WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, June 1, 2021
7:00 P.M.

This is a hybrid meeting. Planning Commission members, Township staff, and applicants may
attend at the Township Building or via Zoom. The public is invited to attend via Zoom.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: May 18, 2021
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
OLD BUSINESS
1. Ship Run
Address: 500 E. Lincoln Hwy.
Second Review: Subdivision/Land Development
Request: Construction of 95 single-family homes behind the Laborer’s Training Facility.
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: June 15, 2021

Click this link to register:
https://us02web.zoom.us/meeting/register/tZ0pd-CtrTsjGNENOrEBWmYJHsWWf-Z2HG3_
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: May 28, 2021

West Whiteland

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 34.39 acres of permanent open space 2 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 campus
(“Laborers’”) 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. and about 420 feet of frontage along S. Ship Rd. The site is moderately to
gently sloping from its high point along the Exton by-pass down to the east and north to its
low point along E. Lincoln Hwy.; there are small, scattered steep slope areas, most of which
are man-made. Ship Road Run, a tributary of Valley Ck., runs along the eastern edge of the
lot, and there are wetland areas, FEMA-designated flood hazard areas, and woodlands along
1

The subject lot as shown here 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. Staff will revise this information
when the County records are updated.

2

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

the stream corridor. There are a handful of small structures on the lot, all of which are to be
removed as part of this project.
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 11,778 sq.ft. (0.27 acre) and 457,931 sq.ft.
(10.51 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 to be dedicated to the Township.
Due to the number of proposed dwellings, this project required conditional use review as per
§325-124.A(1) of the Zoning. The Board of Supervisors passed a Decision and Order (“D&O”)
approving the conditional use subject to fourteen conditions on February 10, 2021; this memo
includes Staff’s analysis of the extent to which these conditions are met. The Commission
may recall that the conditional use application included 68 townhouses 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. 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 Ship Run property.
There are two Township-designated 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 mixed-use project. The
Township Historical Commission reviewed this plan at their meeting on April 12, 2021.
Following a presentation by the Applicant, that Commission unanimously passed a motion
recommending that the Board approve the plan, subject to the provision of additional
landscaping to screen the six proposed houses closest to Lincoln Hwy. The current plan
provides the landscaping requested, and Staff deems this condition to have been met.
The Commission last reviewed this plan on April 6, 2021. Discussion addressed issues with the
pedestrian network, the design of the open space areas, the need for traffic calming
measures, stormwater management, and environmental constraints and impact. The
Applicant was amenable to most of the Commission’s suggestions, and we note that the
current plan features five-foot-wide sidewalks, revisions to the configuration and location of
the open space and recreation areas as suggested, traffic calming measures in the form of the
divided entrance drives, and a much-improved design near the Ship Rd. frontage where the
pedestrian, bicycle, and motor vehicle networks intersect. As expected, these revisions
slightly reduce the amount of permanent open space from the previous plan, but what is
provided remains well in excess of the minimum requirement.
Tonight is the Applicant’s second presentation of this project to the Planning Commission.
Consultant Reviews
•

Spotts, Stevens and McCoy (“SSM”) review dated May 25, 2021. SSM does not
object to any of the requested waivers, although comment #3 suggests a revision to
the wording of one of the requests. Many of the comments address administrative
2

items or indicate the need for additional information or clarifications on the drawings
or supporting documentation. The Commission may wish to discuss the following items
with the Applicant.
−

In the section regarding S/LDO compliance, comment #11 raises the question of
whether streetlights are to be provided; the plan should be clear on this point.

−

Fire hydrant locations (comment #8) are subject to review by the Fire Marshal, not
the water company; her review is noted below.

−

Comments #14 through #24 concern stormwater management. Comments #14,
#21, and #22 direct minor design revisions; comments #17 and #20 describe
necessary clarifications to easement provisions; comment #24 requests more detail
about management structures. The remaining comments mostly direct minor edits
to the drawings.

−

Comment #26 repeats an earlier concern about the depth of portions of the
sanitary sewer lines.

•

Theurkauf Design & Planning (“Theurkauf”) review dated May 19, 2021. The
review notes that several of the concerns from the prior review have been resolved,
the most significant being the issue of compensatory planting as described in comment
#1. Comment #2 repeats an earlier matter regarding the width of the screen buffer
adjacent to the Laborers’ property but advises that this is resolved if we accept
plantings within easement areas; as before, Staff is satisfied with this provision, noting
that the easements are the required width such that no waiver is required from §28135.A. Comments #6, #7, and #8 note minor corrections and revisions.

•

McMahon Associates (“McMahon”) review dated May 25, 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.
Notable concerns include the following:
−

Comments #7 and #8 address various aspects of the pedestrian accommodations,
including ADA-compliance and the need for additional crosswalks. The Commission
may wish to review the specific recommendations with the Applicant.

−

Comment #9 raises the issue of traffic calming that was discussed at the April 6
meeting. McMahon notes that the medians at the entrances from both Lincoln
Hwy. and Ship Rd. promote slower traffic but adds that the lanes should be
narrower as a further measure. The Commission may wish to discuss this
recommendation with the Applicant.

The remaining comments are largely administrative items, minor revisions, and
requests for supporting information.
•

Public Works Director memorandum dated May 25, 2021. Comment #2 raises
questions about the design of the proposed islands and drive lanes at the main
entrances that are consistent with McMahon’s comments. The other comments direct
revisions to the construction details and that the sight distance calculation for the
Ship Rd. entrance be based upon the design of the proposed couplet and not the
existing condition.

