WEST WHITELAND TOWNSHIP
Planning Commission
Agenda
Tuesday, May 18, 2021
7:00 P.M.

This Meeting will be held by teleconference via Zoom.
CALL TO ORDER
REVIEW OF MEETING MINUTES
1. Approval of Meeting Minutes: May 4, 2021
PUBLIC COMMENT/CONCERNS/QUESTIONS
PLANS
OLD BUSINESS
1. Revisions to Plan Submission Requirements SD/LD & Zoning Ordinances
ANNOUNCEMENTS
ADJOURNMENT
Next Meeting: June 1, 2021
Directions to access the Zoom Meeting

Click this link to register:
https://us02web.zoom.us/meeting/register/tZAvdu6grTIuHNBfKDEThYmvH4yzImM3z6Nf
Option by Phone:
Register and use your phone and call +1-646-558-8656. When asked, enter the Meeting and
Password.
Virtual Meeting Etiquette
Zoom Instructions

MEMORANDUM
DATE: May 14, 2021

West Whiteland

TO: Planning Commission
FROM: John R. Weller, AICP
Director of Planning and Zoning
SUBJECT: Review process
Amendments to the Subdivision and Land
Development Ordinance and the Zoning
Ordinance

Background
At the meetings on February 16, March 2, March 16, and May 4, 2021 we reviewed the
Township regulations that address the plan review and approval process. The memo dated
February 12, 2021 provided background on the basis of the Township’s authority, including a
summary of the provisions of our Subdivision and Land Development Ordinance (“S/LDO”) and
Zoning Ordinance that have to do with this process. We also explained why we’re doing this:
•

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

•

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

As of our meeting of May 4, 2021, we have now discussed changes to all process-related
provisions of our regulations at least once. If you’re keeping count, that’s Articles II, III, IV,
and V of the S/LDO and portions of Articles IX and XVI of the Zoning Ordinance.
For Tonight
I have provided copies of the following articles, all of which reflect changes that were agreed
to at one of our previous meetings. Please note that the redlining indicates new changes:
changes that appeared in the prior draft that you agreed to are shown as plain text in these
new versions.
•

S/LDO Article II: Procedure for Development Plans – Reflects our decision to provide
for “preliminary/final” plans in lieu of separate preliminary and final plans. As
discussed, we still retain provisions to allow for preliminary approval of a plan, as that
is required by the State legislation.

•

S/LDO Article III: Plan Requirements – When we reviewed the first draft of this Article,
we had already agreed to replace the requirement for separate preliminary and final
plans with a preliminary/final plan, so the redlining here is less extensive than what
we saw last time. The Commission made several comments during that first review,
which are indicated by the redlining in the version provided here. Note that redlining
indicates NEW text while the yellow highlighting indicates text that you’ve seen
before that has been re-formatted in the interest of clarity and legibility.

•

S/LDO Article IV: Subdivision and Land Development Design Standards – Since our
previous discussion, Staff has contacted our consultants regarding the provisions
pertinent to their areas of expertise. The redlining on the current version reflects
your comments from our earlier discussion as well as recommendations from the
Director of Public Works (§§281-23 thru 281-31) and our lighting consultant (§281-48).
We have not requested any review by our landscaping consultant, since they provided
extensive guidance when we revised those sections a couple years ago.

•

Zoning Article IX: Common Regulations – This is the Article that requires impact
studies for larger projects. At our prior discussion, we agreed that these studies
should be required during conditional use review instead of being part of the land
development plan submission, so those sections have been relocated to Article XX of
the Zoning Ordinance (see below). The excerpt of Article IX included here addresses
only traffic impact studies (for reasons I will explain at the meeting). Due to the
extent of the revisions, I’ve included a “clean” version of the proposed text as well as
the redline version. Our traffic consultant has advised that they have some further
recommendations for our consideration, which we may have in time for the meeting.

•

Zoning Article XX: Administration – This is the part of the Ordinance that sets forth
the conditional use process, so it’s the new home for the impact study requirements.
This section isn’t quite finished yet (still working on the bit about the Environment and
Sustainability Study), but I wanted you to see how it looks so far and give you a chance
to comment further. Also, our historic preservation consultant has provided comments
regarding our historic resource impact study, which will result in changes to Article XVI
of the Zoning Ordinance.

Next Steps
If we get through all of these provisions tonight, then all that’s left is consideration of further
changes to the traffic impact study requirements, review of changes to the historic resource
impact study requirements, and the requirements for the Environment and Sustainability
Study. Once everything is to your satisfaction, we will ask the Township Solicitor for
comments prior to your making any recommendation to the Board of Supervisors.
Attachments
1.
2.
3.
4.
5.
6.

Proposed
Proposed
Proposed
Proposed
Proposed
Proposed

revisions
revisions
revisions
revisions
revisions
revisions

to
to
to
to
to
to

S/LDO Article II (redline version), dated May 18, 2021.
S/LDO Article III (redline version), dated May 18, 2021.
S/LDO Article IV (redline version), dated May 18, 2021.
portion of Zoning Article IX (reline version), dated May 18, 2021.
portion of Zoning Article IX (clean version), dated May 18, 2021.
portion of Zoning Article XX (redline version), date May 18, 2021.
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Article II
PROCEDURE FOR DEVELOPMENT PLANS
§281-6: Application
No subdivision or land development of any lot, tract, or parcel of land shall be made and no sewer,
water main, or other improvements in connection therewith shall be laid out, constructed, opened, or
dedicated for public use or travel or for the common use of occupants of buildings abutting thereon,
except in accordance with the provisions of this chapter and the Pennsylvania Municipalities Planning
Code, as amended,. 1 which is hereafter referred to as the Act.
§281-7: General
The following plan types are hereby established and made subject to the provisions of this Chapter:
A.

Sketch plans.

B.

Preliminary/final plans.

C.

Final plans.

§281-8: Submission process
A.

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

B.

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

C.

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

§281-9: Submission and review of sketch plans
A.

1
2

Sketch plan submission and review is an optional step in the subdivision and land development
process whereby an applicant may have informal discussion with the Township Planning
Commission regarding a project. Submission of a sketch plan is at the discretion of the
applicant and does not constitute formal filing of a plan. As such, a sketch plan review is not
subject to the time limitations imposed by the Act 2 on consideration of formal preliminary and
final subdivision and land development plans submissions as hereinafter provided.

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

Formatted: Font: Arial Black

1

Meeting of May 18, 2021

B.

Applicants desiring a sketch plan review shall complete the appropriate Application Form
provided by the Township for this purpose and shall submit the said form along with copies of
the plan drawing and supporting documentation as directed by the form or by Township Staff.
Upon determining that the application is complete, Township Staff shall place the sketch plan
review on the agenda of a public meeting of the Township Planning Commission and shall
advise the applicant as to the date of said meeting.

C.

Review by the Township Planning Commission.

D.

(1)

Written comments by Township Staff and Township consultants concerning the sketch
plan that are provided to the Commission in advance of the public meeting shall also be
provided to the applicant.

(2)

Since the review is an informal discussion, the Commission may address concerns such
as general design principals, neighborhood compatibility, possible community impact
across a variety of parameters, aesthetics, and other aspects that are not necessarily
matters of compliance with any Township plan, ordinance, or regulation.

(3)

Written and verbal comments made in the course of a sketch plan review are advisory
and are not binding upon the Township or any Township agency, but the Commission
shall act in good faith to provide the applicant with a clear understanding of Township
concerns and preferences.

(4)

The Commission may, but need not, consider the extent to which the sketch plan
complies with existing regulations. If the sketch plan proposes improvements or uses
that are not fully compliant with applicable regulations, the Commission may advise as
to whether they would support the amendments, waivers, or variances needed to allow
the said improvements or uses; however, such advisement shall not be binding upon
the Commission or the Township generally, and the lack of discussion on the matter of
compliance shall not be interpreted as Commission support for any amendment,
waiver, or variance.

(5)

Due to the informal nature of the review, the Commission is not required to pass a
motion or to take any other official action regarding the sketch plan.

Review by the Board of Supervisors.
Review by the Board of Supervisors is at the sole discretion of that Board.

§281-10: Submission and review of preliminary/final plans
A.

Submission of a preliminary/final plan is the first required step in the land development
process. Applications for preliminary/final plan review shall be submitted as set forth in §2818 hereabove.

B.

All preliminary/final plans for land development plans shall be reviewed by the Planning
Commission. If the plan proposes subdivision of or development ofupon a parcel where any
property line thereof is three hundred (300) feet or less from the exterior walls of a historic
structure shown on the Township Historic Resources Map, then the plan shall also be reviewed
by the Historical Commission. The Planning Commission and the Historical Commission are
advisory to the Board. The authority to approve a preliminary/final plan, to waive any
provisions of this Chapter, and to attach any conditions to approval of a plan rests solely with
the Board.
Formatted: Font: Arial Black
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C.

Upon determining that an application is complete, Township Staff shall:
(1)

Place review of the preliminary plan on an agenda of a public meeting of the Planning
Commission and shall advise the applicant as to the date of said meeting.

(2)

If Historical Commission review is required pursuant to §281-10.B hereabove, then
Township Staff shall also place the review of the preliminary plan on an agenda of a
public meeting of the Historical Commission and shall advise the applicant as to the
date of said meeting. The Planning Commission and the Historical Commission are peer
agencies, advisory to the Board; as such, neither takes precedence over the other in
the order of review.

(3)

Distribute copies of the plan and any supporting information as may be required to the
Township Engineer and other consultants duly appointed by the Board as well as to
pertinent Township departments for their review.

(4)

(a)

Such reviews shall advise as to the extent to which the plan complies with
Township ordinances and plans as well as accepted standards and principles of
the reviewer’s area of expertise.

(b)

The Township Engineer, other consultants, and representatives of other
Township departments may communicate with the applicant when necessary to
clarify the plan and other information provided by the applicant.

(c)

Reviews shall be in writing to the Township, but it and shall be understood that
they become public documents upon Township receipt.

Provide a copy of the plan and pertinent supporting information to the Chester County
Planning Commission for their review, as required by the Act.

D.

The Planning Commission shall examine the plan with particular emphasis on determining the
suitability of the plan for the development of the land and its relationship to the harmonious
extension of streets and utilities, arrangement and density of housing or other uses, and
compatibility of the plan with the Township Comprehensive Plan. In the review of land
development plans, the Planning Commission shall consider the comments of the Township
Engineer, the Township’s consultants and Staff, and the Chester County Planning Commission;
the Commission shall also be concerned with the adequacy of parking, surface and storm
drainage, access, and landscaping and other related design standards.

E.

Upon completion of their review, the Planning Commission shall pass a motion at a public
meeting advising the Board of their conclusions; such motion may recommend approval,
approval with conditions, or denial of approval of the plan. If the recommendation is for
approval or approval with conditions, the motion shall clearly state whether preliminary or
final approval is recommended.
(1)

Any recommended conditions of preliminary or final approval shall be included in the
motion.

(2)

If the Planning Commission moves to recommend that the Board deny approval of the
plan, the motion shall include the reasons for such denial, noting specific points of noncompliance with applicable Township Ordinances.

(3)

Township Staff shall provide a written copy of the Planning Commission motion to the
Board prior to the public meeting at which the Board reviews the plan.
Formatted: Font: Arial Black
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F.

The Board may, before acting on the subdivision or land development plan, arrange for a public
hearing thereon subject to public notice.

G.

In acting on the preliminary subdivision or land development plan the Board shall review the
plan, the motionrecommendation of the Planning Commission, and comments from public
hearings, if any. The Board may also review the comments of the Township Engineer, the
Chester County Planning Commission, and any or all of the other entities from which reviews
were requested.
(1)

Board approval of a preliminary plan, whether preliminary or final, may be subject to
changes of or modifications to the plan as well as other conditions. The applicant shall
indicate acceptance or rejection of those conditions in writing to the Board within
ten10 days of the date of the written notification of approval from the Board. The
Board’s approval shall be rescinded automatically upon the applicant’s failure to
accept or reject such conditions within 10ten days.

(2)

The Board’s motion to approve or to approve with conditions shall clearly indicate
whether the action is for preliminary or final approval.

(23)

The Board may deny approval of a preliminary plan only when that plan fails to comply
with applicable provisions of this Ordinance or other Township Ordinances or
regulations, and the motion to deny approval shall cite such provisions.

Unless an extension is granted in writing by the applicant, the Board shall act to approve,
approve with conditions, or to deny approval of the plan within 90ninety days following the
date of the regularly scheduled meeting of the Township Planning Commission next following
the date that the complete application has been filed with the Township, render its decision
and shall communicate itsuch action to the applicant. Should said next regularly scheduled
meeting occur more than 30thirty days following the filing of the application, said ninety-day
period shall be measured from the thirtieth day following the day the application was filed.
The Township shall inform the applicant in writing of the Board’s action within 15fifteen days
of the said action.
H.

The initial official plan submission to the Township for a land development shall be deemed a
preliminary plan. However, if the Board is satisfied that theFinal approval may – but need not –
be preceded by preliminary approval. The Board shall grant final approval of a plan only when
the plan and supporting data comply with the requirements for a final planapproval as set forth
in Article III; however, the Board may grant preliminary approval at the request of the
applicant, even if the requirements for final approval have been satisfied, at its discretion,
grant final plan approval to a preliminary plan.

I.

Final approvals shall be subject to the provisions of §281-11.E and F, herebelow.

§281-11: Submission and review of final plans for final approval
A.

Within one year after the Board’s action on the preliminary plan, a finalWhere the Board has
given preliminary approval to a plan, a plan and necessaryall supporting data shall be
submitted to the Board required by Article III for final approval shall be submitted to the
Township within one year of the Board’s motion granting preliminary approval, unless the
Board has agreed to ; provided, however, that an extension of time may be granted by the
Board upon written request from the applicant or their successor in interest. Otherwise, the
preliminary approval shall be void along with all waivers and conditions attached to such
approval, and any plan submitted thereafter shall be considered as a new preliminary plan.
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B.

The final plan for subdivision or land developmentfinal approval shall conform in all important
respects with the preliminary plan granted preliminary approval as approved by the Board,
except that:
(1)

It shall incorporate modifications and revisions specified by the Board in its preliminary
approval of the preliminary plan.

(2)

A stage or phase of an approved preliminarya plan with preliminary approval or the
entirety approved preliminaryof such plan may be submitted for final plan approval,
consistent with Section 508(4) of the ActPennsylvania Municipalities Planning Code, as
amended. 3

(3)

It shall incorporate any variances or special exceptions obtained from the Zoning
Hearing Board and conditional uses granted by the Board.

C.

Applications for final plan reviewapproval shall be submitted as set forth in §281-8 hereabove.

D.

The review and approval process for plans submitted for final approval shall be the same as for
preliminary/final plans, as described above in §281-10, sub-sections B through G.All final plans
for land development shall be reviewed by the Planning Commission. If the plan proposes
development of a parcel where any property line thereof is three hundred (300) feet or less
from the exterior walls of a historic structure shown on the Township Historic Resources Map,
then the plan shall also be reviewed by the Historical Commission. The Planning Commission
and the Historical Commission are advisory to the Board. The authority to approve a final plan,
to waive any provisions of this Chapter, and to attach any conditions to approval of a plan rests
solely with the Board.

E.

Upon determining that an application is complete, Township Staff shall:

(1)

Place review of the final plan on an agenda of a public meeting of the Planning Commission and
shall advise the applicant as to the date of said meeting.

(2)

If Historical Commission review is required pursuant to §281-10.B hereabove, then Township
Staff shall also place the review of the final plan on an agenda of a public meeting of the
Historical Commission and shall advise the applicant as to the date of said meeting. The
Planning Commission and the Historical Commission are peer agencies, advisory to the Board;
as such, neither takes precedence over the other in the order of review.

(3)

Distribute copies of the plan and any supporting information as may be required to the
Township Engineer and other consultants duly appointed by the Board as well as to pertinent
Township departments for their review.

(a)

Such reviews shall advise as to the extent to which the plan complies with Township ordinances
and plans as well as accepted standards and principles of the reviewer’s area of expertise.

(b)

The Township Engineer, other consultants, and representatives of other Township departments
may communicate with the applicant when necessary to clarify the plan and other information
provided by the applicant.

(c)

Reviews shall be in writing to the Township, but it shall be understood that they become public
documents upon Township receipt.

3
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(4)

Provide a copy of the plan and pertinent supporting information to the Chester County Planning
Commission for their review, as required by the Act.

F.

The Planning Commission shall review the plan, considering the comments of the Township’s
consultants and Staff and of the Chester County Planning Commission. Upon completion of
their review, the Planning Commission shall pass a motion at a public meeting advising the
Board of their conclusions; such motion may recommend approval, approval with conditions, or
denial of approval of the plan.

(1)

Any recommended conditions of approval shall be included in the motion.

(2)

If the Planning Commission moves to recommend that the Board deny approval of the plan, the
motion shall include the reasons for such denial, noting specific points of non-compliance with
applicable Township Ordinances.

(3)

Township Staff shall provide a written copy of the Planning Commission motion to the Board
prior to the public meeting at which the Board reviews the plan.

G.

Final plan approval.

(1)

Upon receipt of the Planning Commission’s recommendation, the Board shall review the final
plan at a scheduled public meeting or at a special meeting for that purpose and shall act to
approve, to approve with conditions, or to deny approval of the plan. Whenever plan approval
is denied, the reason for such denial shall be stated in writing. Unless an extension is granted
in writing by the applicant, the Board shall take such action within 90 days following the date
of the regularly scheduled meeting of the Township Planning Commission next following the
date the application is filed with the Township, render its decision and communicate it to the
applicant. Should said next regularly scheduled meeting occur more than 30 days following the
filing of the application, said ninety-day period shall be measured from the thirtieth day
following the day the application was filed. The Township shall inform the applicant in writing
of the Board’s action within 15 days of said action.

(2)

When the Board approves a final plan subject to conditions, the applicant shall provide written
acceptance of those conditions to the Township within 10 days of the date of written
notification from the Township. If such acceptance is not provided, the approval is
automatically rescinded.

EH.

Approval of a final plan Final approval shall be subject to the provisions of Article V,
Construction and Acceptance of Public, Private and Quasi-Public Improvements, including but
not limited to the requirement to execute an escrow agreement (or provide other financial
security acceptable to the Township) and a developer agreement; where the applicant will be
providing permanent stormwater management facilities, the Township may further require
execution of a stormwater management facilities maintenance agreement, and where
landscaping is to be provided in order to fulfill the requirements of this Chapter the Township
may require execution of a landscaping restrictive covenant. Furthermore, the applicant shall
agree, if requested, to tender a deed of dedication to the Township for such streets and other
facilities, including easements, for sanitary sewers, water lines, storm sewers, and
improvements thereto including street paving, curbs, sidewalks, shade trees, water mains, fire
hydrants, sanitary and storm sewers, manholes, inlets, pumping stations, and other
appurtenances constructed provided as public improvements and required for the public
welfare, after all streets, curbs, sidewalks and sewers such facilities are completed and such
completion is certified as satisfactory by the Township Engineer. The Board may require that
the applicant supply a title insurance certificate from a reputable company before any
property is accepted by the Township.
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FI.

After final approval of the land development plan, the plan shall be recorded in the office of
the Recorder of Deeds of Chester County in accordance with the requirements of that office.
At least one copy of the recorded plan shall be returned to the Township not more than fifteen
15 days after recording. [Amended 3-10-2004 by Ord. No. 310]

§281-12: Water and sewer system construction
No water system or sewer system including extensions to existing or proposed Township systems or new
systems employing sewage treatment plants shall be constructed prior to the issuance of appropriate
permits from the Pennsylvania Department of Environmental Protection or from federal or local
agencies as required. Approval shall also be required from the applicable operating authority.
§281-13: Building permits [Amended 3-10-2004 by Ord. No. 310]
No application for a building permit under Chapter 325, Zoning, shall be submitted and no building
permit under Chapter 325, Zoning, shall be issued for any building in any land development, and no
building shall be erected in any land development and no work shall be done on any building in any
land development until the final plans for the land development have been finally approved in
accordance with the provisions of this chapter and a zoning permit has been issued by the Zoning
Officer.
§281-14: Time limitation of plans
If no improvements are constructed in accordance with an finally approved final plan within five years
afterof the date of such the preliminary plan approval by the Board, said approval shall be null and
void unless an extension is granted by the Board, said approval shall be null and void. Where the final
approval was preceded by a preliminary approval, the said five-year period shall be measured from the
date of preliminary approval or of preliminary plan approval.
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Article III
PLAN REQUIREMENTS
§281-15: Sketch plan
A.

A sketch plan may be submitted as a basis for discussion with the Planning Commission as to
the intended use and design of a proposed land development.

B.

Information provided on a sketch plan is at the discretion of the applicant; however, to obtain
maximum benefit, it is suggested that a sketch plan include the following information:

1

(1)

Name of the subdivision or land development.

(2)

Date of the plan.

(3)

Tract boundaries.

(4)

Sketch or map showing the location of the tract in relation to adjacent properties and
existing streets.

(5)

Approximate plan scale.

(6)

North point.

(7)

Streets, easements, rights-of-way, and public lands on and adjacent to the tract,
properly named and identified.

(8)

Portions of the tract underlain by carbonate geology, as delineated on the Carbonate
Area District Map within Chapter 325, Zoning. 1

(9)

Contour lines, at plan scale.

(10)

Approximate areas of prohibitive and precautionary slopes, as defined in Chapter 325,
Zoning.

(11)

Approximate location of one-hundred-year floodplains and wetlands.

(12)

Historic resources identified on the Township’s Historic Resources Map.

(13)

Buildings, tree masses, quarries, and other physical and topographical features on the
tract. [Amended 3-21-1995 by Ord. No. 234]

(14)

Proposed general street layout.

(15)

Proposed general lot layout.

(16)

In the case of land development plans, proposed general layout including building
locations, parking lots (with number of spaces provided), loading areas, access drives,
and open spaces.

Editor’s Note: Exhibit 1, Environmental Features, of the Zoning Map includes the Carbonate Area District and is
included at the end of Ch. 325, Zoning.
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C.

(17)

Tract area.

(18)

Number and type of dwelling units.

