WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, April 6, 2021
7:00 P.M.

The M eeting w ill be held by teleconference via Zoom .
CALL TO ORDER
PLEDGE OF ALLEGIANCE
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: March 16, 2021
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. Ship Run Developers, LLC
Address: 500 E. Lincoln Hwy.
Second Review: Conditional Use
Request: Construction of 95 single-family detached homes at the rear of the Laborer’s
Training Facility.
NEW BUSINESS
1. Chester County Transportation Improvement Inventory (TII) Review
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: April 20, 2021
Directions to access the Zoom Meeting

Click this link to register:
https://us02web.zoom.us/meeting/register/tZwsfuygqjIqH9QV1mUi6Bncfu9pAXAy_2jc
Option by Phone:
Register and use your phone and call +1-646-558-8656. When asked, enter the Meeting and
Password.
Virtual Meeting Etiquette
Zoom Instructions

MEMORANDUM
DATE: April 1, 2021
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Ship Run
Land development plan
APPLICANTS:

Ship Run Developers, LLC
c/o Joseph Behrle
1 Overlook Cir.
Media, PA 19063

SITE ADDRESS:

500 E. Lincoln Hwy.
Exton, PA 19341

TAX PARCELS:

41-5-176 (part)1

ZONING:
DESCRIPTION:

EXPIRES:

O/R, Office/Residential
Construction of 95 single-family detached dwellings on
individual lots, approximately 1.13 miles of new public
roads, and 39.20 acres of permanent open space2 on a lot
with a gross area of 62.53 acres (42.15 acres net). The
Board of Supervisors approved the conditional use
application for this project on February 10, 2021.
June 13, 2021

Background
The subject lot is the generally vacant southern part of the Laborers’ Training (“Laborers’”)
campus at 500 E. Lincoln Hwy., which was created by a subdivision approved by the Township
on November 10, 2020. The lot has approximately 400 feet of frontage along E. Lincoln Hwy.
– including the existing driveway into the Laborers’ facility, which will be upgraded to be the
principal entrance – and about 420 feet of frontage along S. Ship Rd. There are a handful of
small structures on the lot, all of which are to be removed. The site is moderately to gently
sloping from its high point along the Exton by-pass downward to the east and north to its low
point along the E. Lincoln Hwy. frontage; there are small, scattered areas of steep slopes,
1

The subject lot as shown on this plan was approved by the Township on November 10, 2020. As of this writing,
Chester County records have yet to be updated to show the effect of this subdivision, so the property still
appears on County sources as a portion of parcel 41-5-176 rather than as a stand-alone lot. At such time that
the County records are brought up to date, Staff will revise this information accordingly.

2

Gross area, including easements and environmentally sensitive lands that do not qualify toward the open space
requirement, which is addressed on p.2.

most of which are man-made. Ship Road Run, a tributary of Valley Ck., runs along the
eastern edge of the lot. As shown on the plan, there are extensive wetlands, FEMAdesignated flood hazard areas, and woodlands associated with this stream.
The Applicant is proposing to develop the tract for residential use under the high-density
single-family option of the O/R zoning district, as per §325-15.1.D(3) of the West Whiteland
Township Zoning Ordinance (“Zoning”). There will be 95 single-family detached dwellings on
lots ranging from 7,000 sq.ft. (0.16 acre) to 11,469 sq.ft. (0.26 acre) and 460,920 sq.ft.
(10.58 acres) of permanent open space and recreational areas that qualify toward the open
space requirement of §281-47.B of the West Whiteland Township Subdivision and Land
Development Ordinance (“S/LDO”). The existing driveways from E. Lincoln Hwy. and S. Ship
Rd. will be expanded and improved to public street standards to provide access; no new
access points to the existing road network are proposed. The plan includes 5,970 linear feet
(1.13 miles) of new roads, which are proposed for dedication to the Township.
Due to the number of proposed dwelling units, this project required review as a conditional
use pursuant to §325-124.A(1) of the Zoning. The Board of Supervisors accordingly passed a
Decision and Order (“D&O”) approving the conditional use subject to fourteen conditions on
February 10, 2021; Staff has provided an analysis of the extent to which these conditions have
been satisfied. The Commission will recall that the conditional use application included 68
townhouse units on the east side of Ship Road Run and that the application was submitted and
approved at the same time as a conditional use application by 690 East Lincoln Associates
(“690”) for a commercial project on an adjacent tract. In the time since the conditional uses
were approved, 690 has assumed responsibility for the townhouses in addition to the
commercial use. 690 will also be solely responsible for the construction of the “couplet”
road, no part of which is on the subject lot.
The Township inventory of historic resources shows two historic sites within 300 feet of the
property, both along the north side of Lincoln Hwy.: the Exton Hotel (Site #309, Class I), now
a four-unit apartment building, and Williams Deluxe Cabins (Site #348, Class I), now a mixeduse project. Due to the proximity of these resources, the Township Historical Commission is
scheduled to review this plan on April 12, 2021.
Tonight is the first presentation of the subdivision and land development plan to the Planning
Commission.
Consultant Reviews
•

Spotts, Stevens and McCoy (“SSM”) review dated March 30, 2021. SSM has few
serious concerns. They do not object to any of the requested waivers, and many of
their comments simply indicate the need for additional information on the drawings,
clarifications, or supporting documentation from other agencies. It appears that the
most critical items are as follows.
−

Comment #7 regarding the need to demonstrate full compliance with the
provisions of the Carbonate Area overlay district found in Article XV of the Zoning.

−

Comment #17 regarding the adequacy of the sidewalks: as more fully described in
the Staff Comments section below, we have larger concerns about the overall
design of the pedestrian network and its relation to the recreational space and the
proposed extension of the Chester Valley Trail.
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−

Comment #26 regarding the stormwater management provisions and the possibility
that minor design revisions are needed in order to comply with the Stormwater
Management Ordinance.

•

Theurkauf Design & Planning (“Theurkauf”) review dated March 24, 2021. It
appears that only minor additions and revisions are needed for the plan to comply with
our landscaping requirements. Comment #1 raises a more serious issue, stating that
no information has been provided regarding the removal of mature trees or any
resulting need for compensatory plantings: this must be resolved before Staff supports
action on the plan. Comment #2 notes that in some locations the full width of the
required screen buffer adjacent to the Laborers’ property is achieved by an easement
on that land. Staff is satisfied with this provision and is of the opinion that no waiver
is needed to allow it.

•

McMahon Associates (“McMahon”) review dated March 30, 2021. Comments #1
through #5 review pertinent provisions from the D&O, including the determination of
the final amount of the traffic impact fee at $118,306.05. This fee will be used
toward the construction of the couplet, pursuant to D&O conditions #1, #2, and #10.
Many of the remaining comments note the need for additional information and details
on the plan drawings; however, three raise more significant concerns:
−

Comment #7 addresses the pedestrian accommodations. Staff agrees that the
proposed sidewalks must be wider, but our concerns go beyond details like these,
as we have issues with the overall design of the network. The Staff Comment
section below features recommendations on how the system could be revised to be
better integrated with the recreational amenities and the overall design.

−

Staff shares the concern expressed in comment #8 regarding the need for traffic
calming measures for Road A.

−

Staff concurs with the recommendation of comment #14 that the Applicant meet
with McMahon to review internal traffic controls.

•

Public Works Director memorandum dated March 30, 2021. Mr. Otteni raises a
variety of questions that the Applicant can address either by additions to the plan
drawings or by coordinating with Mr. Otteni directly. We note that comments #1, #3f,
and #7c express concerns about the pedestrian system similar to those noted by SSM
and McMahon and are discussed in more detail in the Staff Comment section.

•

Fire Marshal memorandum dated March 10, 2021. Mr. Moses notes administrative
items that need to be executed by the Applicant to assure proper water supply and
fire suppression. He has also advised regarding the placement of fire hydrants and
signs indicating fire lanes.