•

Fire Marshal memorandum dated May 25, 2021. Ms Guarnere notes that issues from
the prior memo have been acknowledged or are in the process of being addressed,
except for the matter of proper placement of fire hydrants: the plan should be revised
to site the hydrants as previously directed.
3

•

Chester County Planning Commission (“County”) review dated April 2, 2021.
Please note that this review evaluates the prior version of tonight’s plan: virtually all
of the concerns raised by the County were noted by Staff and our consultants in their
previous reviews and were discussed with the Commission at the April 6 meeting.
Staff is of the opinion that the County’s concerns have been addressed to our
satisfaction by the current version of the plan with one exception: comment #5
recommends that the indicated easement for the extension of the County-owned
Chester Valley Trail (“CVT”) and replaced by a note stating that an appropriate
easement will be provided when the CVT corridor has been defined. While the
easement has been removed, we are unable to find the note meant to replace it.
Comment #3 states that this plan is consistent with the County’s Comprehensive Plan.

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.
Compliance with Conditional Use D&O
As noted above, the Board of Supervisors approved the conditional use application for this
project on February 10, 2021. An attachment to the Staff memorandum dated April 1, 2021
provided our analysis of the extent to which the conditions of approval had been met. At that
time, we concluded that only two of the fourteen conditions had not been met. Rather than
provide an additional attachment to this memorandum, our analysis of compliance for those
two outstanding conditions follows:
Condition 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 projects, these responsibilities are understood from the outset and are
memorialized in a Stormwater Management Facilities Maintenance Agreement that is
recorded with the approved land development plan. This Agreement will be required
for this project, but the complexity of coordinating this project with projects
proposed on adjacent tracts and the multiple ownership interests indicate that it will
be more complicated than most. The most current reviews from the Director of Public
Works and SSM indicate that the design of the system is generally satisfactory (SSM has
directed minor revisions), and neither of them raise the concerns related to ownership
and maintenance found in their prior reviews. SSM’s comment #24 requests that the
Applicant provide a spreadsheet of the various stormwater facilities, including an
indication of ownership, which will clarify this issue.
This condition has been met to the satisfaction of Staff, provided that the
Applicant completes the spreadsheet as per comment #24 of the SSM review dated
May 25, 2021.
Comment 8: All remaining consultant concerns shall be resolved to the satisfaction of the
Township in the course of the land development review process.
While our consultants have remaining concerns, it appears that they can be resolved
without making significant changes to the plan.
Staff is of the opinion that full satisfaction of this condition may be carried forward
as a condition of final plan approval.
4

Staff is of the opinion that the conditions imposed by the D&O have either been met, require
no action by this Applicant, or may be carried forward as conditions of final plan approval.
Staff Comment
At the April 6 meeting, Staff advised that our most serious concerns were the design of the
pedestrian network, open space areas, and internal road system. There was extensive
discussion on these issues at the meeting, and we are pleased to see that the Applicant has
revised the plan in response to our concerns:
•

Sidewalks are shown along both sides of all streets and are now five feet wide.

•

The sidewalks, pedestrian trail, and open space areas all relate to each other better.
The open space has been redesigned such that more units have direct access to it; the
recreation area is now centrally located instead of at the edge of the community.

•

As requested, the pedestrian trail along the western and southern edges of the tract
(behind Lots 11 through 37) has been removed; the narrow strip of open space that
was between Lots 50 through 64 has been removed and the abutting lots made larger.

•

The convergence of the sidewalks, internal pedestrian trail, and the CVT near the Ship
Rd. frontage has been thoughtfully reconsidered and is now to our satisfaction.

•

During conversation at the April 6 meeting regarding traffic calming measures, the
Applicant advised that significant design changes (such as adding curves to the longest
straight sections of road) could not be accommodated, and Staff noted that structural
features like speed bumps were not acceptable. The Applicant has, however, added
median islands at both main entrances and shows that both intersections of Road “A”
with Road “B” are to be all-way stops. Staff concurs with the Director of Public Works
and McMahon that the drive lanes on either side of the medians should be narrower as
an additional deterrent to speed.

Most of the remaining consultant concerns appear to be administrative items or issues that
require only minor revisions to the plan drawings; however, the Commission should clarify the
Applicant’s intentions regarding street lights as noted in comment #11 of the SSM review.
In conclusion, Staff has no objection to Commission action on this plan tonight. Please find
attached a draft motion with suggested conditions for your consideration.
Attachments
1.
2.
3.
4.
5.
6.
7.
8.

SSM review dated May 25, 2021.
Theurkauf review dated May 19, 2021.
McMahon review dated May 25, 2021.
Public Works Director memo dated May 25, 2021.
Fire Marshal memo dated May 25, 2021.
Chester County Planning Commission review dated April 2, 2021.
Plan set dated March 4, 2021, most recently revised May 11, 2021.
Draft motion and recommended conditions of approval, dated May 28, 2021.

Plans\RST\Ship Run\PC memo - 210528.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

( > SSM
May 25, 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 (40 Sheets), prepared by D. L. Howell & Associates Inc., dated March 4, 2021, revised May
11, 2021;



Post Construction Stormwater Management Report, Ship Run Residential Development, prepared by
D. L. Howell & Associates Inc., dated March 4, 2021, revised May 11, 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
May 25, 2021
Page 2 of 5

3.

( > SSM

Section 270-15.T. – A waiver to permit disturbance and grading, including a naturalized stormwater
management basin within riparian buffer zones 2 and 3, in the northern portion of the site where the
stream crosses under Lincoln Highway. We recommend that the waiver request be reworded as
follows:
A waiver is being requested from Sections 270-15.T(2)(b) and (c) to allow the construction within
riparian buffer zones 2 and 3. The construction consists of a naturalized stormwater management
basin, in the northern portion of the site where the stream crosses under Lincoln Highway and the
construction of Road A at its intersection with Ship Road along with any associated utilities in this
area.
We support the waiver request, as rewritten, as this appears to be the most logical location for Basin 1
and since the basin will treat runoff, similar to the same purpose of an RBA. In addition, 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. However, we do recommend that Theurkauf Design and
Planning review this waiver request for the tree removal and replacement aspects.

4.

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
5.

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
6.

