WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, June 15, 2021
7:00 P.M.

This Meeting will be held at the Township Building and by teleconference via Zoom for the public.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: June 1, 2021
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. Dunwoody Drive Outdoor, LLC
Address: 1473 Dunwoody Dr.
Third Review: Conditional Use (Revised)
Request: Construction of an electronic billboard
OLD BUSINESS
1. Revisions to Plan Submission Requirements SD/LD & Zoning Ordinances
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: July 6, 2021
Directions to access the Zoom Meeting

Click this link to register:
https://us02web.zoom.us/meeting/register/tZAsf-yhrTIqGdXA8QVUXQd2bBNhPWgf7hwW
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: June 11, 2021
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Dunwoody Drive Outdoor, LLC
Review of landscaping provisions
APPLICANT:

SITE ADDRESS:
TAX PARCEL:
ZONING:
DESCRIPTION:

Dunwoody Drive Outdoor, LLC
3400 West Chester Pk., Ste. 1000
Newtown Square, PA 19073
1473 Dunwoody Dr.
West Chester, PA 19380
41-6-18.2A
O/L, Office/Laboratory
Construction of 2-sided billboard adjacent to the
northbound lane of the U.S. Route 202 expressway.

Background
The subject property is in the Glenloch corporate center along the south side of Dunwoody
Dr., adjacent to the northbound lane of the U.S. Route 202 expressway. An amendment to
the West Whiteland Township Zoning Ordinance (“Zoning”) adopted in May 2019 permitted
billboards here as a conditional use subject to specific requirements. The proposed billboard
will have two 47’ x 13’ (611 sq.ft.) digital sign faces, which our regulations define as “visual
communication technology,” or “VCT.” The billboard is to be placed near the northwest
corner of the lot.
The Applicant presented the project to the Planning Commission at public meetings on
January 5 and January 19, 2021. The Applicant’s attorney stated that the Applicant was
aware of and agreed to comply with the operational regulations and prohibitions for VCT
billboards found in §325-95.E and §325-95.J of the Zoning. The Commission and members of
the public expressed concern about the impact of the billboard upon the environment and
nearby residential areas, noting that these concerns were addressed by conditional use
criteria found in the Zoning that had not been met to the satisfaction of Staff. Rather than
resolve the matter with the Commission, the Applicant stated that they would address the
issue with the Board of Supervisors (“Board”) during the formal conditional use hearing.
The conditional use hearing before the Board opened on January 27, 2021 and was continued
on the record for three additional sessions, concluding with the Board’s action to approve a
Decision and Order (“D&O”) on April 14, 2021, a copy of which is attached. The D&O
approved the application subject to eight conditions. Three of these conditions address the

unmet conditional use criteria and the provision of landscaping to mitigate the impact of the
billboard. The D&O further stipulates that this landscaping is to be reviewed by the
Township’s consultants and the Planning Commission.
Tonight’s presentation is not a typical review of a land development plan or conditional use
application, but is to satisfy conditions #1, #2, and #4 of the D&O.
Consultant Review
•

Theurkauf Design & Planning (“Theurkauf”) review dated May 28, 2021. D&O
condition #2 requires a minimum of thirteen deciduous trees and two evergreen trees.
The placement of these trees is shown on sheet 2 of the plan. Comment #1 states that
the trees as shown do not provide the visual buffer intended by the requirement and
directs that they be relocated along Dunwoody Dr. and supplemented by additional
arborvitae shrubs. Comments #2 and #3 direct minor revisions in the interest of
compliance with Township regulations and long-term maintenance.

Staff Comment
As noted above, the Applicant’s appearance at tonight’s meeting is to satisfy three of the
conditions imposed by the D&O. A complete copy of the D&O is attached, and the three
critical conditions are summarized here:
Condition 1: The plan drawing is to include details about (1) the “means and methods
and sequence of Billboard construction,” (2) documentation of compliance with §325124.C(1)(g) and §325-124.C(1)(h) of the Zoning, and (3) documentation of compliance
with §325-95.I(6) of the Zoning, as modified by condition 4, below.
Staff is satisfied that the information on Sheets 2 and 3 of the current plan set meets
the requirement to provide detailed construction information.
The Commission may recall that §§325-124.C(1)(g) and -124.C(1)(h) of the Zoning are
criteria to be considered in the review of conditional use applications and address the
issues of impacts upon the natural environment and neighborhood character
respectively. The information provided on the current plan set resolves Staff concerns
regarding environmental impact; however, based upon the Theurkauf review, the issue
of impact upon neighborhood character has not been satisfactorily addressed.
We have previously discussed that strict compliance with the landscaping standards in
§325-95.I(6) was not satisfactory due to the unique characteristics of this location.
What is proposed by the Applicant is discussed in more detail below in our comments
regarding Condition 4.
Condition 2: The Applicant is to satisfy unmet conditional use criteria and toward that
end is to provide a minimum of thirteen deciduous trees and two evergreen trees. If any
trees are removed beyond what is shown on the plan, they will be replaced pursuant to
§281-34 of the Township’s Subdivision and Land Development Ordinance (“S/LDO”). All
landscaping is to be guaranteed as described in §281-33.E of the S/LDO, by which we
understand that we will require the same sort of Landscaping Restrictive Covenant
required for most land development projects.
As noted above, Staff remains of the opinion that the conditional use criterion
regarding neighborhood impact (Zoning §325-124.C(1)(h)) is not met by the current
plan; however, if the plan is revised as recommended by Theurkauf, we will consider
this criterion to be satisfied. Completion of the Landscaping Restrictive Covenant may
be made a condition of building permit approval.
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Condition 4: The Township has determined that landscaping in compliance with the
literal terms of §325-95.I(6) of the Zoning will not meet the intent of the provision. The
Commission and the Applicant are to review alternative means of satisfying the
requirement to mitigate the neighborhood impact.
We note that the language of §325-95.I(6) allows some flexibility, so the Applicant
does not need to secure variance relief to meet this condition. Comment #1 of the
Theurkauf review directs that the evergreen trees be relocated closer to Dunwoody
Dr. and augmented with additional arborvitae. We suggest that the Applicant coordinate with Theurkauf on the final placement of the landscaping, particularly since
the Director of Public Works has expressed concern about preserving sight distances
and the hardiness of the species. During informal discussion at the June 1 meeting,
the Applicant noted that they intended to paint the support structure either dark
green or black to minimize visual impact further; Staff agrees. Finally, several parties
have expressed concern in that §325-95.I(6) requires screening trees to be “at least 35
feet tall when planted,” noting that such trees are not only difficult to find but are
less likely to thrive after being planted. The Zoning Officer has determined that the
language of condition 4 of the D&O makes use of the flexibility provided in the third
sentence of this section such that none of the trees to be provided by the Applicant
need to be this tall, provided that they effectively mitigate the visual impact of the
billboard. By placing the trees closer to the observer’s location, such mitigation may
be achieved by shorter trees. Again, we recommend that the Applicant confer with
Theurkauf to determine optimal tree size and placement.
In conclusion, Staff is of the opinion that the plan submitted for our review tonight requires
what appear to be only minor revisions to comply with the conditions imposed by the D&O.
According to the D&O, the Commission is not to “approve” this plan, so any motion you may
care to make should simply refer to the D&O. Staff offers the following draft motion for your
consideration:
The West Whiteland Township Planning Commission finds that the 4-sheet plan set
entitled “Billboard Improvement Plan at 1473 Dunwoody Dr.” as prepared by Edward
B. Walsh & Associates and dated May 12, 2021 requires the following revisions in
order to satisfy the conditions imposed by the Decision and Order approved by the
Township Board of Supervisors on April 14, 2021:
1. Landscaping shall be revised in consultation with Theurkauf as described in
comment #1 of the Theurkauf review dated May 28, 2021.
2. The Applicant shall execute the plan modifications described in comments #2 and
#3 of the Theurkauf review dated May 28, 2021.
3. Prior to the issuance of a Building Permit, the Applicant shall execute the
Township’s standard Landscaping Restrictive Covenant pursuant to §281-33 of the
S/LDO and condition 2 of the D&O.
4. Any other issues as may be noted in the course of tonight’s discussion.
Attachments
1.
2.
3.

D&O dated April 14, 2021.
Theurkauf review dated May 28, 2021.
Plan set by E.B. Walsh & Associates dated May 12, 2021, no revision date.
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MEMORANDUM
TO:

John Weller, AICP, West Whiteland Township Director of Planning and Zoning
Justin Smiley, AICP, Township Planner
Daniel H. Daley, P.E., Edward B. Walsh & Associates, Inc.

FROM:

Edward A. Theurkauf, RLA, ASLA, APA
Kelsey Stanton Murphy, ASLA

DATE:

May 28, 2021

SUBJECT:

1473 DUNWOODY DRIVE BILLBOARD
IMPROVEMENT PLAN DATED 5-12-21

Please note our review comments pertaining to the Conditional Use Decision and Order dated 4-14-21,
to the following received on 5-17-21, and to site visits on 12-7-20 and 5-25-21:
•

Billboard Improvement Plan consisting of 4 sheets from Edward B. Walsh & Associates, Inc.

The plan shall be revised as follows in order to demonstrate compliance with the Conditional Use
Decision and Order (CUDO):
1. Billboard Evergreen Buffer – Condition #4 of the
CUDO and section 325-95.I.6 of the zoning
ordinance (ZO) require an evergreen tree buffer
for the billboard structure. The buffer shall be
located outside of the floodplain. Per Condition
#4 (CUDO), the Planning Commission shall
consider buffer plantings along Dunwoody Drive
as recommended at the Conditional Use Hearing.
The plan indicates no buffer plantings along
Dunwoody Drive. Site visits confirm that the
billboard structure would be prominently visible
to drivers and pedestrians on Dunwoody Drive.
There is adequate space between the sidewalk
and the floodplain for evergreen trees. Thus, the
1 – Photosimulation of the visual impact of the billboard
plan shall be revised to indicate an evergreen tree Figure
structure from Dunwoody Drive. The billboard’s approximate
buffer that screens the billboard structure from scale is outlined in red.
Dunwoody Drive.
Seven (7) ‘Green Giant’
Western Arborvitae trees shall be planted on 14-foot centers at the limit of the floodplain. In
accordance with Condition #2 of the CUDO and with section 281-34.G.5 of the subdivision and land
development ordinance (SLDO), these may be used to satisfy part of the project’s replacement
evergreen tree requirement.
1350 Elbow Lane • Chester Springs, PA 19425 phone 484-888-5574 email ed@theurkauf.com www.theurkauf.com

1473 DUNWOODY DRIVE BILLBOARD
IMPROVEMENT PLAN DATED 5-12-21
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May 28, 2021
2. Tree Protection – Condition #2 of the CUDO requires compliance with the tree protection standards
of section 281-34 (SLDO). The plan shall be revised to address the following:
a. Section 281-34.D.1 (SLDO) requires no disturbance within the tree’s critical root zone for trees
to be preserved. Landscape Note #18 on sheet 4 permits up to five (5) inches of soil to be
placed around the trunks of trees to remain. It shall be revised to prohibit soil placed around
tree to remain.
b. Section 281-34.D.4.a (SLDO) requires tree protection fencing outside of the critical root zones of
trees to remain. The critical root zone extends from the tree trunk a distance equal to 12 times
the trunk diameter, or to the tree’s dripline, whichever distance is greater. The tree protection
fence detail on sheet 4 requires fencing placed outside of the dripline only. It shall be revised to
require fencing outside of the critical root zone consistent with Township standards.
3. Seed Mix for Construction Area – Condition #2 of the CUDO requires compliance with the natural
resources protection criteria of section 325-124.C.1.g (ZO). The plan proposes areas adjacent to the
wetland that are disturbed by construction to be reestablished as lawn.
Lawn does not capture or treat stormwater runoff, thus increasing the wetland’s vulnerability to
water quality degradation from runoff pollution. Furthermore, the proposal to establish lawn in an
area of the property that is currently naturally vegetated would increase the property owner’s
landscape maintenance responsibilities, with no apparent benefits. If maintenance of the lawn were
to cease, the area would grow back with undesirable, non-native cool-season grasses and possible
invasive species.
The plan shall be revised to replace the lawn seed specification with a native meadow seed mix. In
addition to native meadows’ ecological and stormwater management benefits, upon meadow
establishment the site will require minimal maintenance. A mix that tolerates the site’s shaded
conditions, such as Ernst Conservation Seeds’ Right-of-Way Native Woods Mix (ERNMX-132-1), is
recommended.
Please contact our office with any questions.
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MEMORANDUM
DATE: June 11, 2021
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Review process
Amendments to the Subdivision and Land
Development Ordinance and the Zoning
Ordinance
Background
At the meetings on February 16, March 2, March 16, May 4, and May 18, 2021 we reviewed the
Township regulations that address the plan review and approval processes. The memo dated
February 12, 2021 provided a summary of the pertinent provisions of our Subdivision and Land
Development Ordinance (“S/LDO”) and Zoning Ordinance. Recall why we’re doing this:
•

First, to review what information is necessary for us to understand a project and to
conduct our review.

•

Second, how can we make the regulations user-friendly, so applicants, our consultants,
and future Commissions and staff members can easily navigate and understand the
requirements.

By May 4, 2021, we had discussed changes to all process-related provisions of our regulations
at least once. At the May 18 meeting, we reviewed follow-up comments and revisions, and
Staff stated that the only sections remaining for review were (1) further changes to the
traffic impact study requirements suggested by our traffic consultant, (2) review of changes
to the historic resource impact study requirements suggested by our historic preservation
consultant, and (3) requirements for the Environment and Sustainability Study.
For Tonight
As promised, we will be reviewing the three sections as described at the May 18 meeting. In
addition, the Township Solicitor has advised that we provide a simplified process for lot
consolidation, also known as reverse subdivision. Staff agrees that when separate, adjoining
lots are to be combined into a single lot, the standard subdivision process currently required
is unnecessarily cumbersome. The proposed revision to Article II of the S/LDO attached here
is based upon language provided by the Township Solicitor that has been adopted by Lower
Merion Township.
As before, the text provided here are red-line versions showing only new changes. Changes
agreed to at one of our previous meetings are shown as plain text.
•

S/LDO Article II: Procedure for Development Plans – New §281-8.D to allow
administrative approval of reverse subdivisions.

•

Zoning Article IX: Common Regulations – Revised §325-42.A regarding requirements for
traffic impact studies. As noted at the May 18 meeting, these changes have been
recommended by our traffic consultant in the interest of assuring consistency with
PennDOT requirements and current methodology.

•

Zoning Article XVI: Historic Preservation – Revised §325-92 regarding requirements for
historic resource impact studies, as suggested by our historic preservation consultant.

•

Zoning Article XX: Administration – In prior discussion, we concluded that the current
environmental impact study requirement in §325-42.C(6) of the Zoning is outdated,
complicated, burdensome to applicants, and of dubious practical use to the Township.
However, we also agreed that environmental preservation and sustainability are
critical issues, and we want to be sure that they are considered during the review
process. Although we cannot (yet) require developers to incorporate specific design
elements related to sustainability or preservation into their projects, we can start a
conversation. You’ll note that I’ve revised the term here to be a “statement” instead
of a “study” and that it lists a variety of topics to be discussed with applicants. Not
that we necessarily expect a developer to address all of these in any given project,
but this language will let them know that these issues are of interest to us and that
they need to consider them. At this point, Staff has yet to discover any more specific
ordinance language that we find suitable for adoption by the Township, particularly
given the rapid changes in technology and best practices as well as the inchoate
nature of the topic itself. Looking forward to hearing your thoughts on this issue.

Next Steps
If we complete our review of these provisions tonight, we will forward everything to the
Township Solicitor for legal review. After the solicitor’s review, Staff will advise the
Commission of any changes that they may have advised and then ask you to make a formal
recommendation for adoption to the Board of Supervisors.
Attachments
1.
2.
3.
4.

Proposed
Proposed
Proposed
Proposed

revisions
revisions
revisions
revisions

to
to
to
to

portion of
portion of
portion of
portion of

S/LDO Article II (redline version), dated June 15, 2021.
Zoning Article IX (reline version), dated June 15, 2021.
Zoning Article XVI (redline version), dated June 15, 2021.
Zoning Article XX (redline version), date June 15, 2021.
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Article II
PROCEDURE FOR DEVELOPMENT PLANS
§281-6: Application
No subdivision or land development of any lot, tract, or parcel of land shall be made and no sewer,
water main, or other improvements in connection therewith shall be laid out, constructed, opened, or
dedicated for public use or travel or for the common use of occupants of buildings abutting thereon,
except in accordance with the provisions of this chapter and the Pennsylvania Municipalities Planning
Code, as amended, 1 which is hereafter referred to as the Act.
§281-7: General
The following plan types are hereby established and made subject to the provisions of this Chapter:
A.

Sketch plan.

B.

Preliminary/final plan.

§281-8: Submission process
A.

Persons wishing to subdivide and/or develop land within the Township shall submit plans
consistent with the provisions of Article III of this Ordinance accompanied by forms designated
for such purpose (“Application Form”) by the Township. Application Forms shall be available
on the Township’s website, by request from Township staff, and at the Township Building.

B.

Applications shall be accompanied by supplementary information as may be specified by the
Application Form, by this Chapter, and by Chapter 325, “Zoning,” of the Township Code of
Ordinances.

C.

No application shall be deemed complete nor shall the review period mandated by the Act
commence until the Township and County review fees are paid in full.

D.

Reverse subdivisions.
Where adjacent lots are in common ownership and the owner of said lots desires to consolidate
them into a single lot, making no changes to any of the constituent lots other than the
elimination of the property line(s) dividing them, such consolidation shall not require land
development review or approval as otherwise required by this Chapter and may be executed by
recording a deed describing the lots as a single parcel, subject to administrative review by the
Township Planning and Zoning Department (“Department”) and in compliance with the
following:
(1)

1

The applicant shall submit to the Department a completed Application Form; payment
in full of any fee as may be established by the Board of Supervisors; a copy of the deed
executing the consolidation; and a plan drawing prepared, signed, and sealed by a

Editor’s Note: See 53 P.S. §10101 et seq.

1

Meeting of June 15, 2021

registered Professional Land Surveyor or Professional Engineer showing the metes and
bounds of all lot lines (including those to be eliminated), gross lot area and net lot area
of the consolidated lot, and other information that the Department may deem
necessary, but in no case shall information be required beyond that which is suggested
for inclusion on a sketch plan by §281-15 of this Chapter.
(2)

The deed shall include a statement establishing that it is a deed of consolidation
intended to merge specific lots and that any future independent use of those lots will
require subdivision approval in compliance with the provisions of this Chapter.

(3)

Upon recordation of the deed, the lots constituting the consolidated lot shall lose their
separate identity for all purposes.

[§§281-9 through 281-14 not included here]
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Article IX
COMMON REGULATIONS
[§325-29 through §325-41 not included here]

§325-42: Impact statements
A.

Applicability. Impact statements or studies as described below shall be required as part of the
preliminary/final plan submission for projects that generate 100 or more peak hour new trips
during the weekday morning commuter peak hour, or the weekday afternoon commuter peak
hour, or the Saturday midday peak hour, or the peak hour appropriate for the land use as
estimated by the Institute of Transportation Engineers publication, Trip Generation.

B.

The Township shall consider the impact of the proposed use on the Township and on the
facilities and systems as listed hereafter. The sources of all data shall be noted.
(1)

Traffic impact study.
(a)

Purpose. A traffic impact study shall provide the Township with information to
assess the likely impact of a proposed development upon the various
components of the transportation system in the Township; to identify any
traffic problems likely to affect ingress, egress, road capacities, and off-site
traffic flow; and to determine the impact on public transportation and
pedestrian and non-motorized circulation; and to identify solutions to the
traffic and transportation problems.

(b)

Professional input. The traffic impact study shall be prepared by a qualified
Pennsylvania licensed Professional Engineer specializing in traffic, meaning an
individual holding a degree in civil engineering from an accredited university,
or an individual holding a university degree in a transportation specialty, or an
individual who meets the definition of a Municipal Traffic Engineer as provided
in 67 Pa. Code, Chapter 612, as amended, entitled “Municipal Traffic
Engineering Certification.” In all cases the professional must be a member of
the Institute of Transportation Engineers, or hold a certification from the
Institute of Transportation Engineers as a Professional Traffic Operations
Engineer. In all cases, the professional career focus of the individual must be
primarily in the field of traffic engineering or transportation planning.

(c)

Study area. The study area shall be defined as the key intersections
surrounding the site that are likely to be affected (from a traffic impact
standpoint) by the development. Prior to identifying the study area, the traffic
engineer shall discuss the study area with the applicant and the Township.
Specific intersections to be included in the study shall be mutually agreed upon
by the applicant and the Township prior to initiating work.
Definitions. The following terms shall have the meanings indicated when used
in this section.

(c)

LEVEL OF SERVICE – As defined by the Highway Capacity Manual and ranging on
a scale of “A” through “F,” the measure of the operational conditions within a
traffic stream based upon factors such as speed, travel time, delay, freedom to
maneuver, traffic interruptions, comfort, and convenience.
1
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(d)

QUEUE ANALYSIS – An analysis that identifies the maximum length of a line of
vehicles in each traffic stream, measured in feet. The analysis shall utilize a
computer model accepted by the PennDOT and the Township.
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STUDY AREA – The key intersections surrounding the site that are likely to be
affected (from a traffic impact standpoint) by a development. The extent of
the study area shall be established in course of discussion among the applicant,
the applicant’s traffic professional (if any), and the Township. Intersections to
be included in the study shall be mutually agreed upon by the applicant and
the Township prior to initiating work.
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TRIP GENERATION – The total count of trips to and from the subject
development per unit of land use (i.e., dwelling unit, square footage, etc.) as
established by the Institute of Transportation Engineers publication, Trip
Generation, and approved by the Township. For land uses not documented by
the Institute of Transportation of Engineers or for those land uses with limited
available trip generation data, the applicant's traffic engineer shall seek
guidance from the Township prior to completion of the study. For applications
involving an expansion or relocation of an existing facility, actual trip
generation characteristics of the existing land use may be utilized, as
appropriate and subject to acceptance by the Township. Other local sources of
trip generation data may be acceptable, subject to the approval of the
Township.
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VOLUME / CAPACITY ANALYSIS – Comparison of the volume of traffic using a
facility to its capacity. The procedure for such analysis shall be consistent with
the Highway Capacity Manual, or other methodology as may be acceptable to
the Township, and a computer model acceptable to the PennDOT and the
Township
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Contents of impact study. A traffic impact study shall contain the following
information as a minimum:
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[1]
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Site and project description. This description shall identify the site,
proposed land use(s), the surrounding area, and the transportation
setting including:
[1A]

[2B]

General site description. The site description shall include the
size, location, proposed land uses, construction staging and
completion date of the proposed development. The
description shall include the characteristics of site users with
respect to their transportation needs. In addition, the
description for educational, day-care, or similar facilities shall
include a narrative of the arrival and dismissal times, student
drop-off/pick-up procedures, number of school buses, and
number of students. The description shall also include an
evaluation of any proposed drive-through facilities to establish
the adequacy of the proposed design, relative to internal
access, stacking, and ingress/egress.
Multimodal transportation facilities description. Document the
existing and proposed multimodal facilities serving the site
internally and externally. This description shall include
2
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pedestrian, bicycle and transit services as appropriate,
including connections to the surrounding road system within
the study area, connections to neighboring properties, and
connections to other area transportation facilities, such as the
Chester Valley Trail, area bus stops and local train service.

[42]

[3C]

Vehicle access and road facilities description. Document
existing and proposed vehicle access to the site, including
connections to the surrounding road system, and opportunities
for connections to neighboring properties to encourage access
management. Describe existing and proposed traffic control
improvements, including traffic signal coordination if
appropriate, access intersection spacing, turning lanes, sight
distances, channelization and turning restrictions, as well as
existing and proposed road widths and right-of-way along all
internal, access, and frontage roads. Refer to the
PennDOTsylvania Department of Transportation for information
related to state roads or relevant transportation best practices.

[D]

Study Area. Describe the adjacent external road system and
study intersections, including daily traffic volumes, speed
limits, number of lanes, presence of shoulders, road
classification, and any traffic control at intersections.
Intersection plans or sketches shall be provided.
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Existing traffic conditions. Existing traffic conditions shall be documented for all major roadways and intersections established as part of
the approved study area and shall be based on the following: under
Subsection C(1)(c) above. Existing traffic volumes for average daily
traffic and peak hour(s) traffic shall be recorded. Mechanical or
manual traffic counts at the intersections in the study area shall be
conducted encompassing the peak highway and development generated
hour(s), and documentation regarding said traffic counts shall be
included in the traffic engineer's report. A volume capacity analysis
based upon existing volumes shall be performed during the peak
highway hour(s) and the peak development generated hour(s) for the
intersections within the study area. The capacity analysis shall be
conducted according to methods of analysis acceptable to the
Pennsylvania Department of Transportation. The existing level of
service associated with each study intersection evaluated shall be
recorded. Data regarding reportable and non-reportable crashes within
the most recent available five-year period within the study area shall
be indicated.
[A]

[B]

Existing peak-hour turning movement traffic volumes shall be
recorded at all study intersections and shall be conducted
encompassing both the peak highway and development hours.
Daily traffic volumes shall be documented in the report for
each of the study roadways. The report shall provide figures
illustrating the peak-hour turning movement traffic volumes,
and documentation regarding all traffic counts.
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A volume/capacity analysis based on existing traffic volumes
shall be performed during the peak highway and development
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hours for all study intersections, including specific conditions
and/or locations as may be established by the Township. The
level of service results of the volume/capacity analysis shall be
presented graphically.
[C]

[D]

[5]

[6]

A summarization of the most recent crash data for the past five
years including both PennDOT reportable and non-reportable
crashes within the study area shall be provided. If necessary or
if required by the Township, coordinate with the Township
Police Department to understand existing crash issues.
If necessary or if recommended by the Township Traffic
Engineer, conduct a speed study to verify the 85th percentile
speed of traffic along the roads which access to the site is
provided. The results of such study are to be used in the
design of the access and traffic improvements.

Estimate of development site traffic. Estimates of vehicle trips to
result from the proposed development shall be completed for the peak
highway hour(s) and peak development generated hour(s). Trip
generation data shall be from the most current edition of the Institute
of Transportation Engineers publication, Trip Generation, although the
Township may accept another source of data, such as if accepted by
PennDOT, or if the applicant is able to demonstrate that said alternate
source is likely to prove more accurate. Traffic volumes generated by
the proposed use shall be distributed and assigned to existing roadways
and intersections throughout the study area for which existing
conditions were recorded. Documentation of all assumptions used in
the distribution and assignment of traffic shall be provided. Any
characteristics of the site that are likely to cause particular traffic
management problems shall be noted.
Analysis of traffic impact. The traffic engineer shall evaluate the likely
impact of the proposed development in the study area. Included shall
be a discussion relative to the development’s anticipated impact on
existing and planned multimodal transportation facilities, the expected
impact on multimodal circulation, an evaluation of the future capacity
of the study intersections to accommodate site-generated traffic. The
future capacity analysis shall be completed for the future traffic
demand without the subject development and with the subject
development. Total future traffic demand shall be defined to include
existing vehicular volumes, plus traffic volumes associated with
proposed and approved developments in the area, and the sitegenerated traffic volumes. This demand shall consist of a combination
of the existing traffic expanded to the development full build-out year
(using an annual traffic rate available from PennDOT, although the
Township may approve another source upon request by the applicant),
the development-generated traffic, and the traffic generated by other
proposed and approved developments affecting the study area. The
traffic engineer shall render an opinion regarding the capacity of the
existing roadway system to accommodate future traffic demand.
Should the traffic engineer conclude that the existing roadway system
cannot accommodate anticipated total future traffic demand or the
incremental impact of the development traffic, then said engineer
4
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shall proffer a recommendation regarding the improvements necessary
to improve the area’s roadway system. Said traffic engineer shall
identify the relationship of site-generated traffic associated with the
proposed development’s impact on overall demand, and shall further
identify the development’s proportional relationship to the traffic
system improvements that are likely to be required, in part, due to the
development. The volume/capacity analysis performed in accordance
with Subsection C(1)(d)[4] above shall be updated to include a
volume/capacity analysis using the anticipated future traffic demand
without the subject development and the total future demand with the
subject development. In addition, if staging of the proposed
development is anticipated, calculations for each stage of completion
vis-a-vis the volume/capacity analysis shall be performed. The analysis
shall be conducted during the peak-highway hour(s) and the peak
development generated hour(s) at the intersections in the study area
which are projected to be affected by the proposed development and
at the site accesses. All access points and pedestrian crossings shall be
examined as to the need for and feasibility of installing traffic signals
or other traffic control devices. To do this, the traffic engineer shall
evaluate access points and pedestrian crossings pursuant to
Pennsylvania Department of Transportation specifications for traffic
signal warrants. [Amended 3-10-2004 by Ord. No. 310]
[7]

Conclusions and recommended improvements. Projected levels of service for all intersections and turning movements shall be identified at
the conclusion of each phase of the development. All intersections
showing a level of service which is deemed deficient by the traffic
engineer during the studied peak hours shall be identified. Specific
recommendations for elimination of traffic problems associated with
the proposed development shall be identified. A listing of recommended improvements shall include the following elements: internal
circulation design; site access locations and design, improvements and
widenings; traffic signal installation and operation, including signal
timing; transit design improvements; travel demand management
strategies and reduced intensities of use. The Township may require
that all physical traffic improvements be shown in sketches as a part of
the report. The listing recommended improvements for vehicular,
pedestrian/nonvehicular, and transit modes shall include, for each
improvement, and the party proposed to be responsible for the
improvement. The Township may require the cost and funding of the
improvement (to the extent possible) and the completion date for the
improvement (to the extent possible.) The Township, with the
assistance of its own traffic engineer, shall review the methodology,
assumptions, findings and recommendations of the applicant's traffic
engineer. The Board may impose upon the applicant additional
improvements deemed necessary to accommodate impacts of the
development.

[3]

Future conditions analysis without the proposed development. An
evaluation of the anticipated future traffic volumes and the ability of
the road network to accommodate this traffic without the proposed
development shall be provided. The analysis shall be completed for
each study peak hour for the development completion year, any
interim years if development phases are proposed, and for the design
5
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year five years after the development completion year if also required
by PennDOT. This evaluation shall include the following:
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[A]

Peak-hour traffic volumes shall be projected for the future
year(s) based on traffic growth information compiled by the
Chester County Planning Commission, the Delaware Valley
Regional Planning Commission, and/or PennDOT. Projected
traffic volumes shall also include anticipated traffic growth
associated with other area proposed developments, approved
developments, or developments under construction. All
assumptions and methodologies used to forecast the future
traffic volumes shall be clearly documented. Figures shall be
provided in the report illustrating the peak-hour turning
movement traffic volumes.
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A volume/capacity analysis based on future withoutdevelopment traffic volumes shall be performed during the
peak highway and development hours for all study
intersections. The level of service results shall be presented
graphically.
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A queuing analysis shall be performed during the peak highway
and development hours for each study intersection. The
results of the analysis shall be presented in tabular form and
the available storage lengths for all existing and proposed lanes
shall be identified to determine the adequacy of these facilities
to accommodate the anticipated future vehicular traffic
queues.
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Roadway and intersection improvements committed to by
others for implementation prior to the future year(s) shall be
included in the analysis. The applicant's traffic engineer shall
consult with the Township to determine the appropriateness of
future roadway and intersection improvements. An analysis of
future conditions both without and with improvements shall be
provided, if appropriate.
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[B]

[C]

[D]

[4]

Trip generation characteristics. Estimates of vehicle trips to result
from the proposed development shall be completed for the future
year(s) peak highway and development hours, and shall be determined
as follows:
[A]

[B]

[5]
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Estimation of the number of trips generated by the proposed
uses for each study hour and on a daily basis shall be
developed.
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Traffic volumes generated by the proposed development shall
be distributed and assigned throughout the study area for each
of the study peak hours. Documentation of all assumptions used
in the distribution and assignment of traffic shall be provided.
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Future conditions analysis with the proposed development. A
description of the adequacy of the roadway system to accommodate
future traffic with development of the site shall be provided. The
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analysis shall be completed for each study peak hour for the
development completion year, any interim years if development phases
are proposed, and for the design year five years after the development
completion year if also required by PennDOT. This evaluation shall
include the following:
[A]

[B]

[C]

[6]

Daily and peak-hour traffic volumes shall be projected for the
design year(s). Projected traffic volumes shall be calculated by
adding the anticipated development trip generation to the
future traffic volumes without development for the study area
and site access(es). Figures shall be provided in the report
illustrating the peak-hour turning movement traffic volumes.

Formatted: Font: Trebuchet MS, 10 pt

A volume/capacity analysis based on future with-development
traffic volumes shall be performed during the peak highway and
development hours for all study intersections. The level of
service results shall be presented graphically.
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A queuing analysis shall be performed during the peak highway
and development hours for each study and site access
intersection. The results of the queuing analysis shall be
presented in tabular form and the available storage lengths for
all existing and proposed lanes shall be identified to determine
the adequacy of these facilities to accommodate the
anticipated future vehicular traffic queues.
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Proposed improvements. A description of proposed transportation
improvements to remedy and otherwise mitigate traffic deficiencies
and traffic impacts, as established by the analyses required herein,
shall be identified, as follows:
[A]

[B]

[C]
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Improvements shall be presented for future with-development
traffic volumes to mitigate any drop in level of service and
increase in delay as caused by the added site trip generation on
the intersection overall and is appropriate in the opinion of the
Township, on individual turning movements. If appropriate and
acceptable to the Township, the mitigation and the need for
improvements may be in accordance with PennDOT criteria.
The description of improvements shall include the location,
nature, and schedule, as well as the party responsible for the
improvements. The listing of recommended improvements
shall include, but not necessarily be limited to, internal
circulation design, site access design location, traffic signal
installation/operation, road/intersection widening, multimodal
improvements to reduce vehicle traffic, travel demand
management strategies, and strategies to reduce site impact
intensity.
A volume/capacity analysis shall be presented demonstrating
the anticipated operating conditions of the study intersections
upon implementation of any recommended improvements. The
level of service results of the volume/capacity analysis shall be
presented graphically.
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[D]

Access design recommendations shall be provided consistent
with the design requirements of the Township and/or the
guidelines of PennDOT, including the following:
[i]

[ii]

[iii]

[7]

The available sight distance measurements shall be
indicated for each access, and recommendations shall
be provided for any access location that does not
provide sufficient sight distance in accordance with the
applicable requirements, which may include relocation
of the proposed access, provision of separate turning
lanes, road improvements, or turning restrictions.
The necessity for auxiliary turn lanes at each site
access intersection shall be identified based on the
design guidelines of PennDOT.
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All access points and pedestrian crossings shall be
examined as to the need for and feasibility of installing
traffic signals or other traffic control devices, pursuant
to the guidelines and traffic signal warrants of
PennDOT.

Conclusions and recommendations. Projected levels of service for all
study intersections shall be identified at the conclusion of each phase
of development, and a level of service table shall be provided for
comparison of the levels of service. All intersections showing a level of
service impact shall be identified and specific recommendations for
mitigation of the traffic impact caused by the trip generation of the
proposed development shall be identified. Also, improvements shall be
offered to ensure that vehicular traffic queues can be accommodated
to provide efficient access and mobility to/from the proposed
development for pedestrian and vehicular traffic. The Board of
Supervisors may impose upon the applicant additional improvements if
deemed necessary to accommodate impacts of the development.

Formatted: Font: Trebuchet MS, 10 pt
Formatted: Font: Trebuchet MS, 10 pt
Formatted: Font: Trebuchet MS, 10 pt
Formatted: Font: Trebuchet MS, 10 pt

Formatted: Add space between paragraphs of the
same style, Line spacing: single

8

Meeting of June 15, 2021

Article XVI
HISTORIC PRESERVATION
[§325-81 through §325-91 not included here]
§325-92: Historic resource impact study
A.

Applicability. A historic resource impact study shall be required, unless waived or modified by
the Board of Supervisors, for the purpose of guiding the treatment of historic resources and/or
of mitigating the impact of a project upon historic resources when any of the following are
proposed.
(1)

On-site. Subdivision or land development plans which include an on-site Class I, II, or
III of property that contains one or more historic resources identified on the Township
Historic Resources Map. 1

(2)

Off-site. Subdivision or land development of tracts where the tract boundary comes
within 300 feet of the exterior walls of an off-site Class I, II, or III historic resource
identified on the Township Historic Resources Map.

(3)

Off-site. Any construction or improvement, including subsurface and grading work, to
be undertaken in conjunction with a subdivision or land development where the area of
disturbance for such construction or improvement comes within 300 feet of the
exterior walls of a historic resource identified on the Township Historic Resources Map.

B.(4)

A historic resource impact study shall also be provided when required by §325-42 of this
chapterwith a conditional use application when the subject tract contains or is within
300 feet of the exterior walls of a historic resource identified on the Township Historic
Resources Map, pursuant to §325-124.A of this Chapter. When a satisfactory study is
provided with a conditional use application that is approved by the Board, no
subsequent or additional historic resource impact study shall be required for any land
development plan submitted pursuant to said approved conditional use.

(5)

A historic resource impact study shall be provided as a condition of approval for the
demolition of any historic resource identified on the Township Historic Resources Map.

C.

The historic resource impact study shall be prepared by a qualified professional in historic
preservation, historical architecture, planning or related disciplines and presented by the
applicant or his agent for discussion at a meeting of the West WhitelandTownship Historical
Commission.

D.

Contents. The study shall contain the following information:
(1)

Background information.
(a)

1

If not otherwise provided by the applicant, a general site description, including
topography, watercourses, vegetation, landscaping, existing drives, etcand
existing improvements.

Editor's Note: A copy of the Historic Resources Map is included at the end of this chapter. The Official Historic Resources Map
is on file at the Township offices.
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(2)

(3)

E.

(b)

General description and classification of all historic resources upon or within
300 feet of the tract proposed for subdivision or land development or, where
no land development is proposed, within 300 feet of all proposed construction
and improvements, including but not limited to subsurface activity (such as
boring and excavation) and grading.

(c)

Physical description of all historic resources upon the tract proposed for
subdivision or land development or other construction or improvement.

(d)

Statement of the significance of each historic resource identified pursuant to
§325-92.D(1)(b) and (c), above, relative to the Township and to the region in
general.

(e)

Photographic documentation of all historic resource(s) identified in §32592.D(1)(c), above, in their setting. Such photography shall satisfy the archival
requirements of the Historical Commission, and each photograph shall feature
or be accompanied by a key indicating the location and direction from which
the photograph was taken as well as the date of the photograph. Photographs
of the interior of the resource(s) shall be included insofar as it is possible to
procure them safely.

(f)

Narrative description of the historical development of the subject tract.
Depending upon the significance of the resource(s) and where reasonably
available, documentation of archival research shall be provided in support of
the narrative description, which may include but is not necessarily limited to
deed and chain-of-title research; historic maps; articles, photographs, and
other images from magazines, newspapers, and other media; and public
notices. The Commission and/or the Township’s historic preservation
consultant shall provide guidance regarding the significance of the resource
and possible sources for such documentation.

Proposed change.
(a)

General description of project.

(b)

Description of impact on each historic resource identified in §325-92.D(1)(b)
above, with regard to architectural integrity, historic setting and future use.

(c)

General description of effect of noise and traffic and any other impacts
generated by the proposed change on each historic resource. This requirement
alone shall not be interpreted to require a traffic impact study as described in
Article IX of this Chapter, but where the project is sufficiently large to require
such a study pursuant to the terms established in Article IX, the description
required here will be consistent with that study.

Mitigation measures. Measures for mitigating the project’s impact on historic
resources, including but not limited to design alternatives, buffering, and landscaping
in accordance with §325-89.

West WhitelandTownship Historical Commission. The historic resource impact study will be
reviewed by the West WhitelandTownship Historical Commission and the Township’s historic
preservation consultant, who shall provide the Commission with their evaluation and
recommendations in a written report. Should the Commission determine that a historic
XVI-2
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resource impact study is incomplete or unacceptably deficient based upon the requirements of
this Section, the Commission may advise the Board of such determination, and the Board shall
have the right to reject the said study and require submission of a new study.
[§325-93 not included here]

XVI-3
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Article XX
ADMINISTRATION
[§325-119 through §325-123 not included here]
§325-124: Conditional uses
A.

Application. [Amended 10-8-2014 by Ord. No. 417]
(1)

Notwithstanding any other section or provisions of this chapter, with respect to any
proposed subdivision or land development involving in the aggregate, whether proposed
initially or cumulatively, 15 or more lots, 15 or more residential dwelling units of any
architectural type(s) or 20,000 square feet or more in the aggregate floor area of all
non-residential buildings, said use(s) shall be permitted only following and pursuant to
the issuance of conditional use approval as described below.

(2)

An application for conditional use approval shall be accompanied by a plan, which shall
not be finally engineered, showing existing conditions upon the subject property as
well as the size and location of all proposed buildings, structures, and accessory facilities, including roads, access driveways and parking areas.

(3)

The application shall be accompanied by such information in graphic and/or narrative
form to demonstrate to the satisfaction of the Township the technical and economic
feasibility of compliance with all applicable standards and criteria including, without
limitation, the adequacy of the plan with respect to the accommodation of vehicular
and pedestrian circulation and parking; landscaping, screening, and buffering; stormwater management; sedimentation and erosion control; active and passive recreation
and open space; architectural compatibility of buildings, structures and common or
public area amenities; restoration and adaptive reuse of any historic resources; transmission, treatment and disposal of sanitary sewage; and provision for necessary utilities
including potable water.

(4)

Impact statements or studies as described below shall be required as part of the
conditional use application for projects that include any of the following:
(a)

100 or more dwelling units.

(b)

Institution or care facility with a residential component accommodating 200 or
more residents.

(c)

Development of 100,000 square feet or more of floor area for non-residential
institutional, commercial, office, or a combination of these uses.

(d)

Development of 500,000 square feet or more of floor area for industrial
(including data centers), manufacturing, warehousing, or a combination of
these uses.

1
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(5)

Impact statements and studies.
(a)

Traffic Impact Study.
The traffic impact study shall satisfy the requirements set forth in §325-42 of
this Chapter and shall be required pursuant to this §325-124.A even if the
proposed project does not meet the trip generation threshold in §325-42.

(b)

Recreation Impact Study.
This study shall analyze the demand for recreational facilities that the
proposed project will generate and shall determine whether adequate facilities
exist or are planned or proposed. As a minimum, the study shall include the
following:

(c)

[1]

A description of the projected age breakdown of the residents and/or
users of the proposed project.

[2]

A description of recreational facilities to be provided by the developer,
including a statement of the extent to which such facilities will be
available to the general public.

[3]

A description of who the responsible party/ies will be for ownership
and maintenance of recreational facilities to be provided by the
developer.

[4]

A description of existing municipal recreational facilities and the
impact of the proposed project on these facilities.

[5]

A statement of the extent to which recreational facilities to be
provided by the developer will compensate for any deficiencies in the
Township’s recreational facilities created by the demand anticipated
from the proposed project.

[6]

A statement of whether the developer plans to make any financial
contribution to the Township to compensate for the expected impact
upon public recreational facilities.

Fiscal Impact Analysis.
The fiscal impact analysis shall describe the likely impact of the project on the
Township’s tax revenue and expenditure patterns. The analysis shall include
estimates of the revenues to accrue to the Township from the proposed project
and of the costs associated with delivering services to the proposed project.
The analysis shall address the impact of the proposed project on the ability of
the Township to deliver fire, police, administrative, public works, and utility
services. No specific methodology is required by the Township, but applicants
are encouraged to contact the Township Finance Director to identify the most
appropriate analysis methodology. The Township reserves the right to reject
an analysis document if the report is insufficient in scope, misses or
misrepresents key financial indicators, or is in some other manner unsuitable in
the reasonable determination of the Township. Particular aspects of the
Township's service delivery capability to be analyzed shall include:
2
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(d)

[1]

Public works, including anticipated effects on the maintenance of
roads, signal systems, sanitary sewers, stormwater management, solid
waste management and recycling, open space and recreation areas,
and any other functions of this department. The study shall address
projected cost increases for the above-mentioned items in terms of
administration, personnel, equipment, and materials.

[2]

Emergency services, including anticipated effects on the demand for
services from the fire and ambulance companies having jurisdiction and
the Township Police Department, including, but not limited to,
personnel, specialized equipment, vehicles, working space, and
training requirements.

Environment and Sustainability StudyStatement.
The Applicant shall provide a written statement describing how the project will
promote a healthful natural environment and the principals of sustainable
development as defined by the 1987 publication of the World Commission on
Environment and Development commonly known as the Brundtland Report. 1
Such statement may address, but need not be limited to, aspects of the design
such as stormwater management, groundwater recharge, surface water quality,
floodproofing and resiliency, habitat preservation, energy efficiency and
utilization of “green building” principles, 2 pedestrian and bicycle access,
accessibility by the aged and differently abled, and design readiness for the use
of alternate energy sources.
Applicants shall be prepared to discuss this statement with the Township and
the public in the course of the review process.

(e)
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Historic Resources Impact Study.
When required pursuant to the provisions of §325-92 of this Chapter, this Study
shall be provided with the conditional use application.
[§§325-124.B, -124.C, -125, and -126 not included here]

1

“Sustainable development is development that meets the needs of the present without compromising the ability
of future generations to meet their own needs.”
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2

Such as those promoted by the U.S. Green Building Council and similar organizations.
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