The Chief of Police has not provided a formal review, but he has informed Staff by e-mail that
he has no comments or concerns. Staff has forwarded the plans to the Chester County
Planning Commission for their review, but as of this writing the County has not responded,
and their State-mandated review period will not expire until the end of this month.
Staff Comment
The plan is consistent with the conditional use approval, although Staff is of the opinion that
two of the fourteen conditions imposed by the D&O have not been satisfied as documented on
the attached analysis. We note that while conditional use approvals authorize a use, design
details are resolved during the land development process. Staff has two principal concerns
3

regarding the design which should be discussed with the Commission and resolved before any
action; our consultants also raised these concerns.
1. The pedestrian network is inadequate and poorly integrated with the recreation and
open space areas.
The proposed sidewalk does not relate well to either the proposed trail or the Chester
Valley Trail (“CVT”), and the only tot lot is not readily accessible from the homes in the
western part of the community. Staff suggests as follows.
a. Sidewalks must be provided along both sides of all streets and must be at least five
feet wide. Safe, ADA-compliant pedestrian crossings must be provided at appropriate
locations.
b. The pedestrian trail along the western and southern edges of the tract (behind units
11 through 37) strikes us as awkward and superfluous, and the proximity to the U.S.
Route 30 by-pass is problematic. We would not object to the elimination of this trail
segment if sidewalks were provided as described in #1a, above.
c. The convergence of the sidewalks, pedestrian trail, and the CVT near the Ship Rd.
intersection with Road A is confusing and not well thought-out. While we recognize
that the County has yet to weigh in on the final configuration of this portion of the
CVT, we nevertheless recommend that the Applicant provide a coherent design that
integrates the three pedestrian elements – and clearly indicate that the CVT portion
will be constructed “by others.” Staff has specific suggestions along these lines that
we will present at the meeting.
d. The permanent open spaces do not relate well to each other or the tot lot. We note
that if Lots 47 and 65 were made part of the open space, there would be an open
corridor extending from the southwestern corner of the community to Road C. The
resulting larger open area between Road A and Road B would be well-suited as the
location for the tot lot. The current tot lot area could become a residential lot, and
another unit added in the area bound by Road B and Road C so there would be no loss
of units. The H-shaped open space surrounding Lots 73 through 76 should be
reconfigured to a more useable shape (especially if another lot is inserted) that will
extend the open corridor into the interior of the community.
e. The narrow strip of open space between Lots 50 through 64 should be eliminated and
the lots enlarged to incorporate that land.
2. The road network should incorporate traffic calming measures.
Staff shares the concern raised in comment #8 of the McMahon review: the long, straight
segments of Road A too readily accommodate excessive speeds. Speed bumps are not
allowed on public streets (and are annoying to residents who must negotiate them several
times each day), so other approaches to traffic calming should be explored. Staff favors
adjusting the road alignment to incorporate some gentle curves, which will have the
added benefit of relieving the regimented look of the lots. Traffic islands at various
locations would also help by narrowing the cartway. These could be especially effective
(and attractive) if placed at the main entrance points from Lincoln Hwy. and Ship Rd., but
locations within the community should also be considered, provided they do not hinder
residents’ access to their driveways. Finally, McMahon recommends that the Applicant
meet with them to identify the most appropriate traffic controls throughout the
community; Staff concurs and further suggests that the Director of Public Works be
included in this meeting.
4

In conclusion, Staff does not support action on this plan until the preceding points and the
consultants’ concerns have been more fully addressed.
Attachments
1.
2.
3.
4.
5.
6.
7.

SSM review dated March 30, 2021.
Theurkauf review dated March 24, 2021.
McMahon review dated March 30, 2021.
Public Works Director memo dated March 30, 2021.
Fire Marshal memo dated March 10, 2021.
Staff analysis of compliance with Decision and Order dated April 1, 2021.
Plan set dated March 4, 2021, no revision date.

Plans\RST\Ship Run\PC memo - 210401.doc
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Spotts, Stevens and McCoy
1047 N. Park Road > P.O. Box 6307 > Reading PA 19610-0307
610.621.2000 > F. 610.621.2001 > SSMGROUP.COM

March 30, 2021
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

500 E. Lincoln Highway
Laborer’s Union Residential Development
Preliminary / Final Subdivision and Land Development
SSM File 101008.0343

Dear Mr. Weller:
We have reviewed the above-referenced submission consisting of the following:


Laborer’s Union Residential Development Preliminary / Final Subdivision and Land Development of
Ship Run (38 Sheets), prepared by D. L. Howell & Associates Inc., dated March 4, 2021;



Post Construction Stormwater Management Report, Ship Run Residential Development, prepared by
D. L. Howell & Associates Inc., dated March 4, 2021.

Ship Run Developers, LLC are proposing to subdivide lot 2 of the Ship Run Developers, LLC and 690 E.
Lincoln Associates, LLC subdivision into a 95 unit single-family detached dwelling development.
The tract is bound by East Lincoln Highway - Business Route 30 (SR 3070) to the north, Ship Run to the
East, Exton Bypass – Route 30 (SR 0030) to the south, and properties zoned TC – Town Center to the west.
The project is located in the O/R – Office Residential zoning district. The proposed use of single-family
detached dwellings is permitted as a Conditional Use under the Township Zoning Ordinance.
The Board of Supervisors approved the Conditional Use Application on February 10, 2021. The approval and
conditions are defined within the Decision and Order dated February 11, 2021.
Issues regarding landscaping and buffering, traffic and pedestrian circulation, and lighting will be addressed
by other consultants. We have the following comments.
WAIVER REQUESTS
The following waivers have been requested:
1.

Section 270-20 – A waiver from the infiltration requirements due to karst geology and associated
sinkhole risk, and existing groundwater contamination. Bio-Filtration and slow release are proposed
in lieu of Infiltration. We support this waiver request.

2.

Section 281-16.B – A waiver to permit 30-inch by 42-inch plan sheets in lieu of the maximum
permitted 24-inch by 36-inch plan sheets. We have no objection to this waiver request.

ENGINEERING | SURVEYING | ENVIRONMENTAL SERVICES

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
March 30, 2021
Page 2 of 5

3.

Section 270-15.T. – A waiver to permit disturbance, grading, and other associated improvements
including the Couplet Road within the Riparian Buffer Area (RBA) located along the eastern side of
the stream that bisects the site. We support the waiver request for Road A at its intersection with Ship
Road and any associated utilities in this area, since access to Ship Road is critical to the development
and the proposed access point results in the minimum amount of encroachment into the RBA.

4.

Section 270-15.T. – A waiver to permit disturbance, grading, and tree removal in RBA Zone 2 for the
construction of Stormwater Basin 1. We support the waiver request as this appears to be the most
logical location for Basin 1 and since the basin will prevent runoff through the RBA and provide
water quality elements that serve the purpose of an RBA. We do recommend that Theurkauf Design
and Planning review this waiver request for the tree removal and replacement aspects.

5.

Section 281-35.E – A partial waiver to permit planting of the number of required trees within a buffer
of less than 25 feet in width. Theurkauf Design and Planning should comment on this waiver request.

COMPLIANCE WITH CONDITIONAL USE DECISION AND ORDER
6.

Section 281-124 – As noted in the Decision and Order of the Conditional Use approval, approval of
this final land development plan shall be conditioned upon Ship Run providing its portion of the
traffic impact fee pursuant to Township Ordinances and the Township’s Transportation Capital
Improvements Plan and upon Ship Run’s receipt of a Highway Occupancy Permit from PennDOT for
the Road A intersection with Lincoln Highway and the Road A intersection with Ship Road.

COMPLIANCE WITH ZONING ARTICLE XV: CARBONATE AREA DISTRICT
7.

Based on the information provided, the applicant has not demonstrated compliance with Sections
325-77.A(1) through 325-77.A(5).

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
8.

No water system or sewer system including extensions to existing or proposed Township systems
shall be constructed prior to issuance of appropriate permits from PaDEP, as well as the letters of
capacity from the Downingtown Area Regional Authority and AQUA, Section 281-12.

9.

The plan shall include the source of the data for the boundary for the lot that is being subdivided,
Section 281.16.C(1)(i).

10.

The cartway width for Ship Road and Lincoln Highway shall be labelled on the plan, Section 28117.D(2).

11.

The plan for lots within a subdivision shall show house numbers. House numbers shall be assigned by
the Township in coordination with the Postal Department. Section 281-17.D(8)

12.

The West Whiteland Township Fire Marshall and Aqua should review the location and number of fire
hydrants, Section 281-17.D(12).

13.

The names of the proposed streets shall be included on future plan submissions, Section 28117.D(19)(b).

14.

Clear sight triangles shall be included at all proposed street intersections, Section 281-17.D(19)(g).

