / 412 Spaces / 1 Parking Space per 3.0 Seats

Ideal Lease Space Width / 265 Ft.

Ideal Lease Space Depth /175 Ft.

Clear Space to Underside of Joist / 27 Ft.

Electric / 1200 AMP / 277/480, 3P, 4W / with Step Down Transformer
Domestic Water / 3 Inch / Dedicated Water Line

Fire Dept Connection / 4 Inch / Dedicated Water Line

Fire Sprinkler / 8 Inch / Dedicated Water Line (Or as Requested by Local Code, FDC & Sprinkler)
Sewer / 6 Inch / Domestic Sanitary

Sewer / 6 Inch / Grease Trap

Grease Trap / 4,000 Gal / or per Local Code Requirements

Gas / 4 Inch / 6000 CFH @ 5PSI

HVAC /145 Tons / Avg.1Ton per 275 SF

Liquor License Required






Brian Schultz

President + CEO

972/388.7888 x223
bschultz@studiomoviegrill.com

Ted Croft

CFO

972/388.7888 x266
tcroft@studiomoviegrill.com

Joseph Harberg
Master National Real Estate Representative

HWGA Group

214/494.00M
joe@hwgag.com

studiomoviegrill.com | buildingsmg.com






EXHIBIT C

Sample SMG Menu

(See attached)
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EXHIBIT D

Traffic Impact Study

(See attached)
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December 1, 2017

Mr. Mark Gambill

Vice President, Development

Preit

200 South Broad Street, Third Floor
Philadelphia, PA 19102

RE:  Traffic Evaluation
Willow Grove Park Mall Remerchandising
Abington Township, Montgomery County, PA
McMahon Project No. 817798.11

Dear Mark:

As requested, McMahon Associates, Inc. has completed this Traffic Impact Evaluation for the proposed
remerchandising of a portion of the existing Willow Grove Park Mall. This proposal will not result in
an increase to the size of the existing mall, but will simply reconfigure existing retail space for other

uses.

The Willow Grove Park Mall is located between Moreland Road (S.R. 0063) and Old Welsh Road (S.R.
2029), west of Easton Road in Abington Township, Montgomery County, PA (see Figure 1A). A total
of approximately 94,358 square feet of space within the mall is proposed to be remerchandised to
provide a 48,693 square-foot movie tavern theater with up to 1,100 seats for patrons, a 35,585 square-
foot sport and health center, and retain 10,080 square feet of retail space. This area of the mallis
illustrated in Figure 1B. Itis anticipated that with this proposal, overall access to the mall will continue
to be provided via the multiple existing driveway intersections with Moreland Road (S.R. 0063), Easton
Road, and Old Welsh Road (S.R. 2029).

The purpose of this transportation impact study is to evaluate the potential traffic impacts associated
with the proposed remerchandising of the site. The scope of this study includes an evaluation of the
2017 existing weekday afternoon, Saturday midday, and Saturday evening peak hours, as well as the
2017 future conditions with completion of the remerchandising of the mall at two of the mall’s most
affected site accesses and at the adjacent off-site intersection at Old Welsh Road and Fitzwatertown
Road. An evaluation of the required parking supply for the overall mall was also performed.

Based on the results of this evaluation, no off-site or on-site access modifications are required due to the
proposed remerchandising of the mall, as the existing on-site accesses in this area of the mall are
adequate to meet the changing needs of the mall. While minor delays may be experienced with the



Mr. Mark Gambitl
December 1, 2017
Page 2 of 8

traffic exiting to the left to travel east along Old Welsh Road (S.R. 2029) from the stop-controlled mall
access opposite Cummings Avenue, our evaluation found that there is ample capacity for these
movements if they are potentially transferred to the adjacent signalized mall access along Old Welsh
Road (S.R. 2029) located opposite Reservoir Avenue. The specific details of our traffic evaluation are as

follows:
Existing Transportation Settings and Conditions

The following key intersections in the vicinity of the site comprise the study area, which were
confirmed with the Township for inclusion in this study:

e Old Welsh Road (S.R. 2029) and Fitzwatertown Road (S.R. 2038);
* Old Welsh Road (S.R. 2029) and Cummings Avenue/Mall Access; and
* Old Welsh Road (S.R. 2029) and Reservoir Avenue/Mall Access; and

The existing characteristics of the study intersections, including photographs, field sketches, and signal
permit plans are provided in Attachment A.