Carbonate Area District notes 5 and 6 on Sheet 26 of 40 are not complete sentences and therefore do
not demonstrate compliance with Sections 325-77.A(1) and (2).

COMPLIANCE WITH SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
7.

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)

8.

Aqua should review the location and number of fire hydrants, Section 281-17.D(12).

9.

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

10.

A depressed curb detail shall be provided in accordance with Appendix E, Section 281-32.C.

11.

The plan does not include provisions for street lights even though it is noted in the plan legend. The
Township should determine whether street lights should be provided, Section 281-17.H(1)(g) and
Section 281-48. If not, the notation shall be removed from the legend.

12.

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.

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
May 25, 2021
Page 3 of 5

13.

( > SSM

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

COMPLIANCE WITH STORMWATER MANAGEMENT ORDINANCE
14.

Low points of roadways should be located at or close to lot lines (not in the middle of lots) so that any
overflow (due to clogging) flows freely between the homes and does not flood the homes. The low
point in front of lot 14 shall be moved to the lot line. Overflow swales shall be designed to convey
the full one-hundred-year storm flows away from all street low points. These swales shall be located
to prevent flooding of the downslope lots, Section 270-28.B. An overflow swale shall be provided at
the location noted above as well as between lots 81/82, 88/89 and 59/60.

15.

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).

16.

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).

17.

An easement shall be provided for endwall and its associated pipe, EW-15, Section 270-29.E(2). The
applicant has indicated an easement is not necessary as there is an easement proposed in favor of the
Labors Union over the residential development to access the existing basin. Regardless, an easement
should be provided which benefits the residential property as portions of the proposed residential
collection system (inlet IM16) connects to this collection system and ultimately drains to EW-15. In
addition, the easement shall also be provided the Township. The ownership and maintenance
responsibilities described within the response letter shall be outlined within the required easement
agreements.

18.

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.

19.

The Stormwater Management Notes on sheet 19 shall be revised as follows:

20.

a.

Note 2 shall include maintenance of swales.

b.

Note 2 shall indicate that if the streets are dedicated that the Township will maintain the
storm sewers and inlets within the right-of-way.

c.

Note 3 shall be revised to state “The as-built plans shall be in electronic form compatible with
AutoCAD (latest version) or compatible file format (dwg or dxf format) as well as Portable
Document Format (PDF) file format. Hard-copy versions of as-built plans shall also be
submitted on twenty-two-inch-by-thirty-four-inch or twenty-four-inch-by-thirty-six-inch
sheets,” as noted in the Subdivision and Land Development Ordinance, Section 281-54.

d.

Note 4 shall indicate that the report shall include pictures, Section 270-45.C(3).

Easements, as per the requirements of Article VII, shall include accompanying notes or other
documentation as needed, describing the type, purpose, who the easement is granted to, and the
rights, duties and obligations of the parties with respect to every BMP or conveyance, Section 27032.B(18)(c)[7]. The blanket easement, noted in General Note 11 on sheet 1 (the cover sheet) shall be
modified to include all stormwater facilities, not just the basins and facilities within the open space.
Some facilities, such as storm sewers, are located within easements between or at the rear of houses.

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
May 25, 2021
Page 4 of 5
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21.

Endwall EW-15 shall be changed to a “U” wall such that the runoff is directed at a 90 degree across
the level spreader and parallel to the contour.

22.

It is recommended that the Managed Release Concept (MRC) outlet structures additionally
implement a release valve, in addition to the proposed unturned elbow and cap, as a ease of
maintenance measure which would allow for draining the system if necessary. An example is
provided below:
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23.

Whereas water quality inlets are not proposed for this project, the second sentence of the Inspection
Notes for Inlets and Drains on sheet 19 shall be removed to avoid confusion.

24.

We respectfully request on behalf of the Township that the design engineer complete the attached
spreadsheet list of BMP locations for all BMPs associated with this project.

SANITARY SEWER
25.

Grading and Utility General Note 24 on sheet 12 of 40 shall be moved to the Sanitary Sewer Notes on
the same sheet and include ... the top of the proposed incoming pipe and a channel shall be formed
for the incoming pipe.

26.

We previously noted that “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.” Although the profiles now indicate
SDR 26 pipe, General Note #3 under the Sanitary Sewer Notes on Sheet 1 and Sheet 12 states all
sanitary sewer lines shall be SDR-35. We also recommend that the Public Works Director review the
depth of the sewers for acceptability as they are still 12’-20’ deep.

GENERAL
27.

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.

Mr. John Weller | West Whiteland Township
SSM File 101008.0343
May 25, 2021
Page 5 of 5
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28.

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.

29.

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., CBLP
Senior Engineer
kent.morey@ssmgroup.com
Attachment
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:

May 19, 2021

SUBJECT:

REVIEW COMMENTS – SHIP RUN PHASE 1
PRELIMINARY/FINAL PLAN DATED 5-11-21

Please note our review comments pertaining to the Conditional Use Decision and Order dated 2-11-21
and the following documents received on 5-11-21:
•
•

Preliminary Plan by D.L. Howell & Associates, Inc. consisting of 40 sheets; and
Response letter from Patrick Stuart dated 5-11-20 [sic].

Issues that have been resolved are so noted. New comments are in bold.