15.

The plan shall include provisions for street lights. A street light symbol is included in the plan legend,
however it doesn’t appear the lights are located in the plan view, Section 281-17.H(1)(g).

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
March 30, 2021
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16.

Highway Occupancy Permits are required for the proposed improvements and access roads at Lincoln
Highway and at Ship Road. A copy of both approved HOPs shall be forwarded to the Township upon
receipt, Section 281-20.

17.

The plan proposes sidewalk along one side of the proposed streets within the development. The
Township should review this for acceptability, Section 281-31.A.

18.

Permanent concrete monuments shall be set at all corners and angle points of the boundaries of the
original tract to be subdivided (western corner along the right-of-way of Lincoln Highway).
Permanent concrete monuments shall be set at all points of curvature and at all points of tangency on
right-of-way lines for public streets, Section 281-46.A.

19.

Markers shall be placed at all lot corners, Section 281-46.B.

20.

An improvements agreement and guarantee will be required, Section 281-54.

COMPLIANCE WITH STORMWATER MANAGEMENT ORDINANCE
21.

The applicant shall provide the Township with the “letter of adequacy” from the Chester County
Conservation District for the E&S Plan prior to the Township endorsing the plan, Section 27017.A(1)(a).

22.

The applicant shall provide the Township with a copy of the required NPDES Permit prior to the
Township endorsing the plan, Section 270-17.A(1)(b).

23.

Section 270-19 requires site designs to address water quality. The engineer has stated that they will
meet this requirement through the use of slow release in the underground detention basins, and with
water quality pretreatment. This approach is acceptable to us. We note that the issuance of an
NPDES permit for this project will satisfy Section 270-19.

24.

The minimum orifice size in the outlet structure to the BMP shall be three (3) inches in diameter
unless otherwise approved by the Township Engineer, and a trash rack shall be installed to prevent
clogging, Section 270-21.D. We have no objection to the smaller office sizes proposed, as they are
required to meet PaDEP Managed Release Concept (MRC) requirements.

25.

An easement shall be provided for endwall and its associated pipe, EW-15, Section 270-29.E(2).

26.

Gutter flow spread shall not exceed 1/2 the travel lane width or, where on-street parking is permitted,
a maximum of eight feet, Section 270-29.E(11) based on a 25-year design storm, Section 27029.E(10)(a). The calculations shall be revised to be based upon a 25-year storm and ultimately to
demonstrate compliance with this requirement. It appears that additional inlets may be required.

27.

Headwalls, endwalls, or end sections shall be required on all open pipes, shall be of concrete
construction, and shall be set on a minimum of 12 inches of AASHTO No. 57 (PennDOT 2B) coarse
aggregate, Section 270-29.E(6). The endwall detail on Sheet 21 should be updated to include these
requirements.

28.

The applicant statement of Section 270-32.A(3) and the design engineer signature block of Section
270-32.A(4) shall be signed prior to the Township endorsing the plan.

29.

The plans shall identify any contaminated surface or subsurface areas of the site, Section 27032.B(8)(m). Notable debris (i.e. rubber tires) were noted during a site visit. These debris piles should
be indicated on the existing conditions plans and debris should be noted to be removed.

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
March 30, 2021
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30.

All BMPs, conveyances and other stormwater management facilities shall be located on the plan
sheets, including design drawings, profile drawings, construction details, materials to be used,
description of function, etc., Section 270-32.B.13. The following profiles shall be provided:
a. Between “IC99” and “IC98”.
b. Between “IC55” and “IC56”.
c. Between “IC82” and “EW81”.
d. Between “IM87” to “IC86”.
e. Between “IM97” and “IC96”.
f. Between “IM95” and “IC 93”.
g. Between “IM92” and “IC91”.
h. Between “IM85” and “IC84”.
i. Between “OS105” and “EW104”.

31.

A stormwater operation and maintenance agreement shall be provided, Section 270-43. The
agreement should list the O&M requirements on sheet 19 of 38 (drawing no. C03.8) or as a minimum
refer to this drawing. However, the O&M requirements on this plan are spread out over three sections
of notes that should be consolidated to avoid confusion as to who is responsible for what. We
recommend the following changes:
a.

The notes titled “PCSM Long Term Operation and Maintenance Requirements”,
“Maintenance”, and “Post Construction Stormwater Facilities Operation and Maintenance
Procedures” should be combined as one set of notes.

b.

Repetitive notes should be deleted.

c.

The inlets and pipes within the rights-of-way will be the responsibility of the Township if the
streets are dedicated. This should be noted on the plans.

d.

The notes indicating the need of a licensed applicator of herbicides shall include that they
“are certified in PA Category 09: Aquatic Pest Control.”

32.

The overlapping text associated with Inlet “IC2 and “IC3” on sheet 17 shall be moved such that inlet
labels are legible.

33.

To the maximum extent practicable, roof drains shall discharge to infiltration or vegetative BMPs, or
to vegetated or other areas with adequate capacity, Section 270-49.B.1. The plan shall clarify how
downspout discharge will be managed. It appears overland flow is proposed. Downspouts shall be
discharged so as to flow away from dwelling unit foundations.

34.

All proposed landscaping located in MRC basins must be able to tolerate wet conditions. Theurkauf
Design and Planning should review and comment on this element.

35.

The applicant has proposed an impermeable liner with a geotextile fabric placed on the top of the
liner. Typically geotextile fabric is placed above and below the liner to prevent any potential liner
punctures. We recommend that an additional geotextile fabric layer be installed under the
impermeable liner.

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
March 30, 2021
Page 5 of 5

36.

Orifice dimensions for Stormwater Basin 2 (profile view) should indicate the orifice size in decimal
inches as well as fractions of an inch for constructability purposes.

37.

The discharge at EW-15 is a point discharge where one does not exist currently. A level spreading
device should be proposed at this location.

SANITAR SEWER
38.

The plans shall specify that the bench of the existing manhole, into which this development will tie,
will be built up to the elevation of the top of the proposed incoming pipe and a channel shall be
formed for the incoming pipe.

39.

To the fullest extent possible, the sanitary sewer and/or road profiles should be redesigned to
minimize the depth of the sanitary sewer. The sanitary sewer is as much as 20 feet deep and from
Road B, station 0+00 to station 10+00 consistently 12’-15’ deep. Pipes over 15’ deep shall specify
stronger SDR 26 pipe in lieu of SDR 35.

GENERAL
40.

A detail of both proposed intersections of the drives to the existing Laborers Union building and
proposed Road A as well as the proposed intersection with the Sunoco Block Valve site and proposed
Road A should be included on the plan and include a stop sign, curb transitions, depressed curb,
handicap curb ramps, if appropriate and other details as necessary.

41.

There are a number of lots that do not indicate lot corner markers on the plan. They appear to be
between the lots 44 – 63 and lots 73 – 78.

42.

The plan identifies a proposed relocation of the water line and water meter pit to the Laborers Union
building as part of this land development process. A formal agreement should be prepared and
submitted to the Township.

43.

The applicant is proposing a Homeowners Association be created for the maintenance of all open
space areas. The applicant should indicate whether this includes the playground equipment.
Documentation for the HOA shall be submitted to the Township for review.

44.

The plan proposes a 30-foot wide easement for a future trail near the intersection of proposed Road A
and Ship Run and around the Aqua parcel. The plan should be submitted to the Chester County Parks
Department for their review.

If you have any questions please feel free to call me.
Sincerely,
Spotts, Stevens and McCoy

Kent D. Morey, P.E.
Senior Engineer
kent.morey@ssmgroup.com
cc:

Mark Stabolepszy, P.E.

MEMORANDUM
TO:

John Weller, AICP, West Whiteland Township Planning Director and Zoning Officer
Justin Smiley, AICP, Township Planner
David W. Gibbons, P.E., D.L. Howell & Associates, Inc.
Patrick J. Stuart, RLA, Stuart Associates LLC

FROM:

Edward A. Theurkauf, RLA, ASLA, APA

DATE:

March 24, 2021

SUBJECT:

REVIEW COMMENTS – SHIP RUN PHASE 1
PRELIMINARY PLAN DATED 3-4-21

Please note our review comments pertaining to the Conditional Use Decision and Order dated 2-11-21
and the following documents received on 3-9-21:
•
•

Preliminary Plan by D.L. Howell & Associates, Inc. consisting of 38 sheets; and
Land Development waiver letter from Dave Gibbons dated 3-4-21.
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REVIEW COMMENTS – SHIP RUN PHASE 1
PRELIMINARY PLAN DATED 3-4-21
March 24, 2021
1.