To the west of Cummings Avenue, Old Welsh Road (S.R. 2029) provides a single travel lane in each
direction; provides one travel lane in the eastbound direction and two travel lanes in the westbound
direction between Cummings Avenue and Reservoir Road; and two lanes in each direction of travel
between Reservoir Road and Easton Road (S.R. 0611). Old Welsh Road (S.R. 2029) is classified as
community collector with a posted speed limit of 35 miles per hour. According to the daily traffic
count data from PennDOT's internet Traffic Monitoring System (iTMS), Old Welsh Road (S.R. 2029)
carries approximately 11,750 vehicles per day (total both directions) on a typical weekday.

Fitzwatertown Road (S.R. 2038) provides a single travel lane in each direction of travel with a posted
speed limit of 35 miles per hour and is classified as a community collector. According to the daily
traffic count data from PennDOT's internet Traffic Monitoring System (iTMS), Fitzwatertown Road
(S.R. 2038) carries 10,300 to 11,600 vehicles per day (total both directions) on a typical weekday.

Under current conditions, SEPTA Bus Routes 22, 55, 95, 310, and 311 provide access to the mall. The
Willow Grove Station of SEPTA’s Warminster Line Regional Rail is located within half a mile of the
mall and Bus Routes 22, 55, 95, 310, and 311 provide connections to this station. The Crestmont Station
of SEPTA’s Warminster Line Regional Rail is also located within half a mile of the mall, but no direct
bus connections are provided between it and the mall. Under current conditions, sidewalk is provided
along all of the mall frontages including Old Welsh Road (S.R. 2029).

Manual turning movement traffic counts were conducted in October 2017 during the weekday
afternoon (4:00 PM to 7:00 PM), Saturday midday (1:00 PM to 4:00 PM), and Saturday evening (6:00 PM
to 9:00 PM) peak periods. The results of these traffic counts are tabulated by 15-minute intervals in
Attachment B. The four highest consecutive 15-minute peak intervals during these traffic count
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periods constitute the peak hours that are the basis of this traffic analysis. The resultant 2017 existing
weekday morning and weekday afternoon peak hours that are the basis of this analysis are depicted in

Figure 2A.

Trip Generation Characteristics

Traffic volumes generated by the proposed remerchandising of the site were prepared based on trip
generation data compiled from numerous studies contained in the Institute of Transportation
Engineers’ (ITE) publication entitled, Trip Generation Manual, 10* Edition. For trip generation
comparison purposes, the remerchandised part of the mall was evaluated using two methods, first, if
the existing space remained as retail space within the overall mall’s retail property and second, as a
separate multi-use site within the mall. The two trip generation alternatives are presented in
Attachment C. As shown in Attachment C, based on ITE data, the site would generate similar traffic
volumes if the existing space were re-occupied as retail space compared to the proposed individual
remerchandising plan during all péak hours except the Saturday evening peak hour. The Saturday
evening peak hour is typically the peak for any type of movie theater use, and as a result, the proposed
remerchandising would result in higher volumes during the Saturday evening.

For purpose of this analysis, the separate multi-use trip generation alternative was utilized. Table 1
provides a summary of the additional trips anticipated to be generated during the three peak hours
that will be utilized in the analyses. As can be seen, the site is anticipated to generate approximately
3,303 additional total trips (inbound and outbound) during a typical weekday, of which 255 additional
total trips (inbound and outbound) are anticipated during the weekday afternoon peak hour. During
the Saturday peak hours, the remerchandising will result in an additional 244 and 475 total trips -
(inbound and outbound) during the midday and evening peak hours, respectively.

Table 1- Vehicular Trip Generation

Size Weekday Weekday Afternoon Saturday Midday Saturday Evening
Description )
(s£) Daily | m | Out |Total [ In | Out | Total | In | Out | Total
Proposed 1,120,519 32,588 1,608 | 1,691 | 3,299 § 2,169 | 1,970 | 4,139 | 2,270 | 2,100 | 4,370
Less Existing -1,026,161 -29285 | -1,461 | -1583 | -3.044 | 2,025 | -1,870 | -3,895 | -2.025 | -L.870 | 3,895
Additional Trips 94,358 3,303 147 108 255 144 100 244 245 230 475
Parking Requirements

Similar to the trip generation calculations, for the parking requirement evaluation, the remerchandising
of the mall was evaluated as a part of the overall mall’s retail property and as a separate multi-use site.
Table 2 summarizes the two different alternatives utilized to calculate the number of required parking
spaces based upon the Township’s Zoning Ordinance. The required number of parking spaces was then
compared to the overall parking supply within the mall for each option. For both options, the required
parking based upon the Township’s Zoning Ordinance is less than the actual parking supply. Therefore,
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it can be concluded that there will continue to be adequate parking within the mall with the planned
remerchandising.

