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Glossary

Access Management — A set of transportation planning techniques used to control access to
high volume roadways, increasing the capacity of these roads, manage congestion and
increase safety.

Adaptive Reuse - The repurposing of an existing building for a new use that it was not originally
intended in order to maintain the building’s viability.

BMP - Best Management Practices — Practices that are used to improve the quality of
stormwater prior to discharge to receiving waters including utilization of artificial wetlands,
stormwater quality inlets, detention basins, etc.

Chester County Planning Commission (CCPC) - The entity responsible for providing overall
county-wide planning and oversight in Chester County.

Delaware Valley Regional Planning Commission (DVRPC) - The regional planning entity
responsible for nine counties in Pennsylvania and New Jersey. DVRPC is the federally designated
Metropolitan Planning Organization for the Greater Philadelphia Region.

Historic District — A geographically definable area (urban, rural, small or large) possessing a
significant concentration, linkage or continuity of sites, buildings, structures, or objects united by
past events or aesthetically by plan or physical development.

Landscapes2 — The county-wide growth management plan updated in 2009. Linking
Landscapes is the open space and recreation component of the Plan. Watersheds is the water
resources component of the plan. The Plan also includes the Chester County Public
Transportation Plan.

Municipalities Planning Code (MPC) - The legal code that governs actions of Pennsylvania
municipalities relating to land use, planning, and zoning.

Official Map - A tool used by municipalities to show the location of planned future public lands
and facilities such as streets, trails, parks and open space.

Pennsylvania Department of Transportation (PennDOT) — The state agency governing state roads
and other forms of transportation within the state.

Residential development open space option — A development option intended to preserve
significant portions of development lots as permanent open space.

Transfer of Development Rights (TDR) Program - A program that allows a landowner with an
undeveloped parcel to transfer his development rights to another parcel, in which the land will
be developed at a somewhat higher density than would otherwise be permitted. Landowners in
designated “sending areas” retain open space while selling their development rights to a
landowner with a parcel in a “receiving area”.

Traffic calming — Design techniques utilized to slow traffic on residential streets.



Vision Partnership Program (VPP) — A grant program operated by the Chester County Planning
Commission to assist municipalities in completing their planning efforts. Grant recipients must
adopt plans that are consistent with Landscapes?2.
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PART I. INTRODUCTION AND OVERVIEW

East Bradford Township is recognized for its abundant open space, recreational opportunities,
and scenic resources. Notable assets include the Stroud Preserve (Natural Lands Trust), a portion
of the East Branch Brandywine Trail, and panoramic views of the Brandywine Creek Scenic River.

These notable assets are quite remarkable, considering the adjacency of East Bradford
Township to West Chester Borough, and the predominant suburban character of other
communities in the West Chester region.

In terms of land use, the Township appears to
have changed little since the 2004
Comprehensive Plan Update. However, behind
the scenes much has changed. A vigorous Acomprehensive p|anning
open space program, rooted in sound land use
planning first conceived in the 1993
Comprehensive Plan, has become the defining future, defines Township
feature of the Township. These efforts have been
sustained by two open space tax initiatives,

process creates a VISION for the

PRIORITIES, produces an ACTION

overwhelmingly supported by residents, strong PLAN, and directs Township
partnerships with federal, state and county grant RESOURCES for the next ten
funders, and ongoing alliances with Iland

conservation organizations. As a result of these years.
efforts, future development potential is limited,
and the Township is essentially built out.

The Pennsylvania Municipalities Planning Code

(MPC) requires that municipal Comprehensive

Plans be reviewed every ten (10) years, and as needed, updated. While the Township remains
steadfastly committed to the continued preservation of open space, the successful efforts of the
past twenty years enables the Township to focus this Comprehensive Plan Update on other
strategic priority areas that support the unified community values and vibrant future envisioned
by the 2004 Comprehensive Plan Update.

Plan Organization

This Comprehensive Plan Update is organized into four main parts: Introduction; Vision and
Mission; Priority Focus Areas; and Other Issues and Policies.

Part | provides an overview of the planning process and the major demographic trends that will
impact the Township in the near future.
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Part Il describes East Bradford Township’s Vision and Mission.

Part Ill, Priority Focus Areas, highlights four topics of particular importance to the Township. Each
section introduces the topic and discusses its importance to the Township’s future, before
considering recommendations. To assist in implementing these recommendations, each section
concludes with a limited number of projects with detailed next steps.

The four Priority Focus Areas are:

1. The Downingtown Pike corridor between Timber Top Farm/East Bradford Elementary
School and the West Chester Borough Boundary;

2. Bradford Avenue (entire length)/Lenape Road corridor from Route 322 to Birmingham
Road;

3. Bicycle and Pedestrian Circulation and Connectivity; and
4. Intermunicipal Cooperation and Coordination with West Chester Borough.

Part IV, Other Issues and Policies, summarizes additional policies and actions that will guide the
Township in areas such as Housing, Transportation, Energy Conservation, and Organization and
Administration.

Planning Process and Public Participation

The development of this Plan was guided by a multifaceted ten-month planning process
intended to maximize stakeholder input and result in a detailed action plan as shown in
Figure 1.

Task Force: The East Bradford Township Board of Supervisors appointed a 14+ member Task Force
to assist in formulating this Comprehensive Plan Update. This Task Force is comprised of
appointed Township officials and residents representing a variety of Township advisory
committees including the Parks and Recreation Board, Historical Commission, Trails Committee,
Environmental Advisory Council, Traffic Committee, and Planning Commission, as well as
representatives from nonprofit partners in the East Bradford community. Members of the
Township’s elected governing body, the Board of Supervisors, serve as ex officio Task Force
members, as do Township staff, including the Township Manager and Assistant Manager.
Members attended monthly meetings from April 2015 through March 2016 to discuss the
Township’s vision and provide direction on the major plan elements.

One of the first responsibilities of the Task Force was to depict and describe “places they loved”
and “places in need of improvement” within the Township. This exercise resulted in a map that
quickly honed in on strengths and weaknesses of the Township with respect to the four Priority
Focus Areas: Downingtown Pike, Bradford Avenue, and bike and pedestrian connections. See
Map 1 for the tabulation of this exercise.
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Figure 1. Planning Process Overview
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Public Participation: The public was
invited to participate in several stages of
the Plan’s development. Early in the
process, the Township hosted an online
survey asking the community to share
their opinions on various aspects and
elements of living within the Township.
The results of this survey were used to
direct potential recommendations on
the Priority Focus Areas, understand Take the

issues, and assess Township services and EAST BRADFORD TOWNSHIP COMMUNITY SURVEY

. . www.eastbradford.org
communications. A summary of the

Your Community. Your Home.

survey is included in the Technical Ap onine survey gauged resident opinions.
Appendices.

Focus Groups: In order to best develop recommendations for the bicycle and pedestrian
improvements, a Focus Group meeting was held. This Focus Group was comprised of
experienced cyclists, professional planners, and other interested parties. Their purpose was to
advise the Task Force on recommendations and priority connections relative to bike and
pedestrian circulation.

