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Part 1 

Title, Purpose, Objectives and Interpretation 

______________________________________________________________________________ 

 

§27-101. Short Title. 

 

This Chapter shall be known, and may be cited as the “Honey Brook Township Zoning 

Ordinance.” 

 

§27-102. Purpose. 

 

This Chapter is prepared in accordance with the Planning Goals as set forth in the Honey 

Brook Township and Borough Multi-Municipal Comprehensive Plan of 2015, the land 

use policies of the Chester County Landscapes2 Policy Plan, and with consideration for 

the character of the Township, its various parts, and the suitability of the various parts for 

particular uses and structures, and with the view to conserving the value thereof and 

encouraging the most appropriate use of land throughout the Township. This Chapter is 

enacted under and pursuant to the Pennsylvania Municipalities Planning Code, Act 247 of 

1968, as amended, 53 P.S. §10101 et seq. 

 

The purpose of this Chapter is to provide zoning regulations: 

A. To promote, protect, and facilitate: 

1. Public health, safety, and general welfare. 

2. Coordinated and practical community development. 

3. Proper density of population. 

4. Provisions of adequate light, air, and recreation. 

5. Vehicle parking and loading space. 

6. Safe and efficient travel by vehicles, bicycles, and pedestrians. 

7. Water, sewerage, schools, public grounds, and other public  requirements. 

8. Natural resources, and the protection and preservation thereof. 

B. To preserve: 

1. Prime agricultural land, considering topography, soil type and 

classification, historic use, traditional character, and present use. 

2. Environmentally sensitive lands and historic resources. 

C. To prevent: 

1. Overcrowding of land, blight. 

2. Congestion in travel and transportation. 

3. Loss of health, life or property from fire, flood, or other dangers.  

 

§27-103. Community Development Objectives. 

 

This Chapter is enacted to implement the spirit and intent of the Honey Brook Township 

and Borough Multi-Municipal Comprehensive Plan of 2015 and other applicable codes, 

ordinances, or studies, as amended, which have been formulated to implement the purpose 

set forth in §27-102, according to the following community development objectives: 

A. Promote and protect the prime agricultural lands, farming activities, and rural landscape 



 
 

 

4 

 

qualities that characterize the Township. 

B. Provide necessary protection for environmentally sensitive areas, including steep slopes, 

woodlands, floodplains, wetlands, groundwater, surface water, aquifer recharge, and 

those areas inappropriate or not designated for other types of development. 

C. Assure a high level of quality in the design and establishment of residential and 

recreational areas, including ample open space, consistent with the existing character of 

land use and neighborhoods. 

D. Provide for commercial and mixed-use areas to meet the needs of the Honey Brook 

community, respect Honey Brook Borough’s community and economic revitalization 

efforts, and to assure safe and convenient access, attractive and healthful environments, 

and locations compatible with surrounding land uses and public and community facilities. 

E. Provide for appropriate industrial activity at locations served by suitable transportation 

facilities and adequate utilities, having a location and arrangement such that external 

effects will not adversely influence adjacent uses and areas, and providing a physical 

environment appropriate for the operation of each use. 

F. Insure the safe, efficient, and convenient movement of people and goods, with special 

emphasis on safety for non-motorized vehicle and pedestrian travel and availability of 

greater travel-mode options for local commuters. 

G. Encourage reuse of existing buildings and protection of valuable historic resources from 

degradation or destruction. 

H. Provide opportunities for a broad choice of housing types to meet the needs of current and 

future residents of the Honey Brook community, including individuals, families, newly-

formed households, growing families, and senior citizens, and include provisions 

regulating residential conversions of the existing housing stock. 

I. Encourage a safe and efficient vehicle and pedestrian circulation system, and which links 

the Township with Borough activity centers. 

J. Utilize flexible and innovative land use regulatory and incentive techniques where they can 

help achieve the purposes of the Honey Brook Township and Borough Multi-Municipal 

Comprehensive Plan. 

K. Promote energy conservation, renewable energy generation, and sustainable development 

within the Township through sound planning practices and design and the use of green 

technologies in construction. 

L. Strive for compatibility and continued cooperation between the Borough and Honey Brook 

Township in planning for the future of the community, and in relation to the shared 

municipal boundary. 

 

§27-104. Interpretation and Scope. 
 

In interpreting and applying the provisions of this Chapter, they shall be held to be the minimum 

requirements for the promotion of the purposes of this Chapter. From and after the effective date 

of this Chapter, the use, construction and development of all land, structures, buildings, signs or 

portions thereof, will be subject to the regulations herein. Any existing buildings, land, or uses not 

in conformity with the regulations herein shall be considered nonconforming, but may be 

continued or changed subject to regulations herein regarding nonconformities except for 

developments falling within the provisions of §508(4) of the Municipalities Planning Code, 53 

P.S. §10508(4). 
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§27-105. Conflict. 

 

Where this Chapter imposes greater restrictions upon the use of buildings or land, or upon height 

and bulk of buildings, or prescribes larger open spaces than are required by the provisions of 

another ordinance, enactment, rule, regulation or permit, the provisions of this Chapter shall 

control. Where the provisions of any statute, other ordinance, or regulation imposes greater 

restrictions than this Chapter, the provisions of such statute, ordinance, or regulation shall control. 

 

This Chapter is not intended to interfere with, abrogate, annul, supersede, or cancel any easements, 

covenants, restrictions, or reservations contained in deeds or other agreements, but if this Chapter 

imposes more stringent restrictions upon the use of buildings, structures, and land than are 

contained in such deeds or agreements, the provisions of this Chapter shall control. 

 

§27-106. Effective Date. 

 

The effective date of this Chapter is ___________, except that with respect to the subject matter 

of any amendment as it may affect the nonconforming uses, or otherwise, the effective date of this 

Chapter shall mean the date upon which the particular amendment became or becomes effective
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Part 2 

Definitions 

______________________________________________________________________________ 

 

§27-201. General Interpretation. 
 

Unless otherwise expressly stated, the words and phrases listed in this Part shall be construed 

throughout this Chapter to have the meanings indicated herein. The present tense includes the 

future; the singular number includes the plural, and the plural the singular; the masculine gender 

includes the feminine and neuter; the word “used” includes the words “designed, arranged, or 

intended to be used”; the word “person” includes any individual, partnership, firm, association, 

corporation, or organization; the word “occupied” includes the words “designed or intended to be 

occupied”; the word “may” is permissive; and the word “shall” or “must” is always mandatory. 

The word “Township” means Honey Brook Township, Chester County, Pennsylvania; the term 

“Board of Supervisors” or “Board” means the Board of Supervisors of Honey Brook Township 

unless specifically indicated otherwise; the term “Zoning Hearing Board” means the Zoning 

Hearing Board of Honey Brook Township; and the term “Planning Commission” means the 

Planning Commission of Honey Brook Township. The term “this Chapter” means this Honey 

Brook Township Zoning Ordinance. When terms, phrases or words are not defined, they shall 

have their ordinarily accepted meanings or such as the context may imply. 

 

§27-202. Definitions. 
Abandon or abandonment – the relinquishment of a use without intention to resume the said 

use as established under Part 11, Nonconforming Use Regulations. 

Abut - “next to” or “adjacent to” and includes the words “directly across from streets, natural 

features and rights-of-way.” 

Accessory dwelling unit – a permanent, self-contained single dwelling unit, secondary to the 

principal dwelling unit on a lot or parcel, for one family. An accessory dwelling unit shall be 

complete with kitchen and bath facilities, have direct access to the outdoors or to a hall from 

which there is direct access to the outdoors, and be physically subordinate to the principal single-

family dwelling unit which exists on the property. Accessory dwelling units do not include Elder 

Cottage Housing Opportunity (ECHO) dwellings. Accessory dwelling units are divided into the 

following two categories: 

Accessory dwelling unit, freestanding - an accessory dwelling unit contained within a 

freestanding single family dwelling other than the principal dwelling on the property. 

Accessory dwelling unit, attached - an accessory dwelling unit resulting from the 

conversion of or addition to an existing principal single-family detached dwelling into 

two units, or the conversion of all or part of an existing accessory structure into a 

dwelling unit.  

Accessory use, structure, or building – a use, structure, or building on the same lot with, and of 

a nature customarily incidental and subordinate to, the principal use, structure, or building. 

Access(way) – a drive, which may be paved, providing vehicular ingress, egress, and/or 

circulation from a street to a parking lot or other areas across a buffer, sidewalk, or other path. 

Act 247 – the Pennsylvania Municipalities Planning Code (MPC), Act 247 of 1968, as amended, 

53 P.S. Section 10101 et. seq. 
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Adaptive reuse – the development of a new use for a building originally designed or used for 

another purpose. 

Administrative office - an establishment primarily engaged in management and general 

administrative functions such as executive, personnel, finance, and sales activities. 

Adult commercial use - adult commercial uses shall include the following: 

1. A store or shop where the principal use is devoted to the display and selling of 

pornographic materials which are pictures, drawings, photographs, films, digital 

media, or other depictions or printed matter and paraphernalia which, if sold 

knowingly to an individual under eighteen (18) years of age, or otherwise would 

violate the criminal laws of the Commonwealth of Pennsylvania in effect at the 

time thereof. 

2. Adult entertainment establishments such as cabarets, nightclubs, movie theaters, 

bars or similar establishments providing live or media entertainment, 

characterized by an emphasis on activities or matter depicting, describing, relating 

to or displaying sexual or erotic activities. 