Table 2 - Parking Requirement for Willow Grove Park Mall Remerchandising ®

Description Size Parking Requirements Parll{cfr?;g;:ces Parking Supply
Option A

All Retail @ 1,120,519 s.f. 1 parking per 220 s.f. 5,094 5,605
Option B

Fitness Club ® 35,585 s.f. 1 parking per 200 s.f. 178

Retail @ 1,036,241 s.f. 1 parking per 220 s.f. 4,711 5405

Movie Tavern @ 1,100 seats 1 parking per 3 seats 367

Total 1,120,519 s.f. 5,256

(1) Based on Abington Township Zoning Ordinance, Article XXIII: Parking and Transportation.
(2) Based on Use C-34: Shopping Mall or Shopping Center, Regional.

(3) Based on Use G-4: Athletic/Health Club.

(4) Based on Use G-7B: Movie Theater, Multiplex.

Site Access Configuration and Traffic Control

It is anticipated that with the remerchandising, overall access to the mall will continue to be provided
via the multiple existing driveway intersections with Moreland Road (S.R. 0063), Easton Road, and Old
Welsh Road (S.R. 2029). This study focused on the accesses along Old Welsh Road (S.R. 2029) located
across from Cummings Avenue and Reservoir Avenue, and to be conservative all of the anticipated
traffic for the remerchandised area was only assigned to these two access of the mall. Given that there
are other accesses to/from the mall and that there is bus service provided, the analyses should be

considered conservative.

A review of the auxiliary turn lanes warrants based on the current PennDOT guidelines in accordance
with Publication 46, Chapter 11 — Traffic Studies was completed for the eastbound Old Welsh Road (S.R.
2029) left-turn lane at the western mall access (opposite Cummings Avenue) and the westbound right-
turn lane at the eastern mall access (opposite Reservoir Road). Copies of the warrants are provided in
Attachment D. Given that the westbound right-turn lane at the western mall access is a full travel lane
the entire distance between Cummings Avenue and Reservoir Road, it was not included in this
evaluation. Also, since the eastbound left-turn movement at the eastern mall access (opposite
Reservoir Road) is not anticipated to increase with the remerchandising, it was not included in this

evaluation.

According to the warrants, the eastbound left-turn lane along Old Welsh Road (S.R. 2029) at its
intersection with Cummings Avenue/Mall Access should be extended from 90 feet to 175 feet with a 75-
foot taper along with the appropriate transition area. However, a review of this area indicates that
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there are multiple residential homes to the west of this intersection with short driveways that would be
adversely impacted as a result of the need to widen Old Welsh Road (S.R. 2029) to provide the
additional storage area. A review of the anticipated 95% percentile queues associated with this left-turn
movement indicates that storage for a single vehicle is needed, as there are ample gaps in the Old
Welsh Road (S.R. 2029) traffic stream to accommodate this turning movement.

The warrants also indicate that the westbound right-turn lane along Old Welsh Road (S.R. 2029) at its
intersection with Reservoir Avenue/Mall Access should also be extended from 200 feet to 275 feet and
the bay taper should be increased from 35 to 75 feet. Given that the remerchandised area is located on
the far western section of the mall, more traffic than shown in the evaluation from the east may actually
bypass this lane and instead utilize the eastern mall access instead, which would then not require any
modifications to this access. Also, this movement is yield-controlled into the mall and a review of the
anticipated 95t percentile queues with this movement indicate a maximum queue of 40 feet, indicating
there is already ample storage for this movement.

Existing and Future Traffic Capacity/Level-of-Service Conditions

The 2017 existing and future peak hour traffic volumes were analyzed to determine the traffic
operating conditions, in accordance with the standard techniques contained in the current Highway
Capacity Manual (2010) for signalized and unsignalized intersections. These standard capacity/level-of-
service analysis techniques, which calculate total control delay, are described in Attachment E for
signalized and unsignalized intersections, as well as the correlation between average total control delay
and the respective level-of-service (LOS) criteria. Many local municipalities consider LOS A through D
as acceptable operating conditions, while LOS E represents conditions approaching capacity, and LOS
F indicates that traffic volumes have exceeded available capacity.

According to PennDOT'’s Policies and Procedures for Transportation Impact Studies Related to Highway
Occupancy Permit Plans, for unsignalized intersections, the base critical headways at TWSC intersections
(Exhibit 10-11) and base follow-up headways at TWSC intersections (Exhibit 10-12) outlined in
PennDOT’s Publication 46, Traffic Engineering Manual, were used. For signalized intersections, the
Pennsylvania base saturation flow rate (Exhibit 10-9) and Pennsylvania traffic signal control calibration
parameters (Exhibit 10-10) outlined in PennDOT’s Publication 46, Traffic Engineering Manual, were used.