In addition, the Task Force held a panel discussion comprised of experienced, successful local
residential, commercial, and mixed-use developers. The purpose of the panel was to advise the
Task Force on the redevelopment opportunities and market constraints of underused properties
along the Downingtown Pike and Bradford Avenue corridors.

In September, 2015, a Community Open House was
held at the Township’s newly opened Public Works
Garage. The public was invited to learn about the
developing priorities of the plan, provide general
comments, and vote on their priority
recommendations.

Adoption: With a complete draft in hand, a public
meeting was held by the Township Planning
Commission on May 3, 2016. The final plan was The community voted on preferred strategies at
refined to respond to suggestions and concerns the September 29t Open House

expressed by the public and Township officials. The

Comprehensive Plan Update was adopted by the Board of Supervisors on August 9, 2016.
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Planning Influences

Across the region and nation, demographics are evolving and resulting in new patterns and
demands for housing, recreation, circulation, and municipal planning. Some of the most
important trends to understand and incorporate into strategic planning include:

(0]

Rise of Millennials (20-37 years old): Studies focusing on this age group show a
preference for walkable communities and smaller homes, delayed/decreased home
ownership rates, and high likelihood of moving in the next 5 years!.

Continued aging of the population and influence of the Baby Boomers (50 to 69 years):
The aging of the largest age cohort in history brings an increased demand for options to
“age in place”, a concept defined by the Center for Disease Control as "the ability to
live in one's own home (home of choice) and community safely, independently, and
comfortably, regardless of age, income, or ability level.”

Decline in homeownership: Nationally, the homeownership rate has fallen from a high
of 69.1% in the first quarter of 2005 to a low of 63.7% in the second quarter of 2015 (US
Census Bureau). This is attributed to many factors following the Great Recession, but is in
large part due to the slow and delayed participation of Millennials as first time
homebuyers.

Decline in families with children: As a percentage of the national population, the
proportion of households comprised of married couples with children has decreased by
half from 40% in 1970 to 20% in 2012.2

These trends are echoed throughout Chester County and East Bradford Township, where the
median age has risen from 36.9 years (US Census 2000) to 43.1 years in the US Census Bureau’s
2010-2014 American Community Survey (ACS) as shown in Figure 2. Conversely, the proportion
of the population comprised of families with children has fallen from 41.1% in 2000 to 32.1% in the
2009-2013 ACS. The overall impact of these trends is a significant change in preferred land use
pattern from what was seen over the last 50 years and therefore the potential for increased
demand for mixed-use development, more walkable areas, and more diverse housing options.

1 Gen Y and Housing: What They Want and Where They Want It, Urban Land Institute
2 America’s Families and Living Arrangements: 2012; U.S. Census Bureau
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Figure 2. Population Pyramid for East Bradford Township; Source: US Census 2000; 2010-2014 ACS
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An aging population is not only a concern in regard to mobility, housing choice, and service
needs, but also in terms of municipal budgeting. For municipalities like East Bradford, the aging
population translates into the potential decrease in earned income tax (EIT), a major source of
revenue supporting the municipal budget. These are all important considerations at a time when
costs for providing services continue to increase and aging infrastructure needs to be
maintained. In fact, the East Bradford Township approved 2016 budget includes a modest real
estate tax increase, the first tax increase in four years, targeted toward funding the Township’s
capital reserve fund.
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Regional Plans and Studies

Several regional plans have included East Bradford Township as part of larger growth
management, conservation, and recreational efforts. While each plan has a specific focus and
theme, the overall goals and recommendations are consistent with each other, and with those
goals and objectives presented in this Comprehensive Plan Update. The Plans include:

Landscapes2: As shown right, Chester County’s
Comprehensive Plan designates East Bradford Township as
a primarily suburban landscape with a swath of urban at
the West Chester Borough boundary, and a rural
landscape designation along the Brandywine River in the
west. This Comprehensive Plan Update is intended to be
consistent with the goals and objectives of Chester County.

Brandywine Creek Greenway Strategic Action Plan: The
Brandywine Creek Greenway is envisioned as a 30-mile
long corridor of conservation lands that stretch from the
Delaware state line just south of Chadds Ford to the
Pennsylvania Highlands Mega-Greenway near Honey
Brook. This greenway is multi-functional in that it is intended

e |
to provide recreation, but also induce conservation of
natural, scenic, and cultural features. The Strategic Action BRAN YWINE CREEK
Plan, completed in 2014 by the Brandywine Conservancy, me
as embodied in three parts, provides Township to-do lists,
prioritized specific projects, and recommended ordinance
enhancements. The Township has endorsed the Strategic
Action Plan.

Pennsylvania’s Brandywine Valley Scenic Byway Corridor Management Plan: Several roadways
within East Bradford Township are designated legs of the Brandywine Valley Scenic Byway. The
Brandywine Valley Scenic Corridor Commission‘s Corridor Management Plan, completed in 2014,
documents the significance of the rich natural, scenic, cultural, and historic qualities of the Byway
as well as providing a blueprint for ensuring these qualities are protected and enhanced for the
enjoyment of residents and visitors, providing economic benefit to the hosting municipalities, and
increasing appreciation for the stories that the Byway has to tell. The goals of the Byway include:
conservation and enhancement, interpretation and education, transportation and traffic safety,
recreation, roadside character, attractions and traveler services, and management and
collaboration. The Township is a founding member of the Brandywine Valley Scenic Byway
Commission.
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Brandywine Battlefield Preservation Plan: Spearheaded by Chester County in

EEZE%%E; —_ cooperation with Delaware County, the 2013 Battlefield Preservation Plan is a
-0 e v concerted effort to document and protect the features - whether historic,
= natural, or land- of this significant landscape, as well as the short and long term
m m factors that threaten its existence as a cultural landscape. This Plan

e - particularly informs the Strode’s Barn area of the Township.

- : Brandywine Battlefield Strategic Landscapes Plans for
Preparing Breaching the Fords Sconnelltown/Strode’s Mill and for Jefferies’s Ford/Trimble’s
for Battle and the British Advance . .
S s Ford: The  Battlefield Preservation Plan recommended
specific plans for strategic areas and points in the
battlefield be undertaken in order to investigate certain
historical items, e.g. where the Britsh marched, and
recommend specific planning strategies for these areas.