3. Any other business, establishment, or club which offers its patrons services, 

entertainment, or retail goods or commercial services characterized by an 

emphasis on activities or matter depicting, describing, relating to, or displaying 

sexual or erotic activities. 

Agricultural land, prime - land used for agricultural purposes that contains soils of the first, 

second, or third class, as defined by the Soil Survey of Chester and Delaware Counties. 

Agriculture - for purposes of this Chapter, agriculture shall include any of the following uses: 

1. Crop farming- the raising, harvesting and selling of crops, including grains, 

vegetables and fruits, and all structures and activities customarily associated with 

the activity. 

2. Nursery (horticulture) - the outdoor raising of plants, shrubs and trees for 

transplantation and for sale off the lot where the nursery is located. 

3. Greenhouse - a structure used for the indoor raising of plants, shrubs, flowers and 

trees for transplantation and for sale off the lot where the greenhouse is located. 

4. Animal husbandry - the raising and keeping of livestock, poultry, fur- bearing 

animals, bees, or similar activities, for any commercial purpose, and all structures 

associated with any of these activities. The keeping of livestock or poultry as farm 

pets or for domestic purposes pursuant to the regulations of this Chapter shall not 

be construed as animal husbandry. 

Rendering, defined as the melting of fat from bone or other animal parts, is a use 

specifically excluded from agriculture. 

Alley - a minor way, which may or may not be legally dedicated, and is used primarily for 

vehicular service access to the rear or side of properties otherwise abutting on a street. 

Alterations - include, but are not limited to, the following: 

1. All incidental changes or replacements in the nonstructural parts of a building or 

other structure. 

2. Minor changes or replacements in the structural parts of a building or other 

structure, such as the following examples: 

a. Alteration of interior partitions to improve livability in nonconforming 

residential buildings, provided that no additional dwelling units are created 

thereby. 
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b. Alteration of interior partitions in all other types of buildings or other 

structures. 

c. Making windows or doors in exterior walls. 

d. As applied to a building or structure, a change or rearrangement in the 

load-bearing and non-load-bearing structural members, resulting in the 

extension of any side or an increase in height. 

3. The moving of a building or structure from one location or position to another or 

the conversion of one use to another by virtue of interior change. 

Alluvial soils - any soil inventoried or described as alluvial or as a soil with alluvial inclusions 

for Chester County by the U.S. NRCS Soil Survey. 

Anaerobic digestion - the process by which microorganisms in the absence of oxygen convert 

the energy stored in volatile acids in livestock and poultry manure or other organic materials 

into biogas which is then burned on-site to produce heat, electricity and water, and has the 

ancillary benefit of managing livestock manure. 

Animal equivalent unit (AEU) - 1,000 pounds of live animal weight. 

Animal hospital - a place where animals or pets are given medical or surgical treatment and the 

boarding of animals is limited to short-term care incidental to the hospital use.  

Animal shelter - the keeping of more than five (5) dogs or more than ten (10) cats, or a 

combination of dogs and cats equaling more than seven (7) animals, which are lost, strays, 

unwanted, unlicensed or unowned, whether or not the shelter is for the purpose of eventual 

adoption of the animals or whether the shelter is run as a for-profit or non-profit operation, but 

not intended for the breeding of animals.  

Antenna – any system of wires, rods, discs, panels, flat panels, dishes, whips, or other similar 

devices used for the transmission or reception of wireless signals. An antenna may include an 

omnidirectional antenna (rod), directional antenna (panel), parabolic antenna (disc) or any other 

wireless antenna. An antenna shall not include tower-based wireless communications facilities 

defined below. 

Apartment - see “dwelling unit.” 

Applicant - a landowner or developer who has filed an application for subdivision or land 

development or for any zoning or building permit that will result in land disturbance, including 

his heirs, successors and assigns or the equitable owner of property with the owner’s permission. 

Applicants must either be the legal or beneficial owner or owners of land subject to the 

application, including the holder of an option or contract to purchase (whether or not such option 

or contract is subject to any condition), a lessee if he is authorized under the lease to exercise the 

rights of the landowner, or other person having a proprietary interest in land.  

Application for development – every application, whether preliminary or final, required to be 

filed and approved prior to the start of construction or development, including, but not limited to 

an application for a building permit, for the approval of a subdivision plat or plan, or for the 

approval of a development plan. 

Approving entity - the party granting a zoning approval, to include the Zoning Hearing 

Board for uses permitted by special exception, the Board of Supervisors for uses permitted 

by conditional use, or the zoning officer for uses permitted by right. 

Appurtenances - the visible, functional, or ornamental objects accessory to and part of 

buildings or structures. 

Area proposed for timber harvesting – any area of a property proposed for timber harvesting 

subject to earth disturbance activities including tree harvesting, the construction of skid trails and 
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roads, logging roads, log landing areas and other similar logging or silvicultural practices. 

Arterial street - see “street.” 

Assisted living facility – housing consisting of private accommodations, including a bedroom, 

kitchenette and locking bathroom for persons who require assistance or supervision with 

activities of daily living, instrumental activities of daily living, or both.  Assisted living facilities 

offer skilled nursing if needed.  Such facilities are licensed under 55 Pa. Code, Chapter 2800 by 

the Office of Long-Term Living. 

Auto service station - any area of land, including structures thereon, or any building or part 

thereof, that is used for the sale of motor vehicle fuel or accessories, and which may or may not 

include facilities for lubricating, washing, or otherwise servicing motor vehicles, but which shall 

not include painting or body and fender repairs, or the storage for sale of new or used motor 

vehicles. 

Automobile sales, service, and repair - buildings and land, the principal use of which is the 

service, repair or rebuilding of automobiles, recreational vehicles, or light trucks, including as a 

permissible accessory use the leasing or renting of autos, recreational vehicles, utility trailers, 

and light trucks. 

Average ground slope - a determination made for any lot subject to the Steep Slope 

Conservation Standards of Part 8 of this Chapter, calculated as the maximum vertical change in 

elevation within a proposed building envelope divided by its respective horizontal distance. The 

resulting figure, multiplied by 100, yields the average ground slope of the lot. 

Banking or financial institution – any building wherein the primary occupation or use is 

concerned with such businesses as banking, savings and loan associations, credit unions, loan 

companies, mortgage companies, or investment companies, without drive-through service.  (For 

banking or financial institutions with drive-through service, see “drive-through service”.) 

Base station - any structure or equipment at a fixed location that enables FCC-licensed or 

authorized communications between user equipment and a communications network. Includes 

structures other than towers that support or house an antenna, transceiver, or other associated 

equipment that constitutes part of a "base station" at the time the relevant application is filed with 

the State or municipal authorities, even if the structure was not built for the sole or primary purpose 

of providing such support, but does not include structures that do not at that time support or house 

base station components. The term includes buildings, light poles, utility poles, water towers, etc., 

as well as DAS systems and small cells. 

Basement - any area of the building having its floor subgrade (below ground level) on all sides. 

A basement shall constitute a building story if more than 33 & 1/3 percent of the perimeter walls 

have five (5) feet or more of the walls above-grade and if the net area of door and window 

openings in the exterior walls is at least equal to ten (10) percent of the enclosed floor area. See 

also the definition of “story.” 

Bed-and-breakfast establishment – a residential structure occupied by a resident innkeeper for 

the temporary lodging of guests for compensation and for providing those guests such lodging 

services as maid service and accessory eating and drinking facilities limited to the serving of 

breakfast and/or afternoon tea. 

Berm - an earthen embankment that serves purposes such as retaining/detaining the flow of 

surface water runoff, preventing soil erosion, or used to aid in visual screening of incompatible 

land uses, most often by supporting plant materials. 

Best Management Practices (BMP) – activities, facilities, measures, planning or procedures 

used to minimize accelerated erosion and sedimentation and manage stormwater to protect, 
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maintain, reclaim, and restore the quality of waters and the existing and designated uses of 

waters within the Commonwealth before, during, and after earth disturbance activities. 

Billboard - see “off-premises advertising sign” within definition of “sign.” 

Biogas - a fuel consisting of methane, carbon dioxide, and small amounts of water and other 

compounds produced as part of the anaerobic digestion processes. 

Biological Resources Map - the Biological Resources Map is a map included in the 2015 Honey 

Brook Township and Borough Multi-Municipal Comprehensive Plan indicating the locations of 

all woodlands classified as Class I, Class II or Class III Woodlands, and also indicating the 

locations of areas identified as Forest Interior Habitat. Where specific application of the 

definition of Forest Interior Habitat results in variation from mapping as indicated on the 

Biological Resources Map, application of said definition shall supersede. The Biological 

Resources Map is incorporated by reference into this Chapter and is on-file with the Township.  

Block - property bounded on one side by a street and on the other three sides by a street, railroad 

right-of-way, public park, waterway, Township line or any combination thereof. 

Boarding kennel - the use of land, building or structure for the purpose of boarding customary 

household pets owned by any number of persons other than the owners or operators of the 

boarding kennel. Boarding of hunting or breeding dogs customarily kept together for extended 

periods of time shall be excluded from the definition of boarding kennel.  

Boarding/Rooming house – a building used for the housing of roomers, boarders, or lodgers 

including dormitories or buildings of charitable, educational, or philanthropic use. 

Buffer or screen – see “Effective visual or natural screen”. 

