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1. Introduction and History

Bayard Taylor Memorial Library (BTML)
first opened its doors in 1896 with a mission
to serve as a free public library to the resi-
dents of Kennett Square and surrounding
communities; it issued 587 library cards
within the first month of operation. It was a
two-story building, located on South Broad
Street and Apple Alley; it remained there for
68 years.

By the middle of the next century, with 24,000 visits a year, the library was looking
for a place to expand. Property at 216 East State Street was purchased and a new
building, operating on two floors, with a limited number of dedicated parking spaces in
the lot behind, opened in 1962.

Thirty-eight years later, at the end of the 20 ™ Century, yearly visits to the library
had doubled and the library was, once again, looking for a place to expand. In 1990,
BTML became a member of the Chester County Library System and was assigned its
current service area, which included the Borough of Kennett and seven surrounding
townships, with a total population of 28,600 (1990 census). In the meantime, the li-
brary lost its limited dedicated parking spaces, impairing its accessibility and constrain-
ing its use.

In 1998, the Library Board
of Trustees committed itself to
an effort to provide a new, im-
proved facility. Needs were de-
termined, sites scrutinized, pre-
liminary architectural plans
were drawn, a property pur-
chased and a capital campaign
undertaken. However, sufficient
funds could not be raised due in
part to a controversy over the
. planned location for the new
-~y e — library on Ways Lane in Kennett

Current Library Located at 216 East State Street Township.
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Today, with more than 100,000
Visits a year, a growing service area
population approaching 43,000, and
no dedicated parking spaces for its 110.000 ¢
patrons, the library still needs a :
place to grow. (Based on studies of

VISITORS TO BTML

106,008

comparable facilities, the library 105,000
should provide 100 parking spaces

for a service area of this size). The 100,000

I i br ar y 0 geamokl auilding

is physically and functionally obso- 95,000
lete with an infrastructure and me-

chanical systems that are not cost 90,000
effective to operate and require con- ] ' s
stant repair, draining funds from the YEAR 209" YEAR 2008
' i braryds principicec 1+ umnmuvuer uinn.

In 2008, the Library Board adopted a community -based approach to identifying a
new site for the library, a key component of which was the formation of an independ-
ent advisory team charged with objectively assessing potential sites in the Kennett
area. In June of 2008 the Advisory Team met to consider the task they had agreed to
undertake.

2. Advisory Team: Role, Members, Activities

A. Advisory Team Role:

The Advisory Team was thoughtfully selected for the diverse backgrounds of its
members in the disciplines necessary to assess sites. Members agreed to contribute
their expertise with an impartial and objective view.

The Advisory Team agreed to provide the library board with research and docu-
mented information to help the board compare sites in the Borough (urban) and out-
side the Borough (suburban) and make a decision that will garner wide support for a
successful fundraising campaign, resulting in a library that meets the needs and inter-
ests of the regional community for years to come.

A two-part sites assessment process was developed as the basis for evaluations:

1. Basic criteria to qualify sites for further study, and,
2. Detailed criteria for recommending sites.

(See Appendix I: Basic Criteria,and Appendix |l: Bayard Taylor Memorial Library
Sites Search, Detalled Criteria)



B. Advisory Team Members & Professional Experience:

Dennis C. Melton, AIA, Chair, Melton Architects; architect, program consultant;
current Chairperson, GBCA,; past Pres., SCC Chamber of Commerce; Main
Street Facade Improvement Program; Kennett Common

MaryAnna Ralph, MA, Urban and Regional Planning, ViceChair; former Supervisor,
Pennsbury Township

Richard Basilio, Pres., MOBAC, Inc.; general contractor, construction manager

Russell H. Richardson, AlA, PE, Richardson Properties Corp.; planner, real estate
investment and development; former member of Kennett Main Street Associa-
tion and Kennett Historic Architectural Review Board

Joseph L. Riper Esquire, Riley Riper, Hollin & Colagreco; real estate attorney

Stephen Woodward, VP, Advanced GeoServices Corp.; civil and environmental en-
gineering, planning and development consultant

Eva L. Verplanck, PhD, community volunteer with extensive fundraising experi-
ence; Chester County Community Foundation, emeritus Board member; United
Way of Southern Chester County, Board; Red Clay Valley Association, Board

C. BTML Board / Staff Liaisons to Advisory Team:
Jon Olson & Susie MacDonnell, Bayard Taylor Memorial Library Board of Trustees
Donna Murray, MLS, Director, Bayard Taylor Memorial Library

D. Advisory Team Activities

The search in the greater Kennett Square area identified sites in downtown Kennett
Square, along Baltimore Pike (State and Cypress Streets), west to east, from New Gar-
den Township at Thompson Road to Kennett Township at McFarland Road; and along
Route 82, north to south, from Willowdale at Route 926 to Five Points at Hillendale
Road. This search included urban and suburban sites, in four (4) municipalities.