Central Chester County Bike and Pedestrian
Circulation Plan:  This Plan aspires to creating West
“healthy, vibrant and economically viable e Whisbig

communities that facilitate and encourage more 3_'/' \

walking and biking”. The focus is on seven Poanipgtawy st

municipalities in Central Chester County, including fshen
East Bradford Township, and makes the case for a West

. . . Goshen
comprehensive network of pedestrian, bicycle, and
public transportation facilities. Plan _ Em. Chester
recommendations for critical connections that - Bradford

impact East Bradford Township in the short and long
term are incorporated in Part Il Priority Focus Areas.
The Township has endorsed the Central Chester
County Circulation Plan.
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PART Il. EAST BRADFORD TOWNSHIP VISION & MISSION STATEMENTS

VISION

East Bradford Township will continue to be a community committed

to:
the preservation and enjoyment of its unique heritage,
natural resources, and significant open spaces;
a high quality of life for its residents; and
an open and responsive government that is a partner in the
regional community.
MISSION

East Bradford Township strives to support the highest quality of life
for current and future residents by:

Being accessible, accountable, responsive, and respectful
to all;

Providing essential services with fiscal soundness;

Promoting good stewardship of the Township’s scenic,
natural, and historic resources; and

Promoting vital social and physical connections between
our residents and neighbors.
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Priority Focus Areas

PART Ill. PRIORITY FOCUS AREAS

East Bradford Township’s existing land use policies were established over twenty years ago in the
1993 Comprehensive Plan and refined in the 2004 Comprehensive Plan Update. Emphasized in
these plans is an overarching goal to preserve and protect an increasing amount of open space
in the Township. Through an ambitious open space program, much has been achieved towards
that goal (See Part IV for further discussion). While the Township remains staunchly committed to
continued open space protection, the success of the open space efforts enables the Township
to focus this Comprehensive Plan Update on other strategic needs and initiatives. The four focus
areas chosen for this Plan include:

(1) The Downingtown Pike corridor between Timber Top Farm/East Bradford Elementary
School and West Chester Borough,;

(2) Bradford Avenue/Lenape Road corridor from Route 322 to Birmingham Road;
(3) Bicycle and Pedestrian Circulation and Connectivity; and
(4) Intermunicipal Planning and Coordination with West Chester Borough.

Each of the following sections addresses one of these topics, providing background and
discussion of issues, goals, and recommendations. The section concludes with a description of
critical implementation projects. These projects are categorized into Priority projects and
Secondary projects. Priority projects are considered to be the essential and strategic next steps
for achieving the Township’s goals. Many of these projects address more than one priority focus
area. Secondary projects are also important, but often build upon priority projects and/or only
address one focus area.

11
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1. DOWNINGTOWN PIKE CORRIDOR BETWEEN TIMBER TOP FARM/EAST BRADFORD
ELEMENTARY AND WEST CHESTER BOROUGH

Downingtown Pike is a defining corridor within East Bradford Township. As the connection
between West Chester and Downingtown Boroughs, this two-lane roadway hosts the largest
concentration of neighborhood commercial services and industrial activity within the Township.
Its importance thus is twofold: the businesses there fulfill necessary daily services and goods for
residents, and it is a solid source of revenue for the municipality.

Depicted in Figure 3, the study area encompasses the nearly 2 mile stretch between the Timber
Top Farm and trailhead and West Chester Borough. The character along the corridor transitions
from rolling agricultural fields and low density residential in the west to suburban commercial on
the east. Traffic volumes and speeds also decrease due to the intersection of the US 322 Bypass.
To the west of this intersection, Downingtown Pike is designated as US 322 and has an annual
daily traffic of 15,000 vehicles per day and a posted speed limit of 50 mph. To the east of the US
322 Bypass, the roadway is designated as SR 3072, Business 322, and the annual daily traffic drops
to 8,000 venhicles per day with a posted speed limit of 35 mph. Land use along this section is more
diverse than anywhere else in the Township, with uses ranging from townhouse and apartment
communities, commercial pad sites and shopping centers, to industrial uses.

Figure 3. Downingtown Pike Priority Focus Area

Legend

Land Use
Agriculture
Commercial

Park/Open Space
Institutional/Communit;

Residential

ST L 1

There are four main issues of concern to the residents and Township: retail viability, threatened
open space, lack of bike/pedestrian circulation and connectivity, and overall appearance.
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Figure 4. Key properties along Downingtown Pike
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RETAIL VIABILITY

Driving along the corridor, it is apparent that
a significant number of commercial
properties struggle to remain open and
viable. A key corner parcel at the
intersection of the US 322 Bypass (Site #1 on
Figure 4) has been known alternatively as
Produce and More, the McCool property,
and Java Junction- reflecting its history of
high turnover. It is currently in long term
vacancy.

The vacant Produce and More property at the
intersection of Highland Road and Downingtown Pike
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Nearby a former Acme grocery store (Site #2 on
Figure 4) within the Brookworth Plaza shopping
center has been vacant for many years.
Owners here have little incentive to redevelop
as demand for the space is low and Acme
continues to hold and pay its long term lease.
A strip center to the west of the former Acme in
Brookworth Plaza is also prone to high
vacancies. The challenging site is not attractive
to retailers for a variety of reasons including a

View of under-occupied commercial space in
difficult layout, access, topography, and Brookworth Plaza

visibility. Bradford Plaza (Site #4 on Figure 4), the

most active of the commercial properties along the corridor, also shows signs of vacancy. The
Township would like to boost the long term viability and best use of all of these properties,
ensuring an efficient use of land and stable tax revenues, while addressing the visual blight and
unwelcoming appearance that they currently create.

THREATENED OPEN SPACE AND TRAILS: TIMBER TOP FARM

Figure 5: Timber Top Farm and Trails, existing (==) and planned (—==) along Taylor Run

East Bradford

&
.
ﬂ Elementary School .
-
eag, -t

e
l.‘
.

Timber Top Hoopes Park

Farm and Trails
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Timber Top Farm and associated trails provide a valuable scenic vista and recreational amenity
for Township residents and their guests along the Downingtown Pike corridor (See Figure 5).
Located across Downingtown Pike from the East Bradford Elementary School and the Township
municipal campus, this property was designated as open space/conservation in the 2004
Comprehensive Plan Update, though the zoning is medium density residential. The trails here are
envisioned to be part of a larger network connecting Stroud Preserve, West Chester Borough, the
Brandywine Creek, and beyond (See more detail in Part ll1.3). However, continuous renewal of
these easements is in jeopardy due to improper conduct of trail users who disregard posted rules
and regulations.

The trail easements were initially donated to the Township by the private property owner, under a
15 year agreement. The private landowner, who retains ownership of the operating farm,
renewed the original 15 year easement in 2015, but only for 3 years. Since the property remains a
working farm, explicit rules and regulations, specifically regarding the prohibition of animals, are
in effect. Disregard for these regulations and improper conduct by trail users jeopardizes the
potential for renewal of the easement in 2018 and the loss of this scenic vista and community
asset.

CIRCULATION AND LACK OF CONNECTIVITY

Downingtown Pike acts a connector for vehicular traffic
traveling between West Chester Borough and
Downingtown. However, within East Bradford Township it
is a barrier to multimodal circulation. Local residents who
may wish to access Timber Top trailhead, the elementary
school, nearby open spaces, or the commercial services
along the corridor on foot or bike are hard pressed to find
safe passage. As it exists, the wide right-of-way
completely lacks facilities for cyclists and pedestrians.
Emphasizing this point, signage at each of the Bradford
Plaza entrances prohibits access on foot.