The 2017 existing peak hour traffic volumes and results of the capacity/level-of-service analyses for the
existing conditions are illustrated in Figure 2B. Detailed capacity/level-of-service analysis worksheets
for the existing conditions are contained in Attachment F.

Site-generated traffic will approach and depart the site via different routes depending on factors such
as the existing traffic patterns, location of major roadways, and the location of the development’s site
access. The anticipated trip distribution is based on a review of the overall distribution of traffic at the
existing Old Welsh Road (S.R. 2029) accesses only and are illustrated in Figure 3A. The application of
these percentages to the additional trips contained in Table 1 is also illustrated in Figures 3B. This
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study focused on the accesses along Old Welsh Road (S.R. 2029) only and to be conservative all of the
anticipated traffic for the remerchandised area was assigned to these two access of the mall. Given that
there are other accesses to/from the mall and that there is bus service provided, the analyses should be
considered conservative.

The site generated traffic volumes, as shown in Figure 3B were then added to the 2017 existing traffic
volumes resulting in the 2017 future with development traffic volumes. The 2017 future peak hour
traffic volumes were then analyzed to determine the future with development conditions. The 2017
future with development peak hour traffic volumes are illustrated in Figure 4A and the results of the
capacity/level-of-service analyses for the 2017 future with development conditions are illustrated in
Figure 4B. Detailed capacity/level-of-service analysis worksheets for the 2017 future conditions are
contained in Attachment G.

Old Welsh Road (S.R. 2029) and Fitzwatertown Road (S.R. 2038)

Under existing and future with development conditions, the signalized intersection of Old Welsh
Road (S.R. 2029) and Fitzwatertown Road (S.R. 2038) operates at acceptable conditions overall (LOS
C or better) during all three peak hours with all approaches also operating acceptably (LOS D or
better). As a result, no mitigation measures are recommended at this intersection as a result of the
proposed remerchandising, since traffic operations will remain similar to existing conditions.

Old Welsh Road (S.R. 2029) and Cummings Avenue/Mall Access

Under existing (2017) conditions, the unsignalized intersection of Old Welsh Road (5.R. 2029) and
Cummings Avenue/Mall Access operates acceptably overall (LOS A) during all three peak hours.
The stop-controlled approaches also operate acceptably (LOS D or better), with the exception of the
southbound shared left-turn/through lane along the Mall Access, which operates at capacity (LOS
E) during the Saturday midday peak hour only.

Under future (2017) with development conditions, the intersection will continue to operate
acceptably overall (LOS A) during all three peak hours. The stop-controlled approaches will also
continue to operate acceptably (LOS D or better), with the exception of the southbound shared left-
turn/through lane along the Mall Access. During the weekday evening and Saturday evening peak
hours, the stop-controlled left/through lane from the mall access will operate at capacity (LOS E)
and with delay (LOS F) during the Saturday midday peak hour.

Since the stop-controlled movement at the mall access opposite Cummings Avenue may operate
with delay and there is an adjacent signalized intersection for the mall opposite Reservoir Avenue,
it is anticipated that left-turn traffic would likely divert to the signalized mall access to the east,
which has ample capacity. A supplemental volume figure along with the corresponding analyses
for this potential scenarijo are provided in Attachment H. With minimal volume transfers (ie., less
than 24 vehicles per hour), the stop-controlled left-through egress movement would continue to
operate at the same operating conditions as observed under existing conditions during the peak

hours.
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Alternatively, if traffic is not self-regulating to avoid delays associated with this stop-controlled
movement, signage could be provided restricting this left-turn movement. Given that there is
minimal traffic entering/exiting the mall from Cummings Avenue, the through movement could
also be removed if channelization is needed to further enforce the change in exiting traffic patterns
at the mall. Attachment H also includes a figure illustrating the volumes associated with this
modification and the corresponding analyses, which indicates the signalized intersection of Old
Welsh Road (S.R. 2029) and Reservoir Road/ Mall Access will continue to operate acceptably with
the increased traffic volumes.

Old Welsh Road (S.R. 2029) and Reservoir Avenue/Mall Access

Under existing and future with development conditions, the signalized intersection of Old Welsh
Road (S.R. 2029) and Reservoir Avenue/Mall Access operates at acceptable conditions overall (LOS
B or better) during all three peak hours with all approaches also operating acceptably (LOSB or
better). As a result, no mitigation measures are recommended at the intersection as a result of the
remerchandising. It should also be noted based upon the supplemental analysis, which added
traffic to the left-turn egress movement from the mall access to this intersection, that the existing
signal timings should be adequate. However, if the left-turn restriction is implemented at the
western mall access (opposite Cummings Avenue), then minor signal timing modifications may be
needed to maintain the queue in the area provided for egress traffic from the mall at this
intersection.

