PROPOSED CONDITIONS FOR
STINSON WAREHOUSE CONDITIONAL USE

1. Each potential occupant (“Tenant”) of the building to be constructed (the “Warehouse”)
shall obtain a zoning permit prior to occupying any portion of the Warehouse.

2. Product shall not be moved into or out of the warehouse or loaded on to trucks by robots
or other automated systems.

3. Applicant shall update the traffic impact study provided as part of the land development
approval process six months after full occupancy of the Warehouse. The updated traffic study
shall address all areas where the actual conditions after complete occupancy differ from
assumptions in the traffic study presented as part of the land development approval process.

4. Applicant shall inform Tenants that the primary truck traffic flow to the Property shall
access Van Reed Road at Route 183 (Bernville Road), Van Reed Road to Leiscz’s Bridge Road,
Leiscz’s Bridge Road to Stinson Drive, Stinson Drive to the proposed Faller Lane. Applicant shall
provide the primary truck route to NAVTEQ, Teleatlas, Google, and similar entities which provide
routing for GPS systems and request that those entities provide the primary route to access the
Property. Truck traffic leaving the Property shall use the same routes to return to Route 183.
Applicant shall install and maintain signage informing drivers of this condition with wording and
location of such signage acceptable to the Township Manager.

5. Any Tenant website or information provided to truckers shall include the traffic route
and access limitation.

6. Applicant shall include a provision in each Tenant lease prohibiting idling of trucks for
more than five minutes in any one-hour period. Each Tenant shall install and maintain signage
informing drivers of this requirement with wording and location of such signage acceptable to the
Township Manager, and shall enforce such prohibition.

7. Applicant shall include a provision in each Tenant lease requiring compliance with
Section 184-153.D(1)(a) of the Zoning Ordinance except in emergency circumstances. The
exemptions in Section 184-153.D(1)(b) other than Section 184-153.D(1)(b)[1] and [2] shall not be
permitted. Each Tenant shall enforce such provision.

8. Applicant shall provide earth berms and landscape screening on top of the berms to be
located along property lines adjacent to the residential development for the entire property

frontage. Applicant and successors must maintain in perpetuity all required plantings, berms,



shrubs and other plant materials. Trees or shrubs which become diseased or die shall be replaced
by landscaping meeting all Zoning Ordinance requirements and these conditions within six
months. The berm and landscaping shall be installed in an area measuring not less than 30 feet in
depth from the property line and shall meet the requirements of Zoning Ordinance 184-148.

9. Applicant shall not plant Blue Spruce or Douglas Fir trees as part of any landscaping
on the property.

10. All exterior mechanical equipment with the exception of HVAC equipment shall be
ground mounted. Applicant shall design the Warehouse to limit the visibility of any roof top
equipment from the residential properties. This may include architectural treatments which screen
such equipment from the residential properties. Applicant shall review the screening design with
the Planning Commission as part of the land development approval process.

11. Refrigerated trucks or trailers will only be stored or kept in the loading area on Faller
Lane on the side nearest to the General Industrial District..

12. Employee shift times shall be staggered and not coincide with traditional AM and PM
local rush hour times or school bus travel times.

13. Emergency backup generators shall be placed on the sides of building away from
residential properties.

14. Products shall not be transferred outside of the warehouse.

15. All waste materials awaiting transport off the Property shall be concealed from view
of all adjacent properties and streets and kept in enclosed containers. Screening may be in the form
of a wall between the waste material area and the property line which will be sufficient to obscure
the view from adjoining residential properties.

16. The Warehouse shall be provided with public water service and public sewer service.

17. Applicant shall construct the Warehouse in general conformity with the architectural
elevations presented as Applicant Exhibit 6at the hearing on February 3, 2026.

18. The Warehouse project is dependent on the construction of the proposed Faller Lane.
Faller Lane must be constructed before the Warehouse can receive a Use and Occupancy Permit.
The proposed Faller Lane is to be constructed by other parties. If those parties withdraw from the
construction of the proposed Faller Lane and withdraw the land development plan for same, the
applicant shall be required to submit a land development plan to the township for the approval of
the entire proposed Faller Lane and construct same, prior to receiving a Use and Occupancy Permit

for the Warehouse.



19. The Warehouse project is dependent on stormwater facilities to be constructed by other
parties on other properties, including the construction of the drainage system under the proposed
Faller Lane. The Warehouse project cannot receive a Use and Occupancy Permit prior to the
completion of these facilities. If the other parties withdraw their land development plan and do not
construct those facilities, the applicant will be required to submit a new stormwater management
plan to the township for approval. The approved revised stormwater management plan must be
constructed prior to receiving a Use and Occupancy Permit for the Warehouse.

20. A building permit will not be issued for the Warehouse project until there is proof that
the electric supplier (First Energy) will actually be able to provide electric service when the
building is complete.