Tree Protection and Compensatory Plantings – Section 281-34.G of the Subdivision and Land
Development Ordinance (SLDO) requires compensatory plantings for mature trees (12-inch DBH
or greater) that are removed.
The plan includes no information on removal of mature trees. A site investigation by this office
and the project landscape architect will inform a course of action to resolve this issue.

2.

Screen Buffer – Section 281-35.A (SLDO) requires 50-foot-wide screen buffers from noncompatible uses along the site perimeter. The buffer is under-width along the west side of the
Laborer’s Council property. Easements are proposed on the Laborer’s Council property to
accommodate required plantings that will not fit on site.
Screen buffer plantings in accordance with section 281-35.D (SLDO) are required and proposed
as follows:
Buffer/ Length

Plant Type

Required

Proposed

West Boundary
/ 2,382 LF

Shade Tree
Evergreen Tree
Large Shrub

48
95
238

48
95
245

Laborer’s Boundary West
/ 1,027 LF

Shade Tree
Evergreen Tree
Large Shrub

21
41
103

21
47
103

Laborer’s Boundary South
/ 593 LF

Shade Tree
Evergreen Tree
Large Shrub

12
24
59

11
24
59

One additional shade tree is required on the Laborer’s Council south boundary.
3.

Perimeter Buffer – Section 281-35.E (SLDO) requires 25-foot-wide perimeter buffers along the
Route 30 Bypass, along Lincoln Highway, and around stormwater basins. Naturalistic basins
with native vegetation and 4:1 side slopes are not required to have buffers.
All basins are graded and planted as naturalistic basins and thus vegetated buffers are not
required. Elsewhere, perimeter buffer plantings are required and proposed as follows:
Buffer/ Length

Plant Type

Lincoln Hwy West/ 249 LF

Shade Tree
Evergreen Tree
Large Shrub

Required
3
5
13

Proposed
3
8
16
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REVIEW COMMENTS – SHIP RUN PHASE 1
PRELIMINARY PLAN DATED 3-4-21
March 24, 2021
Buffer/ Length

Plant Type

Required

Proposed

South Exton Bypass/ 1,456 LF

Shade Tree
Evergreen Tree
Large Shrub

15
29
73

20
43
69

Existing Basin/ 195 LF

Shade Tree
Evergreen Tree
Large Shrub

2
4
10

5
4
9

The shrub deficiencies are more than offset by surpluses in trees. Perimeter buffer plantings are
judged to meet ordinance requirements.
4.

Street Trees – Section 281-36 (SLDO) requires one street tree for every 50 feet of road frontage
in addition to required buffer plantings. Street trees are required and proposed as follows:
Frontage/Length
Lincoln Hwy/ 349 LF
Road A/ 7,300 LF
Road B/ 3,050 LF
Road C/ 1,320 LF

Required
7
146
61
26

Proposed
5
146
62
26

Two additional trees are required on the Lincoln Highway frontage.
5.

Native Species – Section 281-36.C (SLDO) requires that 60% of all street trees be native species.
The plan indicates 106/238 (45%) native street trees and shall be revised accordingly.

6.

Conclusion – Tree removals and compensatory planting requirements shall be addressed prior
to preliminary approval. Other identified issues can be addressed on the final plan.

Please contact this office with any questions.
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TRANSPORTATION ENGINEERS & PLANNERS
McMahon Associates, Inc.
835 Springdale Drive, Suite 200
Exton, PA 19341
P. 610.594.9995
mcmahonassociates.com

March 30, 2021

Ms. Mimi Gleason, Township Manager
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

Traffic Engineering Review
Ship Run Residential Development – Phase 1
West Whiteland Township, Chester County, PA
McMahon Project No. 920374.11

Dear Ms. Gleason:
McMahon Associates, Inc. completed a traffic review of the proposed residential development located on the
Laborer Union Property at 500 East Lincoln Highway southwest of Lincoln Highway (S.R. 3070) and Ship Road
(S.R. 1001). The site consists of 95 single‐family homes. Access to the site is provided via a full‐movement
access along Lincoln Highway and a full‐movement access along Ship Road. Our traffic review is based on the
following document.


Preliminary/Final Subdivision & Land Development Plan of Ship Run, prepared by D.L. Howell &
Associates, dated March 4, 2021.

Based on our review of the above document, we offer the following comments for consideration.
Conditional Use Order
1. Condition 1 – Ship Run is obligated to pay the Transportation Impact Fee, which will be used for
construction of the Ship Road Couplet. As outlined in Chapter 295‐12 of the Township Code, this
development is located within the Township’s Act 209 Service Area, and is therefore subject to the
Township’s Transportation Impact Fee, which is equal to $1,219.65 per new weekday afternoon peak
hour trip. Based on the traffic study, the proposed 95 single family homes (i.e., Phase 1) will generate
97 new weekday afternoon peak trips, and the resultant Transportation Impact Fee is $118,306.05.
2. Condition 1 – This condition requires the Ship Run applicant to receive HOP approval for both Road A
intersections with Lincoln Highway (S.R. 3070) and Ship Road (S.R. 1001) prior to final land development
approval. Highway Occupancy Permit (HOP) plans were not included with this submission. The applicant
should copy the Township and McMahon on all PennDOT submissions.
3. Condition 1 – The Township will consider accepting Road A for dedication only at such time as the entire
Couplet Road, including the portion north of Lincoln Highway and the portion south of Lincoln Highway,
are constructed and open to traffic.

Engineering | Planning | Design | Technology
Transportation Solutions Building Better Communities

Ms. Mimi Gleason
March 30, 2021
Page 2 of 4

4. Conditions 2, 6, and 7 – These conditions relate to the residential and commercial developments (Phases
2 and 3) located on 690 East Lincoln Highway, which is not the subject of this review, and therefore,
these conditions are not discussed within this review letter.
5. Condition 10 – This condition requires the Ship Run applicant to enter into a transportation
improvement agreement with the Township only, if Phase 1 proceeds to record final land development
plans prior to Phases 2 or 3. The agreement is for construction of the Couplet Road based on Ship Run’s
obligation equal to the amount of the Ship Run Transportation Impact Fee.

