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PRESENTATION 
OUTLINE

Introduction

Primary Objectives

Sources

Exist ing Conditions & 
Trends of  Key Sectors

Recommendations

Three Site Studies
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INTRODUCTION

During the Spring 
2022 semester, a team 
of fifteen students in 
the West Chester 
University planning 
program worked as a 
team to investigate key 
challenges and 
develop planning 
strategies to support 
the redevelopment of  
the Exton Crossroads. 
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BACKGROUND 
RESEARCH

Field Visit

Review of  Key Planning 
Documents

Key Person Interviews

Research Best Practices 
for Town Center 
Development
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PLANNING DOCUMENTS 
REVIEWED

• Draft Land Use Plan for West Whiteland Township (2022)
• Bicycle and Pedestrian Plan for West Whiteland Township 

(2019)
• Lincoln Highway and Whitford Road Corridors Plan (2015)
• West Whiteland Township Comprehensive Plan (1994)
• ULI: The Crossroads: Developing a Unique Town Center Identity 

(2020)
• Chester County’s Landscapes III (2019)
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KEY PERSONS 
INTERVIEWED

• Julie Bauer, Historical Commission
• Jonathan Martin, Historical Commission
• Joe McCormick, Historic Commission
• MaryFrances McGarrity, Planning Commission
• Ray McKeeman, Planning Commission
• Andy Wright, Planning Commission
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KEY CONCERNS

Walkability and connectivity

Preserving local character and existing historic resources

Varied types of businesses, with special support for local businesses

Diverse housing options

Opportunities to “live-work-play”

More green spaces and public plazas

Better place identity
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RESPECT 
DEMOGRAPHIC 
AND MARKET 
REALITIES

INTEGRATE 
MULTIPLE USES 
AND MIXED-USES

CREATE A 
MEMORABLE AND 
ENDURING PUBLIC 
REALM

BEST PRACTICES FOR TOWN 
CENTER DEVELOPMENT

Sources: American Planning Association, Urban Land Institute
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INVEST FOR 
SUSTAINABILITY

BALANCE 
FLEXIBILITY WITH 
A LONG-TERM 
VISION

CONNECT TO THE 
COMMUNITY

BEST PRACTICES FOR TOWN 
CENTER DEVELOPMENT

Sources: American Planning Association, Urban Land Institute



“
”

The Crossroads can develop a unique 
sense of place, with desirable 
amenities, characterized by its 

historical assets and open space. 
ULI Crossroads Study
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Study Area
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Overa l l  
S tudy  Area  
and  S i t es
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KEY SECTORS 
STUDIED

• Population and Economy
• Transportation and Circulation
• Natural, Historic, and Community Resources
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GUIDING PRINCIPLES FOR THE 
REDEVELOPMENT PLAN

Activate Landscapes 
for Resilience and 

Health

Create a Sense of 
Place and Community

Lean into a Changing 
Suburban Demographic

Reimagine Mobility Build on exiting Mixed 
Use Strategy



Demographics
P ro f i l e  &  Tr e n d s



Key Demographic Indicators

Total Population: 19,632

Total Households: 6,935 (2019)

People Per Household: 2.65

Bachelor's Degree or Higher (over 25): 
61.4%

Total Population 65+: 13.3%

Persons under 18: 24%

Racial/Ethnic Composition

White
Black or African American
Asian
Hispanic
Two or more races 18



Population Pyramid 2020
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DRIVERS OF HOUSING 
DEMAND

• Baby Boomers 
are Aging

• Millennials are 
getting older

• Both groups 
want smaller 
houses



Economic Overview
L a b o r  Fo r c e ,  E x i s t i n g  B u s i n e s s ,  

M a r ke t  Po t e n t i a l



Economic Catchment Area: 
15-Minute Drive Time from Crossroads
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Major Employers (500 employees or more) 
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Exton Crossroads Retail Market Potential:  
Primary and Secondary Retail Markets 

5-minute Drive 
Time

15-minute 
Drive Time
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RETAIL MARKET POTENTIAL: 
“LEAKAGE” IN 5-MIN RADIUS

INDUSTRY RETAIL GAP NUMBER OF BUSINESSES

Drinking Places (Bars) $1,769,229 2

Electronic Stores $1,311,316 1

Lawn & Garden Equipment $1,111,392 1
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RETAIL MARKET POTENTIAL: 
“LEAKAGE” IN 15-MIN RADIUS