In particular we looked at sites along Baltimore Pike and Route 82 that had good
access, visibility, and significant traffic. This included Downtown, North, South, East
and West, and activity centers such as Kennet
ways, and Willowdale. We also looked at the Five Points area.



We looked at new development sites, greenfields, brownfields, redevelopment
sites, and sites with existing buildings including the Post Office, American Legion, New-
berryés, Alvindéds/ Genesis, the NVF site, and

To date the Advisory Team has considered 20 possible sites, gathered and com-
piled relevant information, and conducted an assessment for each. Considerations
have included possible synergies, shared parking, building and land swaps, and even-
tual sale of the | ibraryds surplus property.
library to the community.

We had discussions with interested parties including the YMCA, Borough of Kennett
Square, Larry Bosley and Michael Walker, and made inquiries of the USPS related to
the post office in Kennett Square. In some cases these discussions are ongoing and
will continue. In some cases we have not received a response to our inquiries. (See
Appendix lll: Areas& Sites Considered)

3. Program for a New Library

Projected requirements for a new library were based
on updated programmatic needs developed by Donna
Murray, library director, after consultation with other li-
brary professionals. This program was based on examina-
tion of recent library building projects, community input
from events and surveys, library studies, ALA standards
and current trends in library use. (See Appendix |I: Basic
Criteria;, and Appendix Il: Detailed Criterid)

The new library needs to be about 23,000 s/f in size. While it is recognized that
parking needs differ in urban and suburban settings, it is generally accepted that the
library needs 100 dedicated parking spaces for normal operation and up to 50 addi-
tional spaces for special events. Additional parking will be required for future expan-
sion.

For the convenience of patrons, the library would like to provide a drive -through
facility for book drop -off and pick-up, and a design that includes a convenient person
drop-off and pick-up site. It is also desirable to have some exterior green space for
patron use.

The library intends to build a state -of-the-art, energy efficient facility, meeting the
highest GREEN standards affordable. The building can be either one or two stories,
with convenient and accessible parking.



4. |nitial Site Selection Criteria & Principle Areas of Site Search

Twenty sites were assessed based on the Basic Criteria, which included:
Acquisition potential and relative time frame
Accommodation of required building size with potential for expansion
Accommodation of required parking and potential for expansion
Appropriate location: central to service area, on major route, safe area
(See Appendix IV: Library Service Area and Population Distribution)

Basic Criteria Site Analysis data sheets were prepared for each site and are avail-
able from the BTML upon request.

Major arteries were identified as Baltimore Pike and Route 82 (including State
Street and Cypress Street).

The principle areas of the search were:
Willowdale i East Marlborough Township
Five Pointsi Kennett Township
Western Gateway of Kennett Square - Borough / Kennett Twp. /New Garden
Twp.
Eastern Gateway of Kennett Squarei Kennett Township
Downtown Kennett Square i Borough of Kennett

The search area was narrowed to the area north T south, from Willowdale (Routes
82 & 926), to Five Points (Route 82 & Hillendale Road); and east i west, from
McFarlan Road to Thompson Road, including the Borough of Kennett Square and
Downtown area. Estimated costs and fund raising potential associated with each site
were also considered. (See Appendix V: Principle Site Searchi’ Library Service Area;
Borough Area Detai)

5. General Assessment of Viable Sites

A. Willowdale: Routes 926 & 82 i East Marlborough Township

With the Willowdale Town Center as an activity center, surrounding sites have an
attractive setting and the synergy of the restaurants, bank, shops, and medical offices
of the center.

In this area, we looked at three sites: the Laffey property on Route 926 west of
Route 82, the Dambro property on Route 926, and the Pratt property on Route 82
south of Route 926. These sites are near the Unionville Middle and High Schools to the
North, on Route 82. We focused on the two sites adjacent to the Willowdale Town
Center, and believe a site with 5-7 acres of the 30-acre Pratt property is the most vi-
able site in this area.



Recommended Site in this area:

Pratt property : 5-7 acres, Unionville Road, East Marlborough Township

The overall Pratt property is approximately 31 acres fronting on Route
82, now known as Unionville Road, just across from the Willowdale
Chapel to the East. The owner of the Pratt property is willing to consider
selling 5-7 acres adjacent to the Willowdale Town Center. The 5-7 acres
has potential for pedestrian and vehicular access to Willowdale Town
Center.