Buffer strip – forestland, usually along a road or waterway, managed to lessen visual or 

environmental impacts of timber harvesting. 

Building – any structure having a roof and enclosed walls, which is used for shelter, housing, or 

enclosure of persons, animals or property, affixed to the land, including mobile or manufactured 

homes. 

Building, agricultural - a structure utilized to store farm implements, hay, feed, grain or other 

agricultural or horticultural products or to house poultry, livestock or other farm animals and 

milk house. The term includes a carriage house owned and used by members of a recognized 

religious sect for the purpose of housing horses and storing buggies. The term shall not include 

habitable space or spaces in which agricultural products are processed, treated or packaged and 

shall not be construed to mean a place of occupancy by the general public. 

Building coverage – the ratio of the total ground floor area of all buildings on a lot to the total 

gross lot area of the lot on which they are located.  Total ground floor area shall be measured 

from the outside face of outside walls. 

Building height - a building’s vertical measurement from the mean level of the ground 

surrounding the building to: 

1. The highest point of the roof, in the case of a flat roof. 

2. The mean height between eaves and ridge, in the case of a pitched roof. 

3. The highest point on any structure which rises wholly or partly above the roof 

line, and whose area equals or exceeds twenty (20) percent of the ground floor 

area of the building which supports it. However, if a parapet wall is used to screen 

rooftop structures, and if there is a flat or relatively flat roof, the building height 

shall be measured from the highest point of the flat roof, excluding the height of 

the parapet. The building height shall not include chimneys, spires, towers, 

elevator and other unoccupied utility penthouses, tanks, and similar projections. 
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Building permit – an approval statement signed by the Zoning Officer authorizing the 

construction, alteration, reconstruction, restoration, demolition or razing of all or a part of any 

building, or land preparation in conjunction with same, within the Township.  See “Zoning 

permit” and “Use and occupancy permit” 

Building, principal – a building in which is conducted, designed to be conducted or intended to 

be conducted, the primary use of the lot on which it is located. 

Building setback line – an established line within a property defining the minimum required 

distance between any building to be erected and the adjacent right-of-way line of the street on 

which it fronts, to provide the minimum front yard dimension specified in this Chapter.  In the 

case of an existing interior lot not fronting on a street for its entire width, the building setback 

line shall be a line parallel to the street right-of-way measured from the front lot line nearest the 

street, defining the minimum distance in which no building may be constructed. 

Bulk regulations – standards that control the height, density, intensity, building and/or 

impervious coverage, and location of buildings and structures, i.e., setbacks or yard 

requirements. 

Business office - see “office.” 

Bus station - a principal use on a lot, and associated structures, on which the operator provides 

mass transit service to the public to include, ticket sales, transfers, short-term parking, and transit 

vehicle repair, and including accessory uses such as a food stand. 

Caliper – the diameter of an unplanted or replacement tree measured at six (6) inches above the 

ground or, if the diameter measured at six (6) inches above the ground is greater than four (4) 

inches, then the diameter shall be measured at twelve (12) inches above the ground. 

Camp ground (camping park) - a parcel of land used by campers where only temporary 

shelters, such as tents and camping trailers, are in use throughout various seasons of the year. 

Car wash facility - a building, or portion thereof, where automobiles are commercially cleaned 

or cleaned by the operator through self-service provisions enabled through coins or tokens. 

Cartway – the portion of a street or right-of-way, paved or unpaved, customarily used by 

vehicles in the regular course of travel over the street. 

Cavity tree – a tree with cavities in which birds, mammals, or insects such as bees may nest 

(also called den tree). 

Cellar - see “basement.” 

Cemetery - a burial place or graveyard, including a mausoleum, crematory, or columbarium, in 

which human or animal remains are buried. A cemetery may be operated, in accordance with the 

terms of this Chapter, as a principal use or as a use accessory to agriculture, a church, or a 

dwelling. The interment or scattering of remains of properly cremated humans is not regulated 

by this Chapter. 

Center line of street - see “street, center line.” 

Change of use - a change in a building or use of land heretofore existing to a new use which 

imposes other special provisions of law as outlined in this and other applicable ordinances and 

regulations. 

Church or similar place of worship - a nonprofit use of land or a building or group of 

buildings, including customary accessory buildings, designed or intended for public worship by 

twelve (12) or more persons at a time. Places used for worship by fewer than twelve (12) persons 

at a time are not regulated by this Chapter. For the purpose of this Chapter, “place of worship” 

includes churches, chapels, cathedrals, synagogues, temples, mosques, and similar designations 

as well as convent, or monastery, and a maximum of one dwelling unit to house full-time 
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religious leaders and their relatives. 

Civic spaces - public areas of access within a development, including the following: 

1. Park - public natural preserve available for unstructured recreation. 

2. Green - public space designed for unstructured recreation and community 

gatherings which is spatially defined at least in part by landscaping and in part by 

buildings; it includes paths, lawns, and trees. 

3. Square - public space designed for unstructured recreation and community 

gatherings which is spatially defined by buildings and includes paths, lawns, and 

trees. 

4. Playground - public space set aside for organized recreation and play; it contains 

recreational furniture and equipment approved by the Township and/or playing 

fields. 

Clear cut method – a sustainable forest regeneration method of timber harvesting that removes 

all the trees in a multi-acre area in a single cut to mimic the creation of openings in the forest by 

natural disturbance.    

Clear sight triangle - an area of unobstructed vision at street intersections defined by lines of 

sight between points at a given distance from the intersection of the street rights-of-way, 

cartways, or center lines. 

Closed horizontal loop geothermal system - type of geothermal heating and/or cooling 

system that consists of the following basic elements: underground loops of piping; 

approved, non-toxic heat transfer fluid; a heat pump; and an air distribution system. An 

opening is made in the Earth. A series of pipes are installed into the opening and 

connected to a heat exchange system in the building. The pipes form a closed loop and are 

filled with a heat transfer fluid. The heat transfer fluid is potable or beneficial reuse water 

and may have approved non-toxic antifreeze, such as propylene glycol, added. The fluid 

is circulated through the piping from the opening into the heat exchanger and back. The 

system functions in the same manner as the open-loop system except there is no 

pumping of groundwater. 

Closed vertical loop geothermal system - a type of geothermal heating and/or cooling 

system that utilizes a pressurized heat exchanger consisting of pipe, a circulating pump, 

and a water-source heat pump in which the heat transfer fluid is not exposed to the 

atmosphere. The heat transfer fluid is potable or beneficial reuse water and may have 

approved non-toxic antifreeze, such as propylene glycol, added. 

Club or lodge (for fraternal or social purposes) - a building for use by an organization, 

comprised of members and their guests, intended for meetings, recreation, and administrative 

purposes not conducted for profit. The definition of club shall include, but not be limited to, 

service and political organizations, labor unions, and social and athletic clubs. 

Co-location – the mounting of one or more WCFs, including antennae, on an existing tower-based 

WCF or utility or light pole. 

Collector street - see “street.” 

Commercial – a use of land, or improvements thereon, for the purpose of engaging in retail, 

wholesale or service activities for profit. 

Commercial use of water resources - see “water resources, commercial use of.” 

Common open space - see “open space, common.” 

Communications equipment building – the building or cabinet in which electronic receiving, 

relay or transmitting equipment for a wireless communications facility is housed and covering an 
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area on the ground not greater than two hundred square feet (200 sq. ft.).   

Community center – a building used for recreational, social, educational, and cultural activities, 

open to the public or a designated part of the public, usually owned and operated by the public or 

nonprofit group or agency. 

Comprehensive plan – the official public document of current adoption consisting of maps, 

charts, and textual matter, that constitutes a policy guide to decisions about the physical, social, 

and economic development of the Township; the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan, as adopted in 2015 and amended from time to time. 

Concentrated animal feeding operation (CAFO) - an agricultural enterprise where livestock 

and/or poultry are kept and raised in confined situations, with either: 

1. more than 1,000 animal equivalent units (AEUs); or 

2. 301 to 1,000 AEUs which has the potential to discharge to surface waters; or 

3. any operation defined as a Large CAFO in 40 CFR 122.23.  

Conditional use – see “use, conditional”.   

Condominium – a form of ownership, as defined in the Pennsylvania Uniform Condominium 

Act of 1980, as amended, 68 Pa.C.S.A. Section 3101 et.seq., and not a type of use, which 

includes an undivided interest in a portion of a parcel, together with a separate interest in space 

within a structure. 

Conservation easement – a legal agreement between a property owner and an appropriate 

conservation organization or governmental entity, through which the property owner establishes 

certain use restrictions over all or portions of the property for conservation purposes. 

Construction - the construction, reconstruction, renovation, repair, extension, expansion, 

alteration, or relocation of a building or structure, including the placement of a mobile home. 

Continuing care development – See Life Plan Community. 

Contracting shop – A commercial use involving offices and/or supply shops providing services 

and supplies relating to building, including cement, lumber, heating, masonry, roofing, painting, 

and similar uses. 

Convalescent home - see “skilled care or nursing care facility.” 

Convenience store - a retail use structure and associated facilities providing convenience items 

and services to the general public, including but not limited to the sale of food, beverages, 

personal care items, automotive lubricants, and similar items, and automatic teller machine 

banking facility.  Fuel dispensing stations proposed with a convenience store shall be separately 

regulated.  See “Fuel dispensing station”. 

Conversion – An alteration of a building, structure, or land by change of use, theretofore 

existing, to a new use which imposes other special provisions of a law governing building 

construction, equipment, exits, or zoning regulations. 