Land Development Plans
6. SALDO Section 281‐25.A – The applicant proposes all roads within the single‐family home section of the
development will be offered for dedication to the Township. As indicated in Condition 1 of the
Conditional Use Order, the Township will consider accepting Road A only at such time as the entire
Couplet Road, including the portion north of Lincoln Highway and the portion south of Lincoln Highway
are constructed and open to traffic.
7. SALDO Section 281‐31.A, B, C – The site includes a mix of sidewalk and paths. The following comments
relate to the proposed pedestrian facilities.
a. The Typical Sidewalk Detail on Sheet 32 shows a verge area of a minimum of 18 inches and 3.33
feet typical, the Road Cross‐Section Detail on Sheet 32 shows a 4.67 foot verge area between
the sidewalk and face of curb, and the Concrete Driveway Curb Cut Details on Sheet 32 shows a
6‐foot verge area. The plans show a 4‐foot verge area, which is the minimum recommended
verge area.
b. Since Road A is proposed for dedication, it is generally preferred to review ADA curb ramp
designs during land development review, as it will assist during construction. No specific ramp
designs are provided, but rather, the plan set includes ADA ramp details on Sheet 32, as well as
Note 26 on Sheet 1 which indicates “prior to accepting dedication of the applicable internal
roads, the Township will inspect the curb ramps to verify ADA compliance, and if the curb ramps
do not fully meet ADA requirements, then the curb ramps must be reconstructed by the
applicant at no cost to the Township”. The Township Public Works Director should review this
approach. Furthermore, we believe this requirement for inspection of ADA compliance would
apply to all ramps, even those on private roads.
c. Provide ADA‐compliant curb ramps for the sidewalk that crosses the two Laborer Union
driveways.
d. Provide a pedestrian crossing of Road B between the playground and the front of Lot 69, with
ADA ramps at each end.
e. ADA curb ramps designs should be provided for the Road A intersections with Lincoln Highway
and with Ship Road as part of the PennDOT HOP design.
f. All sidewalk within the community is proposed as 4 feet wide; however, 5 feet wide is necessary
for ADA compliance, and the Township has the option to require 5‐foot wide sidewalk under this
section of the ordinance. Provide 5‐foot wide sidewalk, or at minimum, provide 5‐foot by 5‐foot
passing zones no greater than 200 feet apart. The residence driveways may serve as passing
zones provided it is verified by the applicant’s engineer that the driveway cross‐slope is no
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greater than 2%. However, there are several areas where additional passing zones are needed
to meet the maximum 200‐foot spacing requirement. The applicant’s engineer should verify
adherence to this requirement; however, the following locations are noted, but do not
necessarily represent a complete list:
i. Between the Laborer Union driveways along Road A.
ii. Between the southern Laborer Union driveway and the Road A/Road B intersection.
iii. Between Lots 38 and 72 along Road B.
iv. Between the pedestrian path and Lot 79 along Road A.
g. Six‐foot wide sidewalk is proposed along Lincoln Highway to the west of the Road A intersection,
and it continues to the property line to connect with the sidewalk along the CubeSmart
frontage. Please label the width of the sidewalk and provide all necessary grading information
to assist during construction. Please also specify the construction specification on Sheet 32.
h. A 12‐foot wide multi‐use trail is provided across Road A at the intersection with Ship Road and
along Road A between Ship Road and the internal path system. Please label the width of this
trail and provide all necessary grading information to assist during construction. Please also
specify the construction specification on Sheet 32.
i. The proposed mid‐block pedestrian crossing of Road A at approximately STA 34+35 should
provide advance warning signs, consisting of Pedestrian (W11‐2) warning signs with Diagonal
Downward Arrow (W16‐7P) plaques in both directions of travel along Road A located at the
crossing.
j. The pedestrian crossing of Road A at approximately Sta 14+00 should be relocated further south
to occur within the curb radius at the Road A/Road B intersection.
8. Road A provides a new direct connection between Lincoln Highway and Ship Road. It is our opinion that
cut‐through traffic could be a concern for future residents of the community. As such, the applicant
should provide traffic calming to deter cut‐through traffic between Lincoln Highway and Ship Road. At
minimum, we recommend the need for traffic calming should be verified and installed if needed by the
applicant prior to the Township accepting dedication of Road A.
9. SALDO Section 281‐28.F – The existing available and required sight distances at the Road A intersections
with Ship Road and Lincoln Highway should be labeled and dimensioned on the plans for left‐turn
entering traffic looking ahead and behind. In addition, the following note should be included on the
plan:
“All sight distance obstructions (including but not limited to embankments and vegetation) shall be
removed by the permittee to provide a minimum of XXX sight distance to the left and XXX sight distance
to the right for a driver exiting the proposed driveways onto the through highway. The driver must be
considered to be positioned ten feet from the near edge of the closest highway through travel lane
(from the curbline if curbing is present) at an eye height of three feet six inches (3’ 6”) above the
pavement surface located in the center of the closest highway travel lane designated for use by
approaching traffic. This sight distance shall be maintained by the permittee.”
10. SALDO Section 281‐28.F – The plans should be revised to label and dimension the required exiting sight
distances at the internal roadway intersections. These sight distance lines should be shown on the
landscaping plans to ensure that the proposed landscaping will not block the required sight distances.
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11. SALDO Section 281‐28 – Please label the curb radii at all intersections.
12. The Township’s emergency personnel should review the emergency vehicle truck turning templates
provided on Sheet 34 with regard to access and internal circulation.
13. General Note 25 on Sheet 1 indicates the proposed “No Parking – Fire Lane” signs will be placed 150 feet
apart on one side of all streets. Spacing of 150 feet may be unnecessary, and the plans appear to show
250‐foot spacing of these signs. Also, we recommend use of a No Parking word sign, rather than a
symbol sign. Please verify with the Township as to the type of sign typically used in West Whiteland
Township.
14. The plan shows all‐way stop control at the northern Road A/Road B intersection, the southern Road
A/Road B intersection, and the southern Road C/Road B intersection. The northern Road C/Road B
intersection shows two‐way stop control. Please contact our office to discuss the internal traffic control
and please provide justification for all‐way stop control at these intersections.
15. Upon resubmission, the applicant's engineer should compose a response letter that describes how each
comment has been addressed and where any plan and/or report revisions are located.
16. Additional comments regarding the traffic improvements and/or land development plans may follow
upon receipt of future submissions.
If there are any questions or if additional information is requested, please contact our office.
Sincerely,

Christopher J. Williams, P.E.
Vice President & Regional Manager – Mid‐Atlantic
cc:

John Weller, AICP, Director of Planning & Zoning/Zoning Officer
Theodore D. Otteni, PE, Director of Public Works
Justin Smiley, AICP, Township Planner
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MEMORANDUM
DATE:

March 30, 2021

TO:

John Weller, Director of Planning and Zoning

FROM:

Theodore D. Otteni, P.E.
Director of Public Works

SUBJECT: Ship Run
Land Development Review
I have reviewed the 38-sheet plan set with a plotted date of 03/04/21 for the above
referenced project and offer the following comments:
1. Sidewalks
a. It is noted that there is sidewalk only on one side of each of the streets.
This needs to be discussed further with the Planning Commission and
Township representatives.
b. All sidewalks shall be a minimum of 5 feet wide with minimum 18” grassy
offset from the curb.
c. The Chester Valley Trail layout, in conjunction with the proposed sidewalk
and trails near the eastern side of the project need to be discussed and
refined. We should work toward a singular crossing of Road A.
2. Just to confirm, all curb on streets to be dedicated to Township shall be concrete.
Curb reveal may be 6”.
3. Subdivision Plan
a. Label the Existing ROW and Proposed ROW.
b. Any Ultimate ROW?
c. With respect to the 15’ storm sewer easement across and beyond lots 4 and
5, who is the benefactor of this easement?
d. Where southbound Road C intersects Road B, make this a three-way stop
similar to all other intersections within development.
e. Label the narrow easement (?) that runs east/west at the foot of the 30
Bypass (behind lots 25 to 37).
f. Design for the Chester Valley Trail, from the Ship Road Couplet alignment,
behind the Aqua property and subsequently across the applicant’s parcel
needs to be advanced to allow for a prudent easement location and crossing
of Road A.
4. Existing Conditions Plan
a. There appears to be two sets of four seepage beds that cross into the
applicant’s parcel. They are a heavier line weight from the other four
seepage beds. Are the two sets of four proposed seepage beds?
b. If existing, what is the disposition of these seepage beds?
c. Will Laborers sanitary sewer be connected to the proposed sanitary sewer
system?

5. Grading & Utilities Plan
a. Please turn on the roadway centerline stationing so that the plans can be
cross referenced to the profile sheets.
b. The sanitary sewer stub connection for Laborers connection may need to
move further to the north to correlate with the projection/gradient of the
existing piping.
c. The connection for Laborers should be at/from a manhole within Road A,
not a lateral tie-in as shown.
6. Laborer’s stormwater basin
a. This needs to be discussed in further detail as this is setting up the potential
for confusion and conflict.
b. If the basin falls into disrepair, who is responsible to maintain? How is this
enforced?
c. The outlet pipe crosses under Road A which is to be dedicated to the
Township. A “private” utility crossing is not in the best interest of the
Township.
d. There appears to be very nominal contributing area to this basin. The outlet
for this basin should be connected to the new storm drainage leading to
Basin 1.
7. Construction Details
a. For the detail “6” Curbing and Paving Section”, the dimension for curb reveal
indicates 8”.
b. There are two of the same detail for “Typical Trench Detail”.
c. References to sidewalk dimensions shall be changed to 5 ft. width (not 4
ft.).
d. Sanitary sewer manhole covers shall have “West Whiteland Sanitary Sewer”
cast into the cover.
8. Review of the proposed new roadway intersections at Lincoln Highway and at Ship
Road will be in conjunction with the HOP submission. Provide a copy of the HOP
to the Township.