The site is good developable land with a moderate slope, and natural
drainage to the rear (east). Access improvements will be required. Utili-
ties (sewer and water) are on Unionville Road in front of the site.

This site has the synergy of the adjacent activity center with hair sa-
lon, restaurant, bank, medical offices, and shops. As with any suburban
site of more than one acre, issues presented by recently revised PA DPA
standards for storm water management will result in substantially in-
creased project costs.

B. Five Points: Hillendale Road & Route 82 I Kennett Township

This area has yet to develop as an activity center. We identified two sites, the
Reagan property (5.9 acres), and the Plankinton property (15 acres), selecting Reagan
as the most viable site in this area.

Recommended Site in this area:

Reagan Property : 5.9 acres, Route 82 and Hillendale Road at Five Points in
Kennett Township

This site is on the NW corner of the intersection with frontage on
both major roads. The Lester water conditioning building on approxi-
mately % acres is an out parcel on the very corner. The site is well
drained and an open meadow. Since this site and the land around it is
zoned R4 Residential (Kennett Township), a rezoning might be required,
and it is unlikely an activity center will evolve there. The Reagan site is
close to the Kennett High School and within 1,000 linear feet of Kennett
Boroughdés most popul ous quadrant.

As with any suburban site of more than one acre, issues presented by
recently revised PA DPA standards for storm water management will re-
sult in substantially increased project costs. While the asking price is
within attainable range, public utilities (sewer and water lines) would
need to be extended 1,000 feet from the Borough of Kennett Square to
the site, adding as much as much as $260,000 to the project cost.
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C. Western Gateway: West Cypress Street T Kennett Township
New Garden Township

The area at the western end of the Borough can be characterized as a potential re-
development area; it is an industrial area with significant undeveloped land on Cypress
Street. In this area we looked at the NVF property (26 acres), Pia property (8 acres),
Sunny Dell Foods (5.6 acres), and Polito property (8.46 acres). We also looked at pos-
sible sites further west on Thompson Road.

Many of these properties have land in the flood plain along the creek.

The Pia property is an approved industrial development on the former 19 -acre
Nozenski property. The NVF site was recently purchased.

The Team recommended that the Library not be pioneering a redevelopment in an
industrial area.

D. Eastern Gateway: East Baltimore Pike i Kennett Township
This area is an evolving center with medical and other offices, Exelon, and a hotel.
Kennett Townshipds Ways Lane Neighborhood Red

Li brarydés 5 acre site on the corner of Ways L

Three sites were considered in this area: t|l
former 2.5 acre Ford Dealership site, and the Giordano property.

The former Ford Dealership site is too smal/l
nificant fill. Acquisition of either site was considered cost -prohibitive, but did provide
comparables for the potential valwue of the Li

Lane property was considered the most viable site in this area.
Recommended Site in this area:
Ways Lane Site, BTML property : 4.78 acres, Kennett Township

This site is located in what might become a growing activity center area. The
parcel has good visibility and the possibility of traffic signal access. Itis an at-
tractive site and is well drained with a gradual slope back to front. A preliminary
land development plan was presented to the township. The application received
preliminary approval, for a 37,900 s/f building with 128 parking spaces, including
57 additional spaces to be shared with the Italian American Club. If the Library
were to proceed at this location at some future date, the Township would require
a revised or new plan.



The site is limited by poor access to Ways Lane and the traffic signal on Balti-
more Pike. These issues are still to be resolved and may require resolution of
right of way and ownership issues on a section of Old Baltimore Pike known as
Waywood Lane to gain access to the traffic signal at the Exelon entrance.

The major benefit of this site is that the library owns it, and significant stud-
ies, including a topographical and boundary survey, have already been done.

As with any suburban site of more than one acre, issues presented by re-
cently revised PA DPA standards for storm water management will result in sub-
stantially increased project costs.

This site should be able to accommodate a one or two-story building and on-
grade parking.

E. Downtown 1 Borough of Kennett Square

Kennett Square is the social and economic center for a regional population of ap-
proximately 43,000. There are 5,300 residents in the Borough itself. Being in the Bor-
ough of Kennett Square offers significant benefit from the synergy of surrounding ac-
tivities that bring consumer traffic and serve the needs of library users (retail shops,
restaurants, non-profit offices, area schools).

A site in the Downtown area also offers potential fundraising and program collabo-
rations with the YMCA, AB Nixon Park, and the Borough. Urban redevelopment pro-
jects offer the opportunity for substantial government funding for which suburban pro-
jects generally do not qualify.

Five possible sites Downtown were identified and explored, including the US Postal

Service building next to the present | ibrary,

Al vinds/ Genesis, the Weinstein site, and the
Due to recent changes in building codes, there are serious concerns about the cost

to bring existing buildings, such as Newberry

Present Library Site: 216 East State Street

Inquiries were made with the US Postal Service to determine if its 5,300 s/f
building and 13,500 s/f lot adjacent to the Library building could be purchased, or
if the Post Office had interest in expanding onto the Library property, or if they
would be interested in a suburban site, availing their present facility for purchase
by the Library.

While the combined existing Library site (12,771 s/f) and US Post Office sites
(13,500 s/f) total 26,271 sff, it is unlikely the Post Office property can be acquired,
and there is still the need for parking. The Post Office acquisition could be costly
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since the acquisition includes a building that would then have to be demolished,
as would the existing Library, creating logistics problems of disruption of service.
Selling the Library building to the Post Office might be the better possibility.

Recommended site in this area:

Weinstein Property: East State Street & Willow Street, Borough of Kennett
Square.

The 23,385 s/f Weinstein property is located in the Borough and offers possi-
ble synergies with the YMCA, including programs, shared parking, and collabora-
tive fundraising.

This site offers potential energy saving benefit with the possibility for pedes-
trian and bicycle access by many of the 5,300 Borough residents and visitors to
the Borough.

This site would require a multi-story building (at least two stories). The slope
of the land suggests the possibility of parking under the building, open to the
street with natural light and ventilation, with elevator access from the parking
area into the building.

Additional land would be required for expansion; adjacent properties, if avail-
able, would offer a solution for building and parking expansions.

6. Recommendations

After studying the five areas, four municipalities and 20 sites, one urban and three
suburban sites were recommend as the most viable in the areas considered. They are
as follows, not in order of priority:

Urban setting
Downtown: Weinstein Site, East State Street & Willow Street

Suburban setting
Eastern Gateway: Libraryds Ways Lane site,
Willowdale: Pratt property, Route 82
Five Points: Reagan property, Route 82 & Hillendale Road

Detailed Criteria Analysis Data Sheets of each of these four sites are available from
the BTML upon request.

These sites should be further evaluated in detail as to land development issues and
costs, beneficial synergies, and fund-raising potential.

<
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7. Moving Forward

Selection of asite othert han the Li braryds Ways Lane

What is the value of the Ways Lane property now, or two years from now?
What are the prospects for sale of this property in the next two years?
What is the obligation to prior donors?

As to the Weinstein site, the following questions remain:

The Weinstein lot is under lease until 2012; will it be available then?

What is the purchase price?

What possible synergies are there with the YMCA programs?

What are the benefits and disadvantages of an integrated development with the
YMCA? How would the shared parking work and at what cost?

A conceptual cost/benefit comparative analysis should be made for all four recom-
mended sites comparing the construction and on-going maintenance costs of each
prospective design, and the environmental impacts of each.

Separately, the Library should look into the funding potential for each site.

8. Advisory Team Signatures

The Bayard Taylor Memorial Library Advisory Team Site Search and Recom-
mendation Report dated March 2010, represents the scope of the study, the
findings, conclusions and recommendations of the Advisory Team. By signa-
ture below, the individual participants have confirmed their agreement and
support of this report.

Wﬂdf%@/&) é\,@ vg\\l@@/gcum;,k\

site



Appendices
| Bayard Taylor Library Site Search - Basic Criteria

Sites were initially assessed using the following Basic Criteria.
Those that met all Basic Criteria qualified for further Detailed Criteria analysis.

Acquisition potential and relative time frame
Accommodation of required building size with potential for expansion (23,000 s/f)
Accommodation of required parking and potential for expansion (100 parking spaces)
Appropriate location:

Central to library service area

On major route

Safe area

Il Bayard Taylor Library Site Search - Detailed Criteria

Site Selection Requirements:

1 Building Size: 23,000 square feet with space for future expansion

2. Parking: 100 spaces

3. Entries: Front only; lobby as hub/access to other areas

4 Book Drop:

Drive through

Accessible to staff from inside building

Person Drop -Off Area: Desirable; not necessary

6. Exterior Areas: Desirable; not a requirement
Primary desire - Drive-through window for book pick -up as well as drop-off
GREEN space for progr ams, community meetin

programming Amphitheater.

o

Site Selection Considerations:

1. Physical Characteristics
Do the sitebés physical characteristics affo
the proposed project? Consider soil conditions, slope, mature or specimen plant
materials, adjacent buildings, traffic interruption, construction issues, etc.

2. Access

A. User
Does the site have adequate user access? Consider vehicular, pedestrian, bicycle
and public transportation.

B. Services
Does the site allow for ingress/egress of delivery and service vehicles and personnel
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