Conversion, residential – The dividing of a single-family detached dwelling into two dwelling 

units with no more than three bedrooms per unit, with the resulting units each having 

independent kitchen, bath, and sleeping facilities. 

Corner lot - see “lot, corner.” 

Crematorium - a use, licensed by the Commonwealth, characterized by a building or structure 

containing a furnace for cremating human remains. Where permitted under the terms of this 

Chapter, a crematorium may be a principal use or an accessory use associated with the operation 

of a funeral home. 

Crop farming - see “agriculture.” 

Cul-de-sac street - a local street intersecting another street at one end and terminated at the other 
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end by a permanent vehicular turnaround. 

Cutoff angle – The angle between a horizontal line through the lamp center and the line of sight 

at which the lamp first becomes visible as viewed from normal viewing angles. 

Data collection unit (DCU) – Any ground-mounted structure that is designed and constructed 

primarily for the purpose of data collection, including self-supporting lattice towers, guyed towers, 

or monopole towers. The term includes structures used to wirelessly read utility meters and for 

other remote monitoring purposes. For the purposes of this ordinance, the term includes facilities 

that are not solely under the jurisdiction of the Pennsylvania Public Utility Commission, except 

where permitted by law. The term includes the structure and any supporting structures thereto. 

Day care facility - a facility providing supervision of minors or special needs adults by 

individuals other than family members for which a fee may or may not be charged. A day care 

facility shall not provide overnight accommodations. A day care facility shall not be a school as 

defined by this Chapter, except as noted herein. 

1. Adult day care - a use providing supervised care and assistance primarily to 

persons who are intellectually disabled, elderly, and/or physically challenged who 

need such daily assistance because of their limited physical abilities, dementia, or 

intelectual disability. This use shall not include persons who need oversight 

because of behavior that is criminal or violent. 

2. Child day care - a use involving the supervised care of children under age sixteen 

(16) outside of the children’s own home primarily for periods of less than 

eighteen (18) hours during the average day. This use may also include educational 

programs that are supplementary to state-required education, including a nursery 

school. Such use shall comply with all applicable Federal and State laws. The care 

of children by their own relatives is permitted without regulation by this Chapter. 

3. Family day care - a type of day-care use that provides care for six or fewer 

children at one time, in addition to children who are relatives of the caregiver, 

when permitted as a limited impact home occupation. 

4. Day care as a principal use - A type of day-care use that provides care for seven or 

more persons at any one time, in addition to persons who are relatives of the primary 

operator; such use or facility shall constitute the principal use of the property. 

5. Day care as an accessory use - A type of day-care use where the provision of day-

care service is incidental and secondary to the principal use of a lot (e.g., a church 

nursery or employee day care facility). 
Dead animal composting facility- commercially-operated, domestic animal mortality operation 

licensed by the PA Department of Agriculture which enables the proper management and 

disposal of dead farm animals.   

Demolition - the razing or destruction, whether entirely or in significant part, of a building, 

structure, site, or object. Demolition includes the removal of any building, structure, or object 

from its site, or the removal or destruction of the facade or surface. 

Den tree – see “cavity tree”. 

Density – the lot area as defined by this Chapter divided by the total number of dwellings to be 

housed thereon, expressed in dwelling units (DU) per acre. Except as otherwise specifically 

provided herein, net lot area shall be utilized for all density calculations.  

Detached - used to describe a freestanding structure which has yards on all sides. 

Developer – any landowner, agent of such landowner, or tenant with permission of such 

landowner, who makes or causes to be made the improvements associated with a subdivision or 

land development.  The developer may also be the subdivider as defined in the Honey Brook 
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Township Subdivision and Land Development Ordinance.  

Development - any man-made change to improved or unimproved real estate including, but not 

limited to, the construction, reconstruction, renovation, repair, expansion, or alteration of 

buildings or other structures; the placement of mobile homes; streets and other paving, utilities; 

filling, grading, and excavation; mining, dredging; drilling operations; storage of equipment or 

materials; and the subdivision of land. 

Diameter at breast height (DBH) - the diameter of an existing, mature tree trunk, measured at 

four and one-half (4.5) feet above ground level.  

Diameter limit cutting – the harvest of all saleable trees above a certain diameter. 

Discontinuance – the cessation of the use of property evident from the continuous lack of 

maintenance or occupancy. 

Dispensary – a person, including a natural person, corporation, partnership, association, trust or 

other entity, or any combination thereof, which holds a permit issued by the PA Department of 

Health to dispense medical marijuana pursuant to the Pennsylvania Medical Marijuana Act, 35 

P.S. §10231.101 et seq.  

Distributed antenna systems (DAS) – network of spatially separated antenna sites connected to 

a common source that provides wireless service within a geographic area or structure. 

District - a portion of the territory of Honey Brook Township within which certain uniform 

regulations and requirements of the various combinations thereof apply under the provisions of 

this Ordinance. 

Drainage – the movement of water from an area by stream or sheet flow, and removal of excess 

water from soil by downward flow. 

Drip-line - the area defined by the outermost circumference of a tree canopy where water drips from and 

onto the ground.  

Drive-through service – a restaurant, bank, drug store or other use that provides service to 

customers who remain seated in automobiles where customers are served either through an 

exterior window in the establishment, or directly to parked automobiles on the premises. 

Driveway - a privately owned, constructed and maintained vehicular access from a street or 

access drive to only one or two dwelling units or commercial, institutional, agricultural, or 

industrial principal uses. 

Duplex - see “dwelling unit.” 

Dwelling, accessory - see Accessory Dwelling Unit.  

Dwelling unit - a single habitable living unit occupied by only one family, as defined in this 

Part. Each dwelling unit shall have its own toilet, bath or shower, sink, sleeping area, stove, 

oven, and refrigerator, and separate access to the outside or to a common hallway or balcony that 

connects to outside access at ground level. No dwelling unit shall include: (i) a separate living 

area that is completely separated by interior walls so as to prevent interior access from the 

remainder of the living area, or (ii) a second kitchen, unless specifically permitted by this 

Chapter. 

1. Single-family detached dwelling - one dwelling unit occupied by one family and 

which has yards on all sides, is not attached to any other principal building and 

which is located on one lot. 

a. The term “single-family detached dwelling” shall be deemed to include a 

“sectional or modular home” which is designed for transportation after 

fabrication in one (1) or more units and constructed so that it must be 

assembled on a permanent perimeter foundation and which complies with 
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the Township Building Code [Chapter 5, Part 1]. 

b. Mobile (manufactured) home - 

i. A type of single-family detached dwelling intended for permanent 

occupancy and contained in one (1) unit or in two (2) units 

designed to be joined into one integral unit, which is transportable 

and capable of again being separated for repeated towing, which 

arrives at a site complete and ready for occupancy except for minor 

and incidental unpacking and assembly operations and is 

constructed so as to be used without a conventional perimeter 

foundation. The terms “mobile home” and “manufactured home” 

have the same meaning. 

ii. As opposed to a “sectional home,” a “mobile/manufactured home” 

does not rest on a permanent perimeter foundation and under 

federal law is not required to meet the Township Building Code 

[Chapter 5, Part 1]. 

c. A group home, as defined by this Chapter, shall be deemed a single- 

family detached dwelling. 

2. Two-family dwelling (duplex or twin) - A building designed for and occupied 

exclusively as a residence, containing two (2) dwelling units.  A two-family 

dwelling may be either a duplex with two (2) principal dwellings on separate 

floors occupying a common yard or may be a twin with two (2) dwellings 

separated by a vertical common or party wall, with each individual dwelling 

having yards on all but the party wall side.  

3. Multi-family - a residential building containing three (3) or more dwelling units, 

including but not limited to four-family dwelling (fourplex/quadraplex), 

townhouse (single-family attached), and apartment buildings: 

a. Four-family dwelling (fourplex/quadraplex) - a building containing four 

(4) dwelling units, each of which has independent outside access, two (2) 

nonparallel walls in common with adjacent dwelling units, and open space 

on two (2) nonparallel sides. 

b. Townhouse dwelling - a single-family attached dwelling unit with one (1) 

dwelling unit from ground to roof, two (2) points of independent outside 

access, at least two other dwellings built in conjunction herewith and any 

portion of one (1) or two (2) unpierced vertical fire-resistant party walls 

common with an adjoining dwelling, and having yards on at least two (2) 

sides. Townhouses may be attached back-to-back or side-by-side. 

c. Apartment dwelling - a building or group of buildings all of which are 

owned by the same individual or entity, on a lot with four (4) or more 

dwelling units used specifically for residential purposes and originally 

constructed as such. 

Earth disturbance activity – any construction or other human activity which disturbs the 

surface of the land, including land clearing and grubbing, grading, excavations, embankments, 

land development, agricultural plowing and tilling, operation of animal heavy use areas, timber 

harvesting activities, road maintenance activities, oil and gas activities, well drilling, mineral 

extraction, and the moving, depositing, stockpiling, or storing of soil, rock, or earth materials. 

Easement - a permanent right-of-way granted for limited use of private land, for a private, 
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public or quasi-public purpose (e.g., utility, drainage, public access, conservation). The owner of 

the property shall have the right to make any other use of the land which is not inconsistent with 

the rights of the grantee. 

Easement, conservation –see “Conservation easement”. 

Ecosystem – a natural unit comprising living organisms and their interactions with their 

environment, including the circulation, transformation, and accumulation of energy and matter. 