1350 Elbow Lane • Chester Springs, PA 19425 phone 484-888-5574 email ed@theurkauf.com www.theurkauf.com
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REVIEW COMMENTS – SHIP RUN PHASE 1
PRELIMINARY/FINAL PLAN DATED 5-11-21
May 19, 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 that are
removed.
The plan includes tree survey information from three sample areas totaling 16,375 square feet.
These are generally representative of the woodlands on site that would be disturbed by
development. Tree removal and required compensatory plantings were estimated by applying
the survey data to the entire 344,045 square feet of proposed woodland clearing. This
methodology is consistent with our instruction to the applicant’s consultant and with methods
applied previously on similar projects in West Whiteland. Based on the estimation, total tree
removal and required compensatory plantings are as follows:
Trees TBR

DBH “ TBR

24-36” DBH
12-24” DBH

Req. Compens. “

2,290
7,080

Req. Compens. Trees

763
1,770

382
885

Total 2-inch caliper Compensatory Trees Required

1,267

Proposed trees applied to the compensatory requirement are as follows:
Description
Screen Buffer Trees
Perimeter Buffer Trees
Street Trees, 3 inch cal.
Compensatory Trees
Hist. Preservation Trees
Foundation Trees, Deciduous
Found. Trees, 6 ft. Evergreen

Quantity
265
83
240
250
30
95
190

Total Equivalent 2-inch Compensatory Trees Proposed

Compensatory Equivalent
265
83
408
250
30
95
137
1,268

This issue has been resolved.
2.

Screen Buffer – Section 281-35.A (SLDO) requires 50-foot-wide screen buffers from noncompatible adjacent uses. The buffer is under-width along the west side of the Laborer’s Council
property, with off-site easements proposed to accommodate required plantings.
Additional trees have been proposed in excess of the planting requirements. If the Township
finds the easements for off-site buffer plantings acceptable, this issue would be resolved.
1350 Elbow Lane • Chester Springs, PA 19425 phone 484-888-5574 email ed@theurkauf.com www.theurkauf.com

REVIEW COMMENTS – SHIP RUN PHASE 1
PRELIMINARY/FINAL PLAN DATED 5-11-21
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May 19, 2021
3.

Perimeter Buffer – Section 281-35.E (SLDO) requires 25-foot-wide perimeter buffers along the
Route 30 Bypass and along Lincoln Highway.
This issue has been resolved.

4.

Street Trees – Section 281-36 (SLDO) requires one street tree for every 50 feet of road frontage
in addition to required buffer plantings.
Two additional trees have been proposed on the Lincoln Highway frontage. This issue has been
resolved.

5.

Native Species – Section 281-36.C (SLDO) requires that 60% of all street trees be native species.
The plan has been revised to indicate 151/240 (63%) native street trees. This issue has been
resolved.

6.

Foundation Plantings – The Typical Foundation Planting detail legend on sheet CO7.4 is
inconsistent with the Foundation Plant List on the plant schedule. On the Typical Foundation
Planting detail legend, Med. Upright Evergreens shall be increased to 6 foot minimum height,
and Sm. Flowering Understory Trees shall be increased to 2-inch minimum caliper.

7.

Plant Schedule Inconsistencies – The following shall be addressed by adding additional plant
symbols on the plan:
•
•
•

The Plant Schedules indicate a total 27 Taxodium distichum, but the plan indicates only
24.
The Plant Schedules indicate a total 45 Cornus florida, but the plan indicates only 42.
The Plant Schedules indicate a total 45 Cercis canadensis, but the plan indicates only 44.

8.

Deer Protection – Smooth-barked trees are highly susceptible to deer damage and should be
protected with guards. It is recommended that a note be added to the Deciduous Tree Planting
Detail.

9.

Conclusion – The noted deficiencies shall be addressed prior to final approval and recording.

Please contact this office with any questions.

1350 Elbow Lane • Chester Springs, PA 19425 phone 484-888-5574 email ed@theurkauf.com www.theurkauf.com
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TRANSPORTATION ENGINEERS & PLANNERS
McMahon Associates, Inc.
835 Springdale Drive, Suite 200
Exton, PA 19341
P. 610.594.9995
mcmahonassociates.com