(19)

Size and intended use of open spaces.

Where the sketch plans propose land development of only a portion of the applicant’s or record
holder’s entire property, the Planning Commission may request a drawing showing the
remainder of that property, including proposed streets and lots for such remainder.

§281-16: Preliminary/final plan
The Township generally prefers that applicants for land development seek final approval with the first
official submission of a project. However, the Township recognizes that some applicants may prefer to
secure preliminary approval first, particularly for large or multi-phase projects. As required by §503(1)
of the Act, the Township provides for preliminary approvals as described above in Article II; however,
the information required for preliminary approval is substantially the same as that required for final
approval. Applications for preliminary or final approval of a land development shall include the
following as a minimum, except that items noted as not required for preliminary approval are required
only if the applicant is seeking final approval.
A.

B.

2

Plan drawings.
(1)

Plans shall be clearly and legibly drawn to a scale of one inch equals not more than one
hundred feet. The judicious use of color is encouraged in the interest of clarifying the
information presented.

(2)

Hard copies of plan drawings shall be on sheets measuring twenty-two inches by thirtyfour inches, twenty-four inches by thirty-six inches, or thirty-six inches by forty-two
inches. Where necessary due to the size of the project:
(a)

plans shall be on multiple sheets, accompanied by a key diagram showing
relative location of the sheets;

(b)

all sheets shall be the same size; and

(c)

the cover sheet shall include a table of contents or sheet index indicating the
topic of each sheet.

(3)

Plans shall also be provided to the Township in an electronic format; acceptable
format(s) shall be determined by Township Staff.

(4)

Plans and surveys shall be prepared in accordance with the Professional Engineers
Registration Law. 2

Plan drawings shall include the following plan-related information, as a minimum.
(1)

Name of the project.

(2)

Name, legal address, and contact information for the applicant.

Editor’s Note: See 63 P.S. §151.
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C.

(3)

If the applicant is not the owner of the entire subject tract, the name, legal address,
and contact information for the landowner or other landowner(s) shall also be shown.
The limits of each landowner’s interest shall be clearly shown.

(4)

Name, address, seal, and signature of the engineer, architect, landscape architect, or
surveyor who prepared the plan.

(5)

Date of the plan and date of all plan revisions.

(6)

North point.

(7)

Scale in graphic form.

(8)

A location map using aerial photography or satellite imagery (such as GoogleMaps)
highlighting the subject tract and showing the area within five hundred feet of the
tract boundary. The size and scale of the location map is at the discretion of the
applicant but shall be sufficient to show the subject tract and surrounding properties
clearly and legibly; adjacent roads and prominent nearby features shall be clearly
labelled to facilitate identification of the tract.

(9)

Certification by the engineer or land surveyor who prepared the plan stating that the
plans are in conformity with applicable Township ordinances and regulations. For any
aspects of non-conformity, the plan shall include a list of waivers, variances, or any
other form of relief needed to allow the plan as submitted. The applicant will note
that such listing does not guarantee that the relief will be granted, and it is still
incumbent upon the applicant to formally request such relief according to the
provisions of the pertinent Chapter of the Township Code of Ordinances.

(10)

The following is required if the applicant is seeking final approval.
(a)

An affidavit of ownership by the landowner(s) of the subject tract.

(b)

Where the project has been reviewed and approved as a conditional use, all
conditions of such approval shall be listed. Similarly, where the Zoning Hearing
Board has granted Zoning relief for one or more aspects of the project, the
date of their action shall be noted along with all conditions as may have been
required by the said board.

(c)

Space for the signatures of all three members of the Board of Supervisors.

(d)

Space for the signature of the Chair of the Planning Commission or their
representative.

(e)

Space for endorsement of the Chester County Planning Commission.

(f)

Space for acknowledgment by the Chester County Recorder of Deeds.

Existing conditions of the subject tract.
(1)

Tract boundaries showing bearings and distances and source of data.

(2)

Net and gross lot area as those terms are defined in Article II of the entire subject
property in square feet.
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(3)

The tax parcel number of the tract. Where the subject tract consists of multiple lots,
the property lines of each such lot shall be shown, along with bearings and distances,
and the tax parcel numbers for all lots comprising the tract.

(4)

The zoning applicable to the tract to be developed along with all zoning district
boundaries that traverse the tract. Required and proposed area and bulk regulations
shall be provided in tabular form.

(5)

Building setback lines.

(6)

Actual contours established by field survey with a contour interval of not more than
two feet and the datum to which elevations refer. Datum shall refer to known,
established elevations (e.g., mean sea level).

(7)

All existing buildings, towers, sewers, water mains, culverts, underground gas and
petroleum product pipelines, fire hydrants, railroad tracks, wells, underground tanks,
on-site sewage disposal systems, and other significant man-made features on the tract.

(8)

The location and dimensions of existing easements, rights-of-way, public lands
including trails in public use, monuments, and other similar features. If the plan
proposes a street, driveway, or other improvement within a portion of a utility right-ofway or proposes the relocation of an existing utility line, the applicant shall provide to
the Township a letter from the appropriate utility company giving permission to locate
within the right-of-way or relocate the existing line.

(9)

All existing streets within and immediately adjacent to the subject tract, including
name, route number, right-of-way width, and cartway width.

(10)

The names of the owners of all abutting lands.

(11)

Existing natural features of the tract including, but not limited to:
(a)

Woodland areas, including individual mature trees with a DBH of six inches or
more outside of woodland areas; the species and size of such trees shall also be
shown.

(b)

Watercourses.

(c)

Areas of carbonate geology. Where development activity is proposed within
the Carbonate Area District as defined by Article XV of Chapter 325, Zoning,
the plan shall include the information by that Article.

(d)

Wetlands.

(e)

Areas of prohibitive and precautionary slopes.

(f)

Special Flood Hazard Areas, including floodways and areas of 1% annual chance
of flood (aka, the 100-year floodplain) as established by the limits of Zone A
and Zone AE of the current Flood Insurance Rate Map provided by the Federal
Emergency Management Agency.
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(12)

(13)

Historical and archaeological features.
(a)

All historic resources shown on the Township’s Historic Resources Map and
other significant historical or archaeological features which are located upon or
within 100 feet of the tract shall be shown.

(b)

To determine if significant historical or archaeologic features are located
within the tract or within 100 feet of the tract, the Township shall compare the
tract location to the archaeological features sensitivity maps prepared by the
Bureau for Historic Preservation and to the Historic Resources Map in Chapter
325, Zoning. If the tract is in an area of high or medium probability for the
presence of archaeological features or sites or if a historic resource is present,
the applicant must contact the Bureau for Historic Preservation and must
comply with the Bureau’s recommendations regarding said resource(s).
Written documentation of the Bureau’s recommendations shall be provided to
the Township and to the Historical Commission.

The following is required if the applicant is seeking final approval.
(a)

D.

Source of title.

Proposed conditions. All proposed conditions shall conform to the applicable standards and
requirements of this Chapter; of Chapter 325, Zoning; and all other Township, State, and
Federal regulations.
(1)

(2)

Proposed lots and streets.
(a)

Proposed lot and street lines, including sufficient data to determine readily the
location, bearing, and length of every such line and to produce them upon the
ground; such data shall, as a minimum, include the bearing and length of all
straight lines and the radius, arc length, and central angle for curved lines.

(b)

The net and gross lot area of each proposed lot in square feet.

(c)

The location of permanent boundary reference monuments and markers.

(d)

Building setback lines.

(e)

Each proposed lot shall be numbered or otherwise provided with a unique
identifier for ease of reference during discussion and in review letters and
memoranda.

Proposed buildings.
(a)

Existing buildings to be wholly or partially removed shall be clearly identified
as such.

(b)

The footprint of all proposed buildings shall be shown along with the size of the
footprint in square feet.

(c)

Elevation of the first (i.e., ground) floor and of the basement floor where a
basement is proposed.
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3

(d)

For multi-family residential buildings, non-residential buildings, and buildings
with a mix of residential and non-residential uses, the number of stories shall
be shown.

(e)

For non-residential buildings, the total floor area shall be shown. For buildings
that will accommodate both residential and non-residential uses, the total
number of dwelling units and the total floor area of the non-residential portion
shall be shown.

(f)

Where a plan proposes multiple lots to be developed with single-family
detached dwellings, the proposed dwellings may be indicated by rectangles
that approximate the area of the anticipated building footprints; the exact
configuration of the footprint need not be shown.

(g)

Where more than one building is proposed on a single proposed lot, each
proposed building shall be numbered or otherwise provided with a unique
identifier for ease of reference during discussion and in review letters and
memoranda,

(3)

Location, size, and grades of parking lots and spaces, loading areas, and access drives,
including provisions for access and traffic control. The plan shall also include a
statement of the parking requirements for the project, calculations showing how the
requirement was determined, and a statement of how many parking spaces are being
provided.

(4)

Stormwater management facilities consistent with the provisions of Chapter 270,
Stormwater Management. The plan shall show of be accompanied by information
showing the following: 3
(a)

All existing facilities and natural systems for stormwater runoff, including the
existing capacities of existing downstream facilities and the effect of postdevelopment stormwater flows to downstream properties.

(b)

All proposed earthmoving and grading, including proposed contours for the
entire subdivision or land development, and approximate home and driveway
locations for residential subdivisions.

(c)

All proposed facilities and natural systems for stormwater runoff, including:
[1]

The location of drainage swales, detention or retention basins, nonimpervious surfaces, etc.

[2]

The size, elevations, and location of manholes, pipes, inlets, and
endwalls.

[3]

Preliminary designs of any bridges and culverts that may be required.

[4]

The associated drainage areas used in the design of all drainage
features described above in [1], [2], and [3].

[5]

Profiles of all storm sewer lines, including existing and proposed grades
along the storm sewer.

Editor’s Note: See Ch. 270, Stormwater Management.
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(5)

(6)

(7)

(d)

All proposed site stabilization, restoration, and erosion and sedimentation
control measures.

(e)

Operation and maintenance requirements and provisions for ownership and
maintenance responsibilities.

Provisions for sewage disposal.
(a)

Where off-site sewage disposal will be provided, the plan shall, as a minimum,
show the location and grade of sewer lines, pumping stations, force mains,
and, where applicable, sewage treatment plants, showing the type and degree
of treatment intended and the size, capacity and the location of treatment
facilities.

(b)

Where sewage disposal is to be provided by an on-lot facility, the applicant
shall submit a statement describing the suitability of the soil to absorb sewage
wastes. Should the Township have reasonable doubt that the soils are not able
to absorb the anticipated volume of waste, the Board may require that a
feasibility report be prepared by a registered professional engineer certifying
that the proposed quantities of waste generated within the subdivision or land
development can be adequately and properly disposed of with an on-site
sewage disposal facility.

Provisions for water supply.
(a)

Where off-site water service is anticipated, the plan shall, as a minimum, show
the size and location of water mains, fire hydrants, storage tanks, and, where
appropriate, wells or other water sources. The number and location of
proposed fire hydrants shall be subject to review by the West Whiteland
Township Fire Marshal.

(b)

Where water is to be provided by an on-site well(s), the Board may require the
applicant to provide a hydrogeologic study prepared by a qualified
hydrogeologist and consisting, as a minimum, of a map showing the location of
the proposed well(s); a description of the geologic conditions on and around
the site, including factors which would affect the groundwater recharge rate
and the degree of groundwater renovation; an analysis of site geology,
including stratigraphy, structure, and soils; an analysis of hydrogeology,
including aquifer characteristics, groundwater movement, local water use,
aquifer yield, and water quality; and an analysis of groundwater impacts,
availability of groundwater, well interference, water quality, and yield
availability. Should it be determined that the proposed use(s) would result in a
degradation of groundwater quality, or eliminate the potential groundwater
use at nearby properties, measures to prevent such adverse impacts shall be
indicated.

(c)

Where on-site water service is anticipated other than by private wells owned
and maintained by individual lot owners, the applicant shall provide evidence
satisfactory to the Board that the water supplier is or will be a certified public
utility, a bona fide cooperative association of lot owners, or a municipal
corporation, authority, or utility.

All proposed easements, rights-of-way, and any covenants applicable and/or references
thereto, including utility and maintenance easements as well as easements to extend
utilities to adjoining properties and such easements or covenants requiring
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maintenance and repair of sidewalks by the property owners abutting thereon. All such
easements, rights-of-way and covenants shall be in form capable of recordation and in
form and substance satisfactory to the Township Solicitor.
(8)

Proposed landscaping, including all information required to determine compliance with
the provisions of Article IV of this Chapter.

(9)

Proposed lighting, including an illuminance grid and other information required by
§281-48.D herebelow, the location and type of each fixture, the brightness and color
temperature of each fixture, the type and height of poles or other supporting
structure, and the plan notes required by §281-48.E herebelow; any other information
necessary to determine compliance with the provisions of §281-48 of this Chapter shall
also be provided.

(10)

Proposed streets and street extensions, including spurs to provide access to adjoining
areas, shall be shown on the plan and shall include the following information as a
minimum.
(a)

Location and configuration, including locations of permanent street and
boundary reference monuments and markers.

(b)

Right-of-way and cartway width, including sufficient data to determine readily
the location, bearing, and length of every right-of-way and cartway edge line
and to produce them upon the ground; such data shall, as a minimum, include
the bearing and length of all straight lines and the radius, arc length, and
central angle for curved lines.

(c)

Centerline radii of horizontal curves.

(d)

Clear-sight triangles at each street and driveway intersection.

(e)

Sight distances at intersections with public streets.

(f)

Profile plans, including existing and proposed center line grades, and lengths of
vertical curves.

(g)

[1]

Profile plans shall show all existing and proposed storm drainage
infrastructure, sanitary sewer lines, water lines, manholes, and inlets.

[2]

For roadways which have an elevation difference of five feet or more
across the right-of-way, profiles of both edges of the right-of-way shall
be shown.

[3]

The horizontal scale on the profile plan shall be one inch equals not
more than one hundred feet and the vertical scale shall be one inch
equals not more than ten feet; regardless of the scale, the ratio shall
be 1:10 vertical to horizontal.

Cross sections. A typical cross section of proposed streets and parking lots
construction shall be shown and shall include the following as a minimum:
[1]

Right-of-way width and the location and width of cartway within the
proposed right-of-way.

[2]

Type and thickness of materials and crown proposed.
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Type and size of curbing to be installed.

[4]

The location, width, type, and thickness of sidewalk to be installed.

[5]

The location and width of planting strips to be provided.

[6]

Typical location, size, and depth of all underground utilities to be
installed in the right-of-way where such information is available.

(h)

Traffic control signage.

(i)

Guide rail locations.

(j)

A plan for location and type of streetlights to be installed, if any.

(k)

Name(s). While final road names will be subject to approval by the Township
as advised by the U.S. Postal Service and need not be shown on the plan,
proposed roads shall at a minimum be provided with provisional names (e.g.,
“Road A,” “Road B,” etc.) for ease of reference during discussion and in review
letters and memoranda.

(11)

Sidewalks.

(12)

Open space and recreational areas, including provisions for ownership and maintenance
responsibilities.
(a)

Areas of permanent open space. The plan shall include the total area of
proposed permanent open space in square feet and a statement of the extent
to which such open space satisfies the requirements of §281-47 of this Chapter.

(b)

Trails, which shall be consistent and compatible with the Township’s Bicycle
and Pedestrian Circulation Plan.

(c)

Recreational facilities and improvements.

(13)

Where a project is to be developed in phases, the applicant may apply for preliminary
approval for the entire project, followed by final approval of the phases individually.
In such cases, the submission for preliminary approval shall include a drawing
delineating the proposed stages and indicating the order of submittal and schedule of
submittal of the stages. Staging of sanitary sewer, water, storm drainage, and erosion
and sediment control facilities shall also be indicated.

(14)

The following is required if the applicant is seeking final approval.
(a)

E.

[3]

Design calculations shall be provided all proposed retaining walls, and the plan
shall show the wall heights, construction materials, and specifications. Safety
features such as railings, fences, and guide rails shall also be shown and may be
required by the Township.

When the project required conditional use review pursuant to the provisions of §325-124 of
Chapter 325, Zoning, and where one or more impact studies were required as part of the
conditional use submission pursuant to that same section, the applicant shall provide a
statement describing any differences between the approved conditional use plan and the
preliminary/final land development plan and whether those differences are sufficient to alter
9
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any of the conclusions of the said impact studies. Where such differences are found to exist,
the Township shall have the right to require revised impact studies; furthermore, the Township
shall have the right to require new impact studies for a project if the preliminary/final land
development plan is submitted to the Township more than eighteen (18) months after the
Board’s approval of the conditional use application of the said project. Impact statements and
studies where required pursuant to §325-42 of Chapter 325, Zoning.
F.

Where the project borders or lies partially or completely within a Special Flood Hazard Area
(Zone A and Zone AE of the Flood Insurance Rate Map in effect at the time of submission), the
plan include detailed information regarding the elevation of proposed roads, buildings and
building sites, and utilities.

G.

Where subdivision of land is proposed as a part of land development because of the creation of
mortgages encumbering less than the entire tract, a plan shall be submitted showing the
proposed division of property including easements and/or rights-of-way for access to all parcels
not fronting on public roads. Such easements and rights-of-way shall be not less than twentyfive feet wide.

H.

When the applicant is required to submit a Planning Module Component 2 or 3 to the
Pennsylvania Department of Environmental Protection (DEP), they must submit an information
form to the Pennsylvania Historical and Museum Commission (PHMC). A copy of the information
form and the response of the PHMC shall be submitted to the Township. A copy of any site
survey investigation prepared shall also be submitted along with the PHMC review of the survey
report. Any plan the applicant prepares to avoid the impact on the area or, if the site cannot
be avoided, mitigated impacts to the resource through data collection or information recovery
at the site shall be submitted. The PHMC's comments and decision regarding the mitigation or
avoidance plan shall also be submitted. All such material shall also be submitted to the
Township Historical Commission for review.

I.

Other municipalities.
(1)

If the subject tract lies partly in another municipality, the applicant shall provide
information concerning the location and provision of public utilities on lands subject to
their control within that municipality/ies.

(2)

The design of public improvements shall provide for a smooth, practical transition
where specifications vary between municipalities. Evidence of approval of this
information by appropriate officials of the adjoining municipality/ies shall be provided
by the applicant to the Township.

J.

If there is evidence of dumping of waste on the site, a pre-acquisition site assessment and
detailed environmental screening and site investigation shall be submitted by the applicant.

K.

The following is required if the applicant is seeking final approval.
(a)

A statement describing and construction details of proposed public, quasi-public, and
private improvements, including streets, curbs, storm drainage facilities, parking
areas, sidewalks, sanitary sewers, water supply, etc., including, without limitation,
such easements or covenants requiring repair and maintenance of sidewalks by the
property owner abutting thereon. Copies of any agreement(s) incident to the
construction, operation, maintenance, and/or dedication of facilities for public use
shall also be provided.
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(b)

Copies of approvals, plans and permits required by other governmental regulatory
agencies concerning matters under their jurisdiction, including but not limited to the
U.S. Army Corps of Engineers, DEP, and the Chester County Conservation District.

§281-17: Plans for final approval
A.

Where the Board grants preliminary approval of a plan, the plan submitted for final approval
shall be consistent with the preliminarily approved plan and shall incorporate such revisions as
may have been required by conditions of approval included in the Board’s motion granting
preliminary approval.

B.

Plans submitted for review for final approval shall be drawn to the same standards and shall
provide the same information specified in §281-16 hereabove for preliminary/final plans,
including all items not required for preliminary approval.

§281-18: Modification of requirements
The above requirements for preliminary and final plans and for supporting data may be modified by the
Board as warranted by special circumstances.
§281-19: Additional studies
The Board of Supervisors may require studies or other special analyses (including but not limited to
traffic, hydrogeology, and stormwater) for projects as they may deem necessary. Such studies shall be
reviewed by Township consultants, and the cost of such studies, including consultant review, shall be
borne by the applicants.
§281-20: PennDOT approved plan
When PennDOT highway occupancy permits for driveways or streets are issued, those approved plans
shall become part of West Whiteland Township’s approved plans.
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Article IV
SUBDIVISION AND LAND DEVELOPMENT DESIGN
STANDARDS
§281-21: Application
A.

The following principles, standards, and requirements shall be applied by the Township in
evaluating land development plans. The standards set forth in Chapter 325, Zoning, shall
govern the layout and design of buildings, parking lots, and other facilities.

B.

The standards and requirements outlined herein shall be considered minimum standards and
requirements for the promotion of public health, safety, morals, and general welfare.

C.

Where literal compliance with the standard herein specified is clearly impractical, the Board
may modify or adjust the standards to permit reasonable utilization of property while securing
substantial conformance with the objectives of this chapter. Special consideration shall be
given to measures which will respect the integrity and preservation of historical resources.

D.

Any and all utilities and public amenities located within the flood hazard zone shall be
constructed to minimize and resist flood damage.

§281-22: Land requirements
A.

Subdivision and land development(s) shall be suited to the land so affected.

B.

Low-lying lands.
(1)

Low-lying lands which are swampy or are subject to periodic flooding shall not be
planned for development or designated for such other uses as may involve danger to
health, safety, morals or the general welfare of the citizens unless adequate
permanent drainage is provided, unless provision is made and indicated on the plan for
adequate and healthful disposal of sanitary sewage and drainage of surface and
subsurface water and any required permits are obtained.

(2)

Such lands unsuitable and not planned or used for building purposes and human
habitation shall, in every case, be provided with adequate permanent drainage
consistent with applicable regulations so that they shall not become a breeding place
for insects nor otherwise be a danger to the health, safety, morals, or general welfare
of the citizens.

C.

Where the tract proposed for land development is underlain, in whole or in part, by carbonate
geology as delineated on the Carbonate Area District Map within Chapter 325, Zoning, the
applicant shall comply with Article XV of Chapter 325, Zoning.

D.

The plans of proposed land developments shall be coordinated with existing and proposed
adjacent development to provide for the harmonious development of the area as a whole.
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§281-23: Street systems
A.

Proposed streets shall be properly related to such street plans or parts thereof as have been
officially prepared and adopted by the Township, including recorded subdivision plans and the
Official Map of the Township.