Educational use – use of land or building(s) for the establishment and maintenance of a public 

or private college, commercial or non-profit, secondary or elementary school, or other 

educational institution for the primary purpose of instruction and learning.  A public or private 

non-profit school shall be defined as an educational use that is not conducted as a gainful 

business.  A commercial school shall be defined as an education use conducted for-profit as a 

gainful business. 

Effective date of ordinance - the date upon which this Chapter officially comes into effect, 

except that with respect to the subject matter of any amendment, said date shall mean the date 

upon which the particular amendment became or becomes effective.  

Effective visual or natural screen – A wall, fence, plantings, earth works, or combinations 

thereof, which are arranged or placed so as to divert attention from, or obstruct at least 50% of an 

otherwise clear view of a use or activity during all seasons of the year, as outlined by this 

Chapter.  See also “Planting screen”. 

Elder cottage housing opportunity (ECHO) dwelling - a temporary dwelling unit placed on a 

property, and accessory to an existing single family residential dwelling, for temporary 

occupancy by an elderly, handicapped, or disabled individual (or caregiver to same) related to 

the occupants of the principal dwelling by blood, marriage, or adoption. 

Electric substation – buildings or structures and equipment erected and used for the purposes of 

transmission, switching or transforming of electrical current between customers and the utility 

company facilities, not including the storage of materials, trucks, repair facilities or housing of 

repair crews. 

Emergency services station - a building for the housing of emergency medical, fire or police 

equipment and for related activities. A membership club may be included. This may include 

housing for emergency personnel while on call. 

Employees - the highest number of persons (including both part-time and full-time, both 

compensated and volunteer, and both employees, independent contractors and persons who are 

partners) present on a lot at any one time, other than clearly temporary and occasional persons 

working on physical improvements to the site. 

Engineer, Township – a professional engineer, licensed by the Commonwealth of Pennsylvania, 

and duly designated by Honey Brook Township, Chester County, to perform the duties of 

engineer. 

Enlargement or expansion – an addition to the floor area of an existing building, an increase in 

the size of a structure or an increase in that portion of a tract or lot occupied by an existing use. 

Equestrian center - a commercial facility for the training of horses and riders, as well as the 

care, exercising, boarding, and riding of horses. 

Equestrian event - an event connected with the operation of an equestrian center, that may 

include activities such as private parties organized for groups coming to the equestrian center; 

small judged competitions and schooling shows; and may include the sales of materials on 

consignment. This does not include large scale events such as polo games or tournaments, 

rodeos, or events in excess of that permitted by this Chapter. 
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Erection or construction – any or all work necessary for the erection or construction of any 

building or structure from a combination of materials which are intended to form stable 

structures. 

Erosion and sedimentation control (E&S) permit - an E&S permit required by the 

Pennsylvania Department of Environmental Protection (PADEP) for earth disturbance activities, 

including a timber harvesting operation that involves twenty-five (25) acres or more of earth 

disturbance activity.  PADEP may delegate responsibility for issuance of an erosion and 

sediment control permit to the Chester County Conservation District. 

Erosion and sedimentation control (E&S) plan - a site specific plan consisting of both 

drawings and a narrative that identifies Best Management Practices (BMPs) to minimize 

accelerated erosion and sedimentation before, during and after earth disturbance activities.  [Such 

plan is required by the Pennsylvania Department of Environmental Protection (PADEP) for 

timber harvesting operations which propose to disturb more than five thousand (5,000) square 

feet.  PADEP may delegate responsibility for review and approval of an erosion and sediment 

control plan to the Chester County Conservation District.]   

Essential utilities - includes sewerage, water, gas and electric lines, and related appurtenances 

used to serve development within the Township, but not including cross- country transmission 

lines or other utilities not required to serve the Township. 

EV – EV, or Exceptional Value, referring to a Special Protection Waters designation issued by 

the Pennsylvania Department of Environmental Protection for a watercourse or portion thereof.   

Family –  

1. A single person occupying a dwelling unit. 

2. Two (2) or more persons related by blood, marriage, or adoption occupying a 

dwelling unit, including not more than one boarder, roomer, or lodger. 

3. A group home providing non-transient lodging for unrelated persons with special 

needs requiring special care, functioning as a single household unit and providing 

habilitative services in accordance with Chapter 5310, “Community Residential 

Services for the Mentally Ill,” of the Pennsylvania Code, Title 55, or any other 

State and Federal program pertaining to the housing for developmentally disabled 

individuals as regulated by the Federal Fair Housing Amendments Act. 

4. Not more than four (4) unrelated persons occupying a dwelling unit, living 

together as a single household unit, excluding a rooming or boarding house, 

fraternity house, dormitory, or transitional housing. 

Farm building or structure - any building or structure used for agriculture, including the 

storing of agricultural equipment or farm produce or products, the housing of livestock or 

poultry, or the processing of dairy products. The term “farm building or structure” shall not 

include a dwelling, but shall include a barn, silo, accessory building or structure, or any 

customary farm accessory structure. 

Farm laborer - any person employed by the owner of a tract containing twenty (20) acres of 

gross lot area or larger, as farm help, and who may reside thereon. 

FCC – Federal Communications Commission. 

Felling – the act of cutting a standing tree so that it falls to the ground. 

Fence or wall – Any freestanding and uninhabited structure consisting of wood, glass, metal, 

plastic, wire, wire mesh, masonry, or vegetation, singly or in combination with other materials, 

two feet or higher, erected to secure or divide a property from another, or part of a property from 

the remaining part, to ensure privacy, to protect the property so defined, and/or to enclose all or 
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part of the property. 

Fill - material, exclusive of structures, placed or deposited so as to form an embankment or raise 

the surface elevation of the land. 

Flag pole - a flagstaff designed and solely intended for the patriotic display of the flag of the 

United States of America, or its armed forces, the Commonwealth of Pennsylvania or any 

political subdivision thereof, or the flag of a group or organization, or combination thereof, and 

for no other purpose. A flag pole shall not include a standard antenna, a standard antenna support 

structure, a commercial communications antenna support structure, tower, antenna, or any other 

structure designed, intended, or capable of supporting any other use or purpose. 

Flood plain – the area identified as the “Identified Floodplain Area” in Chapter 8 of this Code.  

Floor area - the sum of the area of the several floors of a building or buildings measured from 

the face of the exterior walls or from center lines of walls separating two (2) buildings. In 

particular, floor area includes, but is not limited to, the following: 

1. Basement space, if it meets the requirement of a building story. 

2. Elevator shafts, stairwells, and attic space (but only where a floor has been laid) 

providing structural headroom of six (6) feet or more. 

3. Roofed terraces, exterior balconies, breezeways, or porches, provided that over 

fifty (50) percent of the perimeter of these is enclosed. 

4. Any other floor space used for dwelling purposes, no matter where located within 

the building. 

Footcandle – a unit of light intensity stated in lumens per square foot and measurable with an 

illuminant meter, aka light meter. 

Forest - any area defined as “woodland” herein or depicted as woodland on the Biological 

Resources Map of the 2015 Honey Brook Township and Borough Multi-Municipal 

Comprehensive Plan. 

Forest canopy - the extent of the uppermost leaf cover formed within any woodland or forest by 

the crowns of trees. 

Forest canopy trees - the individual trees which collectively form the forest canopy. 

Forest interior habitat (FIH) - that portion of a forest or woodland which lies beyond most of the 

influences which degrade a forest from the outside - influences such as light, wind, noise, and non-

native species.  Forest interior habitat provides the best habitat for certain rare and sensitive species 

and can be referred to as the ‘deep’ woods or the ‘heart of the forest.’  Forest interior habitat is 

defined as any area within a thirty-five (35) acre or larger woodland which is also located more than 

three hundred (300) feet from the outermost drip line of all trees along the edge of the subject 

woodland area. 

Forestry – the management of forests or woodlands when practiced in accordance with accepted 

silvicultural practices, through developing, cultivating, harvesting, transporting and selling trees 

for commercial purposes, which does not involve any land development, and which maintains 

the health and sustainability of forested land.  Forestry shall include Timber Harvesting.  A 

woodland disturbance resulting in the conversion of land for the growing of crops or raising of 

livestock shall not be considered forestry but meets the definition of Timber Harvesting.  

Forest best management practice – universally accepted activities that have positive effects or 

minimize negative effects on the forest ecosystem.  (See Best Management Practices for 

Pennsylvania Forests, Penn State College of Agriculture.) 

Forest renewal – the growth of a new forest, which includes not only the trees but also the other 

beneficial woody and herbaceous vegetation that contributes to the overall integrity, diversity, and 
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health of the entire forest community and its interdependent ecological functions. 

Forest stewardship activities plan - a plan submitted in conformance with the provisions set 

forth in Section 27-1029 of this Chapter which states a landowner’s goals for his or her 

woodland, documents the forest’s present condition, lists recommendations, and describes the 

desired forest condition, or how the forest should look in the future.  It should also consider the 

types and sizes of trees, wildlife habitat, transportation layout, recreational opportunities, and 

financial returns.  (For more information, see Forest Stewardship, Planning Your Forest’s Future, 

Penn State Cooperative Extension, College of Agricultural Sciences, 2013.)    

Front yard - see “yard, front.” 

Frontage – the length of a front lot line coinciding with a street line. 

Front yard line - see “yard line.” 