Summary and Conclusions

Based on the results of this evaluation, it can be concluded that the mall will continue to operate at
similar conditions as under existing conditions given the conservative analyses presented herein, which
assigned all traffic associated to/from the remerchandised area to the Old Welsh Road (S.R. 2029)
accesses only. As discussed, if there are delays associated with the shared left/through lane at the
western access (opposite Cummings Avenue), then the traffic may self-regulate and transfer to the
adjacent signaled eastern access (opposite Reservoir Road). However, if there are operational issues
and traffic is not self-regulating to avoid these delays, then signage and/or channelization to restrict the
left and through movement from the western access could be necessary. This would then require the
review and approval of PennDOT. As such, it is our recommendation that the operations of these two
accesses be monitored upon completion of the remerchandised area of the mall.

The review of the parking requirements indicates that the current parking supply for the mall will
continue to be adequate to accommodate the potential change from retail to health and fitness center
and movie tavern uses as proposed with the remerchandising.
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We trust that the above adequately addresses any concerns that the Township may have associated
with the proposed remerchandising of the mall. If you should have any questions or require further
information, please feel free to contact me.

Sincerely,

Sy 4 B

Sandy A. Koza, P.E., PTOE
Project Manager

cc Richard Manfredi, Abington Township Manager
Mark Penecale, Planning & Zoning Officer
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MOVIE GRILL

EAT -DRINK-MOVIES

SMG Outreach tirelessly contributes to issues impacting our teams, their loved ones, and our communities. Our involvement extends
past the walls of our theaters to make the world a better place by opening hearts and minds, one story at a time.

SPECIAL NEEDS SCREENINGS

A pillar of SMG’s Outreach for the past fifteen years is our regular Special Needs Screenings, designed for families raising children
with special needs, and scheduled following the release of a new family movie. These family-friendly movies are free for children
with special needs and their siblings, with adult tickets available for before-noon price, making it more affordable and to encourage
families to attend together. Special Needs Screenings are shown with the lights up and the volume lowered and children are free to
move around, talk, or even dance in the aisles during the movie. Special Needs Screenings are shown at 11:00am at all SMG

locations except EpiCentre.

SMG CHEFS FOR CHILDREN
Order one of our chef-inspired menu items marked with the SMG Chefs for Children badge and SMG will donate 5% of the proceeds
to non-profits in your community serving Special Needs Children. It also allows us to purchase adaptive bikes for new locations.

STUDIO EVENTS ~ FUNDRAISING

Combining entertainment and fundraising is a great way to raise awareness and funds for local organizations.

Fundraising Tickets

Guests purchase tickets at a discounted rate and resell them for up to the highest retail value. Tickets may be used at any SMG
location for any movie. 3D movies require an additionaf surcharge. A minimum purchase of 30 tickets and copy of the 501c3
certification is required.

Fundraising Screening

Guests can watch a film or presentation that speaks to the heart of their cause. SMG donates the theater rental. Screenings require
a‘minimum of 60 guests to book, and food and beverage minimums apply.

ONE STORY MOVEMENT
Movies are one of the most powerful storytelling mediums in today's society. Perhaps as important as the movies we watch are the

memories we create while sharing a meal together. We believe that what a brand does matters more than what it says. So we
created the One Story Movement™ as an invitation to all five of our stakeholders to leverage SMG as a platform for doing good.

DONATION DRIVES
Throughout the year. SMG locations hold a donation drive. Collection is done at the box office and guests who donate receive a

movie pass to be used that day. We have done food drives, prom dress drives and back to school supply drives with great success.

MOVIE PASS DONATIONS
SMG donates movie passes and gift certificates to fundraising events and appreciation gift bags. All donations are processed through

https://studiomoviegrill.requestitem.com/ and distributed from home office.

ADOPT A STORE
Adopt A Store is an ongaing inreach program that is part of home office culture club activations to support our teams in the field

during busy summers.

OPENING HEARTS AND MINDS AWARD

Great leaders and contributors on our teams and in our communities deserve to be acknowledged. And that is why we created the
Opening Hearts and Minds Award for those who make an impact. In 2017, the Opening Hearts and Minds Award aligned with the
Wonder Woman movie and was awarded to 12 women, one in each of our markets. These women were nominated for being super
heroes in their communities. Check with our website for the Award Winner in your neighborhood.

At SMG, being a good neighbor is just good business.
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