B.

Proposed streets shall further conform to such Township, county, and state road and highway
plans as have been prepared, adopted and/or filed as prescribed by law.

C.

Thoughtful and imaginative design of streets and their relationship to the arrangement and
shape of lots is required. An important element is the blending with topography to produce
curvilinear design and reasonable grades. The rectilinear design of streets and lots involving
long straight sections of streets should be avoided.

DC.

Local streets shall be laid out as to discourage through traffic, but provision for street
connections into and from adjacent areas will generally be required.

ED.

If lots resulting from a subdivision is are large enough to permit re-subdivision, or if a portion
of the tract is not subdivided, adequate street rights-of-way to permit further subdivision shall
be provided as necessary.

FE.

Where a land development abuts or contains an existing or proposed arterial or collector
street, the Township may require dedication of additional right-of-way to provide the minimum
right-of-way specified hereinafter as well as marginal access streets, rear service alleys,
reverse frontage lots or such other facilities as will provide protection for abutting properties,
reduction in the number of intersections with the arterial or collector street, and separation of
local and through traffic.

GF.

New half or partial streets shall not be permitted. Wherever land development is proposed for
a tract that borders an existing half or partial street, the other part of the street shall be
provided.

HG.

Continuations of existing streets shall be known by the same name, but names for other streets
shall not duplicate or closely resemble names for any existing streets in either the Township or
in the same ZIP code. The Township shall have the right to reject street names for this or other
reasons and shall also have the right to suggest acceptable alternate names. All street names
shall be subject to approval by the Township, the Chester County Department of Emergency
Services, and the U.S. Postal Service.

IH.

Where streets and other public improvements continue into adjoining municipalities, evidence
of compatibility of design, particularly with regard to street widths, shall be submitted. The
applicant shall coordinate such design with both municipalities to avoid abrupt changes in
cartway width or in improvements provided.

JI.

Reservations for future streets.
(1)

When reservations for future streets will adjoin lots to be developed prior to the
construction of the streets, the subdivider shall determine the proposed grades of the
future streets and the extent of the area necessary for the construction of those
streets. If the area necessary for the construction of the streets extends beyond the
proposed street right-of-way lines, all excavation and grading necessary for the roads
beyond the right-of-way lines shall be done as required improvements in conjunction
with the subdivision which contains the adjoining lots or else construction easements
shall be provided on the adjoining lots, sufficient to permit construction of the future
street.
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(2)

KJ.

LK.

Where reservations for future streets intersect existing streets, radii shall be provided
for the reservations such that the requirements of this chapter could be met for a
street to be constructed in the future.

Improvements to streets.
(1)

Where a subdivision or land development fronts on and will provide for vehicular access
to and from an existing road which does not meet the minimum width requirement of
this chapter, the Board may require the subdivider to improve the road at his expense
to meet those requirements. Pavement shall be constructed in accordance with the
requirements of this chapter. In addition, provision shall be made for adequate
stormwater drainage along the sides of the roads. Such drainage provisions shall be
approved by the Board.

(2)

The Board may impose upon the subdivider additional improvements deemed necessary
to accommodate impacts of the development.

Design elements and standards.
(1)

All design elements of all streets, including horizontal and vertical alignment, sight
distance, and superelevation, are subject to review and approval by the Board. The
design of all streets shall meet the standards of this chapter as well as the standards
outlined in PennDOT Publication 242, Roadway Management Manual, latest revision
13M, Design Manual, pt. 2, Highway Design.

(2)

The design standards for streets in this chapter may be modified by the Board in
individual cases to provide for compatible design speeds and speed limits.

§281-24: Cul-de-sac streets
A.

Dead-end streets shall be prohibited, except when designed as a cul-de-sacs in compliance with
the provisions of this section.

B.

Culs-de-sacs shall not exceed 1,000 feet in length except as provided for in Subsection C below
and shall be provided at the closed end with a paved turnaround having a minimum radius to
the outer pavement edge of 40 feet. Right-of-way shall have a minimum radius of 52 feet
within the turnaround areas.

C.

Culs-de-sacs up to 2,000 feet long may be permitted where the site conditions are such that
good design cannot be obtained within the 1,000 feet limitation. The Township may approve
any cul-de-sac up to 2,000 feet in length and shall consider the topography, amount of paving,
and tree cover in rendering their decision.

§281-25: Street width
A.

The rights-of-way for all streets in the Township shall be as follows:
(1)

Local streets: 50 feet.

(2)

Collector streets: 60 feet.

(3)

Arterial streets: 80 feet.
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B.

Cartways for all streets shall be as shown in Appendix A. 1

C.

The cartway width for private streets shall be not less than that required for a local street.

D.

Additional right-of-way and cartway widths may be required by the Township for the following
purposes.
(1)

To promote public safety and convenience.

(2)

To provide for pedestrian walkways and bike paths.

§281-26: Street alignment
A.

Whenever street lines are deflected in excess of 1°, connection shall be made by horizontal
curves.

B.

To insure adequate sight distance, minimum center line radii for horizontal curves shall be as
follows:
(1)

Local streets: 150 feet.

(2)

Collector streets: 450 feet.

(3)

Arterial streets: 750 feet.

C.

Except on local streets, a tangent of at least 100 feet measured at the center line shall be
required between reverse curves.

D.

Local streets shall not exceed 1,000 feet between:

E.

1

(1)

An intersection; or

(2)

A curve exceeding 25° unless the topography and/or other conditions are such that
good planning cannot be obtained by this requirement. In this case, a greater distance
may be permitted by the Planning Commission.

The following street design standards shall apply solely to projects designed in accordance with
the high-density single-family option, pursuant to §325-15.1D(3) of the West Whiteland
Township Zoning Ordinance. [Added 5-22-2019 by Ord. No. 447]
(1)

The minimum center line radius for horizontal curves for streets shall be 50 feet.

(2)

Tangents of at least 10 feet shall be required between reverse curves in streets.

(3)

Streets entering from opposite sides of another street shall either be directly across
from each other or offset by at least 100 feet measured from the center line.

(4)

No center line of any driveway shall be closer than 40 feet to the center line of the
road; however, no center line minimum shall be required for a driveway serving a
townhouse unit from an alley.

Editor’s Note: Appendix A is included at the end of this chapter.
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§281-27: Street grades
A.

Center line grades shall be not less than 1%.

B.

Center line grades shall not exceed the following:

C.

(1)

Local streets: 8%.

(2)

Collector streets and arterial streets: 7%.

(3)

Intersecting areas, per Subsection D of this section.

Vertical curves shall be used at changes of grade exceeding 1% and shall be designed in relation
to the extent of the grade change to provide the following minimum sight distances:
(1)

Local streets: 30 times the algebraic difference in grades.

(2)

Collector streets: 55 times the algebraic difference in grades.

(3)

Arterial streets: 80 times the algebraic difference in grades.

(4)

A leveling area of constant grade not exceeding 4% shall be provided for a distance of
75 feet from the point of vertical curvature to the nearest right-of-way line of the
intersecting street. In the case of streets without a stop control, the Township may
allow grades no greater than those permitted in Subsection B in lieu of the leveling
area.

§281-28: Street intersections
A.

Right-angle intersections shall be used whenever practicable, especially when local residential
streets empty into arterial streets. There shall be no intersection angle measured at the
center line of less than 75°.

B.

No more than two streets shall intersect at the same point.

C.

Streets entering the opposite sides of another street shall either be directly across from each
other or offset by at least 200 feet from center line to center line.

D.

A minimum curve radius of 25 feet shall be provided at all local street intersections, 30 feet at
collector street intersections, and 40 feet at arterial street intersections. The Board may
increase the required radii when it considers such design advisable at intersections involving
arterial streets. Right-of-way lines shall be concentric with curblines.

E.

Obstructions to vision.
(1)

No wall, fence or other obstruction shall be erected, allowed or maintained, and no
hedge, tree, shrub or other growth shall be planted or exist which dangerously
obscures the view of approaching traffic along streets or at intersections.

(2)

Clear sight triangle.
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(a)

(b)
(32)

At a street intersection, nothing shall be erected, graded, placed or allowed to
grow which dangerously obscures the view within a clear sight triangle defined
by the following:
[1]

Above the height of 2½ feet and below the height of 12 feet measured
from the center line grades of the intersecting streets; and

[2]

Within the area bounded by the center line of intersecting streets and
a line joining points on these center lines 100 feet from the
intersection of the center lines of such streets.

Such clear sight triangles shall be indicated on all preliminary and final plans.

Driveway and street entrances onto public streets shall be maintained in compliance
with PennDOT Form M-950S. such a manner that a clear view is obtained in both
directions according to the following standards:
Posted Speed of Public Road
(mph)

Minimum Sight Distance
(feet)*

20

200

25

250

30

300

35

350

40

400

45

450

50

500

55

660

Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)
Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)
Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)
Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)

* Measured 10 feet from the edge of the cartway of the public street.
F.

Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)

Sight distance at street intersections shall be provided for vehicles traveling on an approaching
street which has no stop or signal control and for vehicles traveling on an approaching street
which has a stop control in accordance with the standards in “A Policy on Geometric Design of
Highways and Streets,” AASHTO, 1984most recent edition.

Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)
Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)
Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)
Formatted: Left, Indent: Left: 0.5", Hanging: 0.5",
Pattern: Clear (White)

§281-29: Street traffic-control devices
A.

All street name signs, traffic-control signs, and other traffic-control devices as deemed
necessary by the Township shall be provided and erected by the applicant.

B.

All street name signs shall conform to and be erected as per West Whiteland Township
specifications for street name signs.

CB.

All traffic-control signs, including street name signs, shall be Pennsylvania Department of
TransportationPennDOT approved, conform to applicable regulations, and placed using heavyduty break-away channel posts (or equal as approved by the Township).

DC.

All other traffic-control devices shall be Township approved and conform to Pennsylvania
Department of Transportation as well asPennDOT and all other applicable regulations, including
any federal or county regulations promulgated for specific projects. Traffic signal bodies shall
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Formatted: Indent: Hanging: 0.5"

be constructed of aluminum or plastic.; plastic will not be permitted. To insureassure
commonality of parts, the Township shall approve all signal hardware and software.
ED.

All traffic signals shall have preemptive equipment provided and erected by the applicant. All
traffic signals, connections, controllers and other associated equipment shall also conform to
the closed loop traffic signal system of the Township. [Amended 6-25-1996 by Ord. No. 243]

§281-30: Street construction
All materials used in the construction of streets and the methods of construction and drainage shall be
in accordance with the applicable requirements of the Pennsylvania Department of Transportation
Publication 408, latest edition thereof, except as indicated herein. Cross sections shall be as detailed
in Appendix D. 2
A.

B.

2

Subgrade.
(1)

The area within the limits of the proposed road surface shall be shaped to conform to
the line, grade and cross section of the proposed road.

(2)

Remove or stabilize all unsuitable subgrade materials to the satisfaction of the
Township.

(3)

Wet or swampy areas shall be permanently drained and stabilized to the satisfaction of
the Township.

(4)

Fills shall be made with suitable materials and thoroughly compacted for full width in
uniform layers of not more than eight inches thick to the satisfaction of the Township.

(5)

The subgrade shall be thoroughly compacted to at least 95% maximum dry density to
the satisfaction of the Township.

(6)

Backfill of trenches within the cartway and curb area shall be thoroughly compacted
prior to construction of subbase to the satisfaction of the Township.

Street construction.
(1)

Base courses shall be constructed on a properly prepared five-inch layer of subbase
constructed of 2A Modified aggregate. Additional subbase may be required at the
discretion of the Township as unsuitable subgrade conditions warrant. Approval of the
subbase shall be secured from the Township prior to the construction of the base
course.

(2)

Base course shall be constructed as specified by Pennsylvania Department of
Transportation Publication 408, latest revision, for flexible pavements.

(3)

Approval of the subsurface drainage and subgrade shall be secured from the Township
prior to the construction of the subbase.

(4)

Approval of the base course shall be secured from the Township before the
construction of the binder course or wearing surface course. The binder course shall be
placed within 30 days of the placement of the bituminous concrete base course.

Editor’s Note: Appendix D is included at the end of this chapter.
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(5)

Approval of the binder course shall be secured from the Township before the
construction of the wearing surface course. At least 2/3 of the lots must be under roof
before the surface course can be placed.

(6)

Local residential streets (including private streets) shall have the following
construction:

(7)

(a)

One and one-half inches of wearing course.ID-2 Wearing, SRL-H.

(b)

One and one-half inches of binder course.ID-2 Binder.

(c)

Four inches Bituminous Concrete Base Course.

(d)

Five inches Subbase (2-A Modified).

All other streets shall have the following construction:
(a)

One and one-half inches of wearing course.ID-2 Wearing, SRL-H.

(b)

One and one-half inches of binder course.ID-2 Binder.

(c)

Five inches of Bituminous Concrete Base Course. [Amended 6-25-1996 by Ord.
No. 243]

(d)

Five inches Subbase (2-A Modified).

C.

Crown. The completed cartway surface shall have a uniform slope of ¼ inch per foot from the
center line to the edge of the paving.

D.

Superelevation. Superelevation shall be provided on collector streets and arterial streets where
warranted by PennDOT or AASHTO standards. Where superelevation is used, curves shall be
designed for a maximum superelevation rate of ¾ inch per foot.

E.

Backfilling.
(1)

Where openings are required in existing Township roads, all construction shall be in
accordance with Chapter 276, Streets and Sidewalks, Article I, Excavations, of West
Whiteland Township. Openings made in state roads shall be restored in accordance
with Pennsylvania Department of Transportation specifications. Permits shall be
required before paving is opened in any existing state or Township road. Approval from
West Whiteland Township shall be required before paving is opened in any road
intended to be dedicated to the Township.

(2)

Excavations within the existing or proposed right-of-way of any approved subdivision
roadway shall be backfilled in accordance with the following standards unless directed
otherwise by other Township guidelines. These guidelines shall also apply to all paved
areas not intended to be dedicated to the Township.
(a)

Backfilling shall be done as promptly as possible.

(b)

The trench shall be filled with hand-placed AASHTO No. 8 or 57 (PennDOT 1B or
2B) coarse aggregate to a height of at least one foot above the top of the
conduit, pipe or pipe bell.
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F.

When the pipe is located in a street or any place where paving (including
driveways) may be placed, the remainder of the trench shall be backfilled with
select granular material (2RC) which has been approved by the Township and
promptly compacted. The backfill material shall be mechanically tamped in
approximately six-inch lifts.

(d)

Backfilling or tamping with trenching machines shall not be acceptable for
tamping requirements.

(e)

Where openings are made behind the curbline, work shall be performed as
required in these specifications and the opening covered with good topsoil to a
depth of six inches and seeded or sodded to the satisfaction of the Township.

(f)

Whenever the trenches have not been properly filled or if settlement occurs,
they shall be refilled, compacted, smoothed off and finally made to conform to
the surface of the ground to the satisfaction of the Township.

(g)

Frozen material shall not be used for backfill, nor shall any backfilling be done
when materials already in the trench are frozen.

Weather limitations.
(1)

(2)

G.

(c)

Bituminous concrete base.
(a)

The placing of bituminous concrete base course or binder course shall
terminate after October 15 of each year and shall not be resumed until April 1
of the following year or until the ground temperature and air temperature do
not fall below and are continuously above 35° F. for five consecutive days prior
to the day of placement of said materials.

(b)

When the air temperature falls below 50° F. extra precautions shall be taken in
drying the aggregate, controlling the temperature of the delivered material
and compacting the mixture. Bituminous concrete base course or binder
course shall not be placed on wet surfaces, nor when the air temperature is
35° F. lower.

Bituminous concrete wearing course.
(a)

The placing of bituminous concrete wearing course or surface course shall
terminate after October 15 of each year and shall not be resumed until April 1
of the following year or until the ground temperature and air temperature do
not fall below and are continuously above 40° F. for five consecutive days prior
to the day of placement of said materials.

(b)

When the air temperature falls below 50° F., extra precautions shall be taken
in drying the aggregate, controlling the temperature of the delivered material
and compacting the mixture. Bituminous concrete wearing course or surface
course shall not be placed on wet surfaces, nor when the air temperature is
40° F. or lower, nor when the air temperature of the surface on which it is to
be placed is 40° F. or lower.

In any case, no bituminous concrete shall be placed after December 15 or resumed prior to
April 1 at the earliest. Placement shall be not resumed on April 1 unless five consecutive days
of both ground temperature and air temperature above 40° F. are experienced.
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§281-31: Sidewalks 3
A.

Sidewalks shall be required for all residential and non-residential development. Locations of
sidewalks shall be approved by the Township.

B.

Sidewalks shall be constructed of concrete having a minimum twenty-eight-day strength of
3,300 psi. The sidewalk shall be constructed on a minimum four-inch depth of AASHTO No. 57
(PennDOT 2B) coarse aggregate, and shall have a minimum width of fourfive feet and a
thickness of four inches, except at driveway crossings, where the sidewalk thickness shall be
increased to six inches and reinforced with six-by-six-inch wire mesh. Insofar as possible,
sidewalks shall be set back a minimum of 18 inches from the cartway of public streets (if the
street has a curb, then the setback shall be measured from the curb edge), but -Wwhere a
--------sidewalk abuts thea curb, a building, a wall or other permanent structure, a pre-molded
expansion joint ½ inch in thickness shall be placed between the curb and the sidewalk and the
structure for the full length of such permanent structure. Sidewalks shall be constructed in
separate slabs 24 feet or 30 feet in length, except for closures, and the slab between
expansion joints shall be divided into blocks four feet or five feet in length by scoring
transversely, for four-feet and five-feet-wide sidewalk, respectively. The Township may
require sidewalks to be a minimum of five feet wide. All sidewalks located at street
intersections shall be designated and constructed in accordance with the Americans with
Disabilities Act of 1990, 42 U.S.C. § 12101 et seq. In addition, the Township may require the
placement of additional curb ramps where necessary. [Amended 6-25-1996 by Ord. No. 243]

C.

Following its initial construction, any sidewalk open to the public for pedestrian traverse or
located, in whole or in part, within the right-of-way of a public or private street shall be
maintained by the owner of the property abutting the sidewalk who shall keep the same in
good order and repair and, at all times, free and clear of all obstructions to safe and
convenient passage thereon, including any accumulation of snow or ice; all in conformance
with Chapter 276, Streets and Sidewalks, Article IV, Sidewalk Maintenance, of the West
Whiteland Township Code of Ordinances as the same shall be, from time to time, amended.
The duty of abutting property owners shall be made the subject of a suitable encumbrance in
form and substance satisfactory to the Township Solicitor and recorded as a covenant running
with the land not later than the recordation of the final subdivision and land development
plan. [Amended 6-25-1996 by Ord. No. 243]

§281-32: Curbs
A.

Curbs shall be provided along and at the intersection of all streets as directed by the Township
and/or the Pennsylvania Department of TransportationPennDOT. Curb grades shall be at the
direction of the Township or Pennsylvania Department of TransportationPennDOT, whichever
shall have jurisdiction. Curbs are required for all streets, whether public, private, or quasipublic. All curbs shall have exposed faces brushed.

B.

Curbs are required around all paved areas, except to the extent that curbing would inhibit the
functionality of existing or proposed stormwater management facilities in the determination of
the Township Engineer. Exposed curb faces shall have a brushed finish.

C.

Curbs shall be constructed of concrete. Shapes and sizes shall be as shown in Appendices D and
E. 4 Base under curbs shall be four-inch 2A Modified aggregate minimum. Complete details of
proposed curbs shall be included in land development plans. All curbs shall be made of

3
4

Editor’s Note: See also Ch. 276, Streets and Sidewalks.
Editor’s Note: Appendices D and E are included at the end of chapter.
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concrete with a minimum twenty-eight-day strength of 3,300 psi in accordance with the
applicable requirements of the Pennsylvania Department of TransportationPennDOT Publication
408, latest edition thereof. Curbs shall have joints formed by a steel template with one layer
of building paper on each side at intervals of not more than 10 feet. At one-hundred-feet
intervals, expansion joints shall be formed using approved pre-molded expansion materials. If
the curb is placed via slipforming, saw-cut joints may be used subject to the approval of the
Township. Amended 6-25-1996 by Ord. No. 243]
D.

The top surface of the curb shall be finished true to line and grade in a smooth, neat and even
manner by means of floats, and all exposed faces shall have a brush finish. The top edges of
the face and back shall be rounded to a radius of not more than ¾ inch and ¼ inch,
respectively. Curb depressions will be permitted only at points where it is necessary for
vehicles to drive across the curb. The bottom of the depression shall be two inches above the
finished road surface next to the curb. Cutting or filling in of existing curb will not be
permitted. New depressions shall be made by completely removing the existing curb between
adjacent joints and installing a new curb with the required depression. Eliminating unused
depressions shall be done by removing the section of curb between adjacent joints and
installing new curb for a full section.

E.

The curbs shall be sealed with AC-20 or other Township-approved sealer. The seal material
shall extend out a minimum 12 inches from the face of the curb and a minimum two inches up
the face. The roadway and curb face shall be properly cleaned prior to sealing to provide for
maximum adherence of the sealing materials.

F.

Curb depressions shall be provided for all single-family home driveways. Non-single-family
home curb depressions may be waived if the roadway cross section is constructed to the rightof-way line (or in the case of private streets, to a point 10 feet behind the face of curb).

§281-33: Landscaping
[Amended 3-21-1995 by Ord. No. 234; 12-8-1998 by Ord. No. 277; 3-10-2004 by Ord. No. 309; 12-122018 by Ord. No. 444]
A.

Purpose and intent. Landscaping is one of the most critical elements to softening
development, especially parking lots, and to defining vehicular, pedestrian and arrival spaces.
In addition to enhancing the aesthetic appearance of a community and providing shade,
landscaping and the preservation of existing vegetation reduce soil erosion, improve air and
water quality and provide wildlife habitats. It is the intent of these regulations to provide,
protect, and maintain healthy landscapes for the enjoyment and protection of the health,
safety, and welfare of the public.

B.

The tree protection and landscaping standards contained in this section shall be applicable to
all subdivisions of land and any parcels undertaking land development activities. All parts of
properties being redeveloped, renovated, improved as part of a subdivision or land
development application shall be brought into compliance with the requirements of this
section, to the extent possible.

C.

General standards.
(1)

The requirements and standards prescribed herein shall be the minimum for all
landscape and tree protection management plans as required by this section.
Standards established by other Township ordinances or by state and federal rules and
regulations shall apply where those standards are more restrictive than the standards
set forth herein. All required landscaping shall be installed prior to issuance of final
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use and occupancy permits. It shall be the responsibility of the owner to maintain all
landscaping in accordance with the standards of this chapter.
(2)

All existing tree masses, mature trees, and specimen trees shall be preserved pursuant
to the tree protection standards of §281-34. Preserved and transplanted trees may be
counted towards the minimum requirements of this section.

(3)

All portions of a property not occupied by buildings or paved surfaces shall be
landscaped utilizing combinations of existing vegetation, trees, shrubs, lawns, ground
cover, mulch, fencing, rock formations, art works, and grading.

(4)

Species selected by the applicant and depicted on the approved plan shall reflect the
following:

(5)

(a)

Consideration of the plants recommended in Appendix G, at the end of this
chapter.

(b)

Suitability of the plant materials, based upon the site's geology, hydrology,
soils, exposure to sun and wind, and microclimate.

(c)

Functional objectives of the plantings, which may include, but not necessarily
be limited to, visual screening, noise abatement, energy conservation and
wildlife habitat enhancement, rooting pattern, and leafing properties.

(d)

Be proportional to the height of buildings or structures on the site.

(e)

Maintenance and replacement considerations such as hardiness, longevity, and
availability of plant materials, as well as resistance to insects and disease.

(f)

Aesthetic considerations such as variety in color, texture, size, and shape.

Planting shall not be installed that will:
(a)

Block, impede, or interfere with the construction, maintenance, or operation
of roadways, drainage facilities, sanitary sewers, or other aboveground or
below-ground utilities.

(b)

Diminish sight distances along roadways.

(c)

Cast dense winter shadow on roadways or public sidewalks (in the case of
evergreen plantings).

(d)

Be of an invasive nature (such as bamboo or honeysuckle)

(e)

Be of a weedy or brittle character, or that will grow out of bounds quickly, in
order to avoid maintenance problems.

(f)

Have characteristics of being bee-attracting, poisonous, and/or thorny when
used in areas designated for sitting or play.

(g)

Be highly susceptible to pest infestations and/or diseases which may shorten
their life expectancy.

(h)

Interfere with a safe lighting environment.
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(6)

Landscape plans shall be submitted at the time of preliminary and final plan
applications. They shall be on the same size sheets and at the same scale as other
corresponding layout plans in the set. They shall contain all applicable general plan
information indicated in §281-16.C or §281-17.D for preliminary and final plans,
respectively. They shall also conform to the following additional standards:
(a)

Detailed planting areas, which are not clearly legible on plans at a smaller
scale, shall be shown at a scale of one inch equals not more than 30 feet to
depict the detail. This may be necessary to communicate plantings around
signage, project entries, in courtyards, tot lots, or building foundations, for
example.

(b)

Existing and proposed improvements, including grading, utilities, lighting,
signage, stormwater management system structures, pavement materials,
water features, fences, and walls shall be shown and noted on the landscape
plans.

(c)

The outlines of ground cover and mulch beds shall be depicted. All ground
plane treatments shall be labeled, including grass.

(d)

The plans shall contain a plant list on the same sheet or reference the sheet on
which it appears. The plant list shall include the following:
[1]

A key or symbol reference corresponding to labels or symbols on the
plan.

[2]

The proposed quantity of each plant species.

[3]

The scientific and common plant names, including named cultivars, if
applicable.

[4]

The size of the plant at installation, according to the American Nursery
and Landscape Association (ANLA) standards, which shall include
height, spread, and caliper.

[5]

The root condition.

[6]

Plant spacing.

[7]

Natural or maintained height and spread anticipated after 30 years'
growth.

[8]

Any special specification or instructions, such as full to ground, multistemmed, hedge, limb up to 12 feet, espalier, etc.

(e)

The plans shall contain standard specifications for installation, including a
guarantee note and planting distances from utilities.

(f)

Details for landscape installation shall be provided, including any specialty
features, either on the same sheet or references to the sheet on which they
appear.

(g)

The signature and seal of the Pennsylvania registered landscape architect
preparing the plans shall be provided.
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(h)
(7)
D.

A cost estimate of the proposed plantings shall be submitted with the final plan
application.

The landscape plans shall be prepared by a Pennsylvania registered landscape
architect.

Plant material size and spacing standards. Nursery-grown plant material shall conform to those
listed in the “American Standard for Nursery Stock,” ANSIZ60.1, current edition, published by
the American Nursery and Landscape Association (ANLA). The following guidelines are the
minimum required for all nursery-grown plant materials or transplanted trees as required in
this section:
(1)

Shade and street trees shall have a minimum caliper of two inches at installation. Not
less than 60% of the trees to be planted shall be species native to the region. Multipletrunked trees shall be identified as such in the plant list and shall be counted as one
tree. The Township may consider a smaller number of larger caliper trees to meet
planting requirements, provided the monetary values are equivalent.

(2)

Ornamental and flowering trees shall have a minimum height of eight feet at
installation. Multiple-trunked trees shall be identified as such in the plant list.
Multiple-trunked trees shall be counted as one tree.

(3)

Evergreen trees shall have a minimum height of seven feet at installation.

(4)

Shrubs shall comply with the following requirements:
(a)

Large shrubs shall be not less than three feet tall at planting. A minimum of
50% of the shrubs shall be native to the region.

(b)

Small shrubs shall be not less than 24 inches tall or 18 inches in spread,
depending on variety, at planting. A minimum of 50% of the plants shall be
native to the region.

(5)

Shrubs shall be spaced according to their size, growth characteristics, and intended
use.

(6)

Ground cover shrubs, herbaceous perennials, bulbs, and annuals shall be spaced
appropriate to type and size at installation. Beds of these plantings shall be used at
driveway and building entrances, around signage and focal elements, and to stabilize
steep embankments, as determined necessary by the Township's landscape
professional. Ground covers shall be spaced so that 100% of the beds are covered after
two years’ growth.

(7)

A variety of plant species are encouraged to avoid monocultures, to encourage longlived species, and to promote wildlife habitat.
(a)

(b)

Tree plantings shall contain the following minimum species mix:
[1]

When 10 to 49 shade, street, evergreen, or compensatory trees are
required, no more than 50% may be of one species.

[2]

When 50 or more shade, street, evergreen, or compensatory trees are
required, no more than 30% may be of one species.

Shrub plantings shall contain the following minimum species mix:
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E.

[1]

When 50 to 99 shrubs are required, no more than 50% may be of one
variety.

[2]

When 100 or more shrubs are required, no more than 30% may be of
one variety.

(8)

Other plant types, such as those marginally hardy to the area or those which have an
unusual form, and/or nonvegetative features, such as water or rock gardens, may be
incorporated into required planting areas. However, only those plants within the
feature, which meet the above requirements, may be counted toward satisfying the
minimum planting and buffering requirements of this section.

(9)

To allow for design flexibility, plant material substitutions from the requirements may
be permitted at the discretion of the Township. In such cases, the applicant must
demonstrate to the satisfaction of the Township that the general intent of the
ordinances is achieved and that the substitutions represent an equivalent monetary
value to the required landscaping.

Guarantee and maintenance. All landscape materials, including compensatory and
transplanted trees depicted on the approved landscape plan, shall be financially secured,
guaranteed, and maintained, including, without limitation, compliance with the following:
(1)

All landscape improvements to be provided shall be installed and maintained by
accepted practices as recognized by the American Association of Nurserymen. Planting
and maintenance of vegetation shall include, as appropriate, but not necessarily
limited to, provisions for surface mulch, staking and guying, irrigation, fertilization,
insect and disease control, pruning, mulching, weeding, and watering.

(2)

The applicant shall make arrangements acceptable to the Township that all landscape
improvements installed in accordance with this section shall be guaranteed and
maintained in a healthy condition, or otherwise be replaced by equivalent
improvements, for a period of 18 months following their installation, except as may
otherwise be required by this section.

(3)

After installation and prior to commencement of the guarantee period required above,
the Township shall perform an inspection of the finished site for compliance with the
approved landscape plan. Following this inspection, an as-built landscape plan shall be
furnished to the Township by the applicant. Provided the finished site is found to be in
compliance, the eighteen-month guarantee period shall commence five days from the
date of inspection. All plants shall be in a vigorous and thriving condition at the end of
the eighteen-month period as determined above. Final inspection of the site following
the eighteen-month period will be made by the Township.

(4)

Plants found to be in poor health or lacking normal growth habit during the eighteenmonth guarantee period shall be replaced with nursery-grown plants, in accordance
with the approved landscape plan, within 30 days of being notified by the Township. If
notification is made out of season, replacements shall be made during the next
planting season. If the original plants declined due to poor species selection,
substitute plants, determined by the Township to be more suitable for the site’s
environmental conditions or planting scheme, shall be used. A modified landscape plan
shall be filed with the Township. Replacement plants shall be inspected by the
Township after installation.
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(5)

In the event of accidental damage or vandalism of plants during the eighteen-month
guarantee period, the applicant shall replace the damaged plant material in
accordance with the original or an approved modified landscape plan.

(6)

The applicant shall be required to post financial security in accordance with §281-54
of this chapter for all proposed landscaping required by this section, for existing plants
being disturbed by construction activities, and for transplanted and preserved plants
that are being used to satisfy the minimum requirements contained in this section or in
Chapter 325, Zoning. The amount of the financial security shall be equal to 110% of
the amount of the cost estimate for said landscaping as agreed to by the Township and
shall be based upon the cost of replacement with nursery-grown stock. The applicant
may receive partial release(s) of the financial security as provided for in §281-54.J of
this chapter, but the Township shall retain not more than 15% of the security for a
period of not more than 18 months following project closeout to assure the long-term
viability of the required landscaping in the same manner as is required by §281-54.K of
this chapter for other site improvements.

(7)

The applicant shall make arrangements acceptable to the Township for the property’s
long-term landscape maintenance. The applicant shall provide the names, addresses,
and telephone numbers of those persons or organizations who will be assuming such
responsibilities. Landscape improvements required by this section shall be the subject
of suitable restrictive covenants and, if practicable, rules and regulations governing the
use and maintenance of common land and facilities, which covenants, rules, and
regulations shall be in form and substance acceptable to the Township Solicitor and, in
the case of covenants, recorded as encumbrances running with the land on which the
improvements are installed. The covenants, rules, and regulations shall, without
limiting the foregoing, require the maintenance and replacement and prohibit the
destruction or removal of all landscape materials and improvements depicted on the
approved landscape plan, empower the Township to enforce said obligations, and
prohibit the amendment or termination of any of the mandatory terms thereof without
the express joiner of the Township.

§281-34: Tree protection and compensatory planting
[Amended 12-8-1998 by Ord. No. 277; 3-10-2004 by Ord. No. 309; 12-12-2018 by Ord. No. 444]
A.

Intent. Every effort shall be made to preserve mature trees, significant existing vegetation and
other natural features on a development site and to incorporate these existing natural features
into an overall planting design. Every effort shall be made to retain as much of a wooded area
as possible of a size and configuration that will promote its natural growth and regeneration.

B.

Applicability. No person shall cut or remove, or cause to be cut or removed, any mature tree
located upon any lands in the Township without compensatory planting. Due care shall be
taken to locate improvements and utility lines so as to avoid damaging existing trees.
Compensatory plantings are required for any mature tree removed from the lot, in accordance
with Subsection G of this section.

C.

Mature trees shall be categorized and measured as follows:
(1)

Deciduous trees with trunk diameters from 12 up to 24 inches DBH.

(2)

Deciduous and evergreen trees with trunk diameters of 24 to 36 inches DBH.

(3)

Deciduous and evergreen trees with trunk diameters of 36 inches and greater DBH.
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(4)

D.

Trunk diameters shall be measured according to the following guidelines:
(a)

For single-trunked deciduous trees and evergreen trees, at a point 4½ feet
above grade.

(b)

For multitrunked trees, the largest trunk at a point 4½ feet above grade.

Tree protection standards.
(1)

Intent. Every effort shall be made to preserve and protect mature trees. A tree shall
be considered preserved if there is no disturbance within the tree’s critical root zone.
Disturbance includes earth disturbance, earth compaction, vehicular and foot traffic,
material stockpiling, and/or the construction of improvements and utilities.

(2)

The critical root zone extends from the tree trunk a distance equal to 12 times the
trunk diameter, or to the tree’s dripline, whichever distance is greater. Thus, a twofoot DBH tree would have a circular critical root zone with a minimum radius of 24
feet. Sensitive or historically significant trees will have larger critical root zones that
should be established by an experienced arborist.

(3)

A tree shall be considered preserved if the Township’s landscape professional
determines it is in viable condition at the end of the guarantee period.

(4)

The following conservation practices are mandatory and shall be noted on the soil
erosion and sedimentation control plan and employed in order to preserve existing
trees. In addition to the other requirements specified in this section, these
conservation practices shall be undertaken during land development activities. Prior to
any clearing or site disturbance, the Township requires a meeting with the applicant
and/or site contractor to further determine methods to minimize tree loss. For this
meeting, the Township shall appoint a qualified landscape professional to act on its
behalf.
(a)

All trees, natural features, and other vegetation to be preserved shall be
protected from equipment damage by fencing or other effective barriers
approved by the Township. Fencing or barriers around trees shall be placed
outside the critical root zone, unless approved by the Township to be
appropriate at another location. Refer to Appendix I at the end of this
chapter. Tree protection fencing must be installed and approved by the
Township’s landscape professional prior to the start of any clearing, grading, or
other earth disturbance and monitored periodically. The tree protection
fencing shall be maintained by the applicant while in place. It shall be
removed after all earthmoving and construction activities that may impact tree
roots are completed.

(b)

When disturbance within the critical root zone is unavoidable, applicants shall
minimize encroachment and use the best available methods as approved by the
Township’s landscape professional to minimize damage and preserve trees.
These methods may include utility tunneling, use of geotextiles, mulching,
hand root pruning, and soil aeration. Applicants shall consult references such as
“A Guide to Preserving Trees in Development Projects,” published by the Penn
State College of Agricultural Sciences Cooperative Extension.

(c)

The Township may require that trees and shrubs which would otherwise be
removed during site preparation activities be transplanted elsewhere on the
site.
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(d)

E.

F.

G.

Should any mature viable trees on the site not scheduled to be removed, be
irreparably damaged during site preparation activities and, as a consequence
thereof, die or decline as determined by the Township landscape professional,
within 18 months of the conclusion of construction activities, such trees shall
be replaced with nursery-grown material, in accordance with the requirements
of §§281-33.D and 281-34.G.

Transplanted plants.
(1)

On a case-by-case basis, provisions may be made for the moving of existing trees,
shrubs, or other natural features to other locations on the site if requested by the
applicant or the Township.

(2)

When used to satisfy a minimum requirement contained in this chapter, the
transplanted plant materials shall be at least the same size as required nursery-grown
material and shall also be subject to the same protection, maintenance and guarantee
requirements of §281-33.

Credits for existing preserved or transplanted vegetation.
(1)

Preserved deciduous trees shall be credited toward shade and street tree
requirements, evergreen trees shall be credited toward evergreen requirements, and
shrubs shall be credited toward shrub requirements. No credit shall be given for
weedy, brittle, or invasive species unless otherwise approved by the Township.

(2)

Preserved trees shall be credited toward satisfying the requirements of this §281-34 in
the area that they are preserved. That is, if a tree is preserved along a property line,
it shall be credited toward the buffer or screen requirements along that property line.
A tree preserved within a parking area may not be counted toward satisfying buffer
requirements.

(3)

Preserved and transplanted trees shall be credited toward satisfying the requirements
of this §281-34, as follows:
(a)

Six- up to twelve-inch diameter equals two trees.

(b)

Twelve- up to thirty-inch diameter equals four trees.

(c)

Thirty-inch diameter or greater equals six trees.

(4)

Existing or transplanted shrubs shall be credited toward satisfying the requirements of
this §281-34 on a one-to-one ratio, except that large shrubs may be considered the
equivalent of two small shrubs in buffers and screens, as prescribed in §325-32 of
Chapter 325, Zoning.

(5)

Preserved and transplanted trees shall not be credited toward the compensatory
planting requirements.

Compensatory planting.
(1)

In the event that preservation of existing trees is impossible and/or relocation of
improvements impractical, then compensatory planting shall be required for each
mature tree to be removed, except that no compensatory planting shall be required for
trees that are diseased, dead, dying, or otherwise nonviable, nor for invasive or
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otherwise undesirable species as may be determined by the Township. The
determination of a tree's health and its status as an invasive or undesirable species
shall be confirmed by the Township's landscape professional.
(2)

The compensatory planting requirement shall be based upon the size and type of trees
being removed, as follows:
(a)

For deciduous trees of 12 inches up to 24 inches DBH, one inch of new tree
diameter shall be provided for every four inches of existing tree diameter cut
or removed.

(b)

For deciduous trees and evergreen trees of 24 inches up to 36 inches DBH, one
inch of new tree diameter shall be provided for every three inches of existing
tree diameter cut or removed.

(c)

For deciduous trees and evergreen trees of 36 inches and greater DBH, one inch
of new tree diameter shall be provided for every two inches of existing tree
diameter cut or removed.

(d)

No compensatory planting is required for deciduous trees smaller than 12
inches DBH and for evergreen trees smaller than 24 inches DBH.

(3)

The land development plan shall include a chart showing for each of the categories
defined above in §281-34.G(2) the number of diameter inches being removed and the
number of diameter inches to be provided. The number of required compensatory
trees shall be the total of all three categories of the diameter inches to be provided,
divided by two, rounded up to the next whole number.

(4)

Compensatory trees shall satisfy the following size requirements and shall be planted in
accordance with the standards contained within §281-33. Alternative types of
compensatory planting may be permitted when approved by the Township.

(5)

Any new trees placed on the property may be credited toward the compensatory tree
requirement, provided that such new trees meet the following size requirements:

(6)

(a)

Deciduous shade or ornamental trees shall be a minimum of two inches caliper.

(b)

Multistem shade or ornamental trees shall have a minimum height of eight
feet.

(c)

Evergreen trees shall have a minimum height of seven feet.

Land constraints.
(a)

In the event that the applicant establishes to the satisfaction of the Township
that constraints incident to the land itself (including, without limitation,
extreme topography, unsuitable soils, rock outcrops, and existing
uninterrupted dense canopy) render it impractical to locate on the lot the
required number of compensatory trees, then the applicant shall, in
consultation with the Township, either:
[1]

Install a portion of the required compensatory trees on other public
lands within the Township.
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(b)

[2]

Contribute to the Township the estimated installed cost of those trees
which cannot practically be installed on the property for later
installation of trees on public lands.

[3]

Install fewer, larger, or more valuable compensatory trees on the lot
with an aggregate cost as installed and guaranteed not less than the
estimated aggregate cost of the required number of compensatory
trees.

[4]

Provide compensation by some combination of the above options that is
mutually agreeable to the applicant and the Township.

The selected alternative shall serve as the basis for calculating the required
financial security in conformance with §281-54 of this chapter.

§281-35: Buffer and screen planting standards
[Added 12-8-1998 by Ord. No. 277; amended 3-10-2004 by Ord. No. 309; 12-12-2018 by Ord. No. 444]
A.

Landscaped buffers and screens shall be used to mitigate views between a development and its
surroundings and to provide opportunities for green links between properties. Three types of
such landscaping are hereby established: screening buffer, perimeter buffer, and site element
screen. A site element screen may be one of three types: low, high, or yard, depending on the
element being screened. The minimum planting requirements for these buffers and screens
are contained in this section. Typical plant placement is illustrated at the end of this section.
Buffers between adjoining land uses shall be in accordance with the following table:
Adjoining Land Use
Proposed Land Use

Ag

Rec

Hist

Res

Life
Care

Inst

Agriculture

P

P

P

S

S

S

S

S

S

S

S

Recreational

S

P

S

S

P

P

S

S

S

S

S

Historic

S

S

S

S

S

S

S

S

S

S

S

Residential

S

S

S

P

P

S

S

S

S

S

S

Life care/day care

S

P

S

P

P

P

S

S

S

S

S

Institutional

S

P

S

S

P

P

P

S

S

S

S

Office

S

S

S

S

S

S

P

S

S

S

S

Commercial

S

S

S

S

S

S

S

P

S

S

S

Utility

S

S

S

S

S

S

S

S

P

S

P

Junkyard

S

S

S

S

S

S

S

S

S

S

S

Industrial

S

S

S

S

S

S

S

S

P

S

P

S = Screening Buffer

B.

Ofc. Com. Util. Junk

Ind.

P = Perimeter Buffer

Buffer and screen requirements.
(1)

Any of the following elements may be used in buffers and screens, provided that the
minimum standards prescribed herein are met:
(a)

Existing vegetation and natural features;

(b)

Proposed new or transplanted vegetation;
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(c)

Existing or proposed fences or walls; and

(d)

Existing or proposed grading, including berms.

(2)

Preserved existing natural features and transplanted material may be credited as
prescribed in §281-34 of this chapter.

(3)

Fences, walls and berms shall be used in conjunction with required landscaping, not to
replace it.

(4)

If berms are proposed, they shall conform to the following standards:

(5)

(6)

(a)

Berms shall be a minimum of two feet in height and shall not be steeper than
three-foot horizontal distance to one-foot vertical distance.

(b)

Berms should be located to work in conjunction with vegetation, fences and/or
natural features to provide an effective buffer. They shall be laid out to
replicate naturally occurring landforms. Their locations shall not adversely
affect stormwater management.

The following methods shall be used for the purpose of calculating the amount of plant
material required within a buffer or screen:
(a)

A buffer length shall be measured at the property line or right-of-way line and
shall include all existing or proposed driveway openings or easements.

(b)

Where buffer yards overlap, as in the case of a front and side yard buffer, the
most stringent requirement shall apply. (For example, when screening buffer
and a perimeter buffer overlap at a property corner, the screening buffer
length shall be calculated for the entire length required, and the perimeter
buffer shall be reduced by the amount of the overlap.)

(c)

The length of the perimeter buffer of stormwater management basins shall be
measured along the elevation of the center of the top of the berm, around the
circumference of the basin (Figure 2, Definitions). 5

All electrical, mechanical, and utility equipment, and all loading and storage not
enclosed in a building, shall be fully and completely screened from view from any
adjacent streets or residential districts or uses, in a manner compatible with the
architectural and landscaping style employed on the lot. Such screening shall be
subject to site plan and/or architectural review by the Township.

c.

Site element screens, existing natural features, structural garden elements (such as gazebos
and trellises), water features, sculpture, and project identification signs may be placed within
the buffer, provided they do not replace or diminish the intended screening effect of the
buffer.

D.

Screening buffers shall be used between incompatible zoning districts, between land uses as
required by §281-35.A, and adjacent to the higher classified street right-of-way on reverse
frontage nonresidential lots, where a high level of visual buffering is desirable, as determined
by the Township. Screening buffers shall be 50 feet in width, adjacent to the property line.
Screening buffers shall comply with the following planting requirements:

5

Editor’s Note: See §281-4.B, beneath the definition of “buffer.”
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E.

F.

(1)

One shade tree per 50 feet of length. Up to 25% of the required shade trees may be
substituted with ornamental trees at a ratio of two ornamental trees for each shade
tree.

(2)

Two evergreen trees per 50 feet of length.

(3)

Ten small shrubs or five large shrubs per 50 feet of length.

Use of perimeter buffers.
(1)

Perimeter buffers shall be used along all property boundary lines or residential
subdivision tract boundary lines, along arterial street right-of-way lines, and around
the entire perimeter of stormwater management basins, and shall be used adjacent to
the higher classified street right-of-way on reverse frontage residential lots, where a
low level of visual buffering is desirable, as determined by the Township.

(2)

If basins are landscaped, to the satisfaction of the Township, as natural habitat areas
with diverse and abundant native vegetation, no perimeter buffer shall be required. In
such cases, applicants shall demonstrate that the value of native habitat vegetation is
at least equal to that of the required perimeter buffer vegetation.

(3)

Perimeter buffers shall be 25 feet in width, placed at the property line, right-of-way
line, or around the circumference of stormwater management basins. Perimeter
buffers shall comply with the following planting requirements:
(a)

One shade tree per 100 feet of length. Up to 25% of the required shade trees
may be substituted with ornamental trees at a ratio of two ornamental trees
for each shade tree.

(b)

Two evergreen trees per 100 feet of length.

(c)

Ten small shrubs or five large shrubs per 100 feet of length.

Perimeter buffers shall be placed around stormwater management basins with the following
additional considerations:
(1)

The plantings should be clustered to approximate naturally occurring groupings. The
intention is not to screen the basin, but rather to help it blend into the development
by softening its appearance.

(2)

The basin headwall and other structures should be screened with required plantings;
however, plantings shall not impede the basin’s function.

(3)

Trees and shrubs shall not be permitted on the constructed berms for basins. In cases
where the perimeter buffer coincides with a constructed berm, required buffer
plantings shall be placed in the area downslope and adjacent to the berm.

(4)

Naturalistic basins shall be designed as natural areas with 100% native plantings to
promote habitat and aesthetics, and shall be graded to resemble naturally occurring
landforms, with constructed banks no steeper than one foot vertical to four feet
horizontal. When approved by the Township, naturalistic basins may be installed
within required yard areas, and no perimeter buffer shall be required. Naturalistic
basins shall not be planted in turf, but shall have appropriate native plantings including
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species recommended in Appendix G. 6 Plantings in naturalistic basins shall be
demonstrated to be at least equal in monetary value to that of the required perimeter
buffer vegetation.
G.

Site element screens shall be placed to screen the element to the satisfaction of the Township,
when such elements are proposed within 200 feet of a property or right-of-way line. Site
element screens may be located within required buffer areas. Screen plantings used around
parking lots shall be placed to provide a snow stockpile area. Site element screens may be
eliminated if they are adjacent to or within screen buffers, when the screen buffer effectively
screens views of the site element. Site element screens shall comply with the following
planting requirements:
(1)

(a)

Low screens shall be used around the perimeters of all parking lots or other
similar vehicular use areas, including service stations, sales lots for motorized
vehicles, vehicular stacking lanes associated with a drive-through, and around
trash enclosures or storage buildings when decorative walls, such as brick,
latticework or split-face concrete block, are proposed.

(b)

High screens shall be used adjacent to loading areas, around trash enclosures
and storage buildings, when fencing or plain concrete masonry units are
proposed, and around transformers, maintaining the required clear distance.
High screens or six-foot-high opaque fencing shall also be required to buffer
accessory structures from the higher classification street on reverse frontage
lots.

(c)

Yard screens shall be placed around vehicular storage areas that are not used
as parking lots or sales areas, around the perimeter of tank farms and similar
facilities, and around utility towers and equipment yards.

(2)

Site element screens shall be measured at the base of the element being screened.
This might be the base of a trash enclosure or the surface of a parking lot closest to the
screen.

(3)

Low screens shall conform to the following:

(4)

6

Site element screens shall be one of the following types, according to use. If a use is
not listed, the screen most suited to the use shall be used.

(a)

They shall be comprised of evergreen or dense deciduous shrubs to form a
continuous screen or hedge, which shall reach a minimum height of three feet,
after two years’ growth. For example, if a parking lot elevation is higher than
the adjacent street and the screen plantings are placed at a lower elevation on
the slope between the two, then the screen must consist of either larger
plants, a taller species or be maintained higher to provide a three-foot-high
screen as measured from the surface of the parking lot. Conversely, if a berm
is used in conjunction with screen plantings, they may be shorter plants, as
long as an effective screen is provided.

(b)

Small shrubs shall be spaced no farther than three feet on center. Large shrubs
shall be spaced no farther than five feet on center.

High screens shall be comprised of either of the following:

Editor’s Note: Appendix G is included as an attachment to this chapter.
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(5)

H.

I.

(a)

Large evergreen shrubs, spaced no farther than four feet on center, or as
needed to form a continuous screen at a height of six feet after five years’
growth.

(b)

Evergreen trees spaced 12 to 15 feet on center.

Yard screens shall conform to the following. They shall be of the same composition as
high screens, except that in addition, large shrubs shall be planted on five-foot centers
alongside the evergreen trees.

Plants shall be distributed throughout the entire length of the buffer or screen as follows:
(1)

Plantings in site element screens shall be evenly spaced to create a continuous visual
screen.

(2)

Plantings in buffers need not be evenly spaced, but should be positioned to provide an
effective screen of the development.

(3)

Plantings in buffers may be clustered.

Plants which exhibit one or more of the following characteristics are prohibited:
(1)

Plants that will become a nuisance to neighboring properties or that will threaten the
ecological balance of adjacent woodlands and natural areas because they are
aggressive and invasive.

(2)

Plants which spread by rhizomes or stolons, unless an approved method of root
containment is utilized.

(3)

Plants which are known to be easily susceptible to pest infestations and/or diseases,
which may shorten their life expectancy and ability to provide an effective buffer.

J.

The remainder of the buffer or screen area shall be planted with ground covers, including lawn
grasses or meadow plantings, as appropriate to the character of the site and adjacent lands.

K.

Buffer and screen planting areas shall be mulched with a material appropriate to the site’s
character. Beds are encouraged for ease in maintenance. Individual mulched areas may be
joined as plants mature and maintenance practices change.

§281-36: Street trees
[Added 12-8-1998 by Ord. No. 277; amended 3-10-2004 by Ord. No. 309; 12-12-2018 by Ord. No. 444]
A.

Street trees shall be required along all existing or proposed public or private streets when they
abut or lie within the proposed subdivision or land development and are in addition to required
buffer plantings.

B.

Street trees shall be located within a planting strip located within the right-of-way, between
the edge of pavement, or back of curb and the sidewalk, or right-of-way. If a sidewalk is not
proposed at the time of development, but is known to be a future possibility, then the tree
shall be planted in the area that will become the planting strip. Root barriers are not
necessary when tree planting precedes sidewalk installation.
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C.

Street trees shall comply with the size requirements of §281-33.D. A minimum of 60% of the
proposed street trees shall be native to the region. Refer to Appendix G, Recommended Trees
and Shrubs. 7

D.

Trees shall be planted at a ratio of at least one tree per 50 linear feet of right-of-way or
pavement frontage, or fraction thereof, without deducting the areas of driveway cuts or
crosswalks. Trees shall be distributed along the entire planting strip, although they need not
be evenly spaced, according to the following guidelines:
(1)

Street tree spacing may be as close as proper horticultural practices will allow for the
species selected. Street trees shall be spaced no greater than 50 feet on center,
except in conjunction with a project identification sign sight triangle.

(2)

Plantings near intersections shall not interfere with safe sight distances. The plan shall
show clear sight triangles as appropriate at intersections.

(3)

In certain sections of the Township, the planting of groves or clusters of street trees
may be more appropriate, to replicate the naturally occurring patterns of succession.

(4)

Alternate arrangements to create a special effect (e.g., columnar trees spaced 15 feet
on center at a development entry) may be permitted on a case-by-case basis when
approved by the Township.

(5)

Trees shall be planted so as not to interfere with the installation and maintenance of
sidewalks, lights, and utilities. Trees shall be planted a minimum distance of:
(a)

Three feet from sidewalks and the face of curbs, unless they are planted in a
tree pit. If trees are located closer than 10 feet to a sidewalk, root barriers
shall be placed along the tree side of the sidewalk for a distance of 12 feet,
centered on the trunk. Root barriers are not required along the curb.

(b)

Ten feet from underground utilities.

(c)

Fifteen feet from overhead utilities, unless the use of small shade or
ornamental trees is approved.

E.

The street tree requirement may be waived where existing preserved vegetation is considered
sufficient to meet these requirements and is reasonably assured of continued survival.

F.

If tree pits are used within paved areas, they may be covered with tree grates and/or a variety
of porous materials; however, the minimum surface area for gas exchange must be 25 square
feet per tree, unless otherwise approved, by the Township.

G.

To prevent the total obliteration of sections of trees by disease or insect infestation, a variety
of trees shall be used in each street tree planting. In general, no more than 20 trees in a row
or in a cluster should be of the same species, unless otherwise approved.

§281-37: Parking lot design and landscaping
[Added 12-8-1998 by Ord. No. 277; amended 3-10-2004 by Ord. No. 309; 12-12-2018 by Ord. No. 444]
A.

7

All parking lots with five or more spaces shall be designed and effectively landscaped with
trees and shrubs to:

Editor’s Note: Appendix G is included as an attachment to this chapter.
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B.

C.

D.

(1)

Provide shade in order to reduce the amount of reflected heat and to improve the
aesthetics of parking lots.

(2)

Reduce the visual impact of glare, headlights and parking lot lighting.

(3)

Facilitate pedestrian circulation and safety.

(4)

Facilitate vehicular circulation by delineating driving lanes and defining rows of
parking.

Planting islands shall conform to the following standards:
(1)

There shall be one planting island, a minimum of nine feet wide by 18 feet long,
spaced not more than 135 feet apart, or every 15 parking stalls, in single or double
bays.

(2)

Islands shall be placed opposite each other in adjacent rows of parking, to reduce the
number of islands, and to increase the area available for tree roots.

(3)

The last parking stall in a row shall be separated from drive aisles by a planting island a
minimum of nine feet in width.

(4)

Each planting island shall contain one shade tree plus shrubs, ground cover, perennials
and/or mulch to cover the entire area at maturity. At least 50% of the proposed shade
trees shall be native to the region. Shrubs shall not exceed two feet in height.

Divider strips shall be provided on parking lots accommodating 90 or more parking spaces and
shall conform to the following standards:
(1)

Divider strips shall be placed every other bay of parking, running the length of the rows
of parking and landscaped with plantings of shade, ornamental, and/or flowering trees,
plus shrubs, ground cover, and/or mulch to cover the entire area at maturity. A bay of
parking is the width of pavement needed to accommodate either one or two rows of
parking stalls, plus one access lane.

(2)

Divider strips shall be a minimum of 10 feet wide, unless a sidewalk is proposed within
and parallel with the divider strip. If a sidewalk is proposed within the strip, the
divider strip shall be increased in width by the width of the sidewalk to accommodate
the sidewalk.
(a)

One shade tree shall be required for each 50 feet of divider strip.

(b)

Divider strips may be designed as rain gardens or may be planted with
combinations of shrubs and ground covers. Shrubs near the ends of divider
strips shall not exceed two feet in height, so as not to block visibility. This
shall not preclude the use of taller shrubs elsewhere within the divider strip.

Plantings shall be placed between parking lots and buildings to break up long stretches of
facade and provide a more comfortable pedestrian environment, according to the following
standards:
(1)

Plantings are required for all sides of a building facing parking areas exclusive of
building entrances. Plantings are not required along the sides of buildings containing
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service or loading areas. If part of a side of the building faces parking, only that
portion is subject to these requirements.
(2)

The minimum planting requirement shall be one shade tree per 50 feet of building
facade plus five small shrubs per 50 feet of building facade. In lieu of shrubs, 50
herbaceous perennial plantings may be provided per 50 feet of building facade.

(3)

Any plantings in accordance with or in addition to the requirements of this section may
be placed in a lawn area, tree pits, planters or hanging baskets as appropriate to the
character of the development, using the following guidelines as to placement:
(a)

Shade trees with broad canopies shall be placed at least 15 feet from a
building. Ornamental trees, columnar-form shade trees, and evergreen trees
shall be placed at least five feet from a building.

(b)

If any tree is located closer than 10 feet to a sidewalk, approved root barriers
shall be placed along the tree side of the sidewalk for a distance of 12 feet,
centered on the trunk.

(c)

The bottoms of hanging baskets shall be at least eight feet above the sidewalk
surface to provide for pedestrian clearance and clear visibility.

E.

Shrubs, ground covers and perennials used below shade trees within parking lots shall be of
species able to withstand the harsh microclimate of a parking lot. Plant selection should take
into consideration tree growth and canopy cover, and should be partially shade tolerant
species.

F.

To prevent conflicts with the opening and closing of automobile doors and to reduce damage
from automobile overhang, all shrub plantings in parking lot islands and divider strips located
adjacent to or abutting parking stalls shall be set back a minimum of two feet from the curb or
edge of pavement.

G.

The placement of light standards shall be coordinated with the landscape plan to avoid a
conflict with electric lines and the effectiveness of light fixtures.

H.

Plantings required within the parking areas are exclusive of other planting requirements such
as street trees and buffers.

I.

Plantings shall comply with the standards prescribed in §281-33.D and the guarantee prescribed
in §281-33.E, except that dead material in hanging baskets, pots and urns shall be replaced
within 10 days of notification from the Township.

§281-38: Storm and surface drainage
[Amended 12-8-1998 by Ord. No. 277; 5-26-1999 by Ord. No. 282; 12-11-2013 by Ord. No. 409 8]
All subdivisions and land developments shall comply with the requirements of Chapter 270 of the Code
of Ordinances of West Whiteland Township known as the “West Whiteland Township Stormwater
Management Ordinance,” as amended, which is incorporated herein by reference and made a part
hereof.

8

Editor’s Note: This ordinance provided an effective date of 1-1-2014.
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§281-39: Blocks
[Amended 12-8-1998 by Ord. No. 277]
A.

B.

Formatted: Keep with next

The length, width, and shape of blocks shall be determined with due regard to:
(1)

Provision of adequate sites for building of the type proposed.

(2)

Topography.

(3)

Requirements for safe and convenient vehicular and pedestrian circulation.

(4)

Thoughtful and innovative design to create an attractive community.

Blocks shall have a maximum length of 1,600 feet and, as far as practicable, a minimum length
of 500 feet. In design of blocks longer than 1,000 feet, special consideration shall be given to
access for fire protection. Crosswalks up to 12 feet wide may be required for blocks more than
l,000 feet long where sidewalks are required.

§281-40: Lots and lot sizes
[Amended 12-8-1998 by Ord. No. 277]
A.

Lot dimensions.
(1)

Lot dimensions and areas shall not be less than specified by provisions of Chapter 325,
Zoning, and shall further conform to the following requirements designed to abate
health hazards.

(2)

Where both or either water supply and sanitary sewage disposal are provided by
individual on-lot facilities, the Township may require that the applicant provide a
registered professional engineer or a qualified sanitarian to make such tests as are
necessary to determine the adequacy of the proposed facilities in relation to the
proposed lot size and existing grade and soil conditions. In such cases, a certificate by
the registered professional engineer or qualified sanitarian that the proposed facilities
will be adequate shall be a prerequisite to final approval of the plan.

B.

Minimum building setback lines shall be controlled by Chapter 325, Zoning.

C.

Side lot lines shall be substantially at right angles or radial to street lines.

D.

Residential lots shall front on a street, existing or proposed. Where it is necessary to the
proper utilization of land to create lots without direct frontage on a street, the Board may
permit interior lots, provided such interior lots shall have an access with a minimum width of
25 feet. No more than two contiguous interior lots shall be so formed. When an interior lot is
capable of further subdivision, the minimum width of the access shall be 50 feet.

E.

No more than two homes shall be served by a single driveway.

F.

Reverse frontage lots are prohibited, except where employed to prevent vehicular access to
arterial or collector streets. Wherein such lots are permitted, screening in accordance with
the provisions of Chapter 325, Zoning, shall be provided along the property line(s) adjacent to
the arterial or collector street.
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G.

House numbers shall be assigned to each lot by the Township in coordination with the Chester
County Department of Emergency Services and the U.S. Postal Service. 9

H.

Unless warranted by special circumstances, lot lines shall follow municipal boundaries.

§281-41: Sanitary sewers 10
[Amended 12-8-1998 by Ord. No. 277]
A.

All new subdivisions and developments shall comply with the Township's latest Act 537 sewage
facilities plan as approved by the Pennsylvania Department of Environmental Protection (DEP).

B.

In all cases where trunk line sanitary sewer facilities are available, the applicant shall be
required to install sanitary sewers and connect the same to such trunk line sewer, irrespective
of the size of the lots included on said plot plan.

C.

If no such existing sanitary sewer facilities are available, sanitary sewers, force mains, pumping
stations, and all other appurtenances necessary to serve the entire subdivision or land
development, together with all necessary laterals extending from the main sewer to the street
right-of-way, shall be installed and capped with two plugs. In such event, the applicant may
install on-lot sewage disposal systems in accordance with appropriate government regulations,
provided they are so located as to permit easy and least expensive connection to the sewer,
when it becomes usable. All on-lot sewage disposal systems shall be approved by the Chester
County Health Department (CCHD) and/or DEP as applicable. All necessary site testing results
(soil probes and percolation tests) for on-lot sewage disposal systems shall be submitted to the
Township.

D.

All new subdivisions and land developments proposing individual on-lot sewage disposal systems
shall have all proposed lots tested and designed in accordance with the applicable government
regulations. In addition, a suitable replacement area shall be tested and identified on each lot
in the event of a failure.

E.

All new subdivisions and developments proposing community on-lot sewage disposal systems
shall be tested and designed in accordance with the applicable government regulations. The
applicant shall submit a feasibility study to the Township for the proposed community system.
In addition, a suitable replacement area for the community on-lot system shall be provided.
The Township encourages the installation of a spray-irrigation-type sewage disposal system for
any development serving the equivalent sewage flow from 50 lots or more.

F.

Requirements relating to design, construction and dedication of sanitary sewers shall be
determined by West Whiteland Township and shall also be subject to the review and approval
of such county and state regulatory authorities as have jurisdiction in such matters. Permits,
where required, shall be obtained before construction of a sanitary sewer system is started.

G.

Low-pressure sanitary sewer systems are prohibited for new construction.

§281-42: Water supply
[Amended 12-8-1998 by Ord. No. 277]
A.

9

New subdivisions and developments shall incorporate adequate provisions for a reliable, safe,
and sufficient water supply to support intended uses within the capacity of available resources.

Editor’s Note: See Ch. 115, Buildings, Numbering of.
Editor’s Note: See also Ch. 253, Sewers and Sewage Disposal.

10
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B.

Off-site water service.
(1)

If off-site water service from a private public utility or association is to be used, mains
must be sized to provide for adequate pressure and supply for the anticipated demands
of the subdivision and to meet the minimum requirements for fire protection
established by the Insurance Services Office. Minimum main size shall be eight inches.
If adequate source of supply is available, Township-approved hydrants shall be installed
at a maximum spacing so that properties to be built upon shall be within 600 feet of
the hydrant. If adequate supply is not available, hydrant connections shall be provided
for future installation. System design and the design and development of water
sources shall conform to the requirements of the Pennsylvania Department of
Environmental Protection.

(2)

All fire hydrants shall be marked by the use of raised, plowable markers placed in the
street at a location approved by the Fire Marshal. The marker shall be a Stimsonite
Model 96 or Fire-Marshal-approved equal.

C.

All land developments located within the West Whiteland Township service area shall include
all necessary pipes, mains, and appurtenances to tie into the public water system. It is the
intent of this provision that the subdivision shall be fully prepared to tie into public water
when main extensions are extended to the particular subdivision in question. Design of said
water lines, hydrants, etc., shall be in accordance with the specifications provided and shall be
subject to the review of West Whiteland Township in order to ensure compliance with said
standards.

D.

If water is to be provided by means other than by private wells owned and maintained by the
individual owners of lots within the subdivision or development, applicants shall present
evidence to the Board that the subdivision or development is to be supplied by a certificated
public utility, a bona fide cooperative association of lot owners, or by a municipal corporation,
authority or utility. A copy of a certificate of public convenience from the Pennsylvania Public
Utility Commission or an application for such certificate, a cooperative agreement or a
commitment or agreement to serve the area in question, whichever is appropriate, shall be
acceptable evidence.

§281-43: Other utilities
[Amended 12-8-1998 by Ord. No. 277]
All other utility lines including, but not limited to, electric, gas, cable TV, streetlight supply, and
telephone shall be placed under ground. Installation of all utilities shall be in strict accordance with
the engineering standards and specifications of the Township, authority, or public utility concerned.
All utilities shall be located at a minimum depth of 24 inches.
§281-44: Driveways 11
[Amended 12-8-1998 by Ord. No. 277]
A.

Residential driveways.
(1)

11

Single-family residential driveways, where provided, shall be located not less than 20
feet from the tangent point of the curb radius of corner lots and shall have such grades
as to furnish a safe and convenient entrance and parking space. Single-family

Editor’s Note: See also Ch. 140, Driveways.

30

Meeting of May 18, 2021

residential driveways shall be constructed at a minimum of four inches of 3A Modified
aggregate overlaid with a minimum of two inches ID-2 wearing course. Driveways shall
have a minimum paved width of nine feet. Driveways for single-family residences
which were existing as of January 1, 1982 and are in excess of 100 feet may be
partially paved upon petitioning for relief from this requirement of the Board of
Supervisors. Should relief from this requirement be given, a minimum of 75 feet of the
driveway from the roadway must be paved.

B.

(2)

A single-family residential driveway may serve not more than two residential lots, as
provided for in §281-44.D and E, hereabove.

(3)

All other residential driveways shall meet the requirements of §281-45 of this chapter.

(4)

All driveways shall have the same construction as the street from the curbline to the
right-of-way line should the developer not choose to place depressed curb.

The maximum grade of any single-family residential driveway shall be 15%. The maximum
grade for other driveways shall be 10% unless a lesser maximum is established in Chapter 325,
Zoning.

§281-45: Parking areas
[Amended 6-25-1996 by Ord. No. 243; 12-8-1998 by Ord. No. 277]
A.

At least two off-street parking spaces with access to a public street shall be provided for each
proposed dwelling unit. Where such access is to other than a residential street, adequate
turnaround space shall be provided on the lot. Parking areas shall be provided for commercial
and industrial use as required by Chapter 325, Zoning.

B.

Parking areas and access driveways required for nonresidential and residential use for more
than two dwelling units shall be constructed of a minimum of eight inches of 3-A modified, two
inches ID-2 binder and 1½ inches ID-2 wearing course. Additional subbase or 3-A Modified may
be required by the Township in the field should the Township deem it appropriate due to any
soil subgrade conditions. All construction shall conform to PennDOT Publication 408, latest
edition. Curbing is required and shall be placed as indicated in §281-32 of this chapter. All
curbs shall be sealed in accordance with §281-32.E of this chapter. Excavations shall be
backfilled in accordance with §281-30.E(2) of this chapter.

C.

All parking areas shall be line painted. Each parking space shall be delineated with a four-inchwide painted line. All line painting placement shall be in accordance with PennDOT
Publication 408.

D.

Traffic-control devices shall be provided when required by the Township and their location
shown on the plans.

§281-46: Monuments
[Amended 12-8-1998 by Ord. No. 277]
A.

Permanent concrete monuments shall be set at all corners and angle points of the boundaries
of the original tract to be subdivided and such intermediate points as may be required.
Permanent concrete monuments shall be set at all points of curvature and at all points of
tangency on a right-of-way for all public streets.
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B.

Markers shall be placed at all lot corners. All lot corner markers shall be so located that
individual properties may be readily ascertained after development of the subdivision. Markers
shall be set in the ground one inch above the finished grade. Any certificate of occupancy shall
be conditional until markers are clearly located.

§281-47: Community facilities
[Amended 5-24-1994 by Ord. No. 216; 12-8-1998 by Ord. No. 277; 1-22-2020 by Ord. No. 451]
A.

B.

Purpose.
(1)

To assure that developers of residential, commercial, and industrial projects make
suitable provision for the open space and outdoor recreational needs of the future
occupants of their projects.

(2)

To implement the Township Comprehensive Plan, the Township Open Space and
Recreation Plan, the Township Official Map, and duly adopted amendments and
supplements to those Plans - including the Township Bicycle and Pedestrian Plan - as
provided for by Section 503(11) of the Act.

(3)

To encourage developers of property to consider the impact of their projects upon the
natural environment and ways to mitigate that impact.

(4)

To assure that lands set aside for open space and outdoor recreational use are of
appropriate size, location, and quality for such uses.

(5)

To promote improvements to open space and outdoor recreational areas consistent
with recreational use.

For all land developments that propose dwellings, the developer shall either:
(1)

Set aside 2,000 square feet of open space for each proposed residential lot or dwelling
unit; or

(2)

During July 2019 pay the Township $3,475 for each dwelling unit in lieu of setting aside
permanent open space. For subsequent months, this amount shall be adjusted to the
most current value available month as of the date of final plan approval based upon
the Consumer Price Index.
NOTE: Editor's Note: Township Ordinance No. 216, adopted on May 24, 1994,
established these fees as $ 2,000 per dwelling unit and $525 per 1,000 square feet of
floor area on the first floor of commercial and industrial land developments. That
ordinance also included a requirement that the fee be adjusted in subsequent years
according to the Consumer Price Index. The dollar amounts shown here are the values
of $2,000 and $525 in May 1994 dollars adjusted to July 2019 using the methodology
described in the note below.
NOTE: The means of making this calculation is the “CPI Inflation Calculator” provided
on the website of the U.S. Department of Labor, Bureau of Labor Statistics
(www.bls.gov).

(3)
C.

Where a project proposes redevelopment of a lot, the open space requirement shall be
based upon the net increase in development.

For all commercial and industrial land developments, the developer shall either:
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(1)

Set aside 500 square feet of open space for each 1,000 square feet of floor area on the
first floor; or

(2)

During July 2019 pay the Township $910 for each 1,000 square feet of floor area on the
first floor in lieu of setting aside permanent open space. For subsequent months, this
amount shall be adjusted to the most current value available as of the date of final
plan approval based upon the Consumer Price Index.
NOTE: See note for §281- 47.B(2) for method of calculation.

(3)
D.

Where a project proposes redevelopment of a lot, the open space requirement shall be
based upon the net increase in development.

Guidelines.
(1)

Where the open space requirement is 2.00 acres or less, the fee option shall be
preferred; however, the setting aside of less than 2.00 acres of land may be acceptable
to the Township if that land is contiguous to an existing area of permanent open space,
has been identified by the Township for acquisition, or is otherwise deemed acceptable
by the Board.

(2)

Where the open space requirement is more than 2.00 acres, the land set-aside shall be
required.

(3)

Where the land to be set aside is less than the amount required, the Township may
accept payment of a fee in lieu of the balance of the requirement. In such cases, the
calculation shall be as follows:
(a)

The Township shall determine the total area of eligible open space as that
term is defined in §281-47.E to be set aside and the size of development (the
number of dwelling units and/or the square footage of commercial or industrial
space) for which that open space area would be sufficient.

(b)

The fee to be paid shall be based upon the difference between the result of
the preceding calculation and the number of dwelling units (or commercial or
industrial floor area) finally approved.
NOTE: For example, if a project proposing 80 dwelling units sets aside 2.00
acres (87,120 square feet) of eligible permanent open space, that amount of
open space is sufficient for only 43.56 dwellings (87,120/2,000 = 43.56). The
remaining fee to be paid is the amount required for 36.44 dwelling units (80 43.56 = 36.44).

(4)

Where land is to be set aside, the developer shall make provision for its permanent
ownership and maintenance. Acceptable means of such provision include:
(a)

Dedication to the public sector, including the Township, Chester County, the
Commonwealth of Pennsylvania, the federal government, or any agency of
those entities. In such case, the Township may require documentation that the
said agency is willing to accept the land and will maintain it in perpetuity as
public open space.

(b)

Transfer of ownership to a conservation organization satisfactory to the
Township. In such case, the Township may require documentation that the
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said agency is willing to accept the land and will maintain it in perpetuity as
open space.

E.

(c)

Permanent deed restriction from development with ownership and
maintenance assigned to a management company, homeowners’ association, or
condominium association.

(d)

Other means as may be proposed by the developer and deemed acceptable by
the Township.

Eligible open space. Lands set aside to meet this requirement should be configured to optimize
the perception of being an open or natural area. Placing open spaces adjacent to other
permanent open spaces on abutting properties is encouraged; narrow strips of land abutting
private property should be avoided, unless designed to accommodate a recreational trail. The
open space should be readily accessible to the occupants of the development, necessary
maintenance equipment, and emergency service providers. In addition, open spaces eligible to
be counted toward the requirements hereinabove shall be consistent with the following
standards.
(1)

The required open space need not be provided as a single contiguous area, but open
space areas of less than 2,000 square feet shall not be counted toward the minimum
requirement.

(2)

Eligible open space may be landscaped or in a natural state. Structures and other
improvements clearly related to recreational or leisure use may be permitted on
eligible open space at the discretion of the Township, but in no event shall parking
lots, streets, or access drives be included in the calculation of eligible open space,
even if associated with a recreational use. In addition, the following areas shall be
excluded from the calculation of eligible open space:

(3)

(a)

Street rights-of-way.

(b)

Utility rights-of-way and easements.

(c)

Required setback areas, including minimum street and property line setbacks
as well as minimum separation distances required between buildings.

(d)

Areas occupied by surface stormwater management facilities, such as detention
and retention basins and rain gardens. Where the area above a subsurface
stormwater management facility is maintained as grass, meadow, or is
otherwise landscaped, 50% of that area shall be deemed eligible open space.

(e)

Areas within the 100-year floodplain, hereby defined as Zones A and AE on the
current Flood Insurance Rate Map.

(f)

Wetlands.

(g)

Lands with slopes in excess of 25%.

(h)

Areas previously set aside and preserved as permanent open space, whether by
conservation easement, declaration, restrictive covenant, or other means.

Where land is set aside for public recreational trails, such land shall be deemed eligible
open space even if it is within the 100-year floodplain, a wetland, or on slopes in
excess of 25%.
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(4)

F.

Where the public trail corridor crosses (and with the cited environmental
constraints, the eligible area shall be a twelve-foot-wide strip, measured six
feet on each side of the trail center line.

(b)

Public trail corridors that have been identified on the Township's Bicycle and
Pedestrian Plan shall be eligible.

(c)

Trail corridors not included in the Bicycle and Pedestrian Plan shall be eligible
only if they will connect to an existing or planned public recreational trail and
the developer agrees that the proposed trail will be available for use by the
public.

Where the Township Zoning Ordinance 12 specifies a minimum open space requirement
(such as for the residential cluster option), open space set aside to meet the zoning
requirement shall count toward the requirement of this section to the extent that the
said open space meets these standards of “eligible open space.” If the open space set
aside to meet the Zoning Ordinance requirement is insufficient to satisfy this section,
then additional eligible open space shall be provided or the developer must pay a fee
as provided for above.

Credit toward fee in lieu of open space.
(1)

When a developer agrees to construct recreational facilities that will be available and
accessible to the public without a fee, reasonable costs of design, engineering, and
construction of those facilities (subject to review and approval by the Township as
acceptable) shall be credited toward the fees required pursuant to §281-47.B and C,
above. Where the said facilities are on the developer’s property, this credit shall be in
addition to credit received for the land occupied by the facilities.

(2)

Recreational facilities eligible for credit must be available and accessible to the public
without a fee and may include but are not necessarily limited to:

(3)

12

(a)

(a)

Recreational trails identified on the Township's Bicycle and Pedestrian Plan.

(b)

Pedestrian trails and sidewalks identified on the Township's Bicycle and
Pedestrian Plan that are not on the developer's property.

(c)

Recreational trails not on the Township's Bicycle and Pedestrian when they
connect to an existing or planned public recreational trail.

(d)

Permanent improvements and facilities for recreational use.

In the event that the Township grants credit toward the fee in lieu of open space as
provided for hereinabove, and the facility for which credit was granted is subsequently
removed, demolished, or reduced; or if public access is prohibited, unreasonably
limited, or made subject to payment of a fee, the owner of the said facility shall,
within 30 days of notice by the Township, pay to the Township an amount equivalent to
the credit granted, adjusted according to the Consumer Price Index to the most recent
available date as of the date of the said notice. Should the owner fail to make
payment within the time specified, the Township reserves the right to implement
collection procedures as provided for in Chapter 33 of the West Whiteland Township
Code.

Editor’s Note: See Ch. 325, Zoning.
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(4)

Town Center District. The Town Center Zoning District is intended to accommodate
the highest density of development in the Township. As such, this open space
requirement may at times be found to conflict with the purpose of the Town Center
District. For this reason, where the open space requirement is more than 2.00 acres,
the land set-aside shall be preferred, but not required, and the following
improvements may count toward the required fee in lieu of open space, in addition to
those described above, but only for projects in the Town Center district.
(a)

Design, engineering, and construction costs of outdoor spaces available and
accessible to the public. Such spaces may be landscaped or hardscaped, and
may include gathering spaces, performance spaces, water features,
improvements to facilitate safe crossing of public streets by pedestrians and
bicyclists, and other permanent features deemed by the Township to be
appropriate and contributing to the Township's quality of life.

(b)

Design, engineering, and construction costs directly related to the installation
of living architecture ( i.e., features commonly known as green roofs and green
walls) consistent with the standards of the Green Infrastructure Foundation.

(c)

Twenty-five percent of the construction cost of permanent recreational
facilities not available to the public or which are available to the public for a
fee.

§281-48: Lighting control
[Amended 12-8-1998 by Ord. No. 277]
A.

B.

Purpose. The standards established in this section set forth criteria for:
(1)

Providing lighting in outdoor public places where public health, safety and welfare are
potential concerns.

(2)

Controlling glare from non-vehicular light sources that shine directly into driver’s and
pedestrian’s eyes and thereby impair their safe traverse.

(3)

Protecting neighbors and the night sky from nuisance glare and stray light from poorly
aimed, placed, applied or shielded light sources.

(4)

Promoting energy efficient lighting design and operation. [Added 3-10-2004 by Ord.
No. 310]

(5)

Protecting the intended character within West Whiteland Township. [Added 3-102004 by Ord. No. 310]

Applicability. [Amended 3-10-2004 by Ord. No. 310]
(1)

Outdoor lighting shall be required for safety and personal security for uses that operate
during hours of darkness where there is public assembly and/or traverse; including but
not limited to multiple family dwelling, commercial, industrial, public recreational,
and institutional uses.

(2)

The Board of Supervisors may require lighting to be incorporated for other uses or
locations or may restrict lighting in any of the above uses as they deem necessary.

36

Meeting of May 18, 2021

C.

Criteria.
(1)

Illumination levels. Illumination, where required by this Section, shall be intensities
and uniformity ratios in accordance with the current recommended practices of the
“Illuminating Engineering Society of North America (IESNA) Lighting Handbook,” from
which typical uses and tasks are herein presented:
Maintained
Footcandles

Uniformity
Average
Minimum

Streets, local residential

0.4 Avg.

6:1

Streets, local commercial

0.9 Avg.

6:1

Parking, residential, multifamily low vehicular/pedestrian
activity

0.2 Min.

4:1

Medium vehicular/pedestrian activity

0.6 Min.

4:1

High activity, e.g., regional shopping centers/fast food
facilities, major athletic/civic/cultural events

0.9 Min.

4:1

Medium activity, e.g., community shopping centers, office
parks, hospitals, commuter lots, cultural/civic/recreational
events

0.6 Min.

4:1

Low activity, e.g., neighborhood shopping, industrial
employee parking, schools, church parking

0.2 Min.

4:1

Walkways and bikeways

0.5 Avg.

5:1

Building entrances

5.0 Avg.

—

Use/Task

Parking, industrial/commercial/institutional/
municipal

NOTES:
(1) Illumination levels are maintained horizontal footcandles on the task, e.g., pavement or
area surface.
(2) Uniformity ratios dictate that average illuminance values shall not exceed minimum values
by more than the product of the minimum value and the specified ratio, e.g., for commercial parking high activity, the average footcandles shall not be in excess of 3.6 (0.9 x 4).

(2)

Fixture design.
(a)

Fixtures shall be of a type and design appropriate to the lighting application
and aesthetically acceptable to the Board of Supervisors.

(b)

For lighting of predominantly horizontal tasks such as, but not limited to,
roadways, pathways, parking, merchandising and storage, automotive fuel
dispensing, automotive sales, loading docks, active and passive recreation,
building entrances and sidewalks, fixtures shall meet IESNA full-cutoff criteria.
[Amended 3-10-2004 by Ord. No. 310]

(c)

For the lighting of nonhorizontal surfaces such as, but not limited to, facades,
landscaping, signs, fountains, displays, flags and statuary, the use of
floodlighting, spotlighting, wall-mounted fixtures, decorative globes and other
fixtures not meeting IESNA cutoff criteria, shall be permitted only with the
approval of the Board of Supervisors, based upon acceptable glare control.
[Amended 3-10-2004 by Ord. No. 310]
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(d)

(3)

When necessary to redirect offending light distribution, fixtures shall be
equipped with or be capable of being backfitted with light-directing devices
such as shields, visors, or hoods. [Amended 3-10-2004 by Ord. No. 310]

Control of nuisance and disabling glare. [Amended 3-10-2004 by Ord. No. 310]
(a)

All outdoor lighting, whether or not required by this chapter, on private,
residential, commercial, industrial, municipal, recreational or institutional
property, shall be aimed, located, designed, fitted and maintained so as not to
present a hazard to drivers or pedestrians by impairing their ability to safely
traverse (disabling glare), and so as not to create a nuisance by projecting or
reflecting objectionable light onto a neighboring use or property (light trespass
and nuisance glare).

(b)

Floodlights or spotlights, when permitted, shall be so installed and aimed that
they do not project their output into the window of a neighboring residence, an
adjacent use, skyward or onto a roadway.

(c)

Unless otherwise permitted by the Board of Supervisors, lighting shall be
controlled by automatic switching devices such as timers, motion detectors
and/or photocells, to extinguish offending sources between 11:00 p.m., or one
hour following close of business, whichever comes first, and dawn to mitigate
glare and sky-lighting consequences. Where all-night safety or security lighting
is deemed necessary, the lighting intensity levels shall generally not exceed
25% of the levels normally permitted by this chapter but in no case shall they
be less than the minimum levels for safety or security as invoked by IESNA.

(d)

Vegetation screens shall not be employed to serve as the primary means for
controlling glare. Rather, glare control shall be achieved primarily through the
use of such means as full-cutoff fixtures, shields and baffles, and appropriate
application of mounting height, wattage, aiming angle, fixture placement, etc.

(e)

The amount of illumination projected onto a residential use from another
property shall not exceed 0.1 vertical footcandle measured line-of-sight from
any point on the adjacent residential property.

(f)

The amount of illumination projected onto any nonresidential property line
from another property shall not exceed 1.0 vertical footcandle measured lineof-sight from any point on the property.

(g)

Lighting fixtures used to light the area under outdoor canopies, including but
not limited to those used at automotive fuel-dispensing facilities, bank drivethru lanes, marquees and building entrances, shall have flat lenses and have no
light emitted from the side of the fixture. The average maintained
illumination in the area directly below the canopy shall not exceed twenty (20)
initial footcandles, with no value exceeding thirty (30) footcandles.

(h)

When flags are to be illuminated all night, only the US and state flags shall be
permitted to be illuminated from dusk until dawn, and each flagpole shall be
illuminated by a single source with a beam spread no greater than necessary to
illuminate the flag(s). Flag-lighting sources shall not exceed 20,000 lumens per
flagpole.
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13

The correlated color temperature (CCT) of LED sources in residential areas
shall not exceed 2700º Kelvin (2700 K) and shall not exceed 3000K in all other
areas.

(j)

Luminaire backlight, uplight, and glare zone (BUG) light distribution ratings:
Back Very High (BVH) and Forward Very High (FVH) zonal output shall not
exceed 240 lumens in residential areas or 375 lumens in all other areas.

(4)

Security lighting. The Township may require that grade-level windows be internally or
externally illuminated during hours of darkness to facilitate police determination if a
break-in has occurred. [Added 3-10-2004 by Ord. No. 310 13]

(5)

Installation.

(6)
D.

(i)

(a)

Fixtures meeting IESNA full-cutoff criteria shall not be mounted in excess of 20
feet above the finished grade (AFG) of the surface being illuminated, except
that the Township may approve upon request a fixture height of not more than
25 feet AFG for non-residential parking lots with 100 or more parking spaces.
Fixtures not meeting IESNA full-cutoff criteria, when their use is permitted by
the Board of Supervisors, shall not be mounted in excess of 15 feet above
gradeAFG. [Amended 3-10-2004 by Ord. No. 310]

(b)

Fixtures used for general area lighting shall be aimed so as to project their
output straight down, unless otherwise approved.

(c)

Electrical feeds to lighting standards shall be run underground, not overhead.\

(d)

Lighting standards in parking areasdirectly behind parking spaces shall be
placed a minimum of 5 feet outside paved area, curbsbehind the curb face or
tire stops, or placed on concrete pedestals at least 30 inches high above the
pavement, or suitably protected by other approved means. [Amended 3-102004 by Ord. No. 310]

(e)

Fixtures used for architectural lighting, e.g., facade, feature and landscape
lighting shall be aimed so as not to project their output beyond the objects
intended to be illuminated and shall be extinguished between the hours of
11:00 p.m. and dawn.

Maintenance. Lighting fixtures shall be maintained so as to always meet the
requirements of this section.

Plan submission. Lighting plans submitted for review and approval shall include: [Amended 310-2004 by Ord. No. 310]
(1)

Layout of the proposed fixture locations.

(2)

Ten- by ten-foot illuminance grid (point-by-point) plots carried out to 0.0 footcandles,
which demonstrate compliance with the light trespass, intensities and uniformities set
forth in this chapter or as otherwise required by the Township. The lamp-lumen rating
and nomenclature, source correlated color temperature, light-loss factors, and IES
photometric file names used in calculating the illuminance values shall be documented
on the plan.

Editor’s Note: This ordinance also redesignated subsequent subsections.
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E.

F.

(3)

Description of the equipment, including fixture catalog cuts, photometrics, glarereduction devices, lamps, control devices, mounting heights, pole foundation details
and mounting methods proposed.

(4)

When requested by the Township, the applicant shall submit a visual impact plan that
demonstrates appropriate steps have been taken to mitigate glare.

Plan notes. The following notes shall appear on the lighting plan: [Amended 3-10-2004 by Ord.
No. 310]
(1)

The Township reserves the right to conduct one or more post-installation nighttime
inspections to verify compliance with the requirements of this section and, if
appropriate, to require remedial action at no expense to the Township.

(2)

Post-approval alterations to lighting plans or intended substitutions for approved
lighting equipment shall be submitted to the Township for review and approval prior to
installation.

Compliance monitoring.
(1)

(2)

(3)

Safety hazards.
(a)

If the Township judges that a lighting installation creates a safety or personal
security hazard, the person(s) responsible for the lighting shall be so notified
and required to take remedial action within a specified time period.

(b)

If appropriate corrective action has not been effected within the specified time
period, the Township may take appropriate legal action.

Nuisance glare and inadequate illumination levels.
(a)

When the Township judges that an installation produces unacceptable levels of
nuisance glare, light trespass, or skyward light or that illumination levels are
insufficient or not being maintained in accordance with this section, the
Township shall cause notification of the person(s) responsible for the lighting
and require remedial action.

(b)

If the infraction so warrants, the Township may act to have the problem
corrected as in Subsection F(1)(b).

Non-conforming lighting.
Any lighting fixture or lighting installation existing on the effective date of this
Ordinance that does not comply with the regulations of this Section shall be deemed
legally non-conforming. However, such fixtures and installations shall be made
conforming when:
(a)

it is converted to or replaced by a LED luminaire;

(b)

the existing fixture is replaced, relocated, or abandoned;

(c)

minor corrective action, such as re-aiming or adding shielding, will achieve
compliance;

(d)

the number of fixtures is increased; or
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(e)
G.

the Township declares a fixture or installation to be a hazard to the public
health, safety, or welfare.

Street lighting dedication.
(1)

The Township may, but shall not be required to, accept dedication of street lights in
the instance of said lighting being in the right-of-way of a street dedicated to the
Township. Street lights may be accepted along with the acceptance of the street.

(2)

Until such time that the street lights are dedicated, the developer of the tract (who
has escrowed the streetlighting) will be responsible for any and all costs associated
with each street light. Such costs shall include, but are not limited to, administration,
placement, power supply, and maintenance.

(3)

Street lights not dedicated to the Township will remain the responsibility of the
developer or appropriate private entity the lights are turned over to. Said private
entity shall then assume all costs and responsibilities for the lighting in perpetuity.

§281-49: Guide rail
[Amended 12-8-1998 by Ord. No. 277]
A.

Streets shall be designed to preclude or minimize the need for guide rail. The Board may,
however, require guide rail to be placed for protection on embankments when a barrier is
required in Design Manual Part 2 Highway Design by the Pennsylvania Department of
Transportation, latest edition.

B.

Effort shall be made to lessen the number of fixed obstructions along streets which would
require guide rail. The Board may require, however, guide rail to be placed when a barrier is
required for fixed objects in Design Manual Part 2 Highway Design by the Pennsylvania
Department of Transportation, latest edition.

C.

The design and selection of guide rail shall generally be in accordance with the standards in
Design Manual Part 2 Highway Design, latest edition, however, the Board may approve other
guide rail systems.

§281-50: Access to subdivision or land development
[Amended 12-8-1998 by Ord. No. 277]
For all subdivisions and land developments for which only one means of ingress and egress is proposed,
the Township may require, where deemed necessary in the public interest and for the public safety,
the provision of additional accessways or the provision of an alternate means of ingress and egress
which could be used by emergency vehicles if the primary means of ingress and egress were rendered
unusable. Such alternate means of ingress and egress shall be of such width and improved to such an
extent to be usable by emergency vehicles, and shall not be used for structures, trees, or similar
obstructions.
§281-51: Easements
[Amended 12-8-1998 by Ord. No. 277]
A.

All utilities, including but not limited to sanitary sewers; stormwater sewers; stormwater
conveyance, drainage and infiltration swales, basins and areas; electric; gas; water; telephone;
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and cable shall be located in areas to be offered for dedication to the Township or easements
over private property. All such areas and easements shall be clearly depicted on and identified
by notes on the plans. The deeds for private properties subject to utility easements shall
contain a specific reservation for the easements, in form and substance satisfactory to the
Township. The Township may require such deeds to be provided for review prior to or as a
condition of final approval of the land development plan. The perpetual maintenance, repair,
and replacement of all utilities not accepted for dedication by the Township or other entity
acceptable to the Township shall be the responsibility of individual or an association of private
property owners. An agreement memorializing the foregoing responsibility, in form and
substance satisfactory to the Township, shall be submitted for review prior to or as a condition
of final approval and recorded in the Office of the Chester County Recorder of Deeds with the
approved plan.
B.

No landscaping shall be installed within easements or dedicated areas unless agreed to by the
Township. No buildings or other structures shall be placed within easements or dedicated
areas without the express consent of the Township. Easements and dedicated areas shall be a
minimum of 20 feet in width, and utilities shall be centered in the easement or dedicated area
insofar as practicable. A wider easement or dedicated area may be required depending upon
the depth and slope of the utility.

§281-52: Mobile home parks
[Amended 12-8-1998 by Ord. No. 277]
A.

Mobile home parks shall comply with all the requirements for mobile home parks established in
Chapter 325, Zoning.

B.

Each mobile home shall be placed on a lot which has frontage on and direct access to a street
within the mobile home park and shall be located to provide safe and convenient access for
servicing and fire protection.

C.

The limits of each mobile home lot shall be clearly marked on the ground by permanent
markers.

D.

A minimum of two off-street parking spaces, each at least 10 feet by 20 feet in size, shall be
provided on each mobile home lot.

E.

Foundation.

14

(1)

Each mobile home space shall be provided with a foundation that will not heave, shift,
settle, or move due to frost action, inadequate drainage, vibration or other forces
acting on the foundation. The foundation shall be of adequate size, material, and
construction so as to be durable and adequate for the support of the maximum
anticipated loads during all seasons of the year. Each mobile home space shall be
equipped with utility connections. Any open spaces between a mobile home floor and
a mobile home foundation shall be enclosed to prevent unauthorized entry and to
conceal supports and utility connections. Every mobile home shall be anchored to the
foundation to prevent overturning or uplift. The anchorage shall be adequate to
withstand wind forces and uplift as specified in the Township Building Code. 14

(2)

The application for placement of each mobile home shall be accompanied by
specifications for the foundation and anchoring and calculations indicating that the
foundation and anchoring are adequate to meet the standards of this section.

Editor’s Note: See Ch. 129, Construction Codes, Uniform.
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F.

All mobile home parks shall comply with the requirements for mobile home parks established
by the Pennsylvania Department of Environmental Protection.

G.

Pedestrian circulation system.
(1)

All mobile home parks shall contain a pedestrian circulation system which shall be
designed, constructed, and maintained for safe and convenient movement from all
mobile home spaces to principal destinations within the park and, if appropriate, shall
provide safe and convenient access to pedestrian ways leading to destinations outside
of the park. Principal destinations include such uses as recreation areas, service
buildings, and management offices. All pedestrian walks shall have a minimum width
of four feet and shall be paved (six inches crushed aggregate base course, 1½ inches
ID-2 binder course, one-inch ID-2 wearing course). In addition, the walks shall be
provided with lighting units spaced, equipped, and installed to allow safe movement of
pedestrians at night.

(2)

In addition, all mobile home lots shall be connected to a sidewalk system by individual
walks a minimum of two feet in width.

H.

All service and accessory buildings, including management offices and indoor recreation areas,
shall conform to the requirements of the Township Building Code. 15 Attachments to mobile
homes in the form of sheds and lean-tos are prohibited.

I.

The mobile home park shall have a structure designed and clearly identified as the office of the
mobile home park manager.

J.

Service and accessory buildings located in a mobile home park shall be used only by the
occupants of the park and their guests.

K.

Ground surfaces in all parts of a mobile home park shall be paved or covered with grass or
other suitable vegetation capable of preventing soil erosion and the emanation of dust.

L.

Park grounds shall be kept free of vegetative growth which is poisonous or which may produce
pollen or harbor rodents, insects, or other pests harmful to man.

M.

The ground surface in all parks of a mobile home park shall be graded and served by a storm
drainage system such that all surface water will be drained in a safe and efficient manner.

N.

Solid waste and vector control and electric distribution system.

15

(1)

The storage, collection, and disposal of solid waste from the mobile home park shall be
the responsibility of the mobile home park operator. The park shall be kept free of
litter and rubbish at all times.

(2)

The storage, collection, and disposal of solid waste shall be conducted so as to prevent
insect and rodent problems.

(3)

All solid wastes shall be stored in Township-approved fly-tight, rodentproof and
watertight containers, and these containers shall be maintained in a clean condition.

(4)

Solid wastes containers shall be distributed throughout the mobile home park in
adequate numbers and be readily accessible to the mobile home spaces in use.

Editor’s Note: See Ch. 129, Construction Codes, Uniform.
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(5)

Exterior storage areas for solid wastes shall be completely screened on three sides with
evergreen plantings.

(6)

Adequate measures shall be taken by the operator of the mobile home park to prevent
an infestation of insects and rodents.

(7)

Every mobile home park shall be provided with an electrical distribution system to
which every mobile home and service building shall be connected. Such system and
connections shall be installed, inspected, and maintained in accordance with the
specifications and rules of the appropriate utility company, the Township, and the
state. The appropriate electric utility shall inspect all transformers and underground
connections to all mobile homes located within mobile home parks and shall attach its
dated tag of approval to each mobile home at a visible location before any mobile
home is occupied.

(8)

Underground electric distribution lines are to be installed in all mobile home parks.

O.

In addition to providing all information required by Article III, Plan Requirements, of this
Chapter, the plans for any mobile home park shall show a complete park layout, showing lot
sizes and dimensions; the placement of each mobile home, parking spaces, patios, and
accessory buildings on each lot; provisions for storage, collection and disposal of solid waste;
pedestrian circulation system; a landscaping plan for the entire site; location and building
plans of all service and accessory buildings; recreation facilities; an electrical and lighting plan
for the entire site; details for all improvements, including but not limited to parking areas,
walkways, and driveways; and provisions for fire protection.

P.

Mobile home parks shall comply with all the subdivision design standards in Article IV of this
chapter.

Q.

The construction and guarantee of improvements within a mobile home park shall be in
accordance with Article V of this chapter. Improvements within a mobile home park will not
be accepted for dedication by the Township.

R.

Certificate of registration.

S.

(1)

It shall be unlawful for any person to maintain, construct, alter, or extend any mobile
home park within the Township unless he holds a valid certificate of registration issued
by the Pennsylvania Department of Environmental Protection.

(2)

Proof that a valid certificate of registration from the Pennsylvania Department of
Environmental Protection is held shall be submitted to the Township each year.

(3)

Every person holding a certificate of registration shall file notice in writing to the
Pennsylvania Department of Environmental Protection and the Township within 10 days
after having sold, transferred, given away, or otherwise having disposed of interest in
or control of any mobile home park.

Operating mobile home park.
(1)

Before the area, number of mobile home spaces, road system, service facilities, sewer
facilities, water facilities, or any other aspect of a mobile home park which is
regulated by this Chapter may be altered or expanded, this alteration or expansion
shall be submitted for review and action by the Township pursuant to the provisions of
Article II of this chapter.
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T.

U.

(2)

The operator of a mobile home park shall operate the park in compliance with this
chapter and shall provide adequate supervision to maintain the park, its facilities, and
equipment in good repair and in a clean and sanitary condition.

(3)

A register containing the names of all park occupants, the make, model, and serial
number of each mobile home, the date of arrival of each mobile home in the park, and
the lot number upon which the mobile home is parked, and the date of departure from
the park shall be maintained by the operator of the park. The register shall be
available to any person whom the Township authorizes to inspect the park and shall be
kept within the office of the mobile home park manager.

(4)

No space within a mobile home park shall be rented for periods of less than 180 days.

Streets.
(1)

Streets connecting the mobile home park to public streets shall be designed to
collector street standards.

(2)

At least 500 feet shall separate streets connecting a mobile home park to a public
street.

A streetlighting system shall be provided for all mobile home parks.

Editor's Note: See also Ch. 206, Mobile Homes and Mobile Home Parks.
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Article IX
COMMON REGULATIONS
For the purposes of this chapter the following regulations shall apply to all districts
and uses as applicable.
[§325-29 through §325-41 not included here]

§325-42: Traffic Impact statementsStudy
A.

Applicability. Impact statementsA traffic impact study shall be required for all preliminary
applications for development when any of the following are proposed for a property:as part of
the preliminary/final land development plan submission for projects that generate 100 or more
new peak-hour trips during the weekday morning commuter peak hour, or the weekday
afternoon commuter peak hour, or the Saturday midday peak hour, or the peak hour
appropriate for the land use as estimated by the Institute of Transportation Engineers
publication, Trip Generation. Where the applicant was required to submit a traffic impact
study as part of a conditional use application pursuant to the requirements of §325-124.A of
this Chapter, a new or revised study will be required for the preliminary/final land
development plan submission only if such submission is more than 18 months after the Board’s
approval of the conditional use application or if the land development plan differs significantly
from the conditional use application in the opinion of the Board.
(1)

Residential development of 100 dwelling units or more.

(2)

Institution or life-care facility of 100 or more bedrooms or residential units.

(3)

Industrial, commercial and/or office development of 100,000 square feet of floor area
or greater, or a subdivision of 20 or more lots/units.

(4)

Where the development of wooded lands is proposed, the applicant shall establish to
the satisfaction of the Board of Supervisors, on recommendation of the Township Planning Commission, that proposed improvements have been designed and located so as to
minimize destruction of viable trees to the extent consistent with the reasonable use
of the property. The applicant’s presentation shall include a projection of the number
and proportion of viable trees to be destroyed as the immediate or eventual consequence of the proposed development activities as determined by a professional forester, arborist or equivalent expert with reference to a forest density survey or other
statistical means approved by the Board of Supervisors. The developer shall establish
compliance with the following additional standards and criteria applicable to the
development of wooded lands:
(a)

Maximum residential building height shall be 30 feet.

(b)

Exterior building surface color shall be limited to earth tones.

(c)

All stormwater management facilities shall be reforested to the maximum
extent permitted by the Commonwealth of Pennsylvania, Department of Environmental Protection.
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(d)

To the maximum extent practicable, any wooded portion of the North and
South Valley Hills ridgeline located on the property shall be maintained in an
undisturbed state. A photographic record and tree line profile of all such
wooded ridgelines located on the property shall be made prior to all construction activities and shall serve as the “base line” condition to be restored by
replacement plantings following construction.

B.

The requirement of a fiscal impact analysis, Subsection C, shall apply only to uses permitted by
conditional use and proposed zoning changes.

C.

The Board shall consider the impact of the proposed use on the Township and on the facilities
and systems as listed hereafter. When required by the Board, the applicant shall provide all of
the information data and studies needed to allow the Board to reach conclusive evaluation of
the areas set forth hereafter, which are applicable to the use proposed. The impact statement
should be one written document. Necessary maps, charts, etc., should be labeled as consecutively numbered exhibits and properly referenced throughout the text of the written document. The statement should be written in a manner and style that clearly focuses the information, data and analysis on the issues and objectives requested by the Board. The source of
all data should be appropriately documented.
(1)

(a)B.

Traffic impact study.

Purpose.

===--=====--=--=----

A traffic impact study shall be required for any development proposed pursuant to this
section. Such study shall enable the Board of Supervisors provide the Township with
information to assess the likely impact of a proposed development in the various components
of the transportation system in the Township; . The purpose of said study shall be to identify
any traffic problems likely to affect ingress, egress, road capacities, and off-site traffic flow,;
and to determine itsthe impact on public transportation and pedestrian and nonvehicularnonmotorized circulation in the area.

(b)C.

Professional input.
The applicant shall retaintraffic impact study shall be prepared by a qualified Pennsylvanialicensed pProfessional traffic eEngineer specializing in traffic, meaning to prepare the traffic
impact study. For purposes of this provision a qualified traffic engineer shall be deemed any
individual holding a university degree from an accredited university in any traffic engineering
transportation specialty, or any individual holding a university degree who also possesses
membership in the Institute of Transportation Engineers, or any individual who conforms to
who meets the definition forof a Municipal Traffic Engineer preferredas provided in 67 Pa.
Code, Chapter 612, as amended, entitled “Municipal Traffic Engineering Certification.” In all
cases, the professional must be a member of the Institute of Transportation Engineers or hold a
certification from the Institute of Transportation Engineers as a Professional Traffic Operations
Engineer, and the professional career focus of the individual must be primarily in the field of
traffic engineering or transportation planning.

(c)D.
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Study area.
AThe study area shall be defined by the traffic engineer which represents the area that is as
the key intersections surrounding the site that are likely to be affected (from a traffic impact
standpoint) by the development. Prior to identifying the study area, the traffic engineer shall
discuss possiblethe study area boundaries with the applicant and the Township. Specific
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I
I

intersections to be included in the study shall be mutually agreed upon by the applicant and
the Township prior to initiating work.
(d)E.

-

Contents of impact study.
A traffic impact study shall contain the following information:
[(1])
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General site description.
The sizesite description shall include the size, location, proposed land uses,
construction staging and, completion date of the proposed development. A brief
description of other major existing uses and approved recorded development plans that
as agreed upon by the Township, and the traffic engineer, have bearing on the
development's likely traffic impact shall be included as source data. The Township
may, in addition, require consideration of development proposals not yet approved and
recorded, but with sufficient status and probable impact to warrant inclusion.
[2]

(2)
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Transportation facilities description. Said description shall contain a
full documentation of the proposed internal and external circulation
system within the study area. Said description shall include proposed
internal vehicular, bicycle and pedestrian circulation, all proposed
ingress and egress locations, all internal roadway widths and rights-ofway, existing and proposed parking conditions, traffic channelizations
and any traffic signals or other intersection control devices at all intersections within the project site. Said description shall include all
major elements of the existing external roadway system within the
study area. All major existing and proposed public transportation services and facilities within the study area also shall be documented. All
future highway improvements, including proposed construction and
traffic signalization, shall be noted. This information shall be obtained
from the Pennsylvania Department of Transportation and from the
Township Manager’s office in West Whiteland Township.

Multimodal transportation facilities description.
Document the existing and proposed multimodal facilities serving the site internally
and externally. This description shall include pedestrian, bicycle, and transit services
as appropriate, including connections to the surrounding road system within the study
area, connections to neighboring properties, and connections to other area
transportation facilities, such as the Chester Valley Trail, area bus stops, and train
service.

(3)

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

[3](4)

Existing traffic conditions.
3

Meeting of May 18, 2021

Formatted: Indent: Left: 1", First line: 0"

Existing traffic conditions shall be documented for all major roadways and
intersections established as part of the study area under Subsection C(1)(c) D above.
Existing traffic volumes for average daily traffic and peak hour(s) traffic shall be
recorded. Mechanical or manual traffic counts at majorthe intersections in the study
area shall be conducted encompassing the peak highway and development- generated
hour(s), and documentation regarding said traffic counts shall be included in the traffic
engineer's report. A volume capacity analysis based upon existing volumes shall be
performed during the peak highway hour(s) and the peak development- generated
hour(s) for all roadways and majorthe intersections within the study area. The
capacity analysis shall be conducted according to methods of analysis acceptable to the
Pennsylvania Department of Transportation PennDOT. The existing level of service
associated with each major roadway andstudy intersection evaluated shall be recorded.
Data aboutregarding reportable and non-reportable crashes within the most recent
available accident levelsfive-year period within the study area shall be indicated.
[4](5)

[5](6)
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Impact of development on area circulationEstimate of development site traffic.
Estimates of vehicle trips to result from the proposed development shall be
completed for the design-day peak highway hour(s) and peak development- generated
hour(s). In order to obtain vehicle trip generation base data, the traffic engineer shall
consult either his firm’s data bank, or Trip generation data shall be from the most current edition of the Institute of Transportation Engineers trip generation
reportpublication, Trip Generation,or local data from the Township Manager or, if
available, a more current or comprehensive source. All turning movements associated
with the proposed improvement generated hour(s) shall be computed and contained in
the study. Traffic volumes generated by the proposed use shall be distributed and
assigned to existing roadways and intersections throughout the study area for which
existing conditions were recorded. Documentation of all assumptions used in the
distribution and assignment of traffic shall be provided. Any characteristics of the site
that are likelly to cause particular traffic management problems shall be noted.
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Analysis of traffic impact.
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The traffic engineer shall evaluate the likely impact of the proposed
development in the area’s circulation system. Included shall be an
evaluation of the proposal’s likely impact on existing and planned
public transportation improvements, the expected impact on
pedestrian and nonvehicular circulation, an evaluation of the capacity
of existing roadways within the study area to accommodate sitegenerated traffic, as well as total future traffic demand. (Total future
traffic demand shall be defined to include existing vehicular volumes
plus traffic volumes associated with approved developments within the
study area.) This demand shall consist of a combination of the existing
traffic expanded to the completion year (using an annual traffic rate
available from Delaware Valley Regional Planning Commission), the
development-generated traffic, and the traffic generated by other
proposed developments affecting the study area. The traffic engineer
shall render an opinion regarding the capacity of the existing roadway
system to accommodate future traffic demand. Should the traffic
engineer conclude that the existing roadway system cannot
accommodate anticipated traffic demand, said engineer shall proffer a
recommendation regarding what improvements are necessary to the
area’s roadway system. Said traffic engineer shall identify the rela4
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tionship of site-generated traffic associated with the proposed development’s impact on overall demand, and shall further identify the
development’s proportional relationship to the traffic system improvements that are likely to be required, in part, due to the development.
The volume/capacity analysis performed in accordance with Subsection
C(1)(d)[3] above shall be updated to include a volume/capacity analysis
using the total future demand and future roadway capacity. In addition, if staging of the proposed development is anticipated, calculations for each stage of completion vis-a-vis the volume/capacity analysis shall be performed. The analysis shall be conducted, on a design
day, during the peak-highway hour(s) and major intersections in the
study area which are projected to be affected by the proposed development. All access points and pedestrian crossings shall be examined
as to the need for and feasibility of installing traffic signals or other
traffic control devices. To do this, the traffic engineer shall evaluate
access points and pedestrian crossings pursuant to Pennsylvania
Department of Transportation specifications for traffic signal warrants.
[Amended 3-10-2004 by Ord. No. 310]
The traffic engineer shall evaluate the likely impact of the proposed development upon
the study area, including the anticipated impact on existing and planned multimodal
transportation facilities, the expected impact on multimodal circulation, and an
evaluation of the future capacity of the study intersections to accommodate sitegenerated traffic. The future capacity analysis shall be completed for the future
traffic demand without the subject development and with the subject development.
Total future traffic demand shall be defined to include existing vehicular volumes, plus
traffic volumes associated with proposed and approved developments in the area, and
the site-generated traffic volumes. This demand shall consist of a combination of the
existing traffic expanded to the development full build-out year (using an annual traffic
rate available from PennDOT, although the Township may approve another source upon
request by the applicant), the development-generated traffic, and the traffic
generated by other proposed and approved developments affecting the study area.
The traffic engineer shall render an opinion regarding the capacity of the existing
roadway system to accommodate future traffic demand. Should the traffic engineer
conclude that the existing roadway system cannot accommodate anticipated total
future traffic demand or the incremental impact of the development traffic, then said
engineer shall proffer a recommendation regarding the improvements necessary to
improve the area’s roadway system. Said traffic engineer shall identify the relationship of site-generated traffic associated with the proposed development’s impact
on overall demand, and shall further identify the development’s proportional
relationship to the traffic system improvements that are likely to be required, in part,
due to the development. The volume/capacity analysis performed in accordance with
Subsection E(4) above shall be updated to include a volume/capacity analysis using the
anticipated future traffic demand without the subject development and the total
future demand with the subject development. In addition, if staging of the proposed
development is anticipated, calculations for each stage of completion vis-a-vis the
volume/capacity analysis shall be performed. The analysis shall be conducted during
the peak-highway hour(s) and the peak development generated hour(s) at the
intersections in the study area which are projected to be affected by the proposed
development and at the site accesses. All access points and pedestrian crossings shall
be examined as to the need for and feasibility of installing traffic signals or other
traffic control devices. To do this, the traffic engineer shall evaluate access points and
pedestrian crossings pursuant to Pennsylvania Department of Transportation
specifications for traffic signal warrants.
5
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[6]
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Conclusions and recommended improvements.
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Projected levels of service for all roadways and intersections and turning movements
shall be identified at the conclusion of each phase of the development. All roadways
and/or intersections showing a level of service which is deemed deficient by the traffic
engineer during the studied peak hours of the day (peak hour defined to include peak
hour of traffic on the particular roadway and peak hour of traffic of development
generated traffic) shall be identified. Specific recommendations for elimination of
traffic problems associated with the proposed development shall be identified. (Levels
of service are defined in the 1965 Highway Capacity Manual, Highway Research Board,
National Academy of Sciences, Special Report 87.) A listing of recommended
improvements shall include the following elements: internal circulation design; site
access locations and design, improvements, and widenings; traffic signal installation
and operation, including signal timing; transit design improvements; travel demand
management strategies; and reduced intensities of use. AllThe Township may require
that all physical roadwaytraffic improvements shall be shown in sketches as a part of
the report. The listing recommending improvements for vehicular,
pedestrian/nonvehicular, and transit modes shall include, for each improvement, the
party proposed to be responsible for the improvement,. The Township may require the
cost and funding of the improvement (to the extent possible) and the completion datea
for the improvement (to the extent possible).) The Township, with the assistance of its
own traffic engineer, shall review the methodology, assumptions, findings, and
recommendations of the applicant's traffic engineer. The Board may impose upon the
applicant additional improvements deemed necessary to accommodate impacts of the
development.
[remaining portion of §325-42 and Article IX not included here]
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Article IX
COMMON REGULATIONS
For the purposes of this chapter the following regulations shall apply to all districts
and uses as applicable.
[§325-29 through §325-41 not included here]

§325-42: Traffic Impact Study
A.

Applicability. A traffic impact study shall be required as part of the preliminary/final land
development plan submission for projects that generate 100 or more new peak-hour trips
during the weekday morning commuter peak hour, or the weekday afternoon commuter peak
hour, or the Saturday midday peak hour, or the peak hour appropriate for the land use as
estimated by the Institute of Transportation Engineers publication, Trip Generation. Where the
applicant was required to submit a traffic impact study as part of a conditional use application
pursuant to the requirements of §325-124.A of this Chapter, a new or revised study will be
required for the preliminary/final land development plan submission only if such submission is
more than 18 months after the Board’s approval of the conditional use application or if the
land development plan differs significantly from the conditional use application in the opinion
of the Board.

B.

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

C.

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

D.

Study area.
The study area shall be defined as the key intersections surrounding the site that are likely to
be affected (from a traffic impact standpoint) by the development. Prior to identifying the
study area, the traffic engineer shall discuss the study area with the applicant and the
Township. Specific intersections to be included in the study shall be mutually agreed upon by
the applicant and the Township prior to initiating work.
1
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E.

Contents of impact study.
A traffic impact study shall contain the following information:
(1)

General site description.
The site description shall include the size, location, proposed land uses, construction
staging and, completion date of the proposed development.

(2)

Multimodal transportation facilities description.
Document the existing and proposed multimodal facilities serving the site internally
and externally. This description shall include pedestrian, bicycle, and transit services
as appropriate, including connections to the surrounding road system within the study
area, connections to neighboring properties, and connections to other area
transportation facilities, such as the Chester Valley Trail, area bus stops, and train
service.

(3)

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

(4)

Existing traffic conditions.
Existing traffic conditions shall be documented for all intersections established as part
of the study area under Subsection D above. Existing traffic volumes for average daily
traffic and peak hour(s) traffic shall be recorded. Mechanical or manual traffic counts
at the intersections in the study area shall be conducted encompassing the peak
highway and development-generated hour(s), and documentation regarding said traffic
counts shall be included in the traffic engineer's report. A volume capacity analysis
based upon existing volumes shall be performed during the peak highway hour(s) and
the peak development-generated hour(s) for the intersections within the study area.
The capacity analysis shall be conducted according to methods of analysis acceptable
to PennDOT. The existing level of service associated with each study intersection
evaluated shall be recorded. Data regarding reportable and non-reportable crashes
within the most recent available five-year period within the study area shall be
indicated.

(5)

Estimate of development site traffic.
Estimates of vehicle trips to result from the proposed development shall be completed
for the design-day peak highway hour(s) and peak development-generated hour(s).
Trip generation data shall be from the most current edition of the Institute of
Transportation Engineers publication, Trip Generation. Traffic volumes generated by
the proposed use shall be distributed and assigned to existing roadways and
intersections throughout the study area for which existing conditions were recorded.
Documentation of all assumptions used in the distribution and assignment of traffic
2
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shall be provided. Any characteristics of the site that are likely to cause particular
traffic management problems shall be noted.
(6)

Analysis of traffic impact.
The traffic engineer shall evaluate the likely impact of the proposed development upon
the study area, including the anticipated impact on existing and planned multimodal
transportation facilities, the expected impact on multimodal circulation, and an
evaluation of the future capacity of the study intersections to accommodate sitegenerated traffic. The future capacity analysis shall be completed for the future
traffic demand without the subject development and with the subject development.
Total future traffic demand shall be defined to include existing vehicular volumes, plus
traffic volumes associated with proposed and approved developments in the area, and
the site-generated traffic volumes. This demand shall consist of a combination of the
existing traffic expanded to the development full build-out year (using an annual traffic
rate available from PennDOT, although the Township may approve another source upon
request by the applicant), the development-generated traffic, and the traffic
generated by other proposed and approved developments affecting the study area.
The traffic engineer shall render an opinion regarding the capacity of the existing
roadway system to accommodate future traffic demand. Should the traffic engineer
conclude that the existing roadway system cannot accommodate anticipated total
future traffic demand or the incremental impact of the development traffic, then said
engineer shall proffer a recommendation regarding the improvements necessary to
improve the area’s roadway system. Said traffic engineer shall identify the relationship of site-generated traffic associated with the proposed development’s impact
on overall demand, and shall further identify the development’s proportional
relationship to the traffic system improvements that are likely to be required, in part,
due to the development. The volume/capacity analysis performed in accordance with
Subsection E(4) above shall be updated to include a volume/capacity analysis using the
anticipated future traffic demand without the subject development and the total
future demand with the subject development. In addition, if staging of the proposed
development is anticipated, calculations for each stage of completion vis-a-vis the
volume/capacity analysis shall be performed. The analysis shall be conducted during
the peak-highway hour(s) and the peak development generated hour(s) at the
intersections in the study area which are projected to be affected by the proposed
development and at the site accesses. All access points and pedestrian crossings shall
be examined as to the need for and feasibility of installing traffic signals or other
traffic control devices. To do this, the traffic engineer shall evaluate access points and
pedestrian crossings pursuant to Pennsylvania Department of Transportation
specifications for traffic signal warrants.

[6]

Conclusions and recommended improvements.
Projected levels of service for all intersections and turning movements shall be
identified at the conclusion of each phase of the development. All intersections
showing a level of service which is deemed deficient by the traffic engineer during the
studied peak hours shall be identified. Specific recommendations for elimination of
traffic problems associated with the proposed development shall be identified. A
listing of recommended improvements shall include the following elements: internal
circulation design; site access locations and design, improvements, and widenings;
traffic signal installation and operation, including signal timing; transit design
improvements; travel demand management strategies; and reduced intensities of use.
The Township may require that all physical traffic improvements be shown in sketches
as a part of the report. The listing recommending improvements for vehicular,
3
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pedestrian/nonvehicular, and transit modes shall include, for each improvement, the
party proposed to be responsible for the improvement. The Township may require the
cost and funding of the improvement (to the extent possible) and the completion date
for the improvement (to the extent possible). The Township, with the assistance of its
own traffic engineer, shall review the methodology, assumptions, findings, and
recommendations of the applicant's traffic engineer. The Board may impose upon the
applicant additional improvements deemed necessary to accommodate impacts of the
development.
[remaining portion of §325-42 and Article IX not included here]
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Article XX
ADMINISTRATION
[§325-119 through §325-123 not included here]
§325-124: Conditional uses
A.

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

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

(2)

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

(3)

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

(4)

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

100 or more dwelling units.

(b)

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

(c)

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

(d)

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

1
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(5)

Impact statements and studies.

Formatted: Keep with next

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

(b)

(c)

Formatted: Keep with next
Formatted: Indent: Left: 1.5", First line: 0"

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

Formatted: Indent: Left: 1.5"

[1]

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

Formatted: Indent: Left: 1.5"

[2]

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

[3]

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

[4]

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

[5]

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

[6]

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

Fiscal Impact Analysis.

Formatted: Indent: Left: 1"

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

Formatted: Indent: Left: 1.5", First line: 0"
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(d)

[1]

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

[2]

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

Environment and Sustainability Study.
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XXX
(e)

B.
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When required pursuant to the provisions of §325-92 of this Chapter, this Study
shall be provided with the conditional use application.
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Conditional use procedures.
(1)

A conditional use application shall be filed with the Township on such forms as may be
prescribed by the Board of Supervisors.
(a)

1

Historic Resources Impact Study.

Where the applicant is not the legal or record owner of the property subject to
the application, and has entered into a lease agreement for the entire subject
property or a portion thereof, the legal or record owner of the property shall
sign the application along with the applicant. [Added 4-23-2008 by Ord. No.
360]

(2)

The Board of Supervisors shall schedule and hold a public hearing on the application
pursuant to public notice within 60 days of filing unless the applicant waives or extends
the time limitation.

(3)

One copy of the application and supporting material shall be furnished to the Township
Planning Commission, the County Planning Commission and any other agencies or
consultants deemed appropriate by the Board of Supervisors, together with a request
that such agencies submit recommendations regarding the proposed conditional use.

(4)

Upon review of the application in terms of the standards and criteria of this chapter,
the Board of Supervisors shall render a decision within 45 days next following the last
session of the public hearing. In allowing a conditional use, the Board of Supervisors
may attach such reasonable conditions and safeguards, in addition to those expressed
in this chapter, as it may deem necessary to implement the purposes of this chapter
and the Pennsylvania Municipalities Planning Code. 1

(5)

Any applicant contemplating subdivision or land development as that term is defined in
Chapter 281, Subdivision and Land Development, of the Code of the Township of West

Editor’s Note: See 53 P.S. §10101 et seq.
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Whiteland shall, upon receiving conditional use approval, submit a subsequent
application for approval pursuant to that chapter and the terms, conditions and
requirements thereof.
(6)

(7)

C.

The applicant shall send written notification of the filing of an application for
conditional use to all property owners within 300 feet of the subject property; and to
all property owners who have registered their names with the Township pursuant to
Subsection B(7) of this section as follows: [Added 3-10-2004 by Ord. No. 310]
(a)

The 300 feet shall be measured at a right angle from all points on every
property line.

(b)

The names and addresses of the adjacent property owners shall be obtained
from records of the Chester County Tax Assessment Office. The names and
addresses of the owners registered under Subsection B(7) of this section shall
be obtained from the Township Zoning Officer.

(c)

The notification shall be sent by regular mail and certified mail, return receipt
requested, and mailed a minimum of two weeks before the first scheduled
public hearing of the Board of Supervisors. At the hearing, the applicant shall
provide a copy of each notification sent and certified mail green cards if
available. The hearing shall not proceed unless the copies are provided.

(d)

At a minimum, the written notice shall contain the street address of the
parcel, a general description of what is proposed by the applicant, the time,
date and location of the first Board of Supervisors hearing and inform the
property owner that only one notice will be provided and that they are not
required to attend but may attend if interested.

Owners and occupiers of properties in the Township may register their names with the
Township Zoning Officer for purposes of receiving notice of the filing of a conditional
use application pursuant to Subsection B(6) of this section. [Added 3-10-2004 by Ord.
No. 310]

Standards for review of proposed conditional use.
(1)

In any instance where the Board of Supervisors is required to consider a request for a
conditional use in accordance with express standards and criteria, the burden shall be
on the applicant to provide the Board with all information necessary to evaluate the
conditional use. The applicant shall demonstrate to the Board’s satisfaction that:
(a)

The proposed use shall meet all of the specific standards and regulations for
eligibility which appear in the section of this chapter authorizing the proposed
conditional use.

(b)

The size, scope, extent and character of the exception desired and consistent
with the plan for future land use in West Whiteland, and with the spirit,
purpose and intent of this chapter.

(c)

The suitability of the property for the use desired and the new or expanded
use, if approved, will be susceptible of regulation or restriction by appropriate
conditions and safeguards.
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(d)

The public interest in, or the need for, the proposed use or change, and the
proposal will serve the best interest of the Township, the convenience of the
community (where applicable), and the public health, safety, morals and
general welfare.

(e)

Where pertinent, the effects of the proposal with respect to congestion on the
roads or highways, the most appropriate use of land, conserving the value of
buildings, safety from fire, panic and other dangers, adequacy of light and air,
the prevention of overcrowding of land, congestion of population and adequacy
of public and community services will not have a substantially adverse effect
thereon.

(f)

The proposed change is reasonable in terms of the logical, efficient and
economical extension of public services and facilities including, but not limited
to, public water, sewers, police and fire protection, transportation and public
schools.

(g)

The natural features and processes characterizing the proposed site and its
surroundings shall not suffer unmitigated degradation, that the management of
stormwater, the provision of water and/or sewer service, and any other
alterations to the site’s predevelopment condition shall be consistent with
Township goals, practices and plans in these regards and that demand for
water and energy by the proposed use shall be minimized to the optimal
extent.

(h)

The character and type of development in the area surrounding the location for
which the request is made and the proposed change or modification, if
permitted, will constitute an appropriate use in the area and will not
substantially injure or detract from the use of surrounding property or from the
character of the neighborhood.

(i)

Development of highway frontage insofar as possible has been designed so as to
limit the total number of access points, reduce the need for on-street parking
and encourage the frontage of buildings on parallel marginal access roads or on
roads perpendicular to the highway.

(j)

The probable effects of proposed development on highway congestion has been
considered and adequate access arrangements are provided in order to protect
major highways from undue congestion and hazard.
[1]

Each applicant for conditional use shall establish the effect of the
proposed development on the reserve capacity of the public roads and
road intersections providing access to and in the area of the subject
property. No conditional use shall be granted if an effect thereof will
be to materially increase traffic congestion on the said roads or at the
said road intersections.

(k)

The impact upon on-site and adjacent historic resources of the Township has
been mitigated.

(l)

Where the property or a portion of the property that is the subject of the
application is improved at the time of the conditional use application, the
Township may require that any existing development and/or uses on the
property comply with all previous conditions of approval of a land
5
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development, subdivision, conditional use, special exception, zoning variance,
or waiver of any provision of Chapter 281, Subdivision and Land Development,
previously granted for the property. [Added 4-23-2008 by Ord. No. 360]
(2)

The Board shall, in addition to such other consideration and determinations as may be
required by law and other provisions of this chapter, impose such conditions, in
addition to those required as are necessary to assure that the intent of this chapter is
complied with and which are reasonably necessary to safeguard the health, safety,
morals and general welfare of the residents of the Township at large and the residents
and owners of the property adjacent to the area in which the proposed use is to be
conducted. Conditions may include, but are not limited to, harmonious design of
buildings, aesthetics, hours of operation, lighting, numbers of persons involved, noise,
sanitation, safety, smoke and fume control and the minimizing of noxious, offensive or
hazardous elements.

§325-125: Amendments
A.

Power of amendment. The Board may from time to time amend, supplement, change, modify
or repeal this chapter, including the Zoning Map. The Board, by resolution adopted at a stated
or special meeting, shall fix the time and place of a public hearing on the proposed change,
amendment or repeal and cause notice thereof to be given as follows:
(1)

By publishing a notice of the time and place of the hearing not more than 30 days and
not less than seven days in advance of the date fixed for the hearing in a newspaper of
general circulation in the Township. Such notice shall be published once each week for
two successive weeks. In addition, if the proposed amendment involves a Zoning Map
change, notice of the said public hearing shall be conspicuously posted by the Zoning
Officer or his designee at points along the perimeter of the tract affected sufficient to
notify potentially interested citizens, the said posting of the affected tract or area
shall be accomplished no less than one week prior to the date of the hearing.

(2)

The notice shall also be set forth the principal provisions of the proposed change,
amendment or repeal in reasonable detail and a reference to a place in the Township
where copies of the proposed change, amendment or repeal may be examined or
purchased at a charge not exceeding the cost thereof. Full opportunity to be heard
will be given to any citizens and all interested parties attending such hearing.

B.

Property owners may submit a proposal for the amendment of this chapter, including the
Zoning Map, on forms to be provided by the Township. Such proposals shall be accompanied a
fiscal impact analysis as described in §325-124.A(5)(c) of this Chapter describing the
anticipated fiscal impact upon the Township of the proposed amendment.

BC.

Citizen’s petition. Whenever the owners of 50% or more of the area in any district shall
present to the Board a petition, duly signed and acknowledged, requesting an amendment,
supplement, change, modification or repeal of any of the regulations or restrictions prescribed
by this chapter for their district or a change or modification of the Zoning Map with reference
to such district, it shall be the duty of the Board to hold a public hearing thereon and cause
notice thereof to be given in the manner prescribed in Subsection A above.

CD.

Planning Commission referral. The Board shall refer each petition or proposal for change or
amendment whether under this article or under another article to the Township Planning
Commission and County Planning Commission which shall consider whether or not such
proposed amendment or change would be, in the view of the Commission, consistent with and
6
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desirable in furtherance of the Comprehensive Plan upon which this chapter is based, as the
same may be modified from time to time. The Commission shall transmit its conclusion
thereon, together with its reasons therefor, to the Board within 30 days. The Board shall take
such conclusion and reasons into consideration in reaching its decision but shall not be bound
thereby. Within 30 days following any zoning ordinance amendment, a copy of the amendment
to the zoning ordinance shall be forwarded to the Chester County Planning Commission.
DE.

Curative amendment procedures. A landowner who desires to challenge, on substantive
grounds, the validity of this chapter or Zoning Map or any provision thereof, in which he has an
interest, may submit a curative amendment to the Board of Supervisors with a written request
that his challenge and proposed amendment be heard and decided as provided in Section 609.1
of the Pennsylvania Municipalities Planning Code, as amended. 2

EF.

Township curative amendments. Should the Township determine that this chapter, or any
portion hereof, is substantially invalid, the Township shall undertake those actions and
procedures set forth for rectifying such invalidity as provided in Section 609.2 of the
Pennsylvania Municipalities Planning Code, as amended. 3

FG.

Notification procedures. The applicant shall send written notification of the filing of an
application for conditional use to all property owners within 300 feet of the subject property;
and to all property owners who have registered their names with the Township pursuant to
Subsection G of this section as follows: [Added 3-10-2004 by Ord. No. 310]

GH.

(1)

The 300 feet shall be measured at a right angle from all points on every property line.

(2)

The names and addresses of the adjacent property owners shall be obtained from
records of the Chester County Tax Assessment Office. The names and addresses of the
owners registered under Subsection G of this section shall be obtained from the
Township Zoning Officer.

(3)

The notification shall be sent by regular mail and certified mail return receipt
requested, and mailed a minimum of two weeks before the first scheduled public
hearing of the Board of Supervisors. At the hearing, the applicant shall provide a copy
of each notification sent and certified mail green cards if available. The hearing shall
not proceed unless the copies are provided.

(4)

At a minimum, the written notice shall contain the street address of the parcel, a
general description of what is proposed by the applicant, the time, date and location
of the first Board of Supervisors hearing and inform the property owner that only one
notice will be provided and that they are not required to attend but may attend if
interested.

Owners and occupiers of properties in the Township may register their names with the
Township Zoning Officer for purposes of receiving notice of the filing of a conditional use
application pursuant to Subsection F of this section. [Added 3-10-2004 by Ord. No. 310]
[§325-126 not included here]

2

Editor’s Note: See 53 P.S. §10609.1.

3

Editor’s Note: See 53 P.S. §10609.2.
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