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Chapter 2: Future Land Use Plan

A.  Introduction

The Future Land Use Plan for Honey Brook is illustrated in Figure 1 and establishes a
conceptual framework and general policy guide for land use in the Township over
the next ten to twenty years.  The Plan is based not only on the vision, goals, and input
of the Board of Supervisors and the Comprehensive Plan Task Force, but also on the
results of the Community Values Survey (Chapter 1) and the observance of current
development patterns and trends.  Above all, the Plan reflects the Township’s desire
to remain [overall] a rural community, to protect farms, open spaces, and natural

View north of farms along Beaver Dam Road.



Honey Brook Township, PA

Chapter 2: Future Land Use Plan

2005-06 Comprehensive Plan Update

Page 11

resources, and to confine future development to appropriate areas where infrastruc-
ture already exists, including the Borough of Honey Brook.

B.  Plan Overview

Depicted on the Plan are the following five land use categories: agriculture/ open
space/natural resource protection, rural hamlet, mixed use, rural conservation, and
public recreation.  Also shown are two overlay areas: one for industrial uses (including
the Landchester Landfill), and the other for the Rocklyn Station “Strategic Develop-
ment Plan” area.

While the specific elements that support the Land Use Plan are outlined in future chap-
ters (natural resources, circulation, community facilities, etc.), Figure 1 illustrates a par-
ticularly notable concept: that the majority of future development be concen-
trated in a planned “village” at the eastern edge of the Township.  During the investi-
gation of existing conditions, it became apparent that current zoning (Appendix G),
the presence of water and sewer service (Appendix M), an existing framework of
commercial structures, and a [relative] abundance of land suitable for development/
redevelopment were already making this area attractive to developers.  Noting this
trend, along with the need to house up to 4,000 (projected) new residents in the
Township over the next twenty years, the Board of Supervisors, Task Force, and Project
Team (consultants and Township Manager) decided that it made sense to focus growth
in this area of Honey Brook.  Rather than letting development sprawl in a continuous
stretch along Route 322 and to outlying farms, this area (known to many Township
residents as “Rockville” or “Rocklyn Station” - the name of a former railroad station in
the area) was selected as the location for the majority of future growth that is likely to
occur in the Township.  It was further decided that rather than letting development of
this village happen haphazardly or at the will of developers rather than the Township,
the build-out of this area should be carefully coordinated and planned.  The result – a
master plan for a compact, walkable, mixed-use, interconnected and sustainable
community – is shown as a mixed-use overlay on Figure 1, and is detailed in Chapter
4 (the “Strategic Development Plan” for Rocklyn Station).

While it is anticipated that the majority of new growth will be focused in the Rocklyn
Station mixed-use overlay, Figure 1 shows that a modest amount of new residential,
commercial, and industrial development is also appropriate immediately adjacent
to Honey Brook Borough.  Here too, with infrastructure already in place, and with
existing industrial uses (to the west of the Borough) and residences (to the south and
east) serving as the framework, a small amount of infill development in these areas is
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Figure 1: Future Land Use Plan

®
0 2,350 4,700 7,0501,175

Feet

Data Sources:  Base Data from Chester County Data Distribution CD, 2005. 
Date Plotted: March 8, 2006

£¤322

Struble Lake

Honey Brook
Borough

                         Legend
Major roads
Roads
Streams
Township boundary
Tax parcels
Water bodies

Future land use
Agriculture / open space /
natural resource protection
Rural hamlet
Mixed use
Rocklyn Station mixed use overlay
Industrial overlay
Rural conservation
Public recreation

£¤322

10

10



Honey Brook Township, PA

Chapter 2: Future Land Use Plan

2005-06 Comprehensive Plan Update

Page 13

appropriate.  It should be noted, however, that the areas immediately east and west
of the Borough are now zoned inconsistently with the Township’s updated plan, and
that re-zoning some of these parcels, and encouraging a mix of uses on others, is
planned.  Although continued agriculture is an appropriate “interim” land use, an
infill of light industrial and high-density residential uses (as an extension of the Bor-
ough) is encouraged adjacent to the existing industrial areas.  A mixture of high-den-
sity residential and commercial uses is envisioned for the mixed-use areas depicted
south and east of the Borough.  None of the areas described above, however, are
planned for large, regional, big-box stores, since these are within a thirty-minute drive
from the Township.  Retail development, in general, is discouraged for the area west
of Honey Brook Borough as that use does not currently exist and is already present in
the Borough itself.