Fuel dispensing station – a portion of a building site dedicated to the retail sale of motor vehicle 

fuel as part of a convenience store, or as part of a supermarket or shopping center use, with 

sufficient land area for adequate vehicular circulation and the delivery of bulk fuels by heavy 

trucks.  

Full cutoff - attribute of a lighting fixture from which no light is emitted at or above a horizontal 

plane drawn through the bottom of the fixture and no more than 10% of the lamp’s intensity is 

emitted at or above an angle 10˚ below that horizontal plane, at all lateral angles around the 

fixture. 

Fully shielded - attribute of a lighting fixture provided with internal and/or external shields and 

louvers to prevent brightness from lamps, reflectors, refractors and lenses from causing glare at 

normal viewing angles. 

Funeral home - an establishment approved by the Pennsylvania Board of Funeral Directors 

wherein a licensed funeral director conducts the professional practice of funeral directing, 

including the preparation, care, viewing, and funeral services for deceased humans. A funeral 

home shall not include a cemetery, columbarium, mausoleum, or entombment. 

Game preserve - a use of a lot for the maintenance of fish and/or game for the purpose of 

regulated fishing or hunting. Game preserves may have accessory buildings or structures for the 

purpose of storing equipment, parking, and/or maintaining game stock. A building designed or 

used for human habitation shall meet the requirements of a single- family detached dwelling and 

be subject to the regulations thereof. 

Garage, private - an accessory structure or part of a principal building used for the storage of 

motor vehicles owned and used by the owner or tenant of the premises, and for the storage of not 

more than two motor vehicles owned and used by persons other than the owner or tenant of the 

premises. 

Garage, parking - a building or portion thereof which is available to the general public, 

designed or used for the storage of motor vehicles, but which is not used for the repair or 

maintenance of motor vehicles. 

Garage or yard sale – the accessory use for the temporary display and sale of common 

household goods and craft items on a residentially used property. 

Garbage - solid waste resulting from animal, grain, fruit, or vegetable matter used or intended 

for use as food. 

Gasoline station, non-retail/membership-only - an unattended facility established to dispense 

gasoline and related fuels for motor vehicles, accessible only to card-holding members or 

subscribers. Such a facility shall not include such accessory uses as vehicle repair or leasing or 

the sale of parts and accessories, groceries, or general merchandise. 
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Geothermal energy system - an energy generating system that uses the Earth’s thermal 

properties, in conjunction with electricity, to provide for the heating and cooling of 

buildings. 

Glare - a sensation of brightness within the visual field which causes annoyance, discomfort, or 

loss in visual performance, visibility, and/or the ability to focus the eye, so as to jeopardize 

health, safety, or welfare. 

Golf course - either a publicly or privately owned and operated, unlighted, course which shall 

have a minimum of nine holes of golf. Neither a commercial driving range nor a commercial 

miniature golf area shall be considered a golf course for purposes of this Chapter. 

Grade - the elevation of finished ground or paving which adjoins a building or structure. 

Greenhouse - see “greenhouse” within the definition of “agriculture.” 

Grocery store - A retail use whose merchandise sales of consumable fresh foods, prepared foods, and 

dry food ingredients total 80% or more of the store's total gross annual sales. 
Gross leasable area (GLA) – that floor area within a building, on all floors of such building 

which are used for or related to a business establishment or a use conducted within the building, 

including all private lavatories, corridors, storage areas and other areas used to keep stock and 

inventory, but excluding the following public or common areas: elevator shafts, stairwells, first 

floor lobby, public lobbies, common mall areas, public lavatories, storage area in the basement, 

and an room or area dedicated to the heating plant, air conditioning equipment or other utility 

areas necessary for the operation of the building. 

Groundwater recharge - the replenishment of water, contained in interconnected pores located 

below the water table in an aquifer, from the infiltration of precipitation, streams, lakes, or other 

water sources. 

Group home - a dwelling unit occupied by a maximum of five unrelated individuals, suffering a 

medically recognized mental or physical impairment or disability not currently requiring 

hospitalization, residing together as a single housekeeping unit and using cooking facilities and 

certain household rooms in common as though they were a family unit. 

1. The term “group home” shall not include any use meeting the definition of a 

“treatment center” or “personal care home.” 

2. The term “group home” shall not involve the housing or treatment of persons who 

could reasonably be considered a threat to the physical safety of others. 

3. A group home shall be subject to the regulations applicable to a single-family 

detached dwelling in the zoning district in which it is located. 

Group selection method - a method of regenerating an uneven-aged stand that removes trees in 

a number of 0.1- to 1-acre areas to create openings in the forest canopy.  The larger the opening, 

the more likely that regeneration of sun-loving (shade intolerant) species will develop and persist 

in the openings. 

Grower/Processor – a person, including a natural person, corporation, partnership, association, 

trust, or other entity, or any combination thereof, which holds a permit from the PA Department 

of Health pursuant to the Pennsylvania Medical Marijuana Act, 35 P.S. §10231.101 et seq. to 

grow and process medical marijuana. 

Habitable space - a space in a building designed for living, sleeping, eating, and/or cooking. 

Haul road – A road designed for use by trucks to transport harvested timber from the log 

landing to a public road. 

Hazardous waste - garbage, refuse, or sludge from an industrial or other waste water treatment 

plant; sludge from a water supply treatment plant or air pollution control facility; and other 

discarded material, including solid, liquid, semisolid, or contained gaseous material resulting 
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from municipal, commercial, industrial, institutional, mining, or agricultural operations, and 

from community activities, or a combination of the above, which, because of its quantity, 

concentration, or physical, chemical, or infectious characteristics, may do one of the following: 

1. Cause or significantly contribute to an increase in mortality or increase in 

morbidity in either an individual or the total population. 

2. Pose a substantial present or potential hazard to human health or the environment 

when improperly treated, stored, transported, disposed of, or otherwise managed. 

Hearing officer - a member of the Zoning Hearing Board who has been appointed by the Board 

to conduct a hearing. 

Helipad or heliport - an area used for the takeoff and landing of helicopters, together with any 

related support facilities such as for maintenance, refueling, and storage. This Chapter is not 

intended to regulate the non-routine emergency landing and takeoff of aircraft to pick up 

seriously injured or ill persons or the use of helicopters in occasional on- site construction 

projects. 

Herbaceous – Pertaining to nonwoody vegetation, such as grasses and wildflowers. 

High-grading – the harvesting of only those trees that will give the highest immediate economic 

return.  Because slower-growing and poor-quality trees are retained, high-grading diminishes the 

diversity and economic value of the future woodland or forest.  See “Diameter-Limit Cutting” or 

“Selective Cutting”. 

Historic structure - any structure that is: 

1. Listed individually in the National Register of Historic Places (a listing 

maintained by the Department of Interior) or preliminarily determined by the 

Secretary of the Interior as meeting the requirements for individual listing on the 

National Register. 

2. Certified or preliminarily determined by the Secretary of the Interior as 

contributing to the historical significance of a registered historic district or a 

district preliminarily determined by the Secretary to qualify as a registered 

historic district. 

3. Individually listed on a state inventory of historic places in states with historic 

preservation programs which have been approved by the Secretary of the Interior. 

4. Individually listed on a local inventory of historic places in communities with 

historic preservation programs that have been certified either: 

a. By an approved state program as determined by the Secretary of the 

Interior. 

b. Directly by the Secretary of the Interior in states without approved 

programs. 

c. By the appropriate local authority, Board of Supervisors, or other local 

advisory authority. 

Home occupation – an activity conducted for profit by persons residing on the premises that is 

clearly secondary to the existing residential or agricultural use of the property.  Home 

occupations are further divided into the following three types for the purposes of regulation 

herein: 

1. No-impact home occupation - a business or commercial activity administered or 

conducted as an accessory use which is located within and clearly secondary to 

the use as a residential dwelling and which involves no: 

a. Customer, client or patient traffic, whether vehicular or pedestrian. 



 
 

 

23 

 

b. Pickup, delivery, or removal functions to or from the premises in excess of 

those normally associated with residential use. 

2. Limited impact home occupation - Any home occupation that is not a no-impact 

home occupation, as meets the requirements of Section 27-1033 of this Chapter. 

3. Rural occupation - An occupation carried on by a property owner and his/her 

immediate family that is accessory and secondary to the principal residential 

and/or agricultural use and that meets the requirements of Section 27-1033 of this 

Chapter. 

Homeowners association - a non-profit organization comprised of homeowners or property 

owners, planned and operated under negotiated and approved rules and regulations, for the 

purpose of administering the needs of residents through the maintenance of community-owner 

property. This term is synonymous with property-owners association.  

Honey Brook community – the combined area of Honey Brook Borough and Honey Brook 

Township as described in the 2015 Honey Brook Township and Borough Multi-municipal 

Comprehensive Plan. 

Horticulture – the cultivation of fruits, vegetables, flowers, or ornamental plants; a form of 

agriculture.  See “agriculture, nursery.” 

Hotel, motel, inn - a building or group of two or more buildings located on a lot held in single 

and separate ownership, designed, intended, and used principally for providing sleeping 

accommodations to the transient public in rooms or suites which may include a kitchen facility, 

and which are provided with a daily maid service. The following ancillary facilities may be 

provided as an integral part of a hotel, motel, or inn; provided, however, that no gambling or 

electronic gambling devices shall be permitted; restaurant, meeting rooms, banquet facilities, and 

shops for the sale of books, papers, magazines, clothing and sundries to guests; recreation 

facilities for use only by registered guests, such as a swimming pool, exercise area or room; and 

similar ancillary facilities commonly accessory to a hotel, motel, or inn. 