INDUSTRY RETAIL GAP NUMBER OF BUSINESSES

Restaurants/Other Eating Places $61,473,286 484

Drinking Places (Bars) $20,031,228 13

Jewelry, Luggage, Leather Goods 
Stores

$16,727,211 26

Shoe Stores $6,523,265 19

Clothing Stores $3,149,476 119



RECOMMENDATIONS
● Consider additional housing development, especially multi-family (apartments and 

condominiums) and townhouses; consider workforce housing for service workers.
● Consider new office development, including shared office space, to support live-

work-play synergies.
● Identify experiential retail opportunities for greater engagement (personal 

services, health and fitness, theaters, galleries, restaurants). 
● Target areas of greatest leakage and resident demand, including Restaurants and 

Bars and Fitness and Recreation uses, with special support for local businesses.
● Support flexible retail, including seasonal, pop-up stores, and farmers’ markets.
● Organize community events to support local retailers.
● Target investment in the public realm, including sidewalks and plazas, in partnership 

with retailers.
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Transportation & Circulation



WALKABILITY: 
A PRIORITY

• 82% of respondents walk for 
recreation or exercise

• Respondents generally 
support connectivity and 
sidewalk improvements to 
key destinations in the Exton 
Crossroads
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Study Sites

Northern Gateway

Whiteland Town Center

Exton East

31

Exton Train Station



32

WALKABILITY 
FROM EXTON
TRAIN STATION 
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Pedestrian Infrastructure: Existing Improvements

Crosswalk Buttons

Bus Stop Shelter Bricked Pedestrian Crossing
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3.1 Miles of 
Completed 

Trails

0.97 Miles of 
Proposed 

Trails

16 pedestrian 
signals (in 

WWT)

14,006 ft of 
sidewalks

24 Septa Bus 
Stops Pedestrian 

Infrastructure 
in the Site 

Area

34
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Rethink Parking Lots for 
Sustainability
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Rethink Parking Lots for Green 
and Usable Space
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RECOMMENDATIONS
● Develop a capital improvement plan for the continued investment and maintenance of 

pedestrian and biking infrastructure.
● Identify key crossings across Rt. 100 and Business Rt. 30; explore the feasibility of an 

elevated crosswalk across Rt. 100 to connect Whiteland Town Center and Exton 
Square Mall.

● Explore the feasibility of a Crossroads shuttle to connect key destinations. 
● Incorporate appropriate signage and signals that can be broadly understood by 

pedestrians, bikers and motorists.
● Prioritize pedestrian safety and ADA compliance.
● Explore the feasibility of a Business Improvement District (BID) to help fund 

improvements and services.
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Natural, Historic, & 
Community Features

39



40



Use Green Infrastructure strategies for 
stormwater management to improve flood 
control and water quality

41



Add shade by increasing tree cover.
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Incorporate 
public/community spaces

• Incorporating open/green community space 
can be done on small and large scales.
• The West Whiteland Comprehensive Plan has 
called for a Community Center in the TC district 
since 1994.
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Leverage the historic assets of the 
Crossroads with recognition 
through signage and wayfinding.

44
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Create a Sense of Place for 
the Exton Crossroads

M o r e  t h a n  j u s t  a  z i p  c o d e
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Incorporate Gateway and hierarchy of Signs as part of 
a larger wayfinding and placemaking strategy
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Recommendations

● Continue implementation of green infrastructure to manage stormwater, 
improve water quality, and promote additional greening.

● Promote investment in public spaces and greening throughout the Crossroads.
● Continue investment in street trees along streets and sidewalks.
● Continue adaptive reuse of historic resources, build on successes; consider the 

development of a historic or heritage trail.
● Explore the feasibility of a new senior center and/or community center, 

possibly a local museum.
● Develop a comprehensive wayfinding program. 
● Build on natural and historic features in creating a “Place Brand”; consider 

hiring Place Branding consultant. 
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Project Sites
D e ve l o p m e n t  C o n c e p t s  u s i n g  

A r c G I S  U r b a n
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EASTERN GATEWAY
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Eastern Gateway Existing 
Conditions
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Exton East Proposed New Development



Exton East Proposed Development “Indicators”
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WHITELAND 
TOWN CENTER
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Whiteland Town Center Proposed Redevelopment



Whiteland Town Center Redevelopment “Indicators”
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NORTHERN 
GATEWAY
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Northern Gateway New Development Indicators
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THANK YOU!

• West Chester University

• Planning Studio Spring 2022

• Please contact:

• Dottie Ives Dewey, Ph.D., AICP, PP

• divesdewey@wcupa.edu

mailto:divesdewey@wcupa.edu
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