Residential densities for both Rocklyn Station and the mixed-use areas (mentioned
above) where public utilities exist are envisioned to be between three dwelling units
per acre (without the use of TDR) and ten dwelling units per acre (with the use of TDR).
(Specific ranges will be determined in Zoning Ordinance text amendments.)

Also highlighted on Figure 1 are the rural hamlets of Suplee and Cambridge.  While a
great deal of change is not expected in either of these historic villages (they are
currently zoned to accept only a minimal amount of future growth), a small amount
of infill development may be appropriate.  This minimal development would not only
support the historic “village” pattern of development in the Township, it would further
aid in keeping suburban-style development from encroaching upon surrounding farm-
lands.

Special designation has also been given on Figure 1 to the Welsh Mountains and the
Barren Hills, the forested ridgelines that frame the Township to the north and south.
Besides serving as important visual backdrops to the open spaces and farms of Honey
Brook, these “rural conservation areas” encompass some of the largest contiguous
woodlands in Chester County.  Residential development should be greatly limited in
these areas.  New development should be kept out of woodland interiors, and should
be designed so as not to be visually intrusive from afar.

Several non-farm residential, service-commercial, and recreational uses exist today
within the area designated for agriculture and open space protection, most of
which have been established several decades ago.  Significant expansion of these
existing non-farm uses would be inconsistent with many of the goals listed in Chap-
ter 1 of this Plan, and contrary to the residents’ preferences for a future Honey Brook
as documented through the Community Values Survey (see Appendix D).  Provi-
sions within the Township’s zoning ordinance allow for their continued use, modifi-
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cation, and limited expansion.

Lastly, but of no small consequence, are the public recreation lands highlighted on
Figure 1.  Most significant of these, Struble Lake and its shorelines, is an untapped
passive recreational resource for Township residents.  The feasibility of better utilizing
this public area for Township residents is recommended, in partnership with Chester
County.

C.  Action Items

• Amend the Zoning Ordinance by removing the Conservation Design option
from the Agricultural District.

• Amend the Zoning Ordinance, including the Official Zoning Map, to add, modify,
or delete existing zoning districts or provisions where inconsistent with the rec-
ommendations of the Future Land Use Plan.

• Adopt an Official Map for the Township that reflects existing and future land
areas of municipal or other public agency interest, as reflected through various
maps contained within this Plan.  Such a map will facilitate planned public
land acquisitions in the future.

• Amend the Zoning Ordinance in the Rocklyn Station area to help implement
the Strategic Development Plan presented in Chapter 4.  Establish a Traditional
Neighborhood Development (TND) overlay district for this area that:

• Encourages the types and general locations of uses, roads, parks, and
trails conceptually presented on the Strategic Development Plan.

• Provides landowner/developer incentives within the overlay district
to facilitate its use.

• Promotes the receipt of Transferable Development Rights (TDRs) for
village developments, whenever possible.

• Incorporates the Plan’s village design guidelines presented in Chap-
ter 4.

• Implements other relevant action items contained within the Com-
prehensive Plan.



Honey Brook Township, PA

Chapter 2: Future Land Use Plan

2005-06 Comprehensive Plan Update

Page 15

• Provides an adequate means of local design review, public input,
approval, and enforcement.

•    Adjust the Subdivision and Land Development Ordinance provisions to provide
for consistency with the new TND overlay district, and create disincentives within
the underlying zoning districts applying to the Rocklyn Station area to strongly
discourage land use practices that are inconsistent with the adopted Strategic
Development Plan.

• Coordinate with the Northern Chester County Sewer Authority sewer service
boundary revisions that are consistent with future growth boundary lines of the
Future Land Use Map.

• Request that the County amend their “Liveable Landscapes” map (incorpo-
rated in the Landscapes document) to adjust the borders of the Rocklyn Sta-
tion development area and to shift the Urban Landscape near Honey Brook
Borough to the west side of the Borough.
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Chapter 3: Fair Share/Housing Plan

A.  Introduction

Honey Brook Township recognizes the importance of providing for a wide-range of
housing opportunities for its residents and in accommodating its regional fair share of
future residential growth when balanced with other community conservation and
development objectives.  This Housing Plan for Honey Brook Township has been cre-
ated for these purposes and for complying with Commonwealth law.

B.  Plan Overview

A specific inventory and discussion of existing housing within the Township is provided
in Appendix B.  These results show that the Township’s housing stock consists primarily
of single-family detached homes, including a relatively large percentage of mobile
homes either on
individual lots or
within private
parks where
space is leased.
Several pro-
posed single-
family attached
(townhouse) de-
velopment ap-
plications were
under consider-
ation by Town-
ship officials at
the time of the
writing of this
Plan and were
proposed for the
eastern end
and within the
Rocklyn Station
village planning
area.  These de-

Recently-built homes along Dampman Road.
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velopments will displace two existing mobile home subdivisions, and more mobile
home displacement is expected as land values increase to the point where redevel-
opment is financially attractive to both landowners and developers.  The Township
also has several residential retirement communities, with two of these providing as-
sisted-living accommodations.  Significant future expansion of these facilities should
only be allowed in appropriately zoned areas of the Township and in a manner con-

sistent with this plan’s agri-
cultural land preservation
and land use policies.

A projection of housing units
for the 20-year planning pe-
riod is provided in Appendix
G.  The Housing Plan is in
lockstep with the Future
Land Use Plan (Figure 1),
which includes appropriate
areas for accommodating a
wide-range of housing op-
portunities.  The Plan ac-
commodates the specific
housing needs of farmland
owners and redirects non-
farm housing opportunities
away from these areas to
protect prime farmland soils,

retain the agricultural core, and avoid future land use conflicts.  The Housing Plan
envisions a large share of the Township’s non-agricultural lands to continue in use for
both small and large lot, single-family, detached housing.  Areas of land immediately
adjoining the Borough, and within the Rocklyn Station village boundary, are desig-
nated for higher density residential uses, such as townhouses, apartments, age-re-
stricted housing, and mobile home parks.  These areas will have access to public
water and sewer, major township roads, existing and planned commercial shops and
services, and to public parks.  Other desirable forms of housing, such as apartments
over commercial structures and residential garages (also known as “granny flats”),
are also encouraged by the Plan to help meet the Township’s moderately-priced
housing needs.  Although beyond the immediate control of Township officials, Honey
Brook Borough is also viewed as a very appropriate location for new and higher-
density housing within the Honey Brook area.

At the time of this Plan’s formation, Township officials acknowledged that their com-

“Age restricted” housing (55 years of age and older) at the intersection of Route
322 and Cambridge Road.
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munity lay in the path of future residential and non-residential growth.  And, although
much of the Township’s lands are developed with agricultural land uses, other lands
suitable for residential development do exist.  The Housing Plan therefore addresses
“fair share” considerations for the Township as defined by Commonwealth case law.
Specifically, Commonwealth Court decisions have repeatedly found municipal zon-
ing ordinances within regional growth areas invalid when they failed to provide ad-
equate land area for future multifamily housing and mobile home parks.  For the 20-
year planning period, this Housing Plan relies on the recommended Rocklyn Station
Strategic Development Plan (Chapter 4), particularly its residential components, and
on recommendation for new “mixed use” lands immediately north of Honey Brook
Borough, to satisfy the Township’s residential fair-share obligations.

C. Action Items

• Implement the Rocklyn Station Strategic Development Plan, through zoning, to
allow for a mix of small-lot single-family, two-family, and multifamily land uses
at medium and high densities.

• Provide incentives within the Zoning Ordinance to encourage the building of
retail and other commercial shops and stores with second and third story apart-
ments; allow for “granny flats” and apartments over garages in residential ar-
eas.

• Make TDR a more attractive development option by lowering the “by-right”
residential density allowance within the Mixed Residential (MR) zoning district.

• Delete the R-Residential District from the Zoning Ordinance, as it is redundant
with other residential districts.

• Zone lands with access to both public water and public sewer immediately
adjoining Honey Brook Borough, to the north and northwest, for multifamily resi-
dential land uses (See Future Land Use Map).

• Ensure that residentially-zoned land is continually available to accommodate
multifamily residential and mobile home park land uses.

• Host the Chester County Housing Authority at a future Township work session of
the Board of Supervisors and Planning Commission to identify tools and other
methods that will encourage the development of high-quality, workforce hous-
ing in Honey Brook Township.
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• Create a working group, to include a diverse cross-section of public participa-
tion, to study the implementation of new and existing affordable housing as
development occurs.