HQ – HQ, or High Quality, referring to a Special Protection Waters designation issued by the 

Pennsylvania Department of Environmental Protection, for a watercourse or portion thereof. 

Hydric soils - any soil inventoried or described as hydric or as a soil with hydric inclusions for 

Chester County by the U.S. NRCS Soil Survey.  

Identified floodplain area - the floodplain area specifically identified in this Chapter as being 

inundated by the 1% chance annual flood.  

IESNA - Illuminating Engineering Society of North America. 

Illuminance – the quantity of light measured in footcandles or lux. 

Impacted riparian buffer - a riparian buffer that does not consist predominantly of native trees, 

shrubs and/or herbaceous plants. 

Impervious surface - a surface that has been compacted or covered with a layer of material so 

that it prevents or is resistant to infiltration of water, including but not limited to: structures such 

as roofs, buildings, storage sheds; other solid, paved or concrete areas such as streets, driveways, 

sidewalks, parking lots, patios, tennis or other paved courts; or athletic playfields comprised of 

synthetic turf materials.  

Impervious surface ratio - The impervious surface ratio is a measure of the intensity of use of a 

piece of land.  It is measured by dividing the total area of all impervious surfaces within the site 

by the gross lot area. 

Improvement - an appurtenance developed by human design including, but not limited to, 

buildings, structures, objects, landscape features, and manufactured units, including by way of 
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example mobile homes, boats, docks, carports, storage buildings, utilities, and driveways. 

Independent dwelling unit, independent living apartment unit - a dwelling unit, developed as 

an integral component of a life plan community designed for occupants who do not need skilled, 

nursing, or assisted care. 

Industrial use - see “use, industrial.” 

Inn - see “hotel.” 

Invasive vegetation, non-native - any non-native plant species which aggressively displaces 

native plants.  Also called “exotics” and “aliens,” these species reproduce prolifically, grow 

rapidly, and out-compete native plants for light, space, and nutrients, reducing plant diversity and 

wildlife habitat.  Invasive vegetation includes, but is not limited to the plant species listed in 

Appendix “A”, List of Alien, Invasive Trees, Shrubs, and Vines, of this Code. 

ITE - the Institute of Transportation Engineers, founded in 1930, is an international educational 

and scientific association of transportation professionals who are responsible for meeting 

mobility and safety needs.  ITE facilitates the application of technology and scientific principles 

to research, planning, functional design, implementation, operation, policy development and 

management for any mode of transportation.  See www.ite.org for more information.  

Junk - as defined in Chapter 10, Part 1 of this Code.  

Junkyard - as defined in Chapter 10, Part 1 of this Code. 

Kennel – The use of land, building or structure for the purpose of breeding, training, or 

grooming customary household pets for compensation, or the maintenance of more than five (5) 

dogs that are more than six (6) months old.  For regulatory purposes, “kennel” shall also include 

nonprofit animal shelters and boarding kennels.  For the purposes of this Chapter, a kennel will 

be considered “commercial” or “non-commercial” if the number of dogs meets the respective 

definition of a commercial or non-commercial kennel under the Pennsylvania Dog Law and the 

regulations thereunder. 

Laboratory - a building or group of buildings in which are located the facilities for scientific 

research, investigation, testing, and experimentation, but not including the manufacture of 

products for sale, except as an accessory use. 

Lakes and ponds - natural or artificial bodies of water which retain water year-round.  Artificial 

ponds may be created by dams, or result from excavation.  Lakes are bodies of water two (2) or 

more acres in extent.  Ponds are bodies of water less than two (2) acres in extent.  The spillway 

crest elevation is the basis on which the shoreline is established. 

Land development - any of the following activities: 

1. The improvement of one (1) lot or two (2) or more contiguous lots, tracts or 

parcels of land for any purpose involving: 

a. A group of two (2) or more residential or nonresidential buildings, 

whether proposed initially or cumulatively, or a single nonresidential 

building on a lot or lots regardless of the number of occupants. 

b. The division or allocation of space, whether initially or cumulatively, 

between or among two (2) or more existing or prospective occupants by 

means of, or for the purpose of, streets, common areas, leaseholds, 

condominiums, building groups or other features. 

2. A subdivision of land. 

3. The  definition  of  land  development  shall  not  include  the  following 

activities: 

a. The conversion of an existing single-family detached dwelling or single-

http://www.ite.org/
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family semidetached dwelling into not more than three (3) residential 

units, unless such units are intended to be a condominium. 

b. The addition of an accessory building, including farm buildings, on a lot 

or lots subordinate to an existing principal building. 

c. The addition or conversion of buildings or rides within the confines of an 

enterprise which constitutes an amusement park. This exclusion shall not 

apply to newly acquired acreage by an amusement park until initial plans 

for the expanded area have been approved by the proper authorities. 

Land disturbance - any activity which exposes soils, alters topography, and/or alters vegetation.  

A timber harvesting operation conducted in accordance with the provisions of Section 27-1028 

shall not be separately regulated as a land disturbance.  In addition, the following activities shall 

not be regulated as land disturbance but shall nevertheless be undertaken in a manner such that 

disturbed areas shall be stabilized with suitable vegetation and shall not be left bare: 

1. Customary agricultural practices such as tilling, plowing, mowing, and harvesting; 

2. Customary landscaping practices such as mowing, planting, trimming; 

3. Removal of hazardous or invasive vegetation. 

Notwithstanding the above, clearing of woodlands, where proposed to prepare soil for the 

production of crops, may meet the definition of “timber harvesting”.  

Landowner - the legal or beneficial owner or owners of land, including for purposes of this 

Chapter the holder of an option or contract to purchase (whether or not such option or contract is 

subject to any condition), a lessee if he is authorized under the lease to exercise the rights of the 

landowner, or other person having a proprietary interest in land. 

Landscaping – the planting of turf-grass or other appropriate ground cover in all open areas of 

the lot, and in addition, the planting of evergreen and deciduous trees, and shrubs, including the 

maintenance thereof, for the control of erosion, retention of precipitation, protection against the 

elements, promotion of human comfort, and otherwise protecting the public health, safety, and 

welfare. 

Laundromat – a commercial premises equipped with individual clothes washing and/or drying 

machines for the use of customers. 

Life plan community – a residential complex designed and operated for mature adults, which 

meets the definition of “housing for older persons” as set forth in the Fair Housing Amendments 

Act of 1988, as amended, (42 USC Section 3601 et seq.) that allows residents to age in place by 

including independent living, assisted living, personal care, and skilled nursing facilities.  A life 

plan community shall consist of at least two of the following three components: a skilled care or 

skilled nursing facility licensed by the Commonwealth of Pennsylvania; an assisted living 

facility licensed or not by the Commonwealth of Pennsylvania; and independent living housing 

units requiring no state-issued license. With the exception of those of any age suffering from 

senile dementia and Alzheimer’s disease, a continuing care development shall not include any 

facility providing housing, custodial, treatment, habilitative or rehabilitative services to those 

afflicted with drug or alcohol addiction or dependence, mental illness or emotional illness or for 

those detained for, charged with, or convicted of any act punishable under any State or Federal 

penal statute or detained, adjudicated delinquent or dependent under any juvenile code. 

Limited impact home occupation – see “Home occupation”. 

Litter, forest floor – the uppermost layer of the forest floor consisting chiefly of decaying 

organic matter. 

Livestock - horses, cattle, sheep, or other large domestic animals kept or raised for agricultural 
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purposes. 

Live-work unit - a structure that consists of a principal retail or commercial (i.e., neither a home 

occupation nor a non-residential) use, where clients or customers are served, that is located in the 

front of the structure’s first floor, or in its entire first floor. The remaining space is comprised of 

a single residential unit that is intended to be occupied by the retail or commercial business 

operator. Live-work units may be attached to each other.  

Loading space – a space, accessible from a street or accessway, in a building or on a lot, for the 

temporary use of vehicles, while loading or unloading merchandise or materials. 

Local street - see “street.” 

Log landing – the area at the end of a skid road where harvested timber is stored or prepared for 

transport from the woodlot. 

Lop – cutting tops and slash into smaller pieces to allow the material to settle close to the 

ground. 

Lot - a designated parcel, tract or area of land established by a plat or otherwise as permitted by 

law and to be used, developed or built upon as a unit. 

Lot area - for purposes of this Chapter, lot area shall mean the gross lot area unless specifically 

modified with the word “net”, e.g. “net lot area” 

Lot area, gross – the area of land contained within the limits of the property lines bounding a 

lot, as shown on a deed, survey, plot, subdivision or land development plan, excluding any 

portion of a lot included in street and railroad rights-of-way. 

Lot area, minimum - the minimum area of a lot or tract formed by property lines required by 

the Zoning Ordinance for any specified use.   

Lot area, net - the gross area of the lot, but excluding all of the following conditions or features: 

1. Any area within an easement established for gas, oil, natural gas, electric, or 

communications transmission facilities, whether below or above ground, that do 

not exclusively serve the lot traversed. 

2. Any area within an easement or right-of-way established for a driveway that does 

not serve the lot traversed. 

3. Any area within an easement established for water supply or wastewater facilities 

that do not serve the lot. 

4. Any area of prohibitive slope regulated by the Steep Slope Conservation 

regulations of §27-804.  