21. Applicant shall prepare a fire prevention and mitigation plan prior to the issuance of
an occupancy certificate for the Warehouse and shall provide the fire prevention and mitigation
plan to emergency responders for their review and comment. This shall include, but not be limited
to the Bern Township Emergency Management Coordinator, Muhlenberg Fire & Rescue Company
and Bern Township Police Department. Applicant shall include the reviewed fire prevention and
mitigation plan with the application for a Tenant occupancy certificate for the Warehouse.
Applicant and future operators of the Warehouse shall consult with emergency responders not less
than once each calendar year.

22. Applicant shall design and construct the Warehouse with a fire suppression system
which meets all Township, state and federal ordinances, statutes and regulations, including but not
limited to the Uniform Construction Code (“UCC”).

23. As part of the land development approval process, Applicant shall present information
on how Applicant will provide a water supply for fire suppression, i.e. either through a water
storage tank or by a connection for fire service to the Bern Township Municipal Authority
(“BTMA”) system. If Applicant shall provide a water storage tank, such tank shall be included on
the land development plan and Applicant shall present evidence that the size of the water storage
tank is adequate to meet UCC requirements. If Applicant proposes to use the BTMA system,
Applicant shall provide a written third-party evaluation of the water supply requirements for fire
protection of the proposed Warehouse which shall assess flow, duration, and volume requirements
for supplying the Warehouse's automatic fire sprinkler system or system and for manual

firefighting. Water supply calculations for the automatic sprinkler system shall include hose stream



allowances (NFPA 13). The written evaluation shall also include calculations for the Warehouse's
"Needed Fire Flow" derived using the Insurance Services Office formula. Additional pertinent
calculations using other recognized methodology may be included as well. The written report shall
include the raw data and formulas used for all calculations. Applicant shall conduct a flow test of
the BTMA system being considered for fire protection use. The test shall be performed at a location
proximal to the Property. Pressure, flow, and duration (volume capacity) data shall be included in
the written report. Applicant shall include a sequential plan for installing infrastructure to provide
the required fire flow(s) for the Warehouse with the land development plan. The plan shall include
a construction timeline that assures availability of the necessary water pressure, flow, and volume
for fire protection prior to the issuance of an occupancy certificate for the Warehouse. Included in
the timeline shall be provisions for conducting a third-party flow test to verify the availability of
adequate water supplies prior to the issuance of the occupancy certificate for the Warehouse.

24. Applicant, its successors and all future Tenants of the Warehouse shall provide the
Bern Township Police Department with the name and telephone number of an emergency contact
person prior to the issuance of an occupancy certificate for the Warehouse. Applicant, successors
and all future Tenants of the Warehouse Development shall regularly update such emergency
contact information.

25. Applicant shall comply with all applicable Federal Aviation Administration (FAA)
requirements. An FAA response Form 7460 is required to be submitted to the FAA for review.

26. Wall mounted lighting packs and pole mounted lighting shall be equipped with shields
to prevent lighting glare into the residential properties.

27. Ifblasting is determined to be necessary for construction of the proposed development,
Applicant shall submit a blasting plan to the Pennsylvania Department of Environmental
Protection for approval and shall prohibit bulk blasting to remove rock, in order to prevent
formation of sinkholes and damage to the nearby residences. Applicant shall provide a copy of
the approved blasting plan to the Township and shall implement such approved blasting plan.

28. Applicant shall obtain all other necessary permits and approvals for the proposed
development including, but not limited to, land development approval from Bern Township, storm
water management plan approval from the Township, erosion and sedimentation control approval

from the Berks County Conservation District and an NPDES permit. Applicant shall demonstrate



that Applicant has obtained all required permits prior to the issuance of a zoning permit and
building permit issued under the Uniform Construction Code (UCC) for the Warehouse.

29. Applicant shall reimburse the Township for reasonable costs of reviews by the
Township Engineer and Township Solicitor of the conditional use application and attendance at
hearings, and for reasonable costs of review of plans and documents and, if necessary, costs of
preparation and recording of the Storm Water Management Agreement, Municipal Improvements
Agreement, or other documents by the Township Solicitor and for other reasonable fees and costs
associated with the conditional use application, and Subdivision and Land Development
Ordinance, Storm Water Management Ordinance and plans and inspection of improvements,
within 30 days after receipt of an invoice for such fees.

30. Applicant shall at all times comply with and adhere to the evidence presented to the
Board of Supervisors at the hearing on February 3, 2026, except as modified by these conditions.
This shall include, but not be limited to, each finding of fact set forth in this Decision.

31. Any violation of the conditions contained in this Decision shall be considered a
violation of the Zoning Ordinance and shall be subject to the penalties and remedies contained in
the Pennsylvania Municipalities Planning Code.

32. The foregoing conditions shall be binding upon the Landowner, the Applicant and their

respective successors and assigns and, as applicable, future Tenants of the Warehouse.