MEMORANDUM
DATE: March 10, 2021
TO: Justin Smiley/Township Planner
FROM: Mark Moses/Fire Marshal
SUBJECT: Ship Run LD Fire Marshal Review

I have reviewed the proposed Ship Run land development plans dated
3/4/2021 prepared by D.L. Howell and Associates and have the following
comments.
1. Minimum fire flow requested shall be 1500gpm at 20psi for the
development unless a reduction is approved by the Fire Marshal.
2. Fire Hydrants shall be installed as marked on sheets 13-15 on the
proposed plans.
3. One side of each street shall be posted as fire lane as marked. Signs
shall be of the international type (NO PARKING-FIRE LANE), doublesided and mounted perpendicular to the street. The maximum spacing
between signs shall be 150 feet.
4. Proposed street names shall be submitted to West Whiteland Township
for review in consultation with Chester County GIS and DES.
5. The applicant shall correspond with Aqua PA, prior to finalizing the
utility plan, to determine proper size and location of any external
water meter pits, taking into consideration that each dwelling unit will
be equipped with fire sprinklers in accordance with NFPA13D and the
West Whiteland Township Building Code for 1&2 Family Dwellings.

SHIP RUN
STAFF ANALYSIS OF COMPLIANCE WITH DECISION AND ORDER
April 1, 2021
Staff has prepared the following analysis of the conditions set forth in the Decision and Order
(“D&O”) granting conditional use approval on February 10, 2021 for the Ship Run subdivision
and land development on all or part of three (3) parcels at 500 E. Lincoln Hwy. and 112 S.
Ship Rd. The Commission should note that this D&O addressed both the single-family homes
on the Lincoln Hwy. lot – labelled on the conditional use plan and referred to in the D&O as
Phase 1 – and the townhouses on the Ship Rd. lot (Phase 2). The current land development
application is limited to Phase 1. 690 East Lincoln Associates is the developer of the adjoining
commercial lot (the former Entenmann’s site) and will also construct Phase 2; the D&O text
refers to them as “690.”
The conditions of the D&O are shown verbatim in italics, Staff’s assessment of compliance
immediately follows in plain text, and our conclusion is in bold.
1. Approval of final land development plans for Phase 1 shall be conditioned upon Ship Run
providing its portion of the traffic impact fee pursuant to Township Ordinance No. 427,
being Chapter 295 of the Code (Traffic Impact Fee) and the Transportation Capital
Improvements Plan as referenced herein at the time of plan recordation for the
construction of the Couplet as outlined and described in paragraphs 2 and 10 below and
incorporated herein by reference. Ship Run’s sole obligation regarding the construction
of the Couplet will be the payment of the traffic impact fee to assist in the construction
of the Couplet. In the event the Couplet is not constructed, the traffic impact fee will
be deposited into the fund established pursuant to §295-15.B of the Code for use on any
project under the Transportation Capital Improvements Plan. Land development
approval for Phase 1 shall also be conditioned upon Ship Run’s receipt of a Highway
Occupancy Permit from PADOT for the Road A intersection with Lincoln Highway and the
Road A intersection with Ship Road and all road improvements required thereby including
those improvements identified on Exhibit B-18 as being the responsibility of Ship Run.
Proposed Road A within Phase 1 shall be considered for acceptance of dedication by the
Township no sooner than both the portion of the Couplet north of Lincoln Highway and
the portion of the Couplet south of Lincoln Highway being constructed and open for
public use.
Execution of this condition is premature at this time.
This condition should be carried forward as a condition of final plan approval.
2. Approval of final land development plans for Phase 2 shall be conditioned upon 690’s
construction of the Couplet south of Lincoln Highway to existing Ship Road at a location
acceptable to 690 and the Township as generally depicted on the Ship Road Couplet Plan
subject to design modifications required by the Township and PADOT necessitated
through final engineering design as well as those improvements identified as being the
responsibility of 690 as referenced in the Roadway Improvements Summary prepared by
Traffic Planning and Design, Inc. dated November 10, 2020 and as revised on January 22,
2021 admitted into the record as Exhibit B-18 and noted on Exhibit B-18. The Township
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agrees to be responsible for those improvements identified on Exhibit B-18 as being the
responsibility of the Township, with the express understanding that the Township agrees
to accept responsibility for improvements to the existing Ship Road and Lincoln Highway
intersection, including the traffic signal, and to the Ship Road and Springdale Drive
intersection, only to the extent these improvements are attributable to the overall
operation of the Ship Road Couplet; any modifications required and solely attributable to
Phase 1, Phase 2 or the Commercial Application will be the responsibility of the
respective developers of those land developments. Approval of final land development
plans for Phase 2 shall also be conditioned upon the payment of the traffic impact fee by
Ship Run for Phase 1 in the event Phase 2 precedes Phase 1. No use and occupancy permit
for any townhouse unit within Phase 2 will be issued until the portion of the Couplet
south of Lincoln Highway is constructed and open for public use but prior to the
acceptance of dedication. 690’s construction of the Couplet shall offset 690’s Traffic
Impact Fee.
This condition principally addresses Phase 2 and affects this application only to the
extent that it notes that this developer is required to pay a traffic impact fee – a
requirement already noted in condition 1, above.
No action required by the Applicant.
3. Additional stormwater quality measures shall be incorporated into the final design of the
stormwater management facilities, pursuant to comment #7 of the Spotts, Stevens and
McCoy (“SSM”) review dated October 14, 2020 admitted into the record as Exhibit B-7.
While the current SSM review includes a number of comments about the stormwater
management system, we note that most of them direct minor corrections and
additions to the plan drawings. Only comment #26 indicates the potential for a design
modification, and that involves the number of inlets, not the water quality issue raised
by this condition.
Staff is satisfied that this condition has been met.
4. The stormwater management facilities shall be revised to minimize intrusion into the
riparian buffer areas to the satisfaction of the Township, pursuant to comment #8 of the
SSM review dated October 14, 2020.
Comment #4 of the SSM review dated March 30, 2021 indicates their support for a
waiver from §270-15.T of the Stormwater Management Ordinance to allow disturbance
within the riparian buffer area to accommodate the construction of Stormwater Basin
1, explaining that “…this appears to be the most logical location for Basin 1…”.
Staff is satisfied that this condition has been met.
5. Ownership and maintenance provisions for the stormwater management facilities shall be
clearly established to the satisfaction of the Township, pursuant to comment #10 of the
SSM review dated October 14, 2020
For most development projects, these provisions are understood from the outset and
ultimately memorialized in a Stormwater Management Facilities Maintenance
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Agreement, which is required as a condition of approval of the final land development
plan. Staff expects that such an Agreement will be provided for this project but,
given that the facilities serving this Phase 1 portion were designed in coordination
with those for Phase 2 and the commercial area, the final arrangements may be more
complicated than usual. The Director of Public Works has also expressed concerns in
his review memo dated March 30, 2021 regarding a basin on the subject tract that
appears to serve the adjoining Laborers’ Training campus. The Applicant should
demonstrate that the involved parties have come to agreement regarding ownership
and maintenance responsibilities and should submit the pertinent Agreement
document for review by the Township.
This condition has not been met.
6. 690 shall continue to work cooperatively with the Township and the County to facilitate
the County’s acceptance of ownership of the multi-modal path to be constructed by the
Applicants along the Couplet as shown on the Plan. 690 shall design the multi-modal path
in accordance with the County’s requirements. Applicants shall further work
cooperatively with the Township and County to facilitate the County’s acceptance of
ownership and construction of the extension of multi-modal path from the Couplet on
Phase 3 across Ship Run over Phase 2 open space to connect to proposed Road A on Phase 2
as depicted in gray with white stripes on a plan titled “Full Site Illustrative Rendering”
prepared by Orsatti & Stuart, dated October 27, 2020, consisting of sheet and admitted
into the record as Exhibit A-10. The land development plans for Phase 2 and Phase 3 shall
be revised generally consistent with the extension of the multi-modal path as shown on
Exhibit A-10.
This condition principally affects the townhouse portion, which this Applicant is not
building. The only aspect that affects the Ship Run plan is the requirement to provide
an easement for the multi-modal path at the southeast corner of the site. Staff notes
that this Applicant has provided the trail easement required by this condition (most
easily visible on Sheet 5) and that the alignment is consistent with what was shown on
Exhibit A-10 at the conditional use hearing.
This condition has been met.
7. It is understood that 690 is continuing to work with the Township and PennDOT regarding
the final alignment of the southern terminus of the Couplet and the multi-modal path.
The approved alignment will differ from what is shown on the Plan, and will be generally
consistent with the alignments shown on Exhibit A-14. Applicants shall not be required to
obtain right of way from Aqua or incur any additional costs in obtaining any land from
Aqua or reduce townhouse density in order to accommodate the final alignment.
This condition entirely affects the townhouse portion, which is not part of this plan
and will not be built by this Applicant.
No action required by the Applicant.
8. All remaining consultant concerns shall be resolved to the satisfaction of the Township in
the course of the land development review process.
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As described in the Planning Director’s memorandum dated April 1, 2021, our
consultants have a number of remaining concerns. While it is our practice to
recommend approval of plans if there are only minor concerns outstanding, we are of
the opinion that some of these are too significant to be address in that way.
Staff is of the opinion that this condition has not been met.
9. Ship Run and 690 shall each provide the open space and recreational areas shown on the
Plan required by their respective Phase of development such that no fee in lieu of open
space shall be required, provided that the open space to be preserved is not less than
what is required by Section 281-47. B.1 of the SLDO. It is understood that areas
designated as open space and recreational areas in both Phase 1 and Phase 2 are being
considered collectively by the Township as required by ordinance to satisfy the open
space requirements of the O/R Office Residential Zoning District and Section 281-47. B.1
of the SLDO.
The Commission may recall that there were concerns during the conditional use review
regarding satisfaction of the open space requirement: while the open space provided
on the conditional use plan was ample to satisfy this requirement for all 163 of the
proposed dwellings, the majority of the open space was in Phase 1 – that is, the singlefamily portion before us now as Ship Run. Even if there were an agreement giving the
residents of Phase 2 (the townhouse portion to be built by 690) the legal right to
access the Phase 1 open space, the placement of the Couplet created a practical
barrier to such access. However, it was also noted that Phase 2 residents would have
easy access to the proposed multi-modal trail that will connect to the Chester Valley
Trail and thereby Exton Park. Eventually, the Township agreed to accept the open
space as shown as fulfillment of the requirement, but we included this condition to be
sure that the area provided would not be significantly reduced along with condition 11
(below) encouraging the provision of active recreation facilities in Phase 2.
The open space shown on Sheet 6 of the current plan set is nearly identical to what
was on the conditional use plan. The chart at the lower right-hand corner shows
different numbers than before as it includes only the open space provided for Ship Run
(Phase 1 on the conditional use plan) and excludes the townhouse portion (aka, Phase
2). Staff is of the opinion that the narrow strip between Lots 50 – 57 and Lots 58 – 64
should be excluded from the calculation: not only is it very narrow (20 ft. wide), but
Sheet 4 shows that a portion of this strip is within a storm sewer easement, which may
not be counted toward the open space requirement pursuant to §281-47.E(2)(b) of the
S/LDO. Staff estimates that the entire strip covers only about 1,550 sq.ft., so even if
it is excluded from the open space calculation, the current plan still provides about
459,370 sq.ft. of open space in just Phase 1, well in excess of the 326,000 sq.ft.
required to satisfy the requirement for Phase 1 and 2 combined.
Staff is satisfied that this condition has been met.
10. 690’s construction of the Couplet shall offset the traffic impact fee pursuant to Township
Ordinance No. 427, being Chapter 295 of the Code, and the Transportation Capital
Improvements Plan as referenced therein. It is further understood that 690 has an
additional application before the Township for the construction of a proposed
convenience center and vehicular fueling station on Lot 4 of the Subdivision Plan
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(Commercial Application). Furthermore, 690 has agreed to construct the Couplet as
identified above with a sharing of cost by Ship Run in the total amount of Ship Run’s
traffic impact fee as outlined in condition 1 herein with the understanding that 690 must
obtain the approval of the Commercial Application in order for the construction of the
Couplet and the development of Phase 2 to proceed. Approval of land development plans
for both Phase 1 and Phase 2 and the Commercial Application shall be subject to the
entry of one or more transportation improvements agreement(s) satisfactory to the
Township, including terms and conditions consistent with Section 295-17.A. of the Code,
as a condition of final land development approval, with the participation by Ship Run
limited to the contribution of its traffic impact fee. In the event Phase 1 proceeds to
record final land development plans prior to Phase 2 and/or the Commercial Application,
the transportation improvement agreement for Phase 1 will solely be among the
developer of Phase 1 and the Township. The transportation improvements agreement(s)
shall be recorded against Lot 2 and Lot 3 as applicable along with the final land
development plans.
The conditional use application for Ship Run included both the single-family
community shown on the current land development plan (as Phase 1) and the
townhouses (Phase 2), which are now the responsibility of 690. Therefore, the
conditional use drawings showed that the portion of the Couplet road south of Lincoln
Hwy. was almost entirely on the property of either Ship Run or 690. The developers
were working cooperatively, and the Couplet was accordingly shown on both
conditional use plans. Since all parties acknowledged that the construction cost of the
Couplet would exceed the total amount of the traffic fees that two projects would
otherwise pay, the Township agreed to allow a credit against those fees for the
construction of the Couplet (as provided for by Act 209), thereby eliminating any
direct payment to the Township by either developer.
Shortly before the Township approved the conditional use applications, the developers
advised that, moving forward, Ship Run would be the developer of just Phase 1 of their
plan while 690 agreed to be the developer of both Phase 2 and their commercial
project. While this simplifies the construction of the Couplet, it complicates the fee
arrangement. This condition was created to assure that all required fees are paid – or
credited – and also to provide a course of action in the event that either the Ship Run
project or the 690 project experiences any unexpected delay.
No action required by the Applicant.
11. 690 shall consider the provision of play areas and equipment suitable for the anticipated
townhouse residents of Phase 2 of the Development within reasonably available Phase 2
green areas.
This condition entirely affects the townhouse portion, which is not part of this plan
and will not be built by this Applicant.
No action required by the Applicant.
12. The Applicants shall execute and provide to the Township a recordable, notarized copy of
a memorandum containing a metes and bounds description of the Property in question
and stipulating the terms and conditions of this approval and shall consent to the
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recording by the Township in the office of the Recorder of Deeds of Chester County no
later than at the time of recording of final subdivision and land development plans.
The required memorandum is typically provided after the land development plan is
approved; the memo and the plan are recorded simultaneously.
This condition should be carried forward as a condition of final plan approval.
13. Within 30 days of the date of this Decision and Order, Applicant shall pay in full all fees
charged and properly invoiced by Township consultants for review of the conditional use
Application and plans and preparation of this Decision and Order.
The Finance Department advises that the Applicant is current on all invoices relative
to the conditional use review for this project.
This condition has been met.
14. The Applicant shall express to the Board in writing delivered to the Township
Administrative offices within 10 days of the Applicant’s receipt of this Decision its full
and complete consent to the conditions specified herein above or the Application for
conditional use approval is denied; the Board expressly finding and concluding that the
Application, in the absence of compliance with the said conditions, is inconsistent with
the standards, criteria, purposes and policies codified in Code §325-124.C.
We received the required written consent in correspondence dated February 25, 2021
from the Applicant’s attorney, Mr. Louis J. Colagreco, Jr., Esq. of Riley, Riper, Hollin
and Colagreco.
This condition has been met.
This concludes the conditions attached to the D&O.
SUMMARY and CONCLUSION
In the opinion of Staff, of the fourteen conditions attached to the D&O:
•