5. Any area lying within the Flood Hazard District and regulated by §27-802.  

6. Any area regulated by the Riparian Buffer Conservation Regulations of §27-805.  

7. Any area designated as a wetland, lake or pond, except where such area already is 

excluded under subparagraph 6 above.  

8. Any accessway or right-of-way connecting a flag lot to a street, except where the 

access strip is of sufficient size to comply with the area and bulk requirements for 

a separate lot in the applicable zoning district. 

Unless otherwise indicated, all references to “minimum lot area” as required for each zoning 

district shall reference this definition.  

Lot, corner - a lot bounded by two (2) or more intersecting streets, or at the point of abrupt 

change in direction of a single street, the interior angle of which is not greater than one hundred 

thirty-five (135) degrees . 

Lot coverage – the percentage of the gross lot area that is fully covered by impervious surfaces. 

Lot depth - the distance along a straight line drawn from the midpoint of the front lot line to the 
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midpoint of the rear lot line. 

Lot, flag or flag-shaped - a lot which does not adjoin a street but is connected thereto by an 

access strip of required minimum width.  

Lot, interior – a lot whose lot lines do not abut a street. 

Lot, landlocked - a lot which is surrounded on all sides by one or more lots and does not have a 

street connection or does not abut a street. 

Lot line - any property boundary or a lot line dividing one lot from another or from a street or 

any public space, except that, in the case of any lot abutting a street deemed to be the same as the 

street line, the lot line shall not be the centerline of the street, or any other line within the street 

line even though such may be on the property boundary line in a deed.  Any lot line neither a rear 

lot line nor a front lot line shall be deemed a side lot line.  

Lot line, front -the lot line abutting any street and coinciding with any street right- of-way line. 

In the case of a corner lot, each street on which the corner lot abuts shall be considered a front lot 

line. 

Lot line, rear - a lot line opposite and most distant from the front lot line; if the rear lot line is 

less than ten (10) feet in length, or if the lot forms a point at the rear, the rear lot line shall be 

deemed to be a line ten (10) feet in length within the lot, parallel to and at the maximum distance 

from the front lot line. In the case of a corner lot, any lot line that is not a front lot line nor a side 

lot line. 

Lot line, side - any lot line not a front or rear lot line; in the case of a corner lot, any lot line that 

intersects a front lot line shall be considered a side lot line. 

Lot, mobile home - a parcel of land in a mobile home park, improved with the necessary utility 

connections and other appurtenances necessary for the erection thereon of a single mobile home. 

Lot, nonconforming - a lot which does not conform to the minimum width, depth, or area 

dimensions specified for the district where such lot is situated but was lawfully in existence at 

the time of enactment of this Chapter or a prior zoning ordinance, or is legally established 

through the granting of a variance by the Zoning Hearing Board. 

Lot, parent - a lot of record that exists at the time of application for approval of a particular 

subdivision and from which one or more new lots are proposed to be created. 

Lot width - the horizontal distance, in feet, between side lot lines, or between the side lot line 

and the front lot line in the case of a corner lot, measured at either the building setback line or the 

street line, and parallel to the street line. 

Lumen – Unit used to express the light output of a lamp or fixture.  The number of lumens 

striking a square foot of task area determine the footcandle level (lumens per square foot). 

Lux – A unit of light intensity stated in lumens per square meter.  There are approximately 10.7 

lux per footcandle. 

Manufacturing - establishments engaged in the mechanical or chemical transformation of 

materials or substances into new products, including the assembling of component parts, creation 

of products, and blending of materials, such as lubricating oils, plastics, resins, or liquid. 

Manure digester - a facility designed to use anaerobic digestion processes to convert 

livestock and poultry manure into biogas, which is generally burned on-site to produce 

electricity, heat, and water, as well as to manage livestock and poultry manure. Manure 

digesters may include “co-digestion” in which the live- stock and poultry manure may be 

mixed with other organic materials. Types of manure digesters include covered anaerobic 

lagoons, plug-flow, and/or complete mix (or continually stirred tank reactor), along with 

other appurtenant sites, structures and buildings, electrical infrastructure, trans- mission 
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lines and other appurtenant structures and facilities. 

Manure storage facility - a well or pit approved by the Chester County Conservation District 

and/or the Department of Environmental Protection for the temporary storage of animal waste in 

conjunction with an agricultural use. 

Marquee or canopy – a permanent structure attached to, projecting from, or supported by a wall 

of a building, generally designed and constructed for protection against the elements.  

Massage parlor - 

An establishment that meets all of the following criteria: 

1. Manipulative exercises are performed using the hands and/or a mechanical or 

bathing device on a person’s skin other than the face or neck by another person 

that is related to certain monetary compensation. 

2. The person conducting the massage is not licensed as a health care professional or 

a licensed massage therapist by the state, nor related to the person receiving the 

massage by blood, adoption, marriage or official guardianship. 

3. The massages are not conducted within a licensed hospital or nursing home or an 

office of a medical doctor or chiropractor. 

4. The massages are conducted within private or semi-private rooms. 

5. The use is not clearly a customary and incidental accessory use to a permitted 

exercise club or to a high school or college athletic program. 

See standards under “Adult Commercial Use” in §27-1004. 

Medical clinic - an office or clinic for the practice of medicine and treatment of persons as 

outpatients by physicians or licensed medical specialists as a group for medical, dental, or eye 

care, and any laboratories incidental thereto. 

Medical marijuana – marijuana for certified medical use as set forth in the Pennsylvania 

Medical Marijuana Act, 35 P.S. §10231.101 et seq. 

Micro-turbine panels - panels with rotors with diameter one foot or less, meant for areas with 

low-to-moderate wind speeds. 

Minerals - any aggregate or mass of mineral matter, whether or not coherent. The terms 

includes, but is not limited to, limestone and dolomite, sand and gravel, rock and stone, earth, 

fill, iron ore, zinc ore, vermiculite, and clay, but does not include anthracite or bituminous coal 

or coal refuse, except, as provided in §4 of the Non-coal Surface Mining Conservation and 

Reclamation Act, as amended, 52 P.S. §3304. 

Mining - see “quarrying.” 

Mini-warehouse (self-storage units) - storage units provided for lease to the public for the 

purpose of storage of personal property generally stored in residential structures and in which 

each storage unit has direct access from the outside. 

Minor repair - the replacement of existing work with equivalent materials for the purpose of its 

routine maintenance and upkeep, but not including the cutting away of any wall, partition or 

portion thereof, the removal or cutting of any structural beam or bearing support, or the removal 

or change of any required means of egress, or rearrangement of parts of a structure affecting the 

exit-way requirements; nor shall minor repairs include addition to, alteration of, replacement or 

relocation of any standpipe, water supply, sewer, drainage, drain leader, gas, soil, waste, vent or 

similar piping, electric wiring, or mechanical or other work affecting public health or general 

safety. 

Mixed use – the use of a building or lot for two or more principal uses. 

Mobile (manufactured) home - see “dwelling unit.” 
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Mobile (manufactured) home lot – see “lot, mobile home”. 

Mobile (manufactured) home pad – the concrete pad for the purpose of supporting a mobile 

home. 

Mobile (manufactured) home park - a parcel or contiguous parcels of land which have been so 

designated and improved that it contains two or more mobile home lots for the placements 

thereon of mobile homes for non-transient use. 

Mobile (manufactured) home subdivision - a parcel (or contiguous parcels) of land divided 

into two or more lots, for rent or sale, for the placement thereon of mobile homes or 

manufactured homes. 

Motel - see “hotel.” 

Monopole – A WCF or site which consists of a single pole wireless support structure, designed 

and erected on the ground or on top of a structure, to support antennae and connecting 

appurtenances. 

Municipal use - any building, structure, facility, complex, park, open space, recreation lands, 

trail, other area, or use, provided, constructed, or maintained by the municipal government of 

Honey Brook Township, Chester County, Pennsylvania.  Municipally-owned 

telecommunications towers leased or otherwise made available to private users shall not be 

considered a municipal use. 

Municipalities Planning Code (MPC) - the Pennsylvania Municipalities Planning Code, 53 

§10101 et seq., as amended. Also known as “Act 247.” 

Native plants - plants that are indigenous and original to the specific area or region (the 

Delaware Valley) and are most appropriate for planting as a result of their adaptation to regional 

environmental conditions including climate, soils, topography, winds, precipitation, wildlife and 

other living organisms. 

Natural regeneration – the replacement of one forest stand by another through natural seeding 

or sprouting. 

New construction - any structure for which the start of construction commenced on or after 

August 18, 1975, and including any subsequent improvements thereto. 

No-impact home occupation – see “Home occupation”. 

Non-commercial antennas and towers - A privately owned antenna or tower serving solely the 

same property upon which the antenna or tower is located, for the personal, amateur, non-

commercial use of the owner of the property, and as an accessory use to such property, for example, 

ham radio, citizens band radio, or direct broadcast satellite dishes.  

Nonconforming lot - see “lot, nonconforming.” 

Nonconforming sign - any sign legally existing at the effective date of this Chapter that does not 

conform in use, location, height, or size to the sign regulations of Part 9, “General Regulations.” 

Nonconforming structure - see “structure, nonconforming.”  

Nonconforming use - see “use, nonconforming.” 

Nonresidential - a use of land, or improvements thereto, for uses other than those for residential 

purposes, including, but not limited to, commercial, industrial, and institutