WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Thursday, November 4, 2021
7:00 P.M.
Meeting will be held in-person at the Township Building and virtually via Zoom
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: October 19, 2021
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
1. 690 E. Lincoln Associates, LLC
Address: 690 E. Lincoln Hwy.
First Review: Land Development
Request: Construction of a convenience store and gas station with 68 townhomes at the
former Entenmann’s bakery site.
NEW BUSINESS
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: November 16, 2021
Directions to access Zoom Meeting:

Click this link to register:
https://us02web.zoom.us/meeting/register/tZEpd-2vqT4uGd3VSCie4D7HBQNe1kx-J6E6
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: October 29, 2021
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: 690 E. Lincoln Hwy. & Ship Rd.
Preliminary/final land development plan
APPLICANT:

690 East Lincoln Associates, LLC / SFA Developers, LLC
c/o E. Kahn Development Corp.
120 Pennsylvania Ave.
Malvern, PA 19355

SITE ADDRESS:

690 E. Lincoln Hwy.
Exton, PA 19341

TAX PARCELS:

41-5-176 (part), 41-5-177.1, 41-5-177.2, and 41-5177.3 1

ZONING:
DESCRIPTION:

EXPIRES:

O/R, Office/Residential
Construction of a 5,590 sq.ft. convenience store and gas
station, 68 townhouse dwellings, approximately 1,800 feet
of new public road, and 650 feet of new private road on a
tract with a gross area of 77.68 acres (53.29 acres net.)
The Board of Supervisors approved the conditional use
application for this project on February 10, 2021.
November 30, 2021

Background
The subject tract is at the southwest corner of Lincoln Hwy. and Ship Rd. and consists of two
lots that were created by a subdivision approved by the Township on November 10, 2020. The
tract is generally the area bound by Lincoln Hwy., Ship Rd., and Ship Road Run (a tributary of
Valley Ck.), excluding the lots occupied by the historic St. Mary’s Chapel and the three
commercial operations at 116, 120, and 124 S. Ship Rd. The northern section of the tract was
formerly the site of Entenmann’s Bakery and retail store; the southern section is wooded and
open meadow. The tract is nearly level to gently sloping from a high point along the Ship Rd.
frontage to the low point along the creek at the northwest corner of the tract. There are
FEMA-designated flood hazard areas and woodlands along the stream corridor.
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The plan shows the subject tract as consisting of two lots approved by the Township on November 10, 2020.
County records still show this tract as it existed prior to that date, being made up of three lots and a portion of
a fourth. Staff will revise this information at such time that the County records are updated and the new parcel
numbers are assigned.

The Applicant intends to clear the lot and to construct a 5,590 sq.ft. convenience store that
will include a gas station and on-site parking, 68 townhouses, approximately 1,800 feet of
new public road, and 650 feet of new private road. The proposed public road (labelled
“Couplet (one-way)” and shown near the western edge of the tract) will accommodate
southbound traffic that currently uses Ship Rd. and is consistent with the Township’s
Transportation Capital Improvements Plan. This project will have access to the new
southbound Ship Rd. and to the existing Ship Rd., which will be northbound-only north of the
Road “A” intersection; access to Lincoln Hwy. is limited to right-in/right-out movements.
The Zoning Officer has determined that the proposed development is consistent with
applicable Zoning provisions, although not all setbacks are properly shown.
This project required conditional use review and approval due to both the number of
proposed dwelling units and the proposed gas station. 2 The Board of Supervisors granted such
approval by passing a Decision Order (“D&O”) at the conclusion of a public hearing on
February 10, 2021. The D&O included sixteen conditions; Staff has provided an analysis of
how this plan addresses those conditions as an attachment to this memo.
The subject tract is within 300 feet of four historic structures and was accordingly reviewed
by the Township Historical Commission on August 9, 2021. Following their review, the
Commission unanimously passed a motion recommending Board approval of the plan, subject
to a condition that the Applicant provide architectural renderings, material samples, signage,
and lighting for the convenience store and gas station to assure that the buildings will respect
the historic character of the area.
The Applicant was originally scheduled to present this plan to the Commission at the meeting
of August 17, 2021 but elected to withdraw from the agenda due to the number and extent of
consultant comments. Tonight is the Applicant’s first appearance before the Commission to
present the land development plan.
Consultant Reviews
Although tonight is the Applicant’s first presentation to the Planning Commission, please note
that this is the second review by our consultants. For this reason, some reviews contain
references to prior concerns or reviews that were not discussed with the Commission.
•
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Spotts, Stevens and McCoy (“SSM”) review dated October 28, 2021. The SSM
review is quite long, but they have grouped their comments by topic. We note:
−

Comments #1 through #9 address waiver requests. SSM does not object to any of
the requested waivers, although they defer to the expertise of our landscaping
consultant in three cases. Staff concurs with SSM’s analysis.

−

Comments #10 through #12 address compliance with the D&O. Please refer to the
attached analysis by Staff for comments regarding these points.

−

Comments #14 through #23 address compliance with our Subdivision and Land
Development Ordinance (“S/LDO”). Most of these comments note the need for
additional information or details on the plan drawings, and we expect that they
will be “will comply” items for the Applicant. Please note that the Assistant Fire
Marshal will coordinate assignment of house numbers with the Applicant, the
County’s Department of Emergency Services, and the post office (comment #18);

§325-124.A(1) and §325-28.2 of the Zoning Ordinance, respectively.
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her earlier review expressed concern about the locations of the fire hydrants
(comment #19), but the current review states that these have been resolved.
Comment #22 notes that our regulations require larger curb radii at intersections
involving the Couplet; the current McMahon review raises similar concerns (see
below).

•

−

Comments #24 through #41 address compliance with our Stormwater Management
Ordinance. None of these comments appear to question the viability of the
proposed stormwater management system, and most simply note minor issues such
as the need for additional details, supporting information, and corrections or
additions to various plan notes. Comments #24, #28, and #29 direct additional
provisions to assure runoff quality; comment #41 notes a possible conflict in the
layout of the stormwater mains that must be resolved.

−

Comments #42 and #43 are administrative items, and comment #44 raises two
minor issues concerning signage.

Theurkauf Design and Planning (“Theurkauf”) review dated October 25, 2021. The
review provides a thorough analysis of the proposed landscaping, concluding that it
mostly complies with our regulations with several exceptions and that several concerns
from the prior review have been resolved. Please note:
−

Comments #3, #4, #10c, and #12 support various waivers regarding the perimeter
buffer around stormwater basin 3, species mix, and location of street trees; Staff
concurs in all cases.

−

The plan requires a waiver of the parking lot landscaping requirement. Comment
#7 advises that Theurkauf does not support this waiver for a variety of reasons,
including that such landscaping would resolve deficiencies with the site element
and building façade plantings described in comments #5a and #6. The Commission
may wish to discuss this point with the Applicant in greater detail.

−

Comment #8 reviews compliance with our compensatory planting requirements in
considerable detail. The project entails the removal of a significant number of
trees large enough to require compensation; however, many of these are being
removed to accommodate construction of the Couplet road, the adjacent
bike/pedestrian trail, and the stormwater management facilities needed for these
features. Theurkauf suggests that it would be appropriate to waive the
compensation requirement for the trees removed to build these new public
improvements; Staff concurs, but the Commission should advise on this issue.

−

Comment #8 further notes that even excluding the compensation for the trees
removed for the public improvements, a deficiency remains. The Commission may
recall that the compensatory requirements are based on both the number and size
of trees removed such that the removal of a large tree may require planting
several new trees. Similarly, the compensation requirement may be satisfied by
the provision of fewer but larger trees. Based upon this approach, Theurkauf has
suggested that the remaining deficiency could be satisfied by providing slightly
larger street trees: 2½” caliper instead of 2”. Staff does not object to this, but we
note that larger trees do not thrive as readily, which is a particular concern for
street trees given their challenging environment. There is also the question of
availability of larger trees. The Commission should discuss this matter with the
Applicant and advise as to whether this is an acceptable course of action or if
there are more preferable options, such as enhancing the buffer along the border
with the commercial properties fronting Ship Rd.
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−

Comments #9 and #13 direct what appear to be minor revisions. The Applicant
should advise as to whether they will make these changes.

•

Stubbe Consulting review dated October 11, 2021. The proposed lighting plan is
generally satisfactory, except that comment #5 notes that there are places in the
parking lot that fall below the minimum standard. The Applicant has responded to
this by stating that the under-canopy lighting for the gas pumps has not been factored
into their calculations and that our standard will be met once this is in place.
Similarly, comment #7 notes that exterior lighting will be mounted on the store, but
no detailed information has been provided. The Commission should advise the
Applicant as to whether this information must be provided now or if it would be
acceptable to defer the final evaluation of the lighting, with the understanding that
Township standards will be met.

•

McMahon Associates (“McMahon”) review dated October 28, 2021. Comments #1
through #10 address compliance with the D&O; please refer to the attached analysis
prepared by Staff for our comments regarding these points. The remaining comments
may be summarized as follows:
−

Comment #11 directs the Applicant to update the Traffic Impact Study to include
changes made to the road network since the conditional use application.

−

Comments #14 through #17 note that various curb radii are smaller than our
requirements. It appears that McMahon does not necessarily object to the smaller
radii, but they express concern about whether the Applicant used the proper
design vehicle to guide the design and note that PennDOT may require larger radii
in the course of their review pursuant issuing a Highway Occupancy Permit.

−

Comments #18 through #27 direct revisions the curb ramp details, grading related
to the new roads, paving, signage, and pavement markings. We expect that these
are “will comply” items for the Applicant, but the Commission should confirm this.

•

Public Works Director memorandum dated October 28, 2021. Comments #1 and #2
note the need for clarification of the ownership responsibilities regarding the storm
and sanitary sewer facilities. Comment #3 requests a grading change to minimize
stormwater flow across the Couplet; comments #4 and #5 note that minor revisions
may be needed to assure adequate sight distance as well as in response to direction
from PennDOT.

•

Assistant Fire Marshal memorandum dated October 28, 2021. Ms. Guarnere has no
concerns regarding this project.

•

Chester County Planning Commission (“CCPC”) review dated August 26, 2021.
Please note that this review was based upon the previous version of the plan. As
noted below, some of their comments have been addressed by the current plan.
Comment #3 confirms that this plan is consistent with the County’s Comprehensive
Plan and expresses concern (along with comment #5) about the impact upon the
nearby historic resources; however, no specific direction is provided regarding
mitigation of such impact, other than a suggestion to provide “low walls with historic
character” as part of the landscape design (comment #13). Regarding the remaining
comments, we note:
−

Comments #7 and #8 suggest revisions to the trail adjacent to the Couplet. The
Applicant has executed these revisions, and they appear on the current plan. In
regard to comment #9, Staff is satisfied with the pedestrian crossings connecting
the proposed sidewalks to the trail, and we expect that they will be appropriately
marked; the southern terminus has been revised since the date of this review.
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−

Comment #10 recommends the addition of a handicapped-accessible parking space
to the parking area near St. Mary’s Chapel; Staff concurs.

−

Comments #11 through #14 are design-related concerns. The Commission has
already discussed some of thess issues with the Applicant (open space provision,
placement of gas pumps relative to Lincoln Hwy.), and Stubbe Consulting has
reviewed the lighting in detail. Comment #14 regarding architectural details is
perhaps premature, but Staff agrees with the idea that architecture will be a
critical aspect of making this dense community attractive and that concerns such
as this are best raised early in the process.

−

Comments #15 through #20 address natural features and have been considered in
detail by SSM and Theurkauf; SSM has reviewed the stormwater management
provisions (comments #21 through #23) fully to determine compliance with
Township requirements.

Staff Comment
Our consultants report a wide variety of outstanding concerns, and there are a handful of
conditional use conditions that have not been met to our satisfaction. In addition, there are
several points where the Commission should provide the Applicant with guidance:
•

landscaping within the convenience store parking lot, as per comment #7 of the Theurkauf
review;

•

application of the compensatory planting requirement, as per comment #8 of the
Theurkauf review: Staff supports waiving the requirement for trees that are to be
removed to accommodate public improvements, but there are several possible options to
address the remaining deficiency;

•

the need to provide complete lighting information prior to plan approval, as per
comments #5 and #7 of the Stubbe Consulting review; and

•

whether to increase the curb radii at public road intersections or keep them as shown in
the interest of traffic calming, as per comments #14 through #17 of the McMahon review.

If the Commission is satisfied on all these points, and if the Applicant advises that all
remaining consultant concerns are “will comply” items, then Staff would have no objection to
Commission action tonight. We have provided a draft motion and conditions as an
attachment for your consideration.
Attachments
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

SSM review dated October 28, 2021.
Theurkauf review dated October 25, 2021.
Stubbe Consulting review dated October 11, 2021.
McMahon review dated October 28, 2021.
Public Works Director memo dated October 28, 2021.
Assistant Fire Marshal memo dated October 28, 2021.
CCPC review dated August 26, 2021.
Staff analyses of D&O’s, dated October 29, 2021.
Plan set dated July 16, 2021, most recently revised October 6, 2021.
Draft motion dated October 29, 2021.

Plans\123\690 E. Lincoln\PC memo - 211029.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

October 28, 2021
Mr. John R. Weller, AICP
Director of Planning and Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
RE:

690 E. Lincoln Highway & Ship Road
Laborer’s Union – Commercial Development
Preliminary / Final Subdivision and Land Development
SSM File 101008.0344

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


Preliminary / Final Subdivision and Land Development Plans of 690 E. Lincoln Highway & Ship
Road (Laborer’s Union - Commercial Development / 22 Sheets), prepared by D. L. Howell &
Associates Inc., dated July 16, 2021 and last revised October 6, 2021;



Stormwater Management Report, prepared by D. L. Howell & Associates Inc., dated July 16, 2021
and last revised October 6, 2021;



Waiver Request Letter, prepared by D. L. Howell & Associates Inc., dated July 16, 2021 and last
revised October 6, 2021;

SFA Developers, LLC and 690 East Lincoln Associates, LLC are proposing to develop Lot 3 of the approved
Labor’s Union Subdivision, which was conditionally approved on November 10, 2020. The proposed
development will be comprised of a convenience store with gasoline service station and 16 townhouses
comprising a total of 68 residential units. Conditional Use approval for this development was issued on
February 10, 2021. The existing property is formerly the Entenmann’s bakery retail store and contains and
unoccupied warehouse and shop building.
Part of this project includes the installation of a portion of a couplet road which is in the Township’s
Transportation Capital Improvement Plan.
The tract is bounded by East Lincoln Highway - Business Route 30 (SR 0030) to the north, Ship Road (SR
1001) to the East, Exton Bypass – Route 30 (SR 6030) to the south, and properties zoned TC – Town Center
to the west. The project is located in the O/R – Office Residential zoning district.
Issues regarding landscaping and buffering, traffic and pedestrian circulation, and lighting will be addressed
by Theurkauf Design and Planning, McMahon Associates, Inc., and Stan Stubbe respectively.
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 is proposed in
ENGINEERING | SURVEYING | ENVIRONMENTAL SERVICES
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lieu of infiltration. Based on the received geotechnical reports received infiltration is not ideal due to
karst geology; therefore, we support this request.
2.

Section 281-16.B – A waiver to permit 30-inch by 42-inch plans in lieu of the max permitted twentyfour-inch by thirty-six-inch sheets. We have no objection to the requested waiver.

3.

Section 270-15.T – A waiver to permit disturbance, grading, and other associated improvements
including the Couplet Road within the Riparian Buffer located along the eastern side of the stream
that bisects the site. We have no objection to the requested waiver.

4.

Section 281-32.B – A waiver from the requirement of curb installation along the interior accesses, the
couplet road, and the commercial development. We have no objection to the requested waiver.

5.

Section 281-35.A – A partial waiver to allow the required number of perimeter plantings to be within
a buffer less than a 50-ft width. We defer to Theurkauf Design and Planning in regard to landscaping
related items.

6.

Section 281-35.E. – A waiver to allow planting of the required number of perimeter buffer trees
within a buffer of less than a 25 ft width. We defer to Theurkauf Design and Planning in regard to
landscaping related items.

7.

Section 281-34.B(1) – A waiver to not require landscape islands at the four corners of the
convenience store. We defer to Theurkauf Design and Planning in regard to landscaping related
items.

8.

Section 281-25 - The required right-of-way and street width of a collector road is 60-ft and 28-ft. It is
our understanding the Township has worked with the developer on the Couplet Road and a 50-ft
right-of-way and 20-ft one-way width has been deemed acceptable. The Township’s June 12, 2019
Bicycle and Pedestrian Plan additionally supports this configuration. We have no objection to the
waiver request.

9.

Section 281-32.C – A waiver to allow face of curb height to be 6” in lieu of 8” is requested. We have
no objection to the waiver request.

COMPLIANCE WITH CONDITIONAL USE STANDARDS
The Decision and Order is listed on Sheet 3 of the plans and contains 16 Conditions of Approval. We
recommend that the following items be addressed prior to plan approval:
10.

Condition 3: The application shall demonstrate the architectural compatibility of the proposed
convenience store and gas station via the submission of architectural building plans with renderings
prior to issuance of a building permit, Section 325-124.C(1)(e), Section 325-124.C(1)(h), and Section
325-124.c(1)(k).

11.

Condition 4: Stormwater quality pretreatment (i.e. a water quality train) has not been provided.
Additional Fabco® water filter inserts shall be provided at inlets IC65, IC56, IC57, IC58A & IC59
and Snouts® at inlets IM21, IM11 & IM 28. In addition, forebays shall be shall be provided at all
outfalls into above ground basins.

12.

Condition 6: A Stormwater Management Operation and Maintenance Agreement shall be provided to
the satisfaction of the Township. A draft agreement should be submitted for review.

COMPLIANCE WITH ZONING ORDINANCE
13.

All proposed signs associated with the convenience market / fuel station shall meet Township
requirements, Section 325-97. A location has been added to the plan. It is noted that a sign permit
will be required.
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COMPLIANCE WITH LAND DEVELOPMENT ORDINANCE
14.

Proposed public water and sanitary sewer systems connections shall be approved prior to the plan
approval, Section 281-12. Evidence of PaDEP approval of the Planning Module Exemption shall be
provided before the Township endorses the plans.

15.

The plans shall identify all areas considered to be open space, Section 281-16.C(1)(j). General Note
20 on sheet 1 shall be updated to include the responsibility of the conveyance system on the
commercial property.

16.

The statement / certificate by the applicant indicating that the subdivision or land development plans
are in conformity with engineering, zoning, building, sanitation, land, other applicable Township
ordinances and regulations, shall be signed by the applicant before approval by the Township, Section
281-16.F.

17.

The plans shall identify source of title, Section 281-17.D(1)(m). There is source of title information
on Sheet 1 for parcel & 41-5-176; however, the existing conditions plans do not identify the
boundaries or ownership information (i.e., owner, address, DB PG, TPN, etc.) of the 41-5-176
property.

18.

The plan shall show house numbers for the proposed lots / units. House numbers shall be assigned by
the Township in coordination with the Postal Department, Section 281-17.D(8). The plans shall
clarify if the proposed interior accesses will contain roadway names, and provide a plan which
identifies roadway names and associated induvial dwelling unit house numbers for the Township’s
review.

19.

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

20.

We recommend that at a minimum each proposed retaining wall contain top and bottom elevations at
either end and periodically spaced out along the wall andthe max height of wall be identified. Section
281-17.D(13).

21.

A PennDOT highway occupancy Permit (HOP) is required as the proposed development impacts the
PennDOT right-of-way, Section 281-20. The land development plans shall be consistent with the
PennDOT HOP Plans.

22.

A minimum curve radius of 25 feet shall be provided at all local street intersections and 30 feet at
collector street intersections, Section 281-28.D. It is our understanding the couplet road will function
as a collector street, therefore the curb radii are required to be 30 ft in lieu of 25-ft. Right-of-way lines
shall be concentric with curblines. The right-of-way lines shall be made concentric at buildings 19
and 24.

23.

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

COMPLIANCE WITH STORMWATER MANAGEMENT ORDINANCE
24.

Pollution prevention practices shall be provided for the proposed fueling station area at the
convenience store to prevent discharge of spilled fuel directly into the storm sewer system, Section
270-15.N. The Fabco water quality inlet details must be updated as follows:
a.

The two details provided are the same, i.e. both are for a type “M” inlet. A detail for a type
“C” inlet shall be provided.
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b.

The detail indicates that the cartridges are shown for reference only and seven different
cartridges are shown. The specific cartridges shall be specified (i.e. 9718-3 for
hydrocarbons).

c.

Whereas these filters will be within a parking lot of a fueling station, they shall also include
an oil boom in case of a spill.

25.

A PennDOT Highway Occupancy Permit is required for the proposed driveway and Couplet road
intersections onto Ship Road and Lincoln Highway, Sections 270-16.D and 270-25.M. A copy of the
approved permit shall be submitted to the Township prior to Final Plan approval.

26.

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).

27.

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).

28.

Pretreatment (i.e. a water quality train) shall be provided, Section 270-19.F. Additional Fabco® water
quality inserts and Snouts® are required as noted above.

29.

The storm inlets located in Bed 1 (MRC 5) shall be provided with trash screens, filters, sumps and/or
other means to collect and prevent debris, trash, cinders, sediment, etc. from entering the bed, Section
270-20.T(5). We recommend that all storm structures immediately upstream of the bed also be
provided with sumps and pipe hoods to prevent floating debris from entering the bed. Please see our
comments above regarding additional locations for Snouts® and Fabco® inserts.

30.

The depth of the key trench is inconsistently noted on the details vs Basin Notes, Note 1.

31.

Design computations shall be provided for the swales along the east and west sides of Couplet,
Section 270-29.D(1). The detail and identify different side slopes. They should be consistent. If the
side slopes shown on the plan (5:1 & 3:1) are used, the detail shall indicate the street side of the
swale. Portions of swale 3 are at 0.01 ft/ft slope and the calculations indicate a slope at 0.02 ft/ft.
Calculations for both slopes shall be provided as both apply. Finally, we note that swale #3 on west
side of the Couplet is outside of right-of-way. As currently noted on the plan, the HOA will maintain
this swale. Township staff should indicate if this is what is intended.

32.

Drainage easements for the proposed storm sewers outside the street right-of-way shall be provided,
Section 270-29.E(2). General Note 11 shall be revised to include the swales.

33.

Detailed specifications for the concrete and polyethylene storm sewer pipes shall be noted on the
plans, including the required watertight joints, Section 270-29.E(5). For polyethylene pipe gaskets the
appropriate specification is that they shall meet ASTM F477 and for the pipe joint ASTM D3212.
For concrete pipe the gasket shall meet ASTM C443.

34.

The roof drainage piping for the convenience store and fuel station canopy shall be shown on the
plans, including the method of connection to the storm sewer system if not tied into a storm structure,
Section 270-29.F(2). A structure shall be provided at the junction of the front of store roof drain and
canopy drain (near inlet IC56).

35.

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.

36.

The inspection notes in Section 270-45.B, C(2), C(3) and D shall be provided on the PCSM Plan,
Section 270-42.E.
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37.

An O&M agreement shall be submitted to the Township for review and approval for all stormwater
management BMPs in accordance with the requirements outlined in Section 270-43.A.

38.

The orifice fractional size shall be in standard ½, ¼, 8th or 16th increments.

39.

We previously noted that “The Note 8 specifications in the Bioretention Amended Soils detail for the
planting soil is significantly different than the specification noted in the graphic detail (does not
include compost and includes gravel, as well as significantly different percentages for the different
materials). Note 8 shall conform to the graphic detail specifications. In addition, per the PA
Stormwater BMP Manual specification for bioretention facility planting soil, the 25% soil component
shall be topsoil.” This submission no longer includes specifications in the graphic detail and refers to
note 8. Our comment remains that the specification shall conform to the previous graphic detail and
the soil component shall be topsoil.

40.

The depth of the split rail fence posts shall be specified.

41.

The storm sewer pipe crossings between EW29 and OS30 and between IM32 and IM33 have now
been shown on each profile, however, there still appears to be a conflict. Considering the thickness of
both pipes, one will be resting on top of the other. There shall be a minimum of 6” of separation.

GENERAL
42.

A vehicular and pedestrian access easement should be granted to the Township such that Road A and
the associated sidewalk can be utilized by the public.

43.

Homeowner Association Declarations shall be provided to the Township for review prior to
recording.

44.

We defer to the Township’s Traffic Consultant for traffic related items; however, it is our opinion that
the following sign related items be considered:
i.

The two crosswalks on Road A near the intersection with the roadway which connects
to the convenience store should contain pedestrian crossing signs.

ii.

A detail for the “S8” signs should be provided.

We respectfully request for ease of review that future response letters indicate the drawing sheet(s) and/or
report page(s) numbers corresponding to the changes that have been made.
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
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, ASLA, MCRP, Stuart Associates LLC

FROM:

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

DATE:

October 25, 2021

SUBJECT:

REVIEW COMMENTS – 690 EAST LINCOLN HIGHWAY
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 10-6-21

Please note our review comments pertaining to the Conditional Use Decision and Order dated 2-11-21,
to the following documents received on 10-8-21, and to site visits on 4-28-20 and 9-30-21:
•
•

Preliminary Plan by D.L. Howell & Associates, Inc. consisting of 30 sheets; and
Response Letter from Patrick J. Stuart, RLA, MCRP dated 10-7-21.

Comments that have been resolved are so noted. New comments are in bold.
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REVIEW COMMENTS – 690 EAST LINCOLN HIGHWAY
PRELIMINARY/FINAL LAND DEVELOPMENT PLAN DATED 10-6-21
October 25, 2021
1.

Pedestrian Accessibility – The plan has been revised to indicate minimum 5-foot-wide
sidewalks. This issue is resolved.

2.

Screen Buffer – Section 281-35.A (SLDO) requires 50-foot-wide screen buffers for noncompatible uses along the site perimeter. Consistent with the plan layout approved by the
Conditional Use Decision and Order (CUDO), waivers can be supported for under width buffers
as shown. Screen buffer plantings in accordance with section 281-35.D (SLDO) are required and
proposed as follows:
Buffer/ Length

Plant Type

Required

Proposed

Saint Mary’s Church/
318 LF

Shade Tree
Evergreen Tree
Large Shrub

6
13
32

6
13
32

Ship Inn/ 292 LF

Shade Tree
Evergreen Tree
Large Shrub

6
12
29

6
12
30

Commercial Property South/
540 LF

Shade Tree
Evergreen Tree
Large Shrub

11
22
54

11
22
55*

Townhouse Property North/
540 LF

Shade Tree
Evergreen Tree
Large Shrub

11
22
54

11
24
59*

Townhouse Boundary 1/
296 LF

Shade Tree
Evergreen Tree
Large Shrub

6
12
30

6**
18
30

Townhouse Boundary 2/
440 LF

Shade Tree
Evergreen Tree
Large Shrub

9
18
49

1***
30
38

Townhouse Boundary 3/
245 LF

Shade Tree
Evergreen Tree
Large Shrub

5
10
25

2
17
25

*Includes equivalent value of 24-inch parking lot screen shrubs
**Includes credit of (4) trees for 15-inch Maple proposed to remain along Ship Road
***Equivalent value of (2) proposed ornamental trees
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All buffers have plantings that meet the functional and value requirements, and we recommend
they be found acceptable consistent with section 281-33.D.9 (SLDO). We consider this
resolved.
3.

Perimeter Buffer – Section 281-35.E (SLDO) requires 25-foot-wide perimeter buffers along
Lincoln Highway and around stormwater basins. Naturalistic basins with native vegetation and
4:1 side slopes are not required to have buffers, in accordance with section 281-35.E.2 (SLDO).
Consistent with the plan layout approved by the CUDO, waivers can be supported for under
width buffers in Basin 3 along the Couplet.
Perimeter buffer plantings in accordance with section 281-35.E (SLDO) are required and
proposed as follows:
Buffer/ Length

Plant Type

Required

Proposed

Lincoln Hwy/ 250 LF

Shade Tree
Evergreen Tree
Large Shrub

3
5
12

0
5
20

Basin 3/ 500 LF

Shade Tree
Evergreen Tree
Large Shrub

5
10
25

0
0
0

a. Lincoln Highway Buffer – Large shrubs in excess of buffer requirements are equivalent to the
value of the missing shade trees. We find this acceptable per section 281-33.D.9 (SLDO).
Buffer landscaping is proposed outside of the Lincoln Highway ROW. This issue is resolved.
b. Basin 1 Buffer – Basin 1 is designed as naturalistic basin, therefore no perimeter buffer is
required.
c. Basin 3 Buffer – Basin 3 has side slopes that exceed 4:1, and thus does not qualify as
naturalistic. Native herbaceous plugs are proposed in the basins in lieu of the required
buffer plantings. In light of site layout, and the proposed native plug plantings in lieu of
seeding, we support a waiver on the plantings for Basin 3.
4.

Naturalistic Basins – Section 281-35.F.4 (SLDO) requires naturalistic basins to have 100% native
plantings.
Basins 1, 2 and 4 have (3) non-native species that provide wildlife habitat and water quality
value. We would support a partial waiver on the native species requirement to allow basin
plantings as shown.

5.

Site Element Screens - Section 281-35.G (SLDO) requires low vegetated screens for parking lots
and dumpsters with decorative enclosures, and high screens for loading areas. In addition,
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section 281-35.B.6 (SLDO) requires that loading areas be fully screened from view from adjacent
streets and residences. Screening is required and proposed as follows:
Property

Site Element

Required Screen Type

Proposed

Commercial

Vehicular Use (front)
Dumpster
Parking
Loading

Low
Low
Low
High

Yes
Yes
Yes
No

Townhouse

Parking

Low

Yes

a. Loading Area Screen - Site layout prevents complete screening of the loading area from
townhouse unit 13 as required. Providing required parking lot landscape islands per
comment 7 would provide vegetative buffering between the loading area and townhouse
unit 13.
b. Parking Lot Screens - Parking lot screen plantings have been shifted to provide a snow
stockpile area. This issue is resolved.
6.

Building Façade Landscaping – Section 281-37.D (SLDO) requires landscaping between building
facades and parking as follows:
Bldg./Façade Length

Plant Type

Convenience Store/235 LF

Shade Tree
Small Shrubs

Required Qty.
5
24

Proposed Qty.
0
0

There is no space proposed for any landscaping around the convenience store. Providing
required parking lot landscape islands per comment 7 would provide space for the required
landscaping.
7.

Parking Lot Landscaping – Section 281-37.A (SLDO) requires all parking lots with 5 or more
spaces to be landscaped. Section 281-37.B.1 (SLDO) requires minimum 9-foot by 18-foot
planting islands at the ends of parking bays to separate parking from vehicular travel lanes.
Further, section 281-37.B.4 (SLDO) states that each island shall contain one shade tree.
The convenience store lacks required landscape islands at each of its four corners, presenting
the following issues:
•

Compliance with Township screening and landscaping requirements is not possible for a
convenience store proposed adjacent to two historic buildings and a residential
development.

•

There is no physical separation of pedestrians from vehicles accessing the loading area
and parking adjacent to the building.
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•

There is no physical separation of parked cars from vehicular travel lanes.

•

The heat island effect of the proposed expanse of concrete and asphalt, and the glare of
headlights and proposed lighting, cannot be mitigated by plantings as required.

We do not support the requested waiver from the parking lot planting islands requirement.
8.

Compensatory Plantings – Compensatory plantings per section 281-34.G (SLDO) are required for
mature trees that are removed.
The plan has been revised to estimate a total woodland disturbance area of 264,498 square
feet, with woodland tree removal based on tree survey information from two representative
sample areas. We find this to be acceptable. Based on the estimation, woodland tree
removal and required compensatory plantings are as follows:
Trees TBR
12-24” DBH

DBH “ TBR

Req. Compens. “

Req. 2-inch Caliper Compens. Trees

6,348

1,587

794

In addition to woodland disturbance, the plan proposes construction that would remove the
following mature trees not within the woodland area:
•
•

15-inch Maple, 22-inch Sweetgum, and 26-inch Sweetgum along Lincoln Highway
29-inch Sycamore along the Entenmann’s Ship Road driveway

Tree removal and required compensatory plantings for the non-woodland disturbance area
are as follows:
Trees TBR
24-36” DBH
12-24” DBH

DBH “ TBR
55
37

Compensatory Inches Required:
2-inch Caliper Trees Required:

Req. Compens. “
18.3
9.25
27.6
14

Total Compensatory Tree Requirement: 808
The plan proposes mitigation plantings for woodland cleared for the townhouse and
commercial properties only (192,003 SF). No compensatory plantings are proposed for the
area encompassing the Couplet, trail, and associated stormwater basins (72,495 SF).
If the Township determines that mitigation is not required for tree removals in areas proposed
for public improvements, then the total compensatory planting requirement is as follows:
Req. Compens. Trees
Woodland Disturbance (192,003 SF)
Non-Woodland Disturbance

576
14
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Total Compensatory Tree Requirement:

590

Proposed trees applied to the compensatory requirement are as follows:
Description
Shade/Street Trees, 2 inch cal.
Shade Trees, 2.5 inch cal.
Evergreen Trees, 7 ft.
Evergreen Trees, 8 ft.
Evergreen Trees, 12 ft.

Quantity
242
25
68
22
65

Total Equivalent 2-inch Compensatory Trees Proposed

Compensatory Equivalent
242
31
68
31
179
551

If the compensatory tree requirement were waived for woodland disturbance in the Couplet/
trail area, the plan would still indicate a deficiency of (39) compensatory trees for the
townhouse/ commercial area. This shall be resolved by specifying all street trees as minimum
2.5-inch caliper, as follows:
Description
Street Trees, 2.5 inch cal.
Shade Trees, 2 inch cal.
Evergreen Trees, 7-12 ft.

Quantity
182
85
155

Total Equivalent 2-inch Compensatory Trees

Compensatory Equivalent
227
85
278
590

The plan shall be revised to provide the equivalent of the required compensatory trees. The
Township shall consider a waiver to not provide mitigation for woodland area cleared for
public improvements.
9.

Tree Protection – Section 281-34.D (SLDO) specifies required protection measures for trees
proposed to remain. Section 281-34.D.2 (SLDO) specifies that 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 plan provides a tree protection fence detail requiring fence
installation at the dripline only. It shall be revised to require protective fencing at the critical
root zone as required.

10.

Street Trees – Section 281-36 (SLDO) requires one street tree for every 50 feet of road frontage
in addition to required buffer plantings.
a. Required Street Trees - The required street trees have been provided. This issue is
resolved.
b. Native Street Trees - At least 60% of street trees are native. This issue is resolved.
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c. Street Trees in ROW - Site conditions and the Ship Road Couplet have driven a plan layout
where street trees cannot be provided within the right-of-way. We would not object to a
waiver to allow some street trees outside of the ROW as shown.
11.

Lighting Conflicts – Section 281-36.D.5 (SLDO) prohibits trees to be planted that interfere with
lighting. The plan has been revised to require field adjustment of trees during installation to
prevent conflicts with lighting. We consider this issue resolved.

12.

Landscaping Species Mix Requirements – Section 281-33.D.7.a.2 (SLDO) requires that when 50
or more shade, street, evergreen, or compensatory trees are required, no more than 30% may
be of one species.
‘Green Giant’ Arborvitae makes up 72.2% (96/133) of evergreen trees. Given site conditions, we
find this acceptable in accordance with section 281-33.D.9 (SLDO).

13.

Township Landscaping Standards – Section 281-33.C.4 (SLDO) requires plantings that are
suitable for the site. The following shall be addressed:
a. Sugar Maple is sensitive to salt spray and soil salt. ‘Goldspire’ Sugar Maple is proposed
adjacent to the Couplet, Road A, and the Lincoln Highway sidewalk east of the Couplet,
where it will be susceptible to damage from deicing salts. We recommend that it be
substituted with salt-tolerant species with similar growth habits in these areas, such as
Shawnee Brave™ Baldcypress or ‘Green Gable’ / ‘Tupelo Tower’ Blackgum.
b. The plan proposes Oakleaf Hydrangea adjacent to open space areas. Oakleaf Hydrangea is
susceptible to damage from deer browse in this region. It is recommended that the plan
relocate Oakleaf Hydrangea shrubs to areas adjacent to buildings, and substitute deertolerant species adjacent to open space areas.

14.

Cost Estimate – In accordance with section 281-33.C.6.h (SLDO), a cost estimate of the
proposed plantings shall be submitted with the final plan application.

15.

Conclusion – The noted comments shall be resolved prior to plan approval.

Please contact this office with any questions.
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S TUBBE C ONSULTING LLC
Phone: 610 972-9803

Mr. Ed. Theurkauf, ASLA
1350 Elbow Lane
Chester Springs, PA 19425

1438 Shaner Drive
Pottstown, PA 19465

October 11, 2021

stubbeconsultingllc@gmail.com

Subject: 690 E. Lincoln Highway & Ship Rd. LD, West Whiteland Twp.
Review of Revised Exterior Lighting Plans
Ed:
Received from Justin Smiley was a link to a plan set containing lighting and landscaping
information with respect to the 690 E. Lincoln Highway & Ship Rd. LD Application.
Lighting information was contained on Sheet 29, Lighting Plan, and Sheet 30, Lighting
Details & Notes, both Rev. 1 dated 10/06/21. Also transmitted was a Stuart &
Associates, LLC, 10/07/21 letter containing responses to the comments offered to
Township in this office’s 08/09/21 review letter.
The following previously offered comments and recommendations are repeated, and
followed by Applicant’s above-referenced responses, followed by this office’s
subsequent recommendations, are offered for Township consideration, based on the
lighting requirements contained in S/LDO Section § 281-48, and reasonable and
customary engineering practices:
1. Plan Notes - The "Site Plan Notes" on Lighting Plan Sheet 21 (now Sheet 29), are
basically relevant to landscaping rather than lighting. It was recommended those
notes be requested to be removed from Sheet 21 (now Sheet 29).
Applicant’s Response – Per request, the Site Plan Notes have been edited to
remove all notes regarding landscaping and planting.
Plan Note 2 on Lighting Plan Sheet 29 states: “This plan is to be used for
Landscaping and site improvement purposes only”. Sheet 29 is a lighting
plan, not a landscaping plan. It is recommended Applicant be requested to
take appropriate corrective action, e.g. as a minimum, remove Site Plan Note 2
from Sheet 29.
2. Lighting On/Off Controls
i. Hours of Lighting Operation - S/LDO Section § 281-48.C.(3)(c) requires that site
lighting is to be automatically extinguished nightly except where safety or security
lighting is deemed necessary. For all-night safety and security lighting, the
lighting level is not to exceed 25%. Plan Note 7 on Sheet 22, (now Sheet 30)
specifies that all site lighting is to be reduced by 50% from 11 PM to down. It was
recommended Applicant be requested to provide acceptable justification for the
proposed control arrangement, including differentiation between commercial and
residential areas, or to take appropriate steps to comply with Ordinance
requirements.
Applicant’s Response – “As requested, note 7 has been revised to states that all
site lighting is not to exceed 25%.”

Issue judged to have been resolved and no further action deemed
necessary.
ii. Lighting Control Devices - Plan Note 7 on Sheet 30 describes control to be by
wireless controllers. It was recommended Applicant be requested to specify the
manufacturer and catalog numbers of any centrally-located controllers, and where
the controllers are to be located.
Applicant’s Response - “Per request, lighting control devices and location have
been shown and added to plans.”
Lighting control devises are now specified to be located with each
individual luminaire for the Types A – G, but the control device for the WM1
luminaire type could not be found. It is recommended Applicant be
requested to provide or clarify this issue.
3. Lighting Glare Control - All luminaires are specified to contain 4000K correlated color
temperature LED sources. To minimize potential excessive glare consequences
and visual annoyance, especially in residential areas, it is recommended Applicant
be requested to specify that all exterior lighting is to have 3000K sources.
Applicant’s Response – As requested, all exterior lighting is has been revised to
specify 3000K sources.
Issue judged to have been resolved and no further action deemed necessary.
4. Luminaire Identification - The Type WM1 Lithonia WDGE luminaires have not been
adequately identified, and a mounting detail has not been provided. It was
recommended Applicant be requested to add a catalog cut of specified Type MW1
luminaire, and a pole footing detail to Plan.
Applicant’s Response – Per request, the Type WM1 Wall Mounted Fixture has been
specified on the plans.
Issue judged to have been resolved and no further action deemed necessary.
5. Illumination Levels - Commercial Parking Areas - There are multiple parking spaces
at the NW of the Convenience Store, as an example, where illuminance values of
0.1 footcandles are plotted. It was recommended Applicant be requested to
illuminate all commercial parking spaces to a minimum of 0.2 footcandles in
accordance with IESNA recommended practices.
Applicant’s Response – It is acknowledged that the footcandles are below the
average recommended. The lighting under the canopy will throw light that is not yet
delineated on the plan. Once the architecture selects lighting fixtures for the canopy,
we will have an accurate footcandle calculation for the areas of concern.
Be advised that a 0.1 footcandle value is not “below the average
recommended”, it is below the minimum 0.2 footcandles required by
Ordinance. It is recommended this issue be considered as unresolved,
pending receipt and review of subsequent illuminance information from
Applicant.
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6. Landscape/Lighting Conflicts - There are locations, as an example, at the plan-west
entrance to COUPLET, there are several instances where, at tree maturity or before,
there will be the potential blockage of intended light distribution that could result in
inadequate and unsafe lighting levels. It was recommended lighting and
landscaping disciplines be requested to review plans for potential light blockage and
to take appropriate remedial action.
Applicant’s Response – As requested, the plan has been revised to relocate trees
that conflicted with lighting.
It is recommended an additional Plan Note be requested to be added to Sheet
29, which in effect states: “Lighting equipment installer shall be responsible
for coordinating with landscaping contractor to minimize potential conflicts
between foliage and intended light distribution at or before tree maturity.”
7. Other Lighting - Only proposed parking area and roadway lighting has been
submitted for review. If building-mounted exterior-lighting and/or building-mounted
or free-standing lighted signage is to be provided as part of this Application, it is
recommended Applicant be requested to submit the details for Township review and
approval.
Applicant’s Response – Supplemental architectural and signage lighting will be
submitted for review by the applicant at a later date.
It is recommended Township consider whether to require submission of all
proposed exterior lighting as a part of this phase of Application review, or
Applicant be allowed to submit supplemental exterior lighting for review at a
later date.
If there are questions or concerns with respect to the above recommendations, please
advise.
Sincerely,
Stubbe Consulting LLC
C. Stanley Stubbe
Copy: Justin Smiley
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TRANSPORTATION ENGINEERS & PLANNERS
McMahon Associates, Inc.
835 Springdale Drive, Suite 200
Exton, PA 19341
P. 610.594.9995
mcmahonassociates.com

October 28, 2021

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

Traffic Engineering Review ‐ 690 East Lincoln Highway Development
West Whiteland Township, Chester County, PA
McMahon Project No. 820375.11

Dear Ms. Gleason:
McMahon Associates, Inc. completed a traffic review of the proposed mixed‐use development located
southwest of the intersection of Lincoln Highway (S.R. 3070) and Ship Road (S.R. 1001). The site proposes a
5,590 square‐foot convenience store with 16 fueling positions, as well as 68 townhomes. The development
proposes a new one‐way southbound Couplet Road through the site, which will connect between Lincoln
Highway and Ship Road, as well as a new road (Road A), which will connect between the Couplet Road and Ship
Road. Access to the commercial site is proposed via right‐in/right‐out access along Lincoln Highway, a left‐in
enter‐only access along Ship Road, a full‐movement access along the Couplet Road, as well as a connection to
the townhouse portion of the site and a connection to St. Mary’s Chapel. Access to the townhouse portion of
the community is provided via two four‐leg intersections along Road A, as well as three accesses along the
Couplet Road. Our traffic review is based on the following document.



Preliminary/Final Subdivision & Land Development Plan of 690 E. Lincoln Highway & Ship Road, prepared
by D.L. Howell & Associates, Inc., last revised October 6, 2021.
Ship Road Southwest Quadrant & Ship Run Developments Transportation Impact Study, prepared by
Traffic Planning and Design, last revised September 23, 2021.

Based on our review of the above documents, we offer the following comments for consideration.
Residential Conditional Use Order
1. Condition 2 – This condition requires that the southern portion of the Couplet Road must be constructed by
the applicant as a condition of final approval of the plans for the Phase 2 residential development (the
proposed 68 townhomes which are the subject of this application). Also, no use and occupancy permit for
any townhouse units in Phase 2 will be issued until the southern portion of the Couplet Road is constructed
and open for public use.
2. Condition 2 – This condition requires payment of the Township’s Transportation Impact Fee by the Ship Run
applicant for Phase 1 (single family homes) in the event Phase 2 (the 68 townhomes) precedes Phase 1 (Ship
Run single family homes). Based on the traffic study by the applicant, the proposed 95 single family homes
(Phase 1) generate 97 new weekday afternoon peak trips, and the resultant Transportation Impact Fee is
$118,306.05.
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3. Condition 6 – This condition requires the applicant construct a multi‐use path along the Couplet Road with
approval and acceptance by the County. In addition, this condition requires the applicant extend the path
onto the Ship Run open space to connect to Road A within Ship Run. The applicant provides a blanket
easement within the open space for this path connection, but the plans do not show any specific location
for this path connection between the Couplet Road and Ship Run. We understand the alignment of this
connection may require more coordination; however, at minimum, we recommend showing a tentative
path alignment on the plans with a note regarding the commitment for installation. Please copy the
Township on all correspondence with the County relative to their review of the multi‐use path. In addition,
please coordinate a joint meeting between the applicant, County and Township to review the path.
4. Condition 7 – This condition requires the applicant work with the Township and PennDOT to arrive at a final
design for the southern Couplet Road intersection with Ship Road, and the applicant shall not be required to
obtain right‐of‐way from Aqua. This coordination is ongoing as the design of the road continues.
5. Condition 10 – This condition requires the applicant enter into a transportation improvement agreement(s)
pursuant to Section 295‐17.A of the code as a condition of final land development approval, which outlines
the responsibility of Phase 1 Ship Run, the Phase 2 townhouses, and the commercial portion of the
development.

Commercial Conditional Use Order
6. Condition 1 – This condition requires that the southern portion of the Couplet Road is complete and open for
public use prior to issuance of a use and occupancy permit for the convenience store. This condition also
requires that final approval of the land development plan for the convenience store shall be subject to the
applicant’s construction of other traffic improvements as referenced on the Roadway Improvements
Summary, PennDOT approval for the traffic improvements, and the applicant’s financial assistance. The land
development submission that is the subject of this review does not include the PennDOT Highway Occupancy
Permit (HOP) plans, and therefore, the Township has not received sufficient detail to review the scope of
traffic improvements. It is our understanding the applicant’s engineer recently submitted the HOP plan to
PennDOT and the Township for review. Our office will provide a review of the HOP plans under separate
cover.
7. Condition 2 – This condition requires payment of the Township’s Transportation Impact Fee for Phase 1 (the
95 single family homes within Ship Run) if the convenience store development precedes Phase 1 (Ship Run).
Based on the traffic study by the applicant, the proposed 95 single family homes (Phase 1) generate 97 new
weekday afternoon peak trips, and the resultant Transportation Impact Fee is $118,306.05.
8. Condition 7 – This condition requires removal of the proposed landscaping from within the PennDOT right‐of‐
way, or provide documentation that PennDOT is agreeable to the landscaping. Based on the latest plans, it
appears the landscaping in question is no longer in the PennDOT right‐of‐way.
9. Condition 12 – This condition states the Township will provide a credit against the total Transportation
Impact Fee in consideration of the traffic improvements by the applicant. This condition also requires the
applicant enter into a transportation improvement agreement(s) pursuant to Section 295‐17.A of the code as
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a condition of final land development approval, which outlines the responsibility of Phase 1 Ship Run, the
Phase 2 townhouses, and the commercial portion of the development.
10. Condition 13 – This condition requires the applicant to work with St. Mary’s Chapel and the Township to
eliminate the existing Chapel driveways and provide a permanent access easement within the commercial
development. Please provide an update regarding any coordination with the Church to satisfy this condition.

Land Development Plans

11. The TIS must be updated to include an evaluation of all access intersections along the proposed public
roads, which includes the intersections along the Couplet Road at minimum. Furthermore, please verify
with the Township as to whether the Township prefers to own the Road A connector between Ship Road
and the Couplet Road. If Road A is to be public, then provide analysis of the driveways along Road A
also.
12. SALDO Section 281‐31.A – The West Whiteland Township Bicycle and Pedestrian Plan envisions
crosswalks and pedestrian signals at both the existing Lincoln Highway/Ship Road signalized intersection
and the planned Lincoln Highway/Couplet Road signalized intersection. The applicant’s engineer has
indicated the applicant will coordinate with the Township as part of the overall Couplet Road plan to
confirm the scope of the pedestrian improvements, including all necessary ADA facilities, at both of
these signalized intersections. The details of the proposed pedestrian crossings of these intersections
will be reviewed as part of the HOP plan review, which will be provided under separate cover.
13. The plans have been revised to provide a fence between the Couplet Road and the trail, which we
understand is preferred by the County when a minimum five‐foot buffer area is provided between the
road and trail, as it helps to separate trail users from vehicle traffic. The County should review the
proposed fencing, and the applicant should copy the Township on all correspondence with the County
relative to their review of the multi‐use trail. In addition, please coordinate a joint meeting between the
applicant, County and Township to review the trail.
14. SALDO Section 281‐28.D – Driveway curb radii should be a minimum of 40 feet along Lincoln Highway.
The Lincoln Highway right‐in/right‐out access provides 38‐ and 35‐foot radii, which is less than the
ordinance requirement. The applicant provided truck templates for an SU‐30 (box truck) which shows
the driveway functions acceptably. It should be verified that an SU‐30 is the appropriate design vehicle
for this access. It is also reminded that PennDOT will review the proposed Lincoln Highway access
designs as part of the HOP permit process.
15. SALDO Section 281‐28.D – Driveway curb radii should be a minimum of 30 feet along Ship Road. The
Road B/Ship Road intersection provides five‐foot radii; however, this access only accommodates left‐
turning vehicles, which will function acceptably according to the truck templates, and therefore we have
no comments regarding the Road B/Ship Road intersection. It is also reminded that PennDOT will
review the proposed Ship Road access designs as part of the HOP permit process.
16. SALDO Section 281‐28.D – Provide minimum 30‐foot curb radii for the proposed convenience store
driveway along the Couplet Road.
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17. SALDO Section 281‐28.D – The plan shows a fuel truck as a WB‐50, which should be verified by the
applicant. This is necessary relative to the Couplet Road convenience store driveway design. Some
convenience stores use larger trucks for fuel deliveries, which may require a larger driveway for safe and
effective access/circulation.
18. The plan shows a median at the proposed commercial driveway along Ship Road. We question the need
for this median.
19. SALDO Section 281‐31.B – The following comments pertain to the detailed curb ramp designs shown on
sheet 20:
a. The curb ramp on the southwest corner of the intersection of Road A and the townhouse alley
just west of existing Ship Road should be revised to show a curved DWS.
b. Demonstrate a five‐foot by five‐foot turning area is provided in advance of the curb ramp on the
southeast corner of the Couplet Road and the One‐Way Road intersection.
c. Relocate the pedestrian crossing of the One‐Way Road at the Couplet Road intersection so it
occurs at least four feet after the stop bar.
d. Please label all proposed curb ramp types on sheet 20.
e. Please verify whether the proposed curb ramps along the Couplet Road where no curb is
provided will be constructed in concrete.
f. Please verify the concrete sidewalk runs across the townhouse emergency driveway and no ADA
ramp or DWS is proposed or needed at this location.
20. Ship Road is classified as a Major Collector, and therefore the Ship Road Couplet should be designed in
accordance PennDOT Design Manual Part 2 requirements for a Major Collector. Refer to “Typical
Section Without Curbs” (Page 1‐48) and “Typical Superelevated Section” (Page 1‐49), and revise as
follows:
a. The 4‐foot shoulder on the high side of the cartway should slope away from the centerline at
2%.
b. The 4‐foot shoulder on the low side of the cartway should slope away from the centerline at 6%.
c. Provide 6‐inch pavement base drain along the outside edge of the low side shoulder.
d. Provide a 6:1 maximum roadside slope for a minimum of 2 feet adjacent to both shoulders.
21. The Typical Pavement Section for the Couplet Road should be revised as follows:
a. Increase all asphalt courses to 0.3 to 3.0M ESALS.
b. Increase the base course depth to 5 inches.
c. The proposed storm sewer main should be a minimum of 6 inches below the bottom of the
subbase (1.75‐foot depth).
22. The Couplet Road profile should be revised to provide a vertical curve for the PVI at Sta. 1+20.85.
23. Revise the roadway cross‐slope at Sta. 3+00 from 2.4% to 2.0%.

Ms. Mimi Gleason
October 28, 2021
Page 5 of 5

24. Unless needed for turning movements, reduce the exit curb radii to 5 feet (10 feet max.) for the side
roads at Sta. 3+50, 6+00 and 17+00 to physically restrict the right‐out turning movement onto the one‐
way Couplet Road.
25. A “No Right Turn” (R3‐1) sign should be placed under the “STOP” sign for each side road approach to the
Couplet Road. Additionally, a “One Way” (R6‐1L) sign should be placed on the far side of the Couplet
Road facing the side road.
26. Relocate the proposed “Speed Limit sign” on the Couplet Road to Sta. 101+50 and locate it on right side
of the road.
27. Label the pavement markings on the Couplet Road. The left lane line should be a Y/4” and the right lane
line should be a W/4”. Provide a break in the Y/4” lane edge line at the side road intersections at Sta
6+00, 11+00 and 13+00. The break should match the throat width for the side road.
28. 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.
29. 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
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MEMORANDUM
DATE:

October 28, 2021

TO:

John Weller, Director of Planning and Zoning

FROM:

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

SUBJECT: 690 E. Lincoln Highway - Commercial/Residential Development
Land Development Plan Review
I have reviewed the plans (30 sheets) for the proposed 690 E. Lincoln Highway - Commercial/
Residential Development with a plotted date of October 6, 2021, and offer the following
comments:
1. Drainage and PCSWM
a. I would like to have a discussion with the applicant to clarify, and perhaps
memorialize, who will ultimately be responsible for drainage components and the
Post Construction Stormwater Management elements. Several elements are
relatively clear whereas other elements could be up to interpretation.
2. Sanitary Sewer
a. The Township will accept for dedication the sewer main within the
proposed/existing ROW of the couplet, Road A and Lincoln Highway. The
Township will not accept the sewer infrastructure outside the proposed/existing
ROW.
3. Cross sections
a. Consider having the 5 ft. buffer, and possibly the western shoulder, sloped to the
west, toward the trail, to minimize the amount of sheet flow across the roadway
pavement. If the couplet will be a PennDOT road, I’ll defer to their preference. If
the Couplet will be a Township Road, the slopes will need to be changed.
4. Sheet 27 (drawing C07.2)
a. The sight distance line, presumably from the adjacent Ship Run entrance, is not
aligned for the current roadway alignment. Please revise.
b. The trees in front of the Aqua property may need to be eliminated to allow for
adequate sight distance from the new Ship Run entrance.
5. Proposed improvements/modifications to existing Ship Road and Lincoln Highway will
be evaluated in conjunction with the PennDOT HOP.

101 Commerce Drive Exton, Pennsylvania 19341 Tel: (610) 363-9525

Date: October 28, 2021
To: John Weller/Director of Planning and Zoning Justin Smiley/Township Planner
From: Marie Guarnere, Director Code Administration /Assistant Fire Marshal/ Assistant Zoning Officer
Re: 690 E. Lincoln Associates LD Review – Fire Marshal Review

I have reviewed the following plan(s) and response letter dated 10/06/2021 prepared by DL Howell & Assoc. Inc.
and have the following comments:
All open issues have been addressed and accepted; no further actions are required.

Marie Guarnere
Director Code Administration /Assistant Fire Marshal/ Assistant Zoning Officer
Cell: 267-542-0445 mguarnere@westwhiteland.org

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

August 26, 2021
John Weller, AICP, Director of Planning & Zoning
West Whiteland Township
101 Commerce Drive
Exton, PA 19341
Re:
#

Preliminary/Final Land Development - Ship Run (Phase 2)
West Whiteland Township – LD-07-21-16836

Dear Mr. Weller:
A Preliminary/Final Land Development Plan entitled Ship Run (Phase 2), prepared by D.L. Howell &
Associates Inc., and dated July 16, 2021, was received by this office on July 28, 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 land
development for your consideration.
PROJECT SUMMARY:
Location:

south side of East Lincoln Highway, west side of South Ship
Road
Site Acreage:
18.94
Proposed Land Use:
5,590 square foot convenience store with automotive fuel
service, and 68 townhouse units
New Parking Spaces:
137
Municipal Land Use Plan Designation: Business Park; Institutional, "Parks, Permanent Open Space &
Resource Conservation"; and Character Area 1 - 2015 Lincoln
Highway and Whitford Road Corridors Plan
UPI#:
41-5-177.1, 41-5-176-E, 41-5-177.3, 41-5-177.2
PROPOSAL:
The applicant proposes the construction of a 5,590 square foot convenience store with automotive fuel
service, and 68 townhouse units. The Parking Tabulation table on Sheet 1 indicates that 66 parking spaces
will be provided for the convenience store, and 71 on-street parking spaces will be provided for the
townhouse units. 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 historic preservation issues discussed in comment #5 and
the access and circulation issues discussed in comments #7 through #9, and all Township issues should
be resolved before action is taken on this land development plan.

email: ccplanning@chesco.org

• website: www.chescoplanning.org
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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 41-5176-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:
•
•

•

•

Lot 1: the existing facilities for the Laborer’s District Council of Metropolitan Area of
Philadelphia;
Lot 2: 95 single family residential lots. The County Planning Commission reviewed the
preliminary/final subdivision plan for this site, Phase 1 of the Ship Run development, on
April 2, 2021 (CCPC# SD-03-21-16661). As of August 23, 2021, we have no record that
the Township has granted final plan approval for this prior plan submission;
Lot 3 (15.15 acres): 68 townhouse units (the residential component of the current land
development plan), 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. The site plan also indicates that a portion of the Couplet
will be located on an adjoining parcel (UPI# 41-5-176.4-U), and a site plan note indicates
that a right-of-way area will be obtained from the property owner; and
Lot 4 (3.79 acres): a 5,590 square foot convenience store/gas station (the commercial
component of the current land development plan).

As stated in our previous review, conditional use approval was granted by the Township on February
11, 2021 for the creation of 95 single family residential lots in Phase 1 of this development, along
with the proposed construction of 68 townhouse units in Phase 2, with 14 conditions of approval.
2.

The site plan indicates that, on February 11, 2021, the Township granted conditional use approval
for the proposed convenience store, with 16 conditions of approval. We note that the conditions of
approval include the following:
a. No use and occupancy permit shall be issued for the convenience store until the portion of
the Ship Road Couplet south of Lincoln Highway is constructed and open for public use
(condition #1); and
b. The applicant shall work cooperatively with the Township and St. Mary’s Chapel to
facilitate the elimination of existing chapel driveways on Lincoln Highway and Ship Road.
The applicant shall provide a permanent access easement to St. Mary’s Chapel for the access
drives and parking area south of the Chapel (condition #13). We note the site plan depicts
the location of 19 parking spaces to the immediate south of the chapel site.

COUNTY POLICY:
LANDSCAPES:
3.

The project site is located within the Suburban Landscape and Natural Landscape designations
of Landscapes3, the 2018 County Comprehensive Plan. 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

Page:
Re:
#

3
Preliminary/Final Land Development - Ship Run (Phase 2)
West Whiteland Township – LD-07-21-16836
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. While the
proposed land development is consistent with the objectives of the Suburban Landscape, careful
consideration of the proposed development activity is required due to historic resources located
on adjoining and nearby parcels. “Appreciate” Objective A of Landscapes3, the 2018 County
Comprehensive Plan, is to preserve historic resources in their context while supporting
appropriate reuse as a vital part of our community infrastructure and character. Additional
information on this issue is available online at: www.chescoplanning.org/Landscapes3/1cAppreciate.cfm.

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.
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Site Plan Detail, Sheet 2: Preliminary/Final Land Development - Ship Run (Phase 2)
PRIMARY ISSUES:
Historic Preservation:
5.

According to the Township’s 2020 Historic Resources Map & Sites Table, the parcels on the
southwest and northwest corners of the Lincoln Highway/Ship Road intersection (UPI# 41-5178-E and 41-5-75, respectively) contain Class I Historic Resources. The Township should
reserve granting final plan approval until the proposal has been reviewed by the Township’s
Historical Commission. We note that condition #3 of the February 11, 2021 conditional use
decision states that the surface materials and colors of the north, east and west facades of the
convenience store and of any canopy over the gas pumps shall demonstrate consideration of the
nearby historic structures to the satisfaction of the Board of Supervisors as advised by the
Township Historical and Planning Commissions.
The St. Mary’s Chapel, located on the southwest corner of this intersection, was dedicated on
December 8, 1873. Its approximate size and height, plain rectangular shape, locally quarried
limestone construction, and moderately pitched plain gable roof place it within the longstanding
Chester County tradition of Quaker meeting house construction. The Ship Inn, located on the
northwest corner of this intersection, was constructed in 1796 in response to the completion of
the Lancaster Turnpike in 1794. The Ship Inn is of particular historic importance as a wellpreserved example of late Georgian commercial architecture, and it also ranks as one of the best
preserved and most thoroughly documented of the many inns that once lined the Lancaster
Turnpike.
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Access and Circulation:
6.

We acknowledge, and endorse, that sidewalks and crosswalk areas are provided for this development,
which includes direct pedestrian access between the commercial property and the townhouse
property. Sidewalks are an essential design element for new construction in the Suburban
Landscape.

7.

While the site plan depicts a five-foot separation between the 12-foot-wide trail and the Ship Road
Couplet which meets the minimum standard for separation, we recommend that a physical barrier
(continuous guide rail) be placed between the trail and the roadway to protect trail users.

8.

The plan indicates that street trees will be provided within the five-foot-wide green space between
the Ship Road Couplet and the trail. Street trees should not be in this area due to maintenance issues,
maintaining a clear vertical space within the trail, and the potential heaving of the trail surface the
trees may cause. We recommend that these street trees be located on the opposite site of the trail
outside of the right-of-way, at a sufficient distance not to create these issues.

9.

We recommend that the applicant and Township providing advanced warning signage at the
pedestrian crossing on the Ship Road Couplet at Road A. We also recommend that the applicant and
Township determine if the crossing at the southern end of the Couplet needs to be relocated further
south since its current proposed location is next to a driveway, which is considered a mid-block
crossing which triggers different criteria involving speed and traffic volumes.

10.

The site plan does not appear to indicate that any of the parking spaces to be utilized by the adjoining
chapel site will be handicapped accessible spaces. The County Planning Commission’s Multimodal
Circulation Handbook (2016 Update) recommends that a facility with less than 26 parking spaces
should provide one designated handicapped parking spaces, in accordance with the Americans with
Disabilities Act. We recommend that this plan be revised to include one handicapped accessible
parking space in this parking area. Additional information on this topic is available online at:
www.chesco.org/documentcenter/view/27041.

Design Issues:
11.

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 township portion of this development (the Open Space table on
Sheet 1 indicates that 37,467 square feet of open space is proposed in this application). We also
suggest that the applicant consider switching the location of the convenience store building and the
associated gasoline pump area, or placing the gasoline pumps in a rear yard area on this parcel.

12.

The Township should verify that the design of the proposed outdoor lighting plan (Sheets 21 and 22)
conforms to Township ordinance requirements. The illumination should be directed inward from the
periphery of the site and be oriented to reduce glare and visual impact on the adjoining roadways and
land uses.

13.

We suggest that the applicant consider incorporating low walls with historic character near the
adjoining chapel property, as part of the landscaping plan for this development.

14.

We suggest that the applicant provide porch treatments to the side of the townhouse units facing
the Ship Road Couplet, to provide more character to the buildings facing this street.
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Natural Features Protection:
15.

Geologic maps show that the development site is underlain by carbonate geology, which is prone
to sinkhole formation. LIDAR data shows evidence of potential subsidence and sinkhole activity
within the wooded area across from Springdale Drive. Contours on the Existing Conditions Plan
also show a depression (in the area of Lot 41) that is consistent with subsurface subsidence. The
applicant should ensure that a geotechnical analysis of the site is conducted to identify any
existing sinkholes and to determine areas where subsurface geology and soil conditions indicate
an increased risk of future sinkhole formation.

16.

The site contains land within the 100-year floodplain. The Grading and Utilities Plan shows that
the planned couplet and adjacent sidewalk will result in substantial grading that will raise the
ground elevation within an area designated as FEMA Zone AE Special Flood Hazard Area by
several feet. Section 325-62.B(2) of the Township Zoning Ordinance notes that “no
encroachments, including fill, new construction, substantial improvements, or other development
shall be permitted” in the Zone AE floodplain unless it can be determined that these actions would
not result in an increase of the base flood elevation of more than 1 foot. Prior to the issuance of
a floodplain permit, the applicant should demonstrate that the planned disturbances and
development within the Zone AE Special Flood Hazard Area will not result in greater than a onefoot increase in the base flood elevation.

17.

Aerial imagery of the site shows that a significant portion of the site contains mature woodlands.
The applicant should denote the location of woodlands and mature trees on the Existing
Conditions Plan in accordance with the Township’s requirements for Preliminary and Final
subdivision and land development plans. The applicant should also document all mature trees, as
defined in Section 281-34.C of the Township Subdivision and Land Development Ordinance, that
will be removed as a part of this development project.

18.

The plans show that a majority of the existing woodlands will be removed during the construction
of the proposed development. The applicant should minimize the number of mature trees that are
removed within the area defined as Riparian Buffer Zone 1 to the greatest extent practicable. The
applicant should also prioritize the preservation of trees in any area designated as FEMA
floodplains. Additionally, the applicant should comply with the tree compensatory planting
standards included in Section 281-34.G of the Township Subdivision and Land Development
Ordinance.

19.

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.

20.

The Riparian Buffer Area standards in Section 270-15.T of the Township’s Stormwater
Management standards designate areas extending 25 feet from the top of a perennial stream bank
and associated wetlands as the Zone 1 Riparian Buffer Area (RBA); this ordinance also designates
an additional 125 feet beyond the Zone 1 RBA as a Zone 2 Riparia Buffer Area. Section 27015.T(2) notes that soil disturbance within these areas should be avoided to protect sensitive
riparian areas from the adverse impacts of earth disturbance and development and to mitigate the
impact of development on stream corridors.
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Substantial grading, shaping, and development is planned within the Zone 1 and Zone 2 RBAs
which will result in the loss of significant areas of mature forested stream buffers and the
replacement of meadow and forested landcover with impervious surfaces. The applicant should
evaluate alternative site designs that reduce disturbance within these areas to the greatest extent
practicable. At a minimum, the applicant should consider moving the planned couplet, sidewalk,
and the adjacent retaining wall to the east to avoid earth disturbance within the Zone 1 RBA.
Stormwater Management:
21.

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.

22.

The outlets of planned Stormwater Basin 3 and Stormwater Bed 1 discharge within the riparian
area adjacent to delineated wetlands. The applicant should ensure that stormwater discharges
from these basins do not degrade the conditions of the adjacent wetland by delivering excess
sediment or causing increased erosion. The applicant should consider installing additional energy
dissipation measures (such as a level-lip spreader similar to those installed at End Walls 15, 51,
and 67) at the outlet at End Wall 29.

23.

Given the development of new roadways, parking spaces, and sidewalk areas, the applicant
should consider establishing a de-icing plan and material storage area that minimizes the volume
of de-icing chemicals and pollutants that will directly infiltrate to the groundwater or runoff to
streams. Monitoring results throughout Chester County show rapid increases in baseline chloride
concentrations and pronounced spikes in chloride levels are often observed after winter
precipitation events. Reducing chloride runoff from all pavement sources as well as roads is
increasingly needed to minimize impacts to water resources.

ADMINISTRATIVE ISSUES:
24.

According to the Waiver Requests table on Sheet 1, the applicant is requesting six waivers from
the requirements in the Township Subdivision and Land Development Ordinance, along with a
waiver from the infiltration requirements in Section 270-20 of the Township Code (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.

25.

General Note 20 on Sheet 1 indicates that a Homeowners’ Association shall be the owner and be
responsible for the maintenance of all open space areas, stormwater management bmps 1 and 3,
and all piping and stormwater conveyance facilities out of the public right-of-way. General Note
20 also states that the HOA and the commercial property shall share the ownership and
maintenance of proposed stormwater management bmps 2 and 4. Ownership, maintenance, use
provisions, restrictions, and liability responsibilities associated with any commonly 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
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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.
26.

While the site plan appears to depict the location of an outdoor recreation area on the southern portion
of the site, to the immediate north of townhouse unit #58, this area is not labeled. This should be
clarified by the applicant.

27.

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.

28.

The applicant should contact the office of the Chester County Conservation District (telephone
#610-455-1360) 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. Additional information on this topic is
provided online at: https://www.chesco.org/284/ErosionStormwater.

29.

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.

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.

Sincerely,

Paul Farkas
Senior Review Planner
cc:

690 East Lincoln Associates
D.L. Howell & Associates, Inc.
Buckley, Brion, McGuire, Morris & Sommer LLP
Anthony Antonelli, District Permits Manager, PennDOT
Francis J. Hanney, PennDOT
Chester County Conservation District
David Stauffer, Director, Chester County Department of Parks and Preservation
Robert J. Kagel, County Administrator, County of Chester
Chester County Water Resources Authority

690 E. LINCOLN HWY. & SHIP RD.
STAFF ANALYSIS OF COMPLIANCE WITH DECISION AND ORDER
October 29, 2021
Staff has prepared the following analysis of the conditions set forth in the Decision and Order
(“D&O”) granting conditional use approval on February 10, 2021 to 690 East Lincoln Associates
for the development of the former Entenmann’s property, being three (3) parcels at 690 E.
Lincoln Hwy. and 112 S. Ship Rd. The Commission will recall that this D&O addressed only a
proposed convenience store and gas station and that it was approved simultaneously with the
D&O for the adjacent Ship Run residential project, consisting of 95 single-family homes and
68 townhouses. Since that time, the developers have reallocated responsibilities between
them so that the land development plan for Ship Run (reviewed and approved by the Planning
Commission on June 1, 2021) is limited to the single-family homes and the developer of 690 E.
Lincoln Hwy. will construct the townhouses in addition to the convenience store and the new
portion of southbound Ship Rd., which we commonly refer to as the “Couplet.”
Since this Applicant has assumed responsibility for a portion of what was approved by the
D&O for Ship Run, this analysis includes both the complete D&O for 690 East Lincoln
Associates followed by those conditions of the Ship Run D&O that apply to the townhouses. In
both cases, the conditions of the D&O are shown verbatim in italics, Staff’s assessment of
compliance immediately follows in plain text, and our conclusion is in bold.
D&O for 690 East Lincoln Associates – In the following text, “Phase 1” refers to the singlefamily community being built by Ship Run. “Phase 2” and “Commercial Application” refer to
the townhouses and convenience store respectively, both of which are being built by this
Applicant.
1. No Use and Occupancy Permit shall be issued for the convenience store until the portion
of the Ship Road Couplet south of Lincoln Highway (referred to herein as the “Couplet
South Segment”) is constructed and open for public use. Approval of the land
development plan for the Development shall be at a minimum subject to: (1) Applicant’s
construction of the Couplet South Segment as generally depicted on the Ship Road
Couplet Improvement Plan dated 10/13/2020, admitted into the record as Exhibit A-11,
subject to such modifications as may be reasonably acceptable to the Applicant and
Township; provided, however, the Applicant, in order to design, permit and construct the
Couplet South Segment, shall not be required to acquire or obtain any additional land
required to construct the Couplet beyond that shown on the Plan; (2) Applicant’s
construction of the other traffic improvements to Ship Road and Lincoln Highway as part
of the Couplet South Segment as referenced in the Roadway Improvements Summary
prepared by Traffic Planning and Design, Inc. dated November 10, 2020 and as revised on
January 22, 2021 admitted into the record as Exhibit B-18 and noted on Exhibit B-18 as
the obligation and responsibility of “690 E. Lincoln Highway”; (3) PennDOT’s approval of
the proposed Couplet South Segment road improvements; and (4) Applicant’s financial
assurance of its obligations under (1) and (2) above. The Township agrees to be
responsible for those improvements identified on Exhibit B-18 as being the responsibility
of the Township, with the express understanding that the Township agrees to accept
responsibility for improvements to the existing Ship Road and Lincoln Highway
intersection, including the traffic signal, and to the Ship Road and Springdale Drive
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intersection, only to the extent these improvements are attributable to the overall
operation of the Ship Road Couplet; any modifications required and solely attributable to
Phase 1, Phase 2, or the Commercial Application will be the responsibility of the
respective developers of those land developments, provided those modifications are
memorialized in the transportation improvement agreement required by Condition 12
herein.
Satisfaction of this condition is premature as it requires construction of improvements
that are to be approved as part of this land development plan. We note that the Plan
properly shows the Couplet South Segment and all other related improvements
required by this condition (including modifications that have been made at the
direction of the Township since approval of the D&O), and the Applicant has entered
into a Transportation Improvement Escrow Agreement with both the developer of Ship
Run and the Township assuring satisfaction of the financial obligations referenced in
the condition (i.e., traffic impact fee).
Satisfaction of this condition is premature at this time and need not be met until
such time that application is made for a Use and Occupancy Permit; this condition
should be carried forward as a condition of final plan approval.
2. Approval of final land development plans for the Development shall also be conditioned
upon the payment of the traffic impact fee by Ship Run for Phase 1 of the proposed
residential development on Lot 2 of the Subdivision Plan in the event the proposed
convenience store precedes said Phase 1, as well as funding of the transportation
improvements agreement(s) required by condition 12.
The provisions of this condition have been addressed through a Transportation
Improvement Escrow Agreement recently executed by this Applicant, the developer of
Ship Run, and the Township.
This condition has been met.
3. Pursuant to §§325-124.C(1)(e), 124.C(1)(h), and 124.C(1)(k) of the Zoning Ordinance, the
surface materials and colors of the north, east, and west façades of the convenience
store and of any canopy over the gas pumps shall demonstrate consideration of the
nearby historic structures to the satisfaction of the Board of Supervisors as advised by
the Township Historical and Planning Commissions. Color elevation drawings of the three
façades named above and of the gas pump canopy must be found satisfactory to the
Township prior to the issuance of a building permit.
The Applicant discussed this matter with the Township Historical Commission at their
meeting of August 9, 2021, noting that this condition cannot be fully addressed until
the operator of the convenience store has been identified.
Since satisfaction of this condition is prerequisite to issuance of a Building Permit,
it may be carried forward as a condition of final plan approval.
4. Additional stormwater quality measures shall be incorporated into the final design of the
stormwater management facilities, pursuant to comment #8 of the Spotts, Stevens and
McCoy (“SSM”) review dated October 14, 2020 admitted into the record as Exhibit B-7.
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Comment #11 of the current SSM review advises that this condition has not been met;
we note that SSM’s recommended course of action is consistent with what the
Applicant has stated to be their intent.
This condition has not been met.
5. The stormwater management facilities shall be revised to minimize intrusion into the
riparian buffer areas to the satisfaction of the Township, pursuant to comment #9 of the
SSM review dated October 14, 2020.
The current SSM review does not raise any concerns on this matter.
Staff is satisfied that this condition has been met.
6. 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
Comments #12 and #37 of the current SSM review state that the Applicant has yet to
provide the operations and maintenance agreement needed to meet this condition.
This condition has not been met.
7. The plan shall either be revised to eliminate landscaping from the PennDOT right-ofway, or the Applicant shall provide documentation satisfactory to the Township that
PennDOT is agreeable to the placement and maintenance by the property owner of such
landscaping, and that they are agreeable to the provisions of the Landscaping Restrictive
Covenant that will be required as a condition of final land development plan approval.
The Applicant has revised the plan such that there is no longer any landscaping within
any PennDOT right-of-way.
This condition has been met.
8. Maintenance easements shall be provided to allow the placement and maintenance of
landscaped buffers on the adjoining residential property, pursuant to comment #3b of
the Theurkauf Design and Planning (“Theurkauf”) review dated October 13, 2020,
admitted into the record as Exhibit B-8.
This condition was needed since the conditional use applications for the convenience
store and the townhouses were submitted by two different applicants, and it was
necessary to assure that the screen buffer required between the residential and nonresidential uses could be installed and maintained. The ownership arrangements have
since changed, and the developer of the convenience store is now going to develop the
townhouses as well. This Applicant is now able to assure that suitable maintenance
requirements will be included in the landscaping restrictive covenant (which will be
required by the Township as a condition of final plan approval) regardless of whether
the screen plantings are on the convenience store property or the residential property.
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The legal need for these easements no longer exists, and comment #2 of the current
Theurkauf review advises that the buffer planting requirement has been met.
This condition is now a moot issue.
9. A sidewalk or other designated pedestrian path satisfactory to the Township shall be
provided to the convenience store from the sidewalk along Lincoln Highway, pursuant to
comment #2d of the Theurkauf review dated October 13, 2020.
The current plan features a five-foot-wide sidewalk from the sidewalk along Lincoln
Hwy. to the store. The sidewalk appears on multiple sheets of the plan set, but is
clearest on Sheet 2.
This condition has been met.
10. Stormwater Basin 6 shall be reconfigured such that it will not intrude into the PennDOT
right-of-way, pursuant to comment #2 of the review by the Director of Public Works dated
October 14, 2020, admitted into the record as Exhibit B-12.
Basin 6 on the conditional use plan is Basin 4 on the current land development plan
and is shown most clearly on Sheets 6 and 7: it has been reconfigured to comply with
this condition.
This condition has been met.
11. All remaining consultant concerns shall be resolved to the satisfaction of the Township in
the course of the land development review process.
Although our consultants have remaining concerns, it appears that resolving them will
not result in any significant changes to the plan. It is our practice to support
Commission action on plans if the outstanding concerns are sufficiently minor to be
addressed as conditions of approval and/or prior to review by the Board of
Supervisors. The Director’s October 29 memo indicates several points where the
Commission should provide guidance to the Applicant. If the Commission is satisfied
with the Applicant’s responses on these matters, we would have no objection to the
Commission taking action tonight.
Staff is of the opinion that this condition may be carried forward as a condition of
final plan approval.
12. The Township shall provide a credit to Applicant against the total amount of the traffic
impact fee due for the Development pursuant to Township Ordinance No. 427, (being
Chapter 295 of the Code, and the Transportation Capital Improvements Plan as referenced
therein) in consideration of the construction by the Applicant of the roadway
improvements referred to in Condition 1 hereinabove. The Township recognizes that the
Applicant and the applicants for the construction of residential developments on Lot 2 and
Lot 3 of the Subdivision Plan have agreed to share in the cost of the southern section of
the Couplet. Approval of the land development plan shall be subject to the entry of one
or more transportation improvements agreement(s) satisfactory to the Township including
terms and conditions consistent with Section 295-17.A of the Code, as a condition of final
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land development approval. The transportation improvements agreement(s) shall be
recorded against Lots 2, 3 and 4 of the Subdivision Plan as applicable along with the final
land development plans.
The provisions of this condition have been addressed through a Transportation
Improvement Escrow Agreement recently executed by this Applicant, the developer of
Ship Run, and the Township.
This condition has been met, but the conditions of final plan approval should note
the need for the Agreement to be recorded against the specified lots.
13. The Applicant shall work cooperatively with the Township and St. Mary’s Chapel to
facilitate the elimination of existing Chapel driveways on Lincoln Highway and Ship Road.
Applicant shall provide a permanent access easement to St. Mary’s Chapel for the access
drives and parking area south of the Chapel as shown on the Plan, which easement shall
provide for the perpetual maintenance of such areas by the Applicant.
The Applicant has reported to Staff that they have been in contact with Ss. Philip &
James Church (St. Mary’s is part of their campus) and been told that the church has no
interest in eliminating any of the existing accesses to their property from Ship Rd. or
Lincoln Hwy. While this is disappointing, we note that the Township does not have the
authority to compel action by the church on this issue. Staff is satisfied that the
Applicant has addressed this condition to the extent of their ability.
Sheet 2 of the current plan shows the new driveway and parking area for the chapel
along with an access and maintenance easement, although no maintenance provisions
are indicated.
This condition has not been fully met; Staff supports carrying forward as a
condition of final plan approval a requirement to define maintenance
responsibilities for the easement area as part of an easement agreement to be
recorded with the approved plan.
14. The Applicant shall execute and provide to the Township a recordable, notarized copy of
a memorandum containing a metes and bounds description of the Property in question
and stipulating the terms and conditions of this approval and shall consent to the
recording by the Township in the office of the Recorder of Deeds of Chester County no
later than at the time of recording of final subdivision and land development plans.
The required memorandum is typically provided after the land development plan is
approved; the memo and the plan are recorded simultaneously.
This condition should be carried forward as a condition of final plan approval.
15. Within 30 days of the date of this Decision and Order, Applicant shall pay in full all fees
charged and properly invoiced by Township consultants for review of the conditional use
Application and plans and preparation of this Decision and Order.
The Finance Department advises that the Applicant has one outstanding invoice
relative to the conditional use review for this project.
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This condition has not been met.
16. The Applicant shall express to the Board in writing delivered to the Township
Administrative offices within 10 days of the Applicant’s receipt of this Decision its full
and complete consent to the conditions specified herein above or the Application for
conditional use approval is denied; the Board expressly finding and concluding that the
Application, in the absence of compliance with the said conditions, is inconsistent with
the standards, criteria, purposes and policies codified in Code §325-124.C.
We received the required written consent in correspondence dated February 25, 2021
from the Applicant’s attorney, Mr. Joseph E. Brion, Esq. of Buckley, Brion, McGuire
and Morris, LLP.
This condition has been met.
This concludes the conditions attached to the D&O for 690 East Lincoln Associates.
SUMMARY and CONCLUSION
In the opinion of Staff, of the sixteen conditions attached to the D&O:
•

eight have been met to our satisfaction,

•

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

•

three have not been met.

D&O for Ship Run – This D&O included fourteen conditions, but only the five shown below
affect the townhouse portion of this application. In this D&O, “690” is tonight’s Applicant,
and, as with the preceding D&O, “Phase 1” is the single-family community to be built by Ship
Run and “Phase 2” and “Commercial Application” refer to this Applicant’s townhouse and
convenience store projects respectively.
2. Approval of final land development plans for Phase 2 shall be conditioned upon 690’s
construction of the Couplet south of Lincoln Highway to existing Ship Road at a location
acceptable to 690 and the Township as generally depicted on the Ship Road Couplet Plan
subject to design modifications required by the Township and PADOT necessitated
through final engineering design as well as those improvements identified as being the
responsibility of 690 as referenced in the Roadway Improvements Summary prepared by
Traffic Planning and Design, Inc. dated November 10, 2020 and as revised on January 22,
2021 admitted into the record as Exhibit B-18 and noted on Exhibit B-18. The Township
agrees to be responsible for those improvements identified on Exhibit B-18 as being the
responsibility of the Township, with the express understanding that the Township agrees
to accept responsibility for improvements to the existing Ship Road and Lincoln Highway
intersection, including the traffic signal, and to the Ship Road and Springdale Drive
intersection, only to the extent these improvements are attributable to the overall
operation of the Ship Road Couplet; any modifications required and solely attributable to
Phase 1, Phase 2 or the Commercial Application will be the responsibility of the
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respective developers of those land developments. Approval of final land development
plans for Phase 2 shall also be conditioned upon the payment of the traffic impact fee by
Ship Run for Phase 1 in the event Phase 2 precedes Phase 1. No use and occupancy permit
for any townhouse unit within Phase 2 will be issued until the portion of the Couplet
south of Lincoln Highway is constructed and open for public use but prior to the
acceptance of dedication. 690’s construction of the Couplet shall offset 690’s Traffic
Impact Fee.
This condition is the counterpart to Condition 1 of the of the D&O for the commercial
development; it is similar to that condition, but not identical. As we noted in the
analysis of the other D&O, the Plan properly shows the Couplet segment and related
improvements, including modifications that have been made at the direction of the
Township. The Applicant has entered into a Transportation Improvement Escrow
Agreement with both the developer of Ship Run and the Township assuring satisfaction
of the financial obligations referenced in the condition (i.e., traffic impact fee).
This condition has been met.
6. 690 shall continue to work cooperatively with the Township and the County to facilitate
the County’s acceptance of ownership of the multi-modal path to be constructed by the
Applicants along the Couplet as shown on the Plan. 690 shall design the multi-modal path
in accordance with the County’s requirements. Applicants shall further work
cooperatively with the Township and County to facilitate the County’s acceptance of
ownership and construction of the extension of multi-modal path from the Couplet on
Phase 3 across Ship Run over Phase 2 open space to connect to proposed Road A on Phase 2
as depicted in gray with white stripes on a plan titled “Full Site Illustrative Rendering”
prepared by Orsatti & Stuart, dated October 27, 2020, consisting of sheet and admitted
into the record as Exhibit A-10. The land development plans for Phase 2 and Phase 3 shall
be revised generally consistent with the extension of the multi-modal path as shown on
Exhibit A-10.
The plan features the required multi-modal path along the west side of the Couplet,
although no connection is shown to the portion to be built by the County on the
adjoining Ship Run portion of the tract; Staff has yet to receive any communication
from the County regarding confirmation of the preferred alignment.
While this condition has not been met, Staff is of the opinion that the Applicant
should not be delayed due to County inaction; Staff does not object to this
condition being carried over as a condition of final plan approval.
7. It is understood that 690 is continuing to work with the Township and PennDOT regarding
the final alignment of the southern terminus of the Couplet and the multi-modal path.
The approved alignment will differ from what is shown on the Plan, and will be generally
consistent with the alignments shown on Exhibit A-14. Applicants shall not be required to
obtain right of way from Aqua or incur any additional costs in obtaining any land from
Aqua or reduce townhouse density in order to accommodate the final alignment.
The required trail alignment is not shown. As noted above, it is our understanding
that the County has yet to confirm an alignment that they will accept.
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As with the previous condition, this one has not been met and Staff is of the
opinion that the Applicant should not be delayed due to County inaction; Staff does
not object to this condition being carried over as a condition of final plan approval.
10. 690’s construction of the Couplet shall offset the traffic impact fee pursuant to Township
Ordinance No. 427, being Chapter 295 of the Code, and the Transportation Capital
Improvements Plan as referenced therein. It is further understood that 690 has an
additional application before the Township for the construction of a proposed
convenience center and vehicular fueling station on Lot 4 of the Subdivision Plan
(Commercial Application). Furthermore, 690 has agreed to construct the Couplet as
identified above with a sharing of cost by Ship Run in the total amount of Ship Run’s
traffic impact fee as outlined in condition 1 herein with the understanding that 690 must
obtain the approval of the Commercial Application in order for the construction of the
Couplet and the development of Phase 2 to proceed. Approval of land development plans
for both Phase 1 and Phase 2 and the Commercial Application shall be subject to the
entry of one or more transportation improvements agreement(s) satisfactory to the
Township, including terms and conditions consistent with Section 295-17.A. of the Code,
as a condition of final land development approval, with the participation by Ship Run
limited to the contribution of its traffic impact fee. In the event Phase 1 proceeds to
record final land development plans prior to Phase 2 and/or the Commercial Application,
the transportation improvement agreement for Phase 1 will solely be among the
developer of Phase 1 and the Township. The transportation improvements agreement(s)
shall be recorded against Lot 2 and Lot 3 as applicable along with the final land
development plans.
The conditional use application for Ship Run included both the single-family
community recently approved by the Commission (as Phase 1) and the townhouses
shown on the plan before us now (as Phase 2). Therefore, the conditional use
drawings showed that the portion of the Couplet south of Lincoln Hwy. was almost
entirely on the property of either Ship Run or 690 East Lincoln Associates. The
developers were working cooperatively, and the Couplet was accordingly shown on
both conditional use plans. Since all parties acknowledged that the construction cost
of the Couplet would exceed the total amount of the traffic fees that two projects
would otherwise pay, the Township agreed to allow a credit against those fees for the
construction of the Couplet (as provided for by Act 209), thereby eliminating any
direct payment to the Township by either developer.
Shortly before the Township approved the conditional use applications, the developers
notified us that, moving forward, Ship Run would be the developer of just Phase 1 of
their plan while 690 agreed to be the developer of both Phase 2 and their commercial
project. While this simplifies the construction of the Couplet, it complicates the fee
arrangement. This condition was created to assure that all required fees are paid – or
credited – and to provide a course of action in the event that either the Ship Run
project or the 690 project experiences any unexpected delay.
As already noted, the Applicant has entered into a Transportation Improvement
Escrow Agreement with both the developer of Ship Run and the Township assuring
satisfaction of the financial obligations referenced in this condition (i.e., traffic
impact fee).
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This condition has been met.
11. 690 shall consider the provision of play areas and equipment suitable for the anticipated
townhouse residents of Phase 2 of the Development within reasonably available Phase 2
green areas.
A small playground area is shown at the southern end of the tract.
This condition has been met, but the Commission should advise as to the adequacy
of this provision.

This concludes the conditions pertinent to this plan that were attached to the D&O for Ship
Run.
SUMMARY and CONCLUSION
In the opinion of Staff, of the five pertinent conditions:
•

three have been met to our satisfaction, and

•

two should be carried forward as conditions of final plan approval.

9

MEMORANDUM
DATE: October 29, 2021
TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: 690 E. Lincoln Hwy. & Ship Rd.
Draft motion
To recommend that the Board of Supervisors approve the land development plan entitled “690
E. Lincoln Highway & Ship Road” as depicted on the 30-sheet plan set prepared by D.L. Howell
& Associates, Inc. dated July 16, 2021 and most recently revised October 6, 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 the riparian buffer zone, pursuant to comment #3 of the Spotts, Stevens,
and McCoy (“SSM”) review dated October 28, 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 October 28,
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 October 28, 2021.
5. Waiver of §281-25 of the S/LDO to allow the street widths as shown, pursuant to
comment #8 of the SSM review dated October 28, 2021.
6. Waiver of §281-32.B of the S/LDO such that curbs are to be provided only to the extent
shown on the Plan in the interest of facilitating stormwater runoff, pursuant to comment
#4 of the SSM review dated October 28, 2021.
7. Waiver of §281-32.C of the S/LDO such that curbs may have a reveal of not less than six
(6) inches, pursuant to comment #9 of the SSM review dated October 28, 2021.
8. Waiver of §281-34.G of the S/LDO such that no compensatory plantings need be required
for trees removed to accommodate public improvements being constructed as part of
the Plan, pursuant to comment #8 of the review by Theurkauf Design and Planning
(“Theurkauf”) dated October 25, 2021.
9. Waiver of §281-35.A of the S/LDO to allow the landscaped screen buffer as shown
between the commercial and residential areas of the project, pursuant to comment #2
of the Theurkauf review dated October 25, 2021.
10. Waiver of §281-35.E of the S/LDO to the extent that complete perimeter buffer plantings
need not be provided for Stormwater Basin 3, pursuant to comment #3c of the Theurkauf
review dated October 25, 2021.
11. Pursuant to condition #1 of the Conditional Use Decision and Order for this project
approved by the Board of Supervisors on February 10, 2021 (“D&O”), no Use and
Occupancy Permit shall be issued for the convenience store until the portion of the Ship

Road Couplet south of Lincoln Hwy. (labelled “Couplet (one-way)” on the Plan) is
constructed and open for public use.
12. Pursuant to condition #3 of the D&O, surface materials and colors of the north, east,
and west façades of the convenience store and of any canopy over the gas pumps shall
be found satisfactory to the Township as advised by the Township Historical Commission
prior to the issuance of a building permit for the convenience store or the said canopy.
13. Pursuant to condition #6 of the D&O, the Applicant shall provide a document defining
ownership and maintenance responsibilities for the stormwater management facilities,
such document to be found satisfactory to the Township.eration 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.
14. Pursuant to condition #12 of the D&O and Township Ordinance No. 427, the Applicant
shall receive a credit towards the traffic impact fee otherwise due to the Township in
an amount not to exceed the construction cost of the Ship Road Couplet in accordance
with the Township’s Transportation Capital Improvements Plan.
15. Pursuant to condition #13 of the D&O, the Applicant shall provide the Township with a
copy of the agreement between the Applicant (including their successors in interest)
and the owner of St. Mary’s Chapel regarding maintenance responsibilities for the
parking lot and surrounding easement area on the Applicant’s property south of the
Chapel property.
16. Any other conditions as may be agreed to in the course of tonight’s meeting.
17. All remaining consultant and Staff concerns shall be resolved to the satisfaction of the
Township; the drawings shall be corrected to show the proper front yard setbacks from
the Couplet and Ship Rd. for commercial development.
18. 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.
19. 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.
20. 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. 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.
21. 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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