May 25, 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,
last revised May 11, 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 (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; however, the
applicant’s engineer indicates HOP plans are in the process of being prepared, and the applicant will 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.
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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 only the Township, if this Phase 1 residential development 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, with regard to the main spine road through the community (Road A), the Township will only
consider accepting Road A for dedication 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.B – The following comments pertain to the detailed curb ramp designs shown on
Sheet 34 along Road A:
a. Please provide a curved detectable warning surface (DWS) for the Type 4 curb ramps on both sides
of the northern and southern Laborer Union driveway intersections with Road A.
b. Please include PennDOT’s Type 4A curb ramp typical detail as well as the detail for detectable
warning surfaces on curved surfaces from PennDOT RC‐67M.
c. Please provide grading which demonstrates a level five‐foot by five‐foot turning area at the top of
the Type 1 curb ramps on the northeast corner of the southern Road A/Road B intersection and the
northeast and southwest corners of the northern Road A/Road B intersections.
d. The Type 4A curb ramp on the southeast corner of the Road A/Northern Laborer Union access
intersection provides a slope in excess of the required 8.33 percent allowable slope per
requirements. Please provide an alternate design for this ramp which shows the grading and ramp
length necessary to achieve the required ADA compliant ramp slope.
e. Please provide two separate ramps for pedestrians crossing Road A and Road B on the southeast
corner of the northern Road A/Road B intersection.
8. 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. At a minimum we recommend pedestrian crossings should be provided on at least one leg of each
roadway at all proposed internal intersections. As such, additional pedestrian crossings should be
provided as follows:
i. Road B/Road C (southern intersection) ‐ across the northern Road C leg and at least one of
the Road B legs
ii. Road A/Road B (southern intersection) ‐ across the northern Road B leg and at least one of
the Road A legs
b. The applicant’s engineer is responsible to ensure that all ADA facilities provided along Roads A, B,
and C are ADA compliant. No specific ramp designs are provided for Roads B and C, 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
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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”. This note should be
expanded to indicate if ADA compliance cannot be achieved at a specific curb ramp location, all
necessary documentation should be submitted to the Township prior construction of the ramp(s)
which cannot achieve ADA compliance. The Township Public Works Director should review this
approach. Furthermore, this requirement for inspection of ADA compliance would apply to all
ramps, even those on private roads.
c. Provide a pedestrian crossing of Road A and Road B on either end of the sidewalk through the
playground area, with the crossing of Road A in the vicinity of Lot 24, and the crossing of Road B in
the vicinity of Lot 71, with ADA ramps. Since these are midblock pedestrian crossings, provide
crosswalks and a pedestrian warning sign (W11‐2) with a downward arrow (W16‐7P) plaque at the
location of the crossing in both directions along Roads A and B. In addition, the applicant’s engineer
should verify whether adequate sight distance is provided at these crossing locations.
d. 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.
e. 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.
f. Please revise the location of all proposed Pedestrian (W11‐2) warning signs with Diagonal Downward
Arrow (W16‐7P) plaques to be located immediately adjacent to the crosswalks, and not in advance of
the crosswalks as currently shown. In addition, please include details (including sign size) of these
signs in the plans set.
9. Road A provides a new direct connection between Lincoln Highway and Ship Road. It is our opinion that cut‐
through traffic and/or speeding could be a concern for future residents of the community. The road layout
allows on‐street parking on one side of all roads, which will help to encourage slower traffic. Also, the
revised plans show medians along Road A near the intersections with Ship Road and Lincoln Highway, which
will help serve as a traffic calming feature. However, the lane widths in the area of the medians are 14 feet
wide, and we recommend a narrower lane width to encourage slower traffic. Also, we recommend the need
for additional traffic calming should be verified and installed if needed by the applicant prior to the Township
accepting dedication of Road A.
10. Provide “No Parking – Fire Lane” signs on both sides of Road A within the limits of the medians, which should
extend from Ship Road to the first intersection with Road B in the westbound direction, and from Sta. 3+00 to
Lincoln Highway in the northbound direction.
11. Please verify the speed limit signs are located at intervals of no greater than ½ mile along any given route
combination within the community. Additional speed limit signs may be required, especially along Road A.
12. SALDO Section 281‐28.F – As previously requested, 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 Also, the sight distance note provided on Sheet 1
indicates the driver position is 14.5 feet back from the nearest edge of the closest through travel lane;
however, the sight distance dimensions shown on the plans appear to be ten feet back from the nearest
edge of the closest through travel lane at the Road A intersections with both Lincoln Highway and Ship Road.
Please verify and revise the plans as necessary.
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13. SALDO Section 281‐28.D – Please revise the curb radii at the Road A/Lincoln Highway intersection to provide
a 40‐foot curb radius, as required for arterial streets.
14. Truck turning templates for the largest anticipated delivery vehicle should be provided for review in order to
evaluate the design of the accesses and medians at the Road A/Lincoln Highway, and Road A/Ship Road
intersections, as well as the internal Road A, Road B, and Road C intersections. Also, please clearly distinguish
the truck types on Sheet 35.
15. The Township’s emergency personnel should review the emergency vehicle truck turning templates provided
on Sheet 35 with regard to access and internal circulation.
16. 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.
17. 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.
18. 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:

May 25, 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
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I have reviewed the 40-sheet plan set with a plotted date of 05/11/21 for the above
referenced project and offer the following comments:
1. Sheet CO 1.5. The Road A intersection at Ship Road, the sight distance to the left
(north) is based upon existing alignment of Ship Road. Can you please provide
proposed sight distance that would be provided based upon the proposed couplet
design/alignment?
2. Islands:
a. Why are the lanes adjacent to the island at Lincoln Highway entrance 14
ft? Can these be 12 ft, same as the island at Ship Road?
b. Any proposed landscaping on the two islands? It would be preferred. We
just need to account for pedestrian visibility on the Ship Road island.
c. A note needs to be incorporated into the plans noting that the island
landscaping shall be maintained by the HOA.
3. Construction Details
a. Consider labeling the sidewalk cross slopes as “2% max.” rather than
specifying “2%”.
b. In lieu of detailed ADA ramp designs, a note may be added to the drawings
and details stating:
Prior to accepting dedication of the applicable internal roads, the
Township will inspect the curb ramps to verify ADA compliance. If
the curb ramps do not fully meet ADA requirements, then the curb
ramps shall be reconstructed by the applicant at no cost to the
Township. If ADA compliance cannot be achieved at a specific curb
ramp location, all necessary documentation, including the PennDOT
Technically Infeasible Form (TIF) shall be submitted to the Township
for approval prior to construction of the ramp(s). A TIF will not be
accepted after the ramp is constructed.

MEMORANDUM
DATE: May 25, 2021

West Whiteland

TO: Justin Smiley/Township Planner
FROM: Marie Guarnere/Assistant Fire Marshal
SUBJECT: Ship Run LD Fire Marshal Review

I have reviewed the proposed Ship Run land development plans dated 3/4/2021;
Revision 1, dated 5.11.21 prepared by D.L. Howell and Associates and have the
following comments: in blue per this review
1. Minimum fire flow requested shall be 1500gpm at 20psi for the development
unless a reduction is approved by the Fire Marshal.

Acknowledged by DLHOWELL letter dated 5.10.21

2. Fire Hydrants shall be installed as marked on sheets 13-15 on the proposed
plans. Where a fire hydrant is located on a fire apparatus access road, the
minimum road width shall be 26 feet within 20 feet of the hydrant

Revised plans dated 5.11.21 do not show required Fire Hydrant location.
Please revise as requested.

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), double-sided and mounted
perpendicular to the street. The maximum spacing between signs shall be 150
feet.

Acknowledged by DLHOWELL letter dated 5.10.21 and additional language
added to General Notes #25. Plan locations acceptable.

4. Proposed street names shall be submitted to West Whiteland Township for
review in consultation with Chester County GIS and DES. Pending
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.

Acknowledged by DLHOWELL letter dated 5.10.21

THE COUNTY OF CHESTER
COMMISSIONERS
Marian D. Moskowitz
Josh Maxwell
Michelle Kichline

PLANNING COMMISSION
Government Services Center, Suite 270
601 Westtown Road
P. O. Box 2747
West Chester, PA 19380-0990
(610) 344-6285
Fax (610) 344-6515

Brian N. O’Leary, AICP
Executive Director

April 2, 2021
John R. Weller, AICP, Director of Planning & Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
Re:
#

Preliminary/Final Subdivision - Ship Run (Phase 1)
West Whiteland Township – SD-03-21-16661

Dear Mr. Weller:
A Preliminary/Final Subdivision Plan entitled Ship Run (Phase 1), prepared by D.L. Howell & Associates
Inc., and dated March 4, 2021, was received by this office on March 10, 2021. This plan is reviewed by
the Chester County Planning Commission in accord with the provisions of Section 502 of the
Pennsylvania Municipalities Planning Code. We offer the following comments on the proposed
Subdivision for your consideration.
PROJECT SUMMARY:
Location:

south side of East Lincoln Highway, west side of South Ship
Road (State Route 1001)
Site Acreage:
65.53 (current acreage of UPI# 41-5-176-E)
Lots/Units:
95
Non-Res. Square Footage:
0
Proposed Land Use:
Single Family Residential
Municipal Land Use Plan Designation: Institutional, "Parks, Permanent Open Space & Resource
Conservation," and Character Area 1 - 2015 Lincoln Highway
and Whitford Road Corridors Plan
UPI#:
41-5-176-E
PROPOSAL:
The applicant proposes the creation of 95 single family residential lots. General Note 17 on Sheet 1
indicates that the proposed roads are offered for dedication to the Township. The project site, which will
be served by public water and public sewer, is located in the O/R Office/Residential zoning district.

RECOMMENDATION: The County Planning Commission recommends that the issues raised in this
letter should be addressed, particularly the multi-modal path issues discussed in comments #5 and #6,
and all Township issues should be resolved before action is taken on this subdivision plan.

email: ccplanning@chesco.org

• website: www.chescoplanning.org
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Preliminary/Final Subdivision - Ship Run (Phase 1)
West Whiteland Township – SD-03-21-16661

BACKGROUND:
1.

The Chester County Planning Commission previously reviewed a subdivision proposal for this
site. CCPC# SD-10-20-16496, dated November 2, 2020, addressed lot line revisions between
four existing parcels totaling 107.34 acres (UPI# 41-5-177.1, 41-5-177.2, 41-5-177.3, and
41-5-176-E). It is our understanding that this subdivision plan was approved by the Township on
November 10, 2020. It is also our understanding that the following are the proposed uses for
these four lots:





2.

Lot 1: the existing facilities for the Laborer's District Council of Metropolitan Area of
Philadelphia;
Lot 2 (the site of the current subdivision plan): 95 single family residential lots;
Lot 3: 68 townhouse units, along with the construction of a new road, the Ship Road Couplet,
and a multi-modal path along the couplet that will be constructed by the applicant in accordance
with the County’s requirements; and
Lot 4: a 5,590 square foot convenience store/gas station.

The site plan indicates that, on February 11, 2021, the Township granted conditional use approval
for the current subdivision plan, along with the proposed construction of 68 townhouse units on Lot
3 of the previously approved subdivision plan, with 14 conditions of approval. The conditional use
decision, which is provided on Sheet 7, identifies the current plan submission as Phase 1, and the
proposed construction of the 68 townhouse units on Lot 3 of the previously approved subdivision
plan as Phase 2. No design details for Phase 2 are provided as part of the current plan submission.
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Parcel Info : Parcel(s): 41-5-176-E
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Preliminary/Final Subdivision - Ship Run (Phase 1)
West Whiteland Township – SD-03-21-16661

COUNTY POLICY:

LANDSCAPES:
3.

The project site is located within the Suburban Landscape and Natural Landscape designations
of Landscapes3, the 2018 County Comprehensive Plan, adjoining a Suburban Center
Landscape designation to the west. The vision for the Suburban Landscape is predominantly
residential communities with locally-oriented commercial uses and facilities, accommodating
growth at a medium density that retains a focus on residential neighborhoods, with enhancements
in housing diversity and affordability. Additionally, roads, sidewalks and paths with convenient
access to parks and community facilities should be provided. As an overlay of all other
landscapes, the county’s Natural Landscapes consist of a network of streams, wetlands,
floodplains, and forests that are protected by regulations or should be subject to limited
disturbance. Conservation practices should protect and restore these natural resources. The
vision for the Suburban Center Landscape is regional economic, population and transportation
centers with varying land uses, accommodating substantial future growth of medium to high
intensity. The proposed subdivision is consistent with the objectives of the Suburban
Landscape.

Site Plan Detail, Sheet 2: Preliminary/Final Subdivision - Ship Run (Phase 1)
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Preliminary/Final Subdivision - Ship Run (Phase 1)
West Whiteland Township – SD-03-21-16661

WATERSHEDS:
4.

Watersheds, the water resources component of Landscapes3, indicates the proposed development
is located within the Valley Creek (West) subbasin of the Brandywine Creek watershed.
Watersheds’ highest priority land use objectives within this watershed are: reduce stormwater
runoff, restore water quality of “impaired” streams, and protect vegetated riparian corridors.
Watersheds can be accessed at www.chesco.org/water.

PRIMARY ISSUES:
Pedestrian Access:
5.

The site plan depicts the location of a 30 foot wide future trail easement that extends to Phase 2 of
this development behind an outparcel along Ship Road. We acknowledge that condition #6 of the
conditional use decision states that the applicant shall continue to work cooperatively with the
Township and the County to facilitate the County’s acceptance of ownership of the multi-modal path
on this site.
While we acknowledge that the applicant has accommodated the County’s request for a trail
easement in this area, we think that it is premature to define the easement with a metes and bounds
description to which the County would later be bound. The information previously provided by the
County for the placement of the trail behind the out parcel was conceptual, and the County cannot
commit to staying within the proposed easement boundary, especially if there may be natural or other
unknown features within that described easement the County would need to avoid. We recommend
that, rather than the easement shown on the plan, the applicant provide a site plan note that there will
be a trail easement provided for a future trail connection with a more loosely defined area on the
plan, or simply just a plan note. This easement, when ultimately defined, should be continuous to
connect the development to the north/east with the limited access right-of-way to the south.

6.

The site plan depicts the location of a 12 foot wide asphalt trail, situated between the six foot wide
asphalt trail provided for this development (which is further discussed in comment #8), and the Road
A/Ship Road intersection. This short piece would serve no purpose until the future trail connection
to the south is made, and would likely be realigned or replaced by that future trail connection.

7.

While we acknowledge, and endorse, that sidewalks will be provided for this development, we
recommend that the sidewalks proposed along the development’s roadways be five feet in width to
meet ADA requirements for two-way travel, rather than the four foot width indicated on the plans.
Sidewalks should also be placed on both sides of the roadways to include the frontage of the six units
in the island between Roads B and C, and the frontage of the units on the south and west side of Road
A.

8.

The site plan depicts the location of a six foot wide asphalt trail generally situated around the
perimeter of the proposed development, and we acknowledge that a typical asphalt walking trail
section is provided on Sheet 32. The Township should review the location and design of the
proposed trail system. We recommend that all trail corridor location and design details be
incorporated into the final plan, and we also recommend that any trails be constructed prior to the
Township issuing any building occupancy permits for this development.
While the proposed asphalt trail may be required by the Township, approximately half of the trail
would parallel the Route 30 Bypass and pipeline easement in the rear yards of the units to the south
and west of Road A, which will be a less than desirable environment and may infringe upon the
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privacy of these units. We suggest that the applicant and Township consider replacing this segment
of the trail with a five foot wide sidewalk that fronts these units along Road A (as noted in comment
#5).
9.

The proposed trail crossing of Road A shy of the Ship Road intersection should include advance
warning signage and/or pavement markings to better demark that crossing for motorists.

Vehicular Access:
10.

The sight distance measurements provided for looking north where Road A meets Ship Road may
reflect the current conditions, but do not reflect what the sight distance will be once the proposed
Ship Road Couplet is complete. That sight distance will be considerably less than the 1000+ feet
indicated the plan. It will be closer to 240 feet as the Couplet is proposed to rejoin the existing Ship
Road alignment nearest the existing structure within the out parcel. This is a potential safety issue.

11.

There is the potential for Road A to become a shortcut for people traveling eastbound on Business
Route 30 to get to Ship Road southbound and avoid the signals and volume at the Business Route
30/Ship Road Couplet intersection. Traffic calming measures along Road A may be necessary to
discourage the use of Road A as a shortcut.

Transmission Pipelines:
12.

The site plan depicts the location of a 50 foot wide Sunoco Pipeline Company easement along
western parcel boundary. We suggest that the applicant contact the pipeline operator to ensure
that the application does not result in any encroachments into the pipeline right-of-way. It is
recommended that the plan include the field survey location of the pipelines, the size, material
and depth (if known), and the type of product typically being transported through the pipelines.
Pipeline operator contact information is located on the pipeline markers within the easement and
can also be found at the Chester County Pipeline Information Center Pipeline Operators page:
http://www.chescoplanning.org/pic/operators.cfm.

Design Issues:
13.

The Open Space figure provided on Sheet 1 differs from the open space figures provided on the Open
Space Plan (Sheet 6). This should be clarified by the applicant. The Open Space Plan indicates that
an overall total of 460,920 square feet (10.58 acres) of open space is proposed in this application,
which includes a 37,697 square foot (0.87 acre) recreation area. A plan note on Sheet 4 identifies
the recreation area as a tot lot/play area.

14.

While we commend the proposed recreation area within the development, the remaining open space
is relatively fragmented and inaccessible. While we acknowledge that conditional use approval has
already been granted for this project, we suggest that the applicant and Township investigate the
feasibility of providing a larger, more usable central open space area within the development.
Contiguous open space is more usable for passive recreation purposes.
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Natural Features Protection:
15.

The site contains land within the 100 year flood plain. Although it does not appear that any
development activity will encroach into the floodplain, we note that the County Planning
Commission does not support development in the floodplain, and the Federal Emergency
Management Agency and Pennsylvania Department of Environmental Protection regulate filling
or development in the floodplain. Development within a floodplain can increase the magnitude
and frequency of normally minor floods, and present health and safety problems.

16.

The site contains delineated wetlands. Although it does not appear that any development activity
will encroach into the delineated wetland area, the applicant should be aware that placement of fill
in wetlands is regulated by the Corps of Engineers in accordance with Section 404 of the Clean
Water Act (1977) and the Department of Environmental Protection under Chapter 105 Rules and
Regulations for the Bureau of Dams and Waterway Management.

17.

The site is underlain by carbonate geology in which the presence or potential may exist for
formation and/or expansion of solution channels, sinkholes and other karst features. These
features can present risk of collapse and groundwater contamination that often can be overcome
and avoided with careful stormwater management design. The location, type, and design of
stormwater facilities and best management practices (BMPs) should be based on a site evaluation
conducted by a qualified licensed professional that ascertains the conditions relevant to formation
of karst features, and the PA BMP Manual or other design guidance acceptable to the Municipal
Engineer.

ADMINISTRATIVE ISSUES:
18.

Land disturbance and land development activities that occur within Chester County must comply
with the County-wide Act 167 Stormwater Management Plan for Chester County, PA (July
2013) and the associated Act 167 stormwater management ordinance standards adopted by each
municipality.

19.

According to the Waiver Requests table on Sheet 1, the applicant is requesting with two waivers
from the requirements in the Township Subdivision and Land Development Ordinance.
Additionally, the applicant is requesting two waivers from Chapter 270-Stormwater Management of
the Township Code, including a waiver from the infiltration requirements in Section 270-20 (due to
karst geology and the associated sinkhole risk, bio-retention and slow release is proposed in lieu of
infiltration). Waiver requests should only be granted following the determination that the
proposed project either meets the purpose of these requirements or does not create the impacts
that these provisions are intended to manage.

20.

General Note 20 on Sheet 1 indicates that a Homeowners’ Association will be responsible for the
proposed common facilities/areas. Ownership, maintenance, use provisions, restrictions, and
liability responsibilities associated with any common held amenities should be written into the
Homeowners' Association (HOA) document. The HOA document should include provisions
which allow the Township to: intervene and maintain common owned facilities; determine the
schedule for Association formation; timing for construction of common facilities; and determine
the schedule for transfer of ownership from developer to the HOA of common facilities. The
HOA document should be submitted as part of the application to the municipality to be reviewed
by an attorney versed in homeowners' association documents to evaluate the document for its
completeness and compliance.

23.

22.

21.
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A minimum of four (4) copies of the plan should be presented at the Chester County Planning
Commission for endorsement to permit recording of the final plan in accord with the procedures of
Act 247, the Pennsylvania Municipalities Planning Code, and to meet the requirements of the
Recorder of Deeds and the Assessment Office.

The applicant should contact the office of the Chester County Conservation District (CCCD) for
information and clarification on erosion control measures. The provisions of the Commonwealth
Erosion Control Regulations may apply to the project and may require an Earth Disturbance
Permit or a National Pollutant Discharge Elimination System permit for discharge of stormwater
from construction activities.

A Pennsylvania Department of Transportation (PennDOT) permit is required for new or revised
access and should be identified on the final plan as required by Section 508(6) of the
Municipalities Planning Code.
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Sincerely,

~

Ship Run Developers, LLC
D.L. Howell & Associates, Inc.
Laborer's District Council of Metropolitan Area of Philadelphia
Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
Chester County Conservation District
David Stauffer, Director, Chester County Department of Parks and Recreation
Robert J. Kagel, County Administrator, County of Chester

Paul Farkas
Senior Review Planner

f

This report does not review the plan for compliance to all aspects of your ordinance, as this is more
appropriately done by agents of West Whiteland Township. However, we appreciate the opportunity to
review and comment on this plan. The staff of the Chester County Planning Commission is available to you
to discuss this and other matters in more detail.

cc:

-t)

MEMORANDUM
DATE: May 28, 2021

West Whiteland

TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Ship Run
Draft motion

To recommend that the Board of Supervisors approve the land development plan entitled “Ship
Run” as depicted on the 40-sheet plan set prepared by D.L. Howell & Associates, Inc. dated
March 4, 2021 and most recently revised May 11, 2021 (“Plan”) with the following waivers and
subject to the following conditions:
1. The Plan is approved as a final plan pursuant to §281-10.H of the West Whiteland
Township Subdivision and Land Development Ordinance (“S/LDO”).
2. Waiver of §270-15.T of the Stormwater Management Ordinance to allow disturbance and
grading within riparian buffer zones 2 and 3, pursuant to comment #3 of the Spotts,
Stevens, and McCoy (“SSM”) review dated May 25, 2021.
3. Waiver of §270-20 of the Stormwater Management Ordinance from the stormwater
infiltration requirements, pursuant to comment #1 of the SSM review dated May 25,
2021.
4. Waiver of §281-16.B of the S/LDO to allow plan sheets larger than 24” x 36”, pursuant
to comment #2 of the SSM review dated May 25, 2021.
5. Pursuant to conditions #1 and #10 of the Conditional Use Decision and Order for this
project approved by the Board of Supervisors on February 10, 2021 (“D&O”) and
Township Ordinance No. 427, the Applicant shall pay a traffic impact fee of $118,306.05
to be applied toward the construction of improvements to the intersection of Lincoln
Hwy. and Ship Rd. in accordance with the Township’s Transportation Capital
Improvements Plan. To this end, the Board may require the Applicant to enter into a
transportation improvements agreement prior to the issuance of the first building permit
for this project, as provided for in §295-17.A of the Township’s Transportation Impact
Fees Ordinance.
6. The Applicant shall clarify the operation and maintenance responsibilities for the
proposed stormwater management facilities by completing the spreadsheet provided as
an attachment to the SSM review dated May 25, 2021 or by some other means as may be
satisfactory to SSM and the Township.
7. The Applicant shall clarify as to whether street lights are to be provided; any such
provision shall be satisfactory to the Township as advised by a qualified consultant and
in compliance with the pertinent Township regulations. The Applicant shall further
provide for the ongoing maintenance of such street lights in a manner satisfactory to
the Township.
8. Fire hydrants shall be provided to the satisfaction of the Township Fire Marshal.
9. All remaining consultant and Staff concerns shall be resolved to the satisfaction of the
Township.

10. The Applicant shall execute and provide to the Township a recordable, notarized copy
of a memorandum containing a metes-and-bounds description of the tract approved for
subdivision and land development hereby, stipulating the terms and conditions of the
D&O and shall consent to the recording of the said memorandum by the Township in the
office of the Recorder of Deeds of Chester County no later than at the time of recording
of the approved subdivision and land development plan.
11. Execution and recording of the Township’s Stormwater Facilities Maintenance
Agreement and Landscaping Restrictive Covenant, pursuant to Township practice. If the
Applicant makes no material revisions or additions to the standard form of the said
documents, then the Board should authorize the Township Manager to sign these forms
on behalf of the Township.
12. Execution of a Developer Agreement and a Financial Security Agreement pursuant to
Township practice. The amount of such security shall be based upon construction cost
estimates for the site improvements, including landscaping, to be provided by the
Applicant, which shall be reviewed and deemed sufficient by SSM and Theurkauf Design
& Planning. If the Applicant makes no material revisions or additions to the standard
form of the said agreements, then the Board should authorize the Township Manager to
sign these forms on behalf of the Township.
13. Payment of all outstanding Township invoices within forty-five days of the date of final
plan approval or at the time of application for a building permit, whichever comes first.
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