
I am Bill Miller, one of the three members of the Uwchlan Township Board of 
Supervisors. I have lived in Uwchlan Township since 2007, and I joined the board after 
being elected in 2017. I’m providing this testimony to give my perspective on HB 782 
and the need for better mechanisms for surrounding municipalities to have input on 
developments of regional significance. I want to highlight that for these large 
developments, there are always impacts that go beyond the borders of the municipality, 
and the rights of those surrounding municipalities should be represented in the approval 
process.  

As a township supervisor, I strongly believe in local control, and I believe that the Board 
of Supervisors should be the ultimate body responsible for making decisions about 
development within its borders. However, as we all know, many of the major 
development projects that come before us have far-reaching effects that impact 
surrounding neighbors. As currently formulated, the Municipal Planning Code gives very 
little official consideration to surrounding townships when considering approvals, 
denials, or imposition of conditions.  

What is needed in this revision to the Municipal Planning Code is to give the residents 
of surrounding municipalities a voice and representation in the process, and give the 
host municipality a legal rationale for considering the impacts of large developments on 
the surrounding municipalities. The host municipality should not have to cede authority 
or responsibility, but we should have to consider the rights and burdens of development 
on the residents of our neighboring communities, and those residents should have the 
right to be represented in the process by their own elected officials.  

I’d like to give two examples of large developments that have come before the Uwchlan 
Township Board in the past few years for which it would have been a benefit for the 
surrounding municipalities to be given a stronger voice. I’ll focus only on developments 
that have come in front of me, but it is certainly the case that there have been many 
developments that have come to our neighboring townships where Uwchlan Township 
residents would have benefited from the ability to be represented. 

For the purpose of this discussion, I will set aside whether these particular uses were 
appropriate for the properties in question. The issue that we’re considering relating to 
HB 782 is whether the surrounding municipalities should be able to voice their concerns 
and have them considered during the approval process for a development plan.  

Uwchlan Township 

Uwchlan Township is located right in the heart of Chester County, and includes the 
intersection of Route 100 and Route 113 as well as the Downingtown exit of the PA 
Turnpike. The township is primarily suburban in character, with approximately 20,000 
residents across 10 sq miles. We are home to six of the Downingtown Area School 
District (DASD) schools: Lionville Elementary School, Lionville Middle School, Shamona 
Creek Elementary School, Uwchlan Hills Elementary School, Marsh Creek Sixth Grade 
Center, and Downingtown East High School. Our township borders East Caln and West 



Whiteland to the south, East Brandywine to the west, Upper Uwchlan to the north, West 
Pikeland to the northeast, and we have a short border with Charlestown to the East. 
The Borough of Downingtown is not adjacent but is only a short trip through East Caln.  

Of course, any development in adjacent townships that affects traffic, sewer, storm 
water, or other environmental or quality-of-life impacts will have direct and indirect 
consequences for Uwchlan Township. Because of the major roads crossing our 
township, we are particularly vulnerable to developments that increase traffic in Upper 
Uwchlan, West Whiteland, and East Caln Townships via Routes 100 and 113, and 
these townships are likewise vulnerable to developments in Uwchlan. 

Figure 1 is the Uwchlan Township Official Map and presents the existing zoning for the 
township. Much of the township is residential, but in the northern section of the township 
– along the Turnpike, Route 100, and Route 113 – there is a large area zoned for 
Planned Commercial (PC, in light blue) which is bisected by the Turnpike. Prior to 2019, 
the PC land south of the turnpike was owned mostly by Vanguard, which it had 
purchased many years earlier for a now-abandoned plan to build a corporate office 
center. The area north of the turnpike is owned by Downingtown Area School District. It 
is these two areas that I would like to describe in more detail in relationship to 
developments of regional significance. 



 
Figure 1 Plan for Land Use 
Source: Uwchlan Township 2020 Comprehensive Plan  



Turnpike Interchange Development 

Vanguard had previously obtained conditional use and land development approvals for 
2.5 million square feet of office space and associated parking that was never 
constructed. Vanguard decided to sell its property to Audubon Land Development 
(hereafter referred to as Audubon). In 2020, Audubon submitted a new development 
plan which consisted of three very large warehouses totaling slightly less than 2 million 
square feet of buildings, 602 tractor-trailer parking spots, and 1278 car parking spots 
(the plan will be hereafter referred to as the Turnpike Interchange Development, see 
Figure 2 for location).  

 

Figure 2 Location of Turnpike Interchange Development (blue) 

The traffic impact report submitted as part of the conditional use hearing estimated that 
on an average weekday 3356 new daily trips would be generated by the development, 
of which 1157 would be trucks and 2199 would be cars1 (Table 1). The report estimated 
that 80% of new truck traffic would be via the Turnpike, while new car traffic would be 
generally distributed somewhat evenly among Routes 100, 113, and the Turnpike 
(Table 2).  

 
1 Turnpike Interchange Site Transportation Impact Study, Prepared for Audubon Land Development Corp. 
December 16, 2021. https://www.uwchlan.com/DocumentCenter/View/1139/TIS-ALD-Final  
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Table 1 Turnpike Interchange Development: Warehouse Trip Generation 
Summary - Trucks & Cars 

 

 

Table 2 Trip Distribution, Turnpike Interchange Plan2 

 
Traffic that travels north on Route 100 past the Turnpike can be expected to almost 
entirely be headed to Upper Uwchlan, since there are only a small number of 
destinations within Uwchlan that would be expected for those trips. This may 
significantly impact the traffic patterns in Upper Uwchlan’s Eagle community. 
Automobiles traveling south on Route 100 have many more potential destinations, but 
undoubtedly a large share of those trips will wind up in West Whiteland Township, 
where traffic has already increased significantly with the recent addition of many 
residential units. Travel to the east along Route 113 will increase traffic in West 
Pikeland, which already experiences congestion at the intersection of Routes 113 and 
401, while westward traffic on this road will likely impact East Caln and Downingtown 
Borough.  