Signage prohibiting pedestrian access
into Bradford Plaza

Acknowledging the importance of the corridor for multimodal movement, the Chester County
Planning Commission in its Central Chester County Bike and Pedestrian Circulation Plan,
designated Downingtown Pike as a planned bike route. The existing wide shoulders lend
themselves to current usage by cyclists, though in the online community survey, 35% of
respondents report feeling unsafe biking along the corridor due to issues of speed, lack of
maintenance of the shoulders for cycling, and lack of driver awareness that cyclists may be on
the road.

On the pedestrian side, the Township’s 2009 Trail Plan envisions an off-road, recreational and
wildlife corridor along Taylor Run, connecting the Timber Top Farm trails to Hoopes Park in West

15
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Chester Borough. Such an alignment requires access across Downingtown Pike, whether at
grade or beneath. An at grade crossing of the roadway with current speed limits and the wide
right of way is undesirable at best, but there are significant environmental constraints and costs
associated with an underpass at the existing culvert.

OVERALL APPEARANCE

Abandoned buildings, lack of landscaping and screening
at existing businesses, amount and size of signage, and
lack of pedestrian amenities could be improved as
redevelopment occurs over time. While residents and
Township officials have expressed concern with the
overall appearance of the corridor, the community
survey and the Task Force have clearly emphasized that

any proposed improvements should be strategic and
practical in nature, and not focus simply on
beautification.

View of Veitville heading east

One particular area that lacks an identity and could be improved is a small stretch of buildings
that sit close to Downingtown Pike across from the Bradford Plaza retaining walls. This row of
older homes and converted residences, collectively known as Veitville, are zoned for commercial
use ( on Figure 4). Their proximity to the roadway and older condition make them
unattractive for continued residential use. However, the small lots (some smaller than 7,000
square feet), lack of parking, and mapped floodplain make the site challenging for
nonresidential uses as well.

GOAL

The Downingtown Pike corridor should remain the primary location of commercial uses serving
area residents and the focus of future growth and redevelopment. This redevelopment, focused
on the area between the Route 322 bypass and the Borough of West Chester, will be
characterized by a vibrant mix of higher density residential, commercial, and open spaces.

Housing along the corridor could provide new and diverse opportunities to older residents, empty
nesters, young families, and millennials who want to live in close proximity to the Borough. Viable
businesses, supported by these new “rooftops”, may replace vacant storefronts and provide
services not previously available to residents. The network of sidewalks, trails, and bike lanes
along Downingtown Pike will form an essential link in the Township’s overall connectivity and
allow residents of both the Township and Borough to safely cross municipal boundaries without
needing a car.
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RECOMMENDATIONS

The following recommendations have been identified to foster redevelopment of the
Downingtown Pike corridor and are offered to the Township for future consideration:

1.

Identify and promote reuse/redevelopment of abandoned and/or underperforming
commercial properties along the Downingtown Pike corridor.

Previous Comprehensive Plan recommendations focused on enhancing the corridor by
expanding the permitted commercial uses. These efforts have yielded few results. As part of
this planning process, the Township invited three experienced regional developers to discuss
their views on opportunities for redevelopment in East Bradford Township in light of the current
market. Among the panelists, there was general agreement that:

= Industrial and office uses would not be successful in this area. The access is not sufficient
for industrial uses and the market for stand-alone offices in the Chester County region is
already saturated. The demand for offices has shifted from stand-alone settings to more
compact, mixed-use areas that offer living, working, and entertainment experiences
within walking distance.

< In regards to retail, there is not sufficient residential development (“rooftops”) within the
typical 1-, 3-, or 5-mile market radius of the sites along Downingtown Pike to support a
national chain, an additional grocery store, or most other retail (as confirmed by existing
conditions).

¢ High density residential development (townhouse or multifamily dwellings) is in demand
because it is attractive to multiple generations, particularly millennials and the aging Baby
Boomers (See more in the Planning Influences section) that make up a large proportion of
the residential market. Market studies have shown that the multifamily housing market in
Chester County, particularly in areas that are walkable and have access to shops and
other amenities (See Appendix for further information) are operating at high rates of
occupancy, understood to mean a pent up demand.

The developer panel agreed that the Acme site is especially challenging due to the site
layout, but also because the design and amount of dedicated HVAC space in former
grocery stores makes them difficult to efficiently repurpose. It is more likely that such a
building would be demolished.
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erial view of Brookworth Plza

Given these market trends and the Township’s desire to improve the viability of its primary
commercial corridor, redevelopment should consider permitting additional uses, specifically
residential and open space uses, along the corridor in accordance with the Future Land Use
Map and as described below:

a. Consider allowing high density residential uses at Brookworth Plaza and Veitville as part of
mixed-use developments.

Redevelopment of the Brookworth Plaza
and Veitville sites is envisioned as a mix of
commercial and residential uses. Ideally,
redevelopment of the Brookworth Plaza
site should consider incorporating
residential uses, such as townhouses,
apartment/condominiums, or retirement
facilities that complement the existing
viable businesses- Dunkin Donuts and CVS
pharmacy- on the site.

New housing along the coridor may Higher density housing is recommended as
assist the Township to address future part of mixed use development.

housing needs and demands.
Higher density housing, along the lines of 4 to 8 dwelling units per acre or more, could
provide opportunities for downsizing and aging in place within the Township that are
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otherwise very limited. Alternatively, such housing could potentially draw younger
households who could contribute to the earned income tax, a major component of the
Township’s budget and one that is in danger of stagnating as residents age and retire.

In addition, more “rooftops” might help to support existing businesses and could make nearby
tenant locations more attractive to a wider array of potential retailers, thus helping to
alleviate vacancies and boosting the Township’s tax base.

In considering higher density housing, the Township may wish to evaluate the fiscal impacts of
such a change as part of the decision. Fiscal impact analysis weighs the anticipated
revenues generated by a development (through property tax, estimated earned income tax
of future residents, real estate transfer fees, etc.) against the anticipated expenses incurred
(cost for additional police protection, costs to educate additional children, park
improvements, etc.) by the Township. Such analysis can be undertaken as part of any
Ordinance Amendments or as part of the development process.

b. Consider requiring enhanced design for redevelopment through design guidelines.

The Township envisions that redevelopment will do more than remove the eyesore of
abandoned buildings. Redevelopment is intended to enhance the overall appearance,
function, and curb appeal of the sites from the street and from nearby neighborhoods.

New development is envisioned to be compact, yet provide appropriate open spaces,
ample parking, and bike/pedestrian connections in the form of trails on site and
sidewalks/pedestrian pathways along the street. Massing and design of buildings should be
carefully reviewed to be complementary to the East Bradford Township context and historical
precedents. Design should pay careful attention to details such as varied rooflines, materials
and colors, landscaping, and utility locations. *“Good design” that incorporates these
elements into any redevelopment should be emphasized over density.