Ten have been either met to our satisfaction or require no action by the Applicant,

•

Two should be carried forward as conditions of final plan approval, and

•

Two have not been met.
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MEMORANDUM
DATE: April 2, 2021
TO: Planning Commission
FROM: Justin Smiley, AICP
Township Planner
SUBJECT: Chester County Planning Commission
Transportation Improvements Inventory 2021
Background
Every two years, the Chester County Planning Commission asks municipalities to submit
transportation improvement projects to the County’s Transportation Improvements Inventory
(“TII”). We list projects that are ready for funding (such as the third northbound land for
Pottstown Pk.) as well as projects that we want to be considered for funding in the future. The
list is part planning tool, part wish list. The TII is used to develop County priorities for federal
and state transportation funding as well. The projects ultimately selected are included on
PennDOT’s Transportation Improvement Program (the “TIP”), which is the state plan for
transportation funding.
Please review the attached spreadsheet that lists the Township’s projects on the existing TII.
Township Staff and the County have provided the status and prioritized the projects listed.
There are currently twenty-one projects on the Township’s list: three of them have been
completed or will be completed as part of a future development. Five other projects are
currently underway via the County, the Township or other municipalities.
The Planning Commission may wish to discuss further the status and prioritization of the
projects.
Attachments:
1.

WWT TII 2021 List of Projects

West Whiteland
2021 TII #

Project Name
Project Type

BP 2

Project Status

Design Cost

Land Cost

5625

5625

Const Cost

Cost Est Source

Antic Const

Priority

1‐4 yrs

High

CHESTER VALLEY TRAIL EXTENSION TO DOWNINGTOWN
MULTI‐USE TRAIL

Active/Underway

11250

FACILITIES 17

Project Comments: WILLIAM PENN ‐ PHASE 4A 2019_WW_Trail using the inactive railroad line which travels from Ship Rd. to Thorndale just west
of Downingtown. This project will be led by Chester County Parks and Facilities. Township supports this project.
BP 3

CHESTER VALLEY TRAIL: EXTON TO OAKLANDS
MULTI‐USE TRAIL

Project Comments:

BP 33

Active/Underway

0

0

1440

CCPC 2019

1‐4 yrs

High

County received Multimodal Funds to build the the CVT extension from the current terminus to Oaklands with a pedestrian bridge over
Whitford Rd. Township Supports this project.

CVT SPUR: BUSINESS 30 TO COMMERCE DR.
trail connection

Inactive ‐ Keep

50

50

1000

TWP 2019

1-4 yrs

Medium

Project Comments: Multi-use trail traversing 4 separate properties from INT BUS 30 at Keva Dr. to Commerce Dr. connecting to the CVT. This segment should be
added to the TII Interactive Map.
BP 38

CC Library to CVT Connector
Trail

Inactive ‐ Keep

120

0

300

TWP. 2019

1‐4 yrs

High

Project Comments: Multi‐use trail located directly northeast of the CVT crossing of Lincoln Hwy. traveling northwest toward the library. Routed through the
wooded area between Meadowbrook Manor Community and a commercial retail area to the west. The TWP. would like to coordinate
with the County on ROW to connect the CVT to the CC Library.
BP 4

PA 100: EXTON TRAIN STATION TO CVT
PEDESTRIAN FACILITIES/CROSS

Completed - Delete

75

10

1100

TWP 19

1‐4 yrs

High

1-4 yrs

Medium

Project Comments: An 8‐foot concrete sidewalk and three intersection improvements. The Connector was completed fall 2020.
BP 52

WHITFORD RD PATH NORTH
Bicycle/Pedestrian path

Completed - Delete

500

0

500

CCPC 17

Project Comments: Most of this path is completed from Waterloo Blvd. to Spruce Dr. as part of the Waterloo Reserve SD. Additional segment that needs to
be completed is from Waterloo Blvd. to BUS 30, which is not part of the SD plans, but will be completed via another LD.
Cost estimates in 1000s
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West Whiteland
2021 TII #

Project Name
Project Type

BP 55

Project Status

Design Cost

Land Cost

Const Cost

Cost Est Source

Antic Const

Priority

WHITFORD Rd PATH SOUTH
Bicycle/Pedestrian path

Inactive ‐ Keep

500

0

500

CCPC 17

5‐8 yrs

Medium

Project Comments: Project would include a sidewalk on the east side of Whitford Rd. from Clover Mill Rd. north to BUS 30 and connect to the CVT going over
Whitford Rd.
BP 61

Exton Mall and Exton Park Connector
Bicycle/Pedestrian Improvements

Inactive ‐ Keep

100

50

1000

TWP. 2021

5‐8 yrs

Medium

Project Comments: Use existing sidewalks on the north side of Swedesford Rd. from the intersection of Fairfield Place Shopping Center/Exton Square Pkwy. to the
Ship Rd. intersection into the natural paths of Exton Park. INT Improvements for pedestrians and cyclists, bicycle improvements/signage

BP 62

Whitford Rd to Pottstown Pk Connector
Bicycle/Pedestrian Improvements Inactive ‐ Keep

100

100

1200

TWP. 2021

Medium

5‐8 yrs

Project Comments: Fill two sidewalk gaps to connect to Miller Park from Whitford Rd. along Waterloo Blvd and install bicycle improvements/signage

INT 108

SPRINGDALE RD AND BUSINESS 30
reconfiguration and widening

Delete

0

0

50000

TWP. 2021

5‐8 yrs

Medium

0

0

3500

TWP. 2021

1‐4 yrs

High

Project Comments: Project will be completed by Developer

INT 33

SHIP RD AND BUSINESS 30 (Ship Road Couplet)
Intersection/Bike/Ped. Improvements

Active/Underway

Project Comments: Ship Road Couplet is to be completed by a Developer (South of BUS 30) and the Township (North of 30). Couplet will also consist of CVT connector
from CVT crossing at Ship Rd. to just north of the Exton Bypass. Twp. received PennDOT Multi-modal Grant to construct segment north of BUS 30

INT 34

BOOT RD @ SHIP RD
SAFETY IMPROVEMENTS

Inactive ‐ Keep

227

151

832

32089

4289

460493

TWP 2005 / CCPC 19

9‐12 yrs

Low

TIP 19

1‐4 yrs

High

Project Comments: TWP WILL FUND ENG/ROW
MCF 1

US 30 BYPASS: REECEVILLE RD TO QUARRY RD
RECONSTRUCT, WIDENING, RA

Active/Underway

Project Comments: PE UNDERWAY; Township supports
Cost estimates in 1000s
Friday, March 19, 2021
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West Whiteland

2021 TII #

Project Name
Project Type

OP 5

Project Status

Design Cost

Land Cost

Const Cost

Cost Est Source

Antic Const

Priority

CCPC 17

1‐4 yrs

High

1‐4 yrs

High

POTTSTOWN PIKE CLOSED LOOP SYSTEM
Traffic signal upgrade

Inactive ‐ Keep

1000

0

5000

2500

0

37000

PennDOT 17

10400

TWP. 2015 ACT 209 / C 5‐8 yrs

Medium

TWP. 2021

High

Project Comments:
PTS 3

EXTON TRAIN STATION (GARAGE + BUS LOOP)
GARAGE + BUS LOOP

Inactive - Keep

Project Comments: SEPTA/Amtrak project, but the Township supports these improvements.

RW 32

WHITFORD RD: CLOVER MILL TO WATERLOO
Reconfiguration and Widening

Inactive ‐ Keep

0

0

Project Comments:
RW 6

PA 100 NEAR EXTON RAIL STATION
RECONFIGURE FOR 3 NB THRU L

Active/Underway

0

0

5900

1-4 yrs

Project Comments: TWP. completed a Feasibility Study in 2018 which identified two project to improve congestion on PA 100 near the Exton Train Station:
Add an additional NB thru lane on PA 100 and add a new intersection to access the train station at Mountainview/Whiteland Woods &
PA 100. The Twp. has surveyed, completed design and coordinated with PennDOT on the the third NB thru lane project. It is the
Township's goal to add this project to the TIP with support from the County Commissioners and State Reps.
SB 13

SHIP ROAD OVER VALLEY CK
Replace or Rehab

Inactive ‐ Keep

340

0

1700

2015 DVRPC SB Analysi TBD

Low

100

500

1500

CCPC 2009

5‐8 yrs

Medium

TBD

Medium

Project Comments:
SB 20

LINCOLN HWY OVER BRANCH OF VALLEY CK
REPLACEMENT

Inactive ‐ Keep

Project Comments: A portion of the bridge was extended for installation of sidewalks as part of the Keva Flats development.

SB 34

WHITFORD RD UNDER AMTRAK
REPLACE UNDERPASS

Inactive ‐ Keep

1000

50

10000

CCPC 09

Project Comments: Widen underpass to accommodate new lane configuration and pedestrian and bicycle facilities to get to the Whitford Train Station
safely. Additional signalization improvements would most likely be warranted to as well for this improvement.
Friday, March 19, 2021
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2021 TII #

Project Name
Project Type

SB 9

Project Status

Design Cost

Land Cost

Const Cost

500

1500

Cost Est Source

Antic Const

Priority

LINCOLN HWY OVER BRANCH VALLEY CK
Replace or Rehab

Inactive ‐ Keep

100

Municipal 17

TBD

Medium

Project Comments: This project is not mapped
Cost estimates in 1000s
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