In addition to the traffic, the Turnpike Interchange Development will have impacts on 
stormwater and on the Pickering Creek watershed. Figure 3 depicts the surface 
drainage patterns in Uwchlan Township. As can be seen, the Turnpike Interchange 

 
2 Turnpike Interchange Site Transportation Impact Study, Prepared for Audubon Land Development Corp. 
December 16, 2021. https://www.uwchlan.com/DocumentCenter/View/1139/TIS-ALD-Final  



Development has direct impacts on the Pickering Creek and the Shamona Creek. 
Pickering Creek is a sub-basin of the Schuylkill River basin, and Shamona Creek is a 
sub-basin of East Branch of the Brandywine Creek. Any adverse impacts to stormwater 
management will undoubtedly be felt in Upper Uwchlan and West Pikeland along the 
northern border of Uwchlan Township in the Pickering Creek basin. 

 

Figure 3 Uwchlan Water Drainage Patterns 
Source: Uwchlan Township 2020 Comprehensive Plan 

 

Lionville Trade Center 

As noted above, adjacent to the north of the Turnpike Interchange Development is a 
large parcel of approximately 237 acres located on Lionville Station Rd., owned by 
Downingtown Area School District (DASD). Originally purchased as a potential location 
for a school, the DASD school board has decided to sell the land. In 2022, Audubon 
entered an agreement of sale with DASD to acquire the land, pending approval of the 
development plan by the township. In February 2023, Audubon submitted a sketch plan 
for 4 large warehouses totaling just under 2 million square feet, 348 loading bays, 394 
tractor-trailer parking spots, 1431 car parking spots, and 40 trucker lounge stalls 
(hereafter referred to as the Lionville Trade Center). The plan has recently been 
withdrawn by the developer and, therefore, is no longer being reviewed by the township 
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in any manner, but I believe this situation is very illustrative of the need for better cross-
municipality cooperation and collaboration in evaluating development plan. 

The area of the proposed Lionville Trade Center can be seen depicted in Figure 4. It 
was planned to be slightly larger than the Turnpike Interchange Development, and its 
location north of the Turnpike placed it much closer to the northern border of the 
township. While the Lionville Trade Center is similar in many ways to the Turnpike 
Interchange Development, the location of the Lionville Trade Center is much more likely 
to impact residents of Upper Uwchlan, and West Pikeland.  

No traffic study was completed for this development, but it is safe to assume that the 
average daily trips would be relatively similar to that seen in the Turnpike Interchange 
Development – probably around 3400, with about a third of those trips being 
commercial trucks. The distribution of those trips would be quite different, however, 
since Route 113 is currently the only major road that has access to the Lionville Station 
Road. Therefore, essentially all of the trips would be distributed onto and off of Route 
113. For trips traveling east, the increase in traffic would have major implications for the 
intersection of Routes 113 and 401 in West Pikeland, and there would also likely be 
implications for Route 100 both north and south that are similar to those discussed 
previously for the Turnpike Intersection Development. 

 

Figure 4 Location of Lionville Trade Center 
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In terms of stormwater management and impact on the nearby streams, it can be seen 
in Figure 3 that the location of the Lionville Trade Center would make it highly impactful 
on the Pickering Creek basin. The Pickering Creek, which flows through Upper Uwchlan 
and West Pikeland, would have been significantly affected by the reduction in 
permeable surface that would have resulted from the buildings and parking. Regarding 
other environmental and quality-of-life issues, such as noise and air pollution, these 
would be felt by nearby neighbors in Upper Uwchlan and West Pikeland almost as 
much as it would be felt by the nearby residents in Uwchlan.  

After the sketch plan for Lionville Trade Center was submitted in February 2023, our 
next Planning Commission and Board of Supervisor meetings were absolutely 
overwhelmed with attendees wanting comment and voice their concerns about and 
opposition to these plans. Our Planning Commission was so crowded that we had to 
cancel the meeting because the room was over capacity, and our subsequent Board of 
Supervisors meeting was moved to a middle school auditorium to accommodate the 
crowd. By our estimate, over 400 people attended the supervisor meeting. Subsequent 
meetings since then have continued to be highly attended.  

What became apparent to us very quickly was that many, if not most, of the people 
speaking in our meetings were not residents of Uwchlan Township, but were residents 
of Upper Uwchlan and West Pikeland. Residents of these neighboring townships were 
very aware that the location of the proposed Lionville Trade Center would directly 
impact their lives and properties. While it was pointed out that they could talk to their 
own representatives, it is clear that the power for a neighboring municipality to intervene 
in another municipality’s development processes is very limited. 

I use these two examples to show the need to revise the Municipal Planning Code to 
allow for some intervention from the neighboring municipalities to have their concerns 
considered and addressed by the host municipality. Large developments have large 
impacts, which don’t recognize or respect township borders. We have to have a flexible, 
fair approach that allows for the entire affected community to have representation during 
the review of these large, regionally significant plans. I support the many of the 
concepts of the HB 782 and hope that the legislature will move forward on this as 
quickly as possible. 

 

 