The Township can better ensure these design standards through a variety of Zoning
Ordinance Amendments. The MPC specifically enables the use of written and graphic
design standards as part of a Traditional Neighborhood Development (TND) Zoning District or
Zoning Overlay District. The Township should consider laying the framework for such design
guidelines as part of an Ordinance Amendment by specifying elements that are required,
and nonnegotiable. However, it is important to provide some level of flexibility for details that
are better determined during the development process, such as seating types, lighting
specifications, signage, building materials, and the like. To address these design elements,
the Ordinance could require that the developer produce additional design standards on
these types of items. These design guidelines could be enforced as part of the approved
plan, deed restrictions, or further Ordinance Amendments.
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2. Protect open spaces along the corridor and provide new open spaces where feasible.

a. Consider adding the Produce and More property to the Township Future Open Space
Priority List.

The Produce and More property at Highland Road also suffers from a lack of retail viability
despite its highly visible location. However, the greatest challenge for this site - its access -
cannot be remedied through redevelopment. Despite its corner location on Highland Road
and Downingtown Pike, access is only permitted from the Downingtown Pike side. Ingress
from Highland Road is not permitted due to resource constraints and proximity to the
intersection. While the site could be suitable for a trailhead, these same access limitations
would be considered a serious drawback. Therefore, it is recommended that this site be
considered for passive open space if a viable commercial enterprise cannot be found. The
Township may want to consider adding the site to its Future Open Space Priorities Map (Map
7) and, consequently, to the Township Official Map (Map 8).

b. Consider increasing education of proper trail usage, particularly at Timber Top Farm, but
also throughout the Township’s trail
network.

The Timber Top Farm is one of the
largest remaining unprotected open
spaces in the Township. As discussed
herein, the existing trails and easements
on the property provide a critical link in
the envisioned long-term network
connecting the Borough and Township
to the Brandywine Creek and Stroud
Preserve. However, trail users need to
better respect and respond to the rules
and regulations that protect the private
property owner and the working farm that
provides the vistas they are enjoying.

Timber Top Farm

Increased education and enforcement of the rules and regulations are needed. Issues of trail
etiquette are not limited to Timber Top Farm trails. There is a growing need to increase
awareness on the part of drivers, cyclists, and pedestrians on proper protocols for the variety
of on road and off road facilities. Some initial options to do this include making the rules and
regulations easy to find in a variety of locations, reviewing for user friendliness, and
customizing resources for different users (trail, bike, equestrian). Continuing partnerships with
organizations like the West Chester Cycling Club and Bike Chester County who can provide
information and resources to new riders are also important.
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c. Consider reorganizing Township resources to provide greater monitoring of open space
and trail usage. East Bradford Township has successfully acquired more than 600 acres of
open space. The next challenge is for the Township organization to adapt in order to
properly manage these growing assets. While there is an increased need for education and
awareness, greater monitoring and enforcement of rules and regulations is also essential to
ensuring that the open spaces and trails continue to be a safe place for all residents and
guests to enjoy. Reorganization within the Township administration could consider new
positions or reallocation of duties in a way that continues to leverage, and grow, volunteer
efforts and those of nonprofit partners.

Figure 6. Bike/Pedestrian Considerations along Downingtown Pike (letters correspond to recommendations 3a - 3e)

r——

3. Provide trall, bike, and pedestrian connections along and across Downingtown Pike.

The Task Force assessed a variety of opportunities for improving bike/pedestrian connectivity in
the corridor area. The goal of these improvements is to facilitate multimodal movement, not just
along the length of the roadway, but also across it, in a manner that allows residents on either
side to access amenities on the opposite side. As depicted in Figure 6, opportunities for the
Township to consider include:

a. Adding bike lanes along both sides of Downingtown Pike in East Bradford Township and
connecting into West Chester Borough. This is consistent with the Central Chester County
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Bike/Pedestrian Circulation Plan and would connect West Chester Borough to the East
Branch Brandywine Trail.

Consider at Downingtown Pike and Bradford Avenue that
would enable pedestrian access to Bradford Plaza.

Facilitate from the former Acme site at Brookworth Plaza to Bradford
Plaza. While pedestrian activity along this part of the corridor is not currently high, the
redevelopment of the Brookworth Plaza site into a mixed commercial and residential use
could increase demand for pedestrian access to both sites, as well as the planned Taylor
Run trail. Much of this path could be implemented as part of the land development
review process as redevelopment takes place.

Explore a crossing to connect the into West Chester Borough’s Hoopes

Park, ultimately connecting West Chester Borough to Stroud Preserve.

Consider enhancing the existing
Downingtown Pike.

at Copeland School Road and

4. Enhance the appearance of the corridor.

While the overall intent of this focus area is to increase the functionality of the corridor for
multimodal transportation and to ensure an efficient use of land, redevelopment should also
result in an improved appearance overall. Streetscape elements such as street trees, landscape
buffers (particularly for parking), and other landscaping, street lights, and pedestrian amenities
could enhance curb appeal, while gateway signage at appropriate locations, such as the
Downingtown Pike/Highland Road intersection and the intersection of Downingtown Pike and
Bradford Avenue identify the corridor with the Township and give it a sense of place.

Additional areas for improvement to consider were suggested by the community survey and
include enhanced sighage control, property maintenance, and maintenance along the corridor,
particularly tree and brush trimming and removal of invasive species visible there.

IMPLEMENTATION

Priority Projects for Consideration

1.

Develop and adopt Zoning Ordinance and Zoning Map Amendments.

The Township should consider Zoning Ordinance and Zoning Map Amendments to achieve
the following:

a. Create a new zoning district or overlay district that permits higher density residential as

part of a mixed use development on the Veitville site and the portion of the Brookworth
Plaza site that the former Acme grocery and strip retail center now occupy.
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b. Preserve the existing, viable commercial development including the Dunkin Donuts, CVS

pharmacy, and PNC Bank.

c. Provide incentives for redevelopment through additional height and density. Permitted
heights should be in the range of 42 to 45 feet. Maximum base density permitted should
be 4 to 8 dwelling units per acre, with additional density permitted for meeting additional
design criteria.

d. Provide for enforceable Design Guidelines, as permitted in Article VII-A under the MPC,
relative to Traditional Neighborhood Development. Such standards should address, as a
minimum, the following elements:

e Building location and orientation;

e Building facades, including: variation in materials, materials in keeping with East
Bradford Township character and context, variation in rooflines, proportionate
window openings, prohibition of blank walls, and generally ensuring that the view
into the site from roads and adjoining properties has curb appeal;

e Parking location, screening, and greening;

e Screening, landscaping, and lighting;

e Setbacks for additional height;

e Streetscape amenities;

¢ Minimum amounts and types of pedestrian amenities (benches, lighting, etc.); and

e Minimum areas for a variety of open space types (plaza, green, tot lot, etc.) with
design standards for each.

Next Steps

Assess West Chester Borough inclination to coordinate a future vision for the
boundary/gateway area at Bradford Avenue/Downingtown Pike/Strasburg Road

Determine whether a consultant or in-house staff will develop draft text Amendments,
map Amendments, and design guidelines; develop a request for proposals (RFP), and
pursue funding opportunities through the CCPC VPP.

Consider the fiscal impact and viability of any zoning revisions at the time of such
proposal.

Facilitate priority bike and pedestrian connections along the corridor.

While there are several potential multimodal connections along the Corridor, priorities in the
coming years focus on bike lanes on both sides along the Downingtown Pike corridor and a
pedestrian pathway on the south side of Downingtown Pike from the Brookworth Plaza
(Acme) site to Bradford Plaza. An idealized cross section depicting this arrangement is shown
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in Figure 7. While further examination of existing conditions along the entire corridor is
needed, this concept depicts the Township’s vision for connectivity.

Figure 7. Idealized cross section for Downingtown Pike Source: McMahon Associates

) & =N o

| A — = =

'y T

5 5 51 ilal: L 32 5

- Centerturn lane or
Sidewalk Drive lane Median Drive lane
< 53" >
Next Steps

As redevelopment occurs along the corridor, consider requiring the implementation of
the future vision for Downingtown Pike, including the bicycle lanes and pedestrian
pathway. Coordinate closely with developers and PennDOT on the design of multimodal
transportation infrastructure during the land development review and approval process.

Consider conducting a field inventory to identify constraints and challenges to
implementing the bicycle lanes and pedestrian pathway. For the bicycle lanes,
specifically identify locations where the existing shoulders are less than 5-feet wide or the
shoulder width is compromised by overgrown vegetation or other obstacles. Also,
identify appropriate termini for the bicycle lanes. For the pedestrian pathway, identify
any existing features, such as bridges, other structures, or steep slopes that may be an
impediment to implementing a 5-foot wide sidewalk and 5-foot wide buffer area on the
southside of Downingtown Pike. Consider pedestrian crosswalk opportunities at W.
Ashbridge Street, Marshal Street, and others that will allow local residents on the north
side to access retail opportunities.

Consider coordinating with PennDOT and the Chester County Planning Commission to
explore opportunities to stripe bike lanes as part of PennDOT’s future resurfacing or
maintenance program.

Consider developing a conceptual plan and cost estimate that delineates the bicycle
lanes and/or pedestrian pathway, focused specifically on segments where
redevelopment is unlikely to provide the improvements. The conceptual plan and cost
estimate can be used to pursue funding sources and other opportunities to implement
the vision for the Downingtown Pike corridor.
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Consider coordinating with West Chester Borough on the ultimate connection of bike
lanes into the Borough.

Consider coordinating with West Chester Borough, Chester County Planning Commission,
Delaware Valley Regional Planning Commission, and PennDOT to request a change in
the functional classification of Downingtown Pike (SR 3072) between Strasburg Road (SR
162) and the Route 322 Bypass from Principal (or Regional) to Minor (or Community)
Arterial. This change in classification is consistent with the current roadway
characteristics for this segment, including current traffic volumes and operating speeds.
Since classification is used to select appropriate design standards, changing the
classification is also an important step for the implementation of the future vision for the
Downingtown Pike corridor.

Secondary Projects for Consideration

1.

Consider amending the Official Map to show the Produce and More property as Land
Proposed for Future Conservation Easement as well as showing proposed bike lanes and
sidewalks along the corridor.

Consider improving education/enforcement of proper trail usage, particularly at Timber
Top Farm, including improved communications via Township website and newsletter.

Consider the reorganization of Township resources to better enable education,
monitoring, and enforcement of Township trails and open spaces.

Continue to explore potential alignments of a trail along Taylor Run that will connect to
Hoopes Park in West Chester Borough. The Business Route 322 crossing alternatives will
require additional study to weigh the advantages/disadvantages of an underpass near
the existing culvert or an at-grade crossing of the busy arterial.

Reconsider the Township’s policy towards alcoholic beverages and its status as a “dry”
Township. The Township would like to see more restaurants successfully locate within its
commercial districts. If voters approved a referendum to change the policy, permitting
liquor licenses within Township boundaries could increase chances of success of such
establishments.
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Priority Focus Area: Bradford Avenue & Lenape Road

2. BRADFORD AVENUE/LENAPE ROAD CORRIDOR BETWEEN DOWNINGTOWN PIKE
AND BIRMINGHAM ROAD

The Bradford Avenue/Lenape Road study area Figure 8. Bradford Avenue/Lenape Road Priority Focus

(shown in Figure 8) runs south from Area
Downingtown Legend
FocusAreaRoads

Pike through the most populated areas of ——— BV Scenic Byway Legs o
East Bradford Township before leading into Parcels
Pocopson Township.  This corridor is a Land Use et
strategic priority for the Township for several Agriculture
reasons. Commercial

) ] ) :| Park/Open Space ir
1. Bradford Avenue is the primary interface " institutional/Community ;
between West Chester Borough and the Residential Price 5t3
Township and is home to several community T utility Miner Siecte 4z
institutions and gathering places that are
enjoyed by residents of both municipalities,
including the Chester County Art Association,
Hillsdale Elementary School, and Everhart o™

Park. However, the roadway’s intermittent
sidewalks, lack of crosswalks, combined with
the inclination of traffic to roll through stop
signs, and/ or speed in areas where the
pavement will allow is a barrier to the
movement of pedestrians and cyclists
between the two communities.

2. Safe multi-modal access along and across
Bradford Avenue is not only important to
local residents, but is also critical to many
regional plans, including the Brandywine
Creek Greenway Strategic Action Plan and Central Chester County Bike and Pedestrian
Circulation Plan (both discussed in more detail in the following section). An ultimate linkage
between West Chester Borough, the Brandywine Creek trail, and thus the regional trail network
requires increased connectivity along this pivotal segment.

West Chester
University

3. Lenape Road contains significant resources of note, including the impaired Plum Run
watershed and Strode’s Mill Historic District, as depicted on Figure 9. It is also a designated leg of
the Brandywine Valley Scenic Byway (See Map 2, Brandywine Valley Scenic Byway in East
Bradford Township) and is referenced in the Brandywine Battlefield Preservation Plan and
discussed in detail in the Sconnelltown/Strode’s Mill Strategic Landscapes Plan. For purposes of
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this Comprehensive Plan, the area of Lenape Road included within this Priority Focus Area is
between West Chester Borough and the Strodes Mill Historic District at Birmingham Road.
However, recommendations in this focus area could be considered for the entirety of the
Strode’s Mill Historic District and to the Township border further south on Lenape Road.

Figure 9. Key properties along Lenape Road

Legend ) %
9 &
Lenape Road Focus Area
—— BV Scenic Byway Legs
yway -eg \_Zoie Lynn 0
Strodes Mill Historic District
Land Development Plan* ,_-/

/ d
Restricted Open Space o
&
—— Streams o

West Chester

Westtown Township

{ < a ﬁg—
:45 7 \k ff '
& S/
> 3 -

*Note: A land development application for residential development at Tigue Farm is currently under review by the
Township.



Figure 10. Key properties along Bradford Avenue

Priority Focus Area: Bradford Avenue & Lenape Road
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There are four main issues of concern to the residents and Township: retail viability, threatened
open space, lack of bike/pedestrian circulation and connectivity, and maintaining the historic,
scenic and natural character of the Brandywine Valley Scenic Byway.

BRADFORD AVENUE
RETAIL VIABILITY

Commercial properties along Bradford
Avenue share similar struggles to those
along Downingtown Pike. The former Daily
Local News building (Site #1 on Figure 10) at
the corner of Strasburg Road has been for
sale for an extended period of time to no
avail. Topography of the site obscures
visibility and makes it undesirable for the
types of commercial uses permitted there.

radford Shops i
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Further south, the Bradford Shops ( on Figure 10) also experience high turnover and
vacancies, particularly for restaurant uses, despite its proximity to West Chester Borough and East
Bradford neighborhoods. This unique shopping center contains historic buildings that have been
adaptively reused. The Township would like to see the shopping center be successful, thus
ensuring the continued viability of the historic structures.

THREATENED OPEN SPACE

The Archdiocese fields (Site #2 on Figure 10) are currently used for athletic events by St. Agnes
School in the Borough, but are a key active recreation site for the nearby community. Though
there is no near term discussion of sale of the property, the Archdiocese has sold key properties in
the region over the last several years. The Township envisions these fields remaining as open
space for active recreation in the long term, whether as a Township property or through a
partner organization.

LACK OF BICYCLE AND PEDESTRIAN CIRCULATION AND CONNECTIVITY

Bradford Avenue, with its close knit
neighborhoods, mix of community services
and institutions, and shared border with
West Chester Borough, is an ideal location
for walking and biking. Itis home to many
beloved and shared community assets
such as the Archdiocese Fields, Hillsdale
Elementary School, Everhart Park, and the
Chester County Art Association. It is the
gateway for East Bradford residents who
want to enjoy the shops, services, and
restaurants offered by the Borough, and
the entry point for Borough residents to
: et : ; access recreational opportunities and
Sidewalk along Bradford Avenue trails in the Township.

However, the two-lane roadway is a barrier to bike and pedestrian movement. As mentioned
previously, sidewalks and crosswalks are sporadic and often in poor condition. Frequent
crossroads can be a positive factor in creating connectivity, but comments from the community
survey report that “rolling stops” create unsafe conditions for crossing, even at stop signs. Existing
pavement conditions along some stretches cause drivers to drive in the opposing lane to avoid
potholes and uneven pavement, leading to greater uncertainty for pedestrians.
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The corridor is in need of a continuous sidewalk/pathway with highly visible crosswalks at key
intersections, and complementary sighage. Retrofitting such facilities along the corridor is
complicated by the numerous private property owners, steep embankments, and utilities.

Adding to the complexity of improving the corridor is the shared ownership of the right-of-way.
Through a formal maintenance agreement, responsibility for paving/patching, line striping, and
snow/ice removal are split by road sections as depicted in Figure 11.

Figure 11. Split Maintenance Responsibilities for Bradford Avenue

Bradford Avenue is jointly owned by West
Chester Borough and East Bradford Township
to the north of Price Street and by PennDOT
to the south of Price Street. Under a formal
maintenance agreement, responsibility for
paving/patching, line striping, and snow/ice

removal are split by road sections as follows:

West Chester Borough: Strasburg Rd to
Hillsdale Rd, and W. Miner St to Price St
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With its clustered single family homes set back from the road in parklike settings, the character of
Lenape Road is more rural than Bradford Avenue. The winding thoroughfare is less suitable for
sidewalks, but is a popular route for cyclists, who share the road. Users report that sharing the
road going south is fast, due to downhill conditions and traffic speeds, but acceptable for
experienced riders. However, a north bound trip is considered unsafe by many due to traffic
speeds, sharp curves, and the lack of shoulder, combined with uphill conditions.
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The importance of multimodal connections remains high in this section of the corridor. Regional
plans emphasize the long term importance of connecting West Chester Borough to the
Brandywine Creek and other regional assets.

However, having numerous private landowners makes the acquisition of trail easements difficult
and feasible routes are limited due to existing developments and the concentration of
environmental resources.

One route, along Plum Run, is under consideration by the Brandywine Conservancy. A trail
along the Plum Run corridor would not only provide a portion of the West Chester Borough-
Brandywine Creek connection, but would also allow access to the impaired stream for clean-up,
removal of invasive species, and other stream restoration activities. A land development
application for residential development along Tigue Road is currently under review by the
Township. As part of this development application,
the Township can negotiate for a trail connection
and open space that wil make the Plum Run

alignment more feasible. The Brandywine Valley Scenic

Byway will continue to be a
place with a deep and varied

MAINTAINING THE HISTORIC, SCENIC, AND history recognizable in the
NATURAL CHARACTER OF THE BRANDYWINE landscape and intertwined with
VALLEY SCENIC BYWAY a distinctive natural

As part of the Brandywine Valley Scenic Byway, the en\{lror?ment e-lnd pastoral
general vision for this corridor is as follows: scenic vistas- vibrant threads

which together make arich
tapestry for the use and
enjoyment of residents and

The Brandywine Valley Scenic Byway will continue to
be a place with a deep and varied history
recognizable in the landscape and intertwined with
a distinctive natural environment and pastoral scenic visitors alike
vistas- vibrant threads which together make a rich
tapestry for the use and enjoyment of residents and
visitors alike.

SOURCE: Brandywine Valley Scenic Byway
Corridor Management Plan

One of the key goals for the corridor management

plan focuses on conservation and enhancement of the historic resources that make the corridor
unique and worthy of preservation, while increasing awareness and appreciation for these assets
through heritage tourism.

This deep history is further documented in the Brandywine Battlefield Preservation Plan, which
emphasizes the uniqueness and importance of this corridor as a Revolutionary War resource
because of the number and authenticity of the structures (mills, farms, meetinghouses, etc.) still
intact and visible from the roadway, but also because the rural landscape itself - the open fields,
rolling hills, and stream valleys- exists much as it did in 1777.
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Of particular relevance to this Priority Focus Area, the Battlefield Preservation Plan documents the
Strode’s Mill area, citing its importance as a staging area for British troops after they marched
from Jefferis’ Ford through Sconnelltown and before they engaged in battle directly to the south
in Birmingham Township. As such the Battlefield Preservation Plan calls on the Strode’s Mill Village
as a potential Heritage Center, or public interpretation site that focuses on the preparation for
battle and British attack. Interpretation possibilities for this area are discussed in greater detail in
the Sconnelltown/Strode’s Mill Strategic Landscape Plan. The importance of Strode’s Mill as an
interpretative site is also discussed in the Scenic Byway Corridor Management Plan.

East Bradford Township has appointed a study
committee to work with the Friends of Strode’s
Mill to develop a vision for the newly acquired
site as a passive park and interpretive center.
The Friends group will also work with the
Brandywine Battlefield Task Force and Historic
Resources and Interpretation Subcommittees
to develop interpretive materials, tours, events,
and sighage.

’ HIWH ; iotriet i : # : o
The Strode’s Mill Historic District is located at the Strodes Galllery in the Strodes Mill Historic District; Photo

intersection of Lenape and Birmingham Roads courtesy of Chester County Planning Commission

and contains approximately 13 known

structures that contribute to the district’s historic significance. The previous Comprehensive Plan
called for an assessment of whether the district should be expanded and whether it should be
considered a historic Village district in the Zoning Ordinance, appropriately highlighting the
cohesiveness of the area and to develop a future vision that maintains and builds on this village
quality.

GOAL

Enhance the overall function of Bradford Avenue/Lenape Road as a multimodal corridor that
facilitates safe and convenient access between West Chester Borough, the Township, and the
regional network, while protecting the natural, scenic, historic and cultural features of the
corridor.

RECOMMENDATIONS

The following recommendations have been identified as opportunities to improve the Bradford
Avenue/Lenape Road corridor and are offered for future Township consideration:

1. Consider promoting redevelopment of underperforming commercial properties along
Bradford Avenue by permitting additional uses with design guidelines.



34 | Comprehensive Plan Update

Similar to the commercial properties along Downingtown Pike, the Township would like to see
the Daily Local News site at the intersection of Bradford Avenue and Strasburg Road,
become a viable use. One option to consider for the property is a mixed commercial and
residential redevelopment. As already demonstrated by its lengthy sale period, the site is not
currently attractive as an office or commercial use. Reasons could include distance from the
main road, access, and topography. However, speakers at the developer panel hosted by
the Township emphasized that the site’s close proximity to services and the Borough, as well
as its great potential for walkability make it attractive for medium to high density residential
development, potentially with ground floor commercial. Such a change would require the
Township to consider Zoning Ordinance Amendments.

2. Maintain the Archdiocese fields site on the list of priority open space lands and consider
amending the Official Map to show this property as “land proposed for future active
recreation”.

These fields serve as an important source of active recreation for both the Township and
Borough. If the site becomes available, the Township should work with other partners to
determine an arrangement (rental and maintenance agreement) that will maintain the site in
active recreation, specifically as athletic fields.

3. Consider providing trail/bike/pedestrian connections along and across the corridor.

Transforming Bradford Avenue into a multi-modal friendly corridor that enables residents and
guests of both municipalities to safely and conveniently access the amenities offered in each
requires the joint efforts of East Bradford and West Chester Borough, a relationship explored
further in Priority Focus Area 4. Specific projects needed to make these connections include
the following:

a. Asidewalk and/or multi-use trail along Bradford Avenue from Strasburg Road to Nields
Street.

b. Improved intersections and crossings at: Strasburg Road, Miner Street, Price Street,
and Bradford Avenue.

Pedestrian connections in the southern half of the Township are few. As this is the most
populated area of the Township, sidewalks and/or trail easements require retrofitting into
existing developments on hilly terrain and curvy roads, which is challenging. However,
pedestrian linkages in this area are equally important to the regional network, particularly the
connection between West Chester Borough and the Brandywine Creek Greenway.
Pedestrian facilities along Lenape Road are not appropriate or feasible. The Plum Run
corridor, while challenging, has potential in that it would meet dual goals of restoration of
natural features while providing recreational opportunities.

c. A trail connection between Lenape Road and West Chester University/New Street
along Plum Run.

4. Promote a sense of place along the corridor by identifying and prioritizing central “nodes” of
activity, interpretative sites, and heritage centers in accordance with regional partners.
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a. Continue working with the Brandywine Battlefield Task Force, Brandywine Creek
Greenway, Brandywine Valley Scenic Byway Commission, and other partners on a
plan for the renovation and adaptive reuse of the Strode’s Barn site.

Uses to be considered on the site include: visitor information and historic
interpretation, trailhead/trail connections, and natural resource protection and
restoration.

b. Establish Strode’s Mill more formally as an Historic Village District in the Zoning
Ordinance and develop a Plan that assesses appropriate uses.

c. Consider expanding the Strode’s Mill Historic District, subject to review by the Historical
Architectural Review Board (HARB) in accordance with the Future Land Use Plan.

5. Enhance the appearance and safety of the corridor.

a. Improve maintenance, particularly of Bradford Avenue, by coordinating maintenance
with West Chester Borough and regularly timming trees and brush.

b. Address speeding issues.

c. Consider street trees and/or street lights (in cooperation with West Chester Borough)
along Bradford Avenue as part of redevelopment.

IMPLEMENTATION

Priority Projects for Consideration

1.

Implement a Bradford Avenue pedestrian path.

Consider creating a continuous sidewalk or multiuse trail along Bradford Avenue from
Downingtown Pike (Business 322) to Nields Street, including intersection improvements at
Strasburg Road (to improve access to Bradford Plaza as well as into the Borough), Miner
Street, and Price Street.

While the Township should pursue a Corridor Concept Plan in conjunction with West Chester
Borough (described in Next Steps), the starting point for such discussion begins with an overall
vision. A potential alignment for the proposed pedestrian pathway is depicted in Map 3,
Bradford Avenue Pedestrian Path Concept Plan. This draft was developed with the Task
Force and presented to Borough officials for initial comment and review.

Next Steps

i. Consider coordinating with West Chester Borough to develop a set of mutual goals and
benefits of improvements to the Corridor.
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Consider a joint Bradford Avenue Corridor Plan in cooperation with West Chester
Borough, including a conceptual improvement plan and cost estimate for the continuous
pedestrian facility and improved crossings along the Bradford Avenue corridor. This
concept plan should identify barriers, alternative sidewalk/trail alignments, intersection
improvements, and streetscape improvements, and traffic calming strategies. The plan
should be developed with stakeholder and public involvement.

2. Develop and adopt Zoning Ordinance and Map Amendments.

The Township should consider Zoning Ordinance and Zoning Map Amendments that address the
following:

a. Permit higher density residential (townhomes, stacked townhomes, or apartments) as a

b.

C.

d.

stand-alone option or as part of a mixed-use development on the Daily Local News site.
Such amendments should allow for new uses proposed by the Future Land Use Map and
consider a greater intensity than currently permitted. Any increases in density/intensity
should be directly related to design standards that relate to building and parking
location, building facade and materials, open space, landscaping, appearance from the
street as well as surrounding neighborhoods, curb appeal, etc.

As part of such Zoning Amendments, the Township may wish to assess the fiscal impacts of
such a change as part of the decision process. This analysis weighs anticipated revenues
generated by development against the anticipated expenses.

Any zoning ordinance amendments should incorporate Design Guidelines as well as
incentives for raising the bar on good design though density and height bonuses (where
appropriate). “Good design” is defined by the Township in many ways including:

e Building location and orientation;

¢ Building facade: variation in materials, materials in keeping with East Bradford
Township context, variation in rooflines, window openings and orientation;

e Parking location and screening;

e Screening, landscaping, and lighting;

e Setbacks for additional height;

e Pedestrian amenities (benches, lighting, etc.); and
¢ Public realm amenities (plaza space, etc.).

Consider an overlay district for the Bradford Avenue corridor to address streetscape and
sidewalk amenities, in conjunction with West Chester Borough.

Consider the fiscal impact and viability of any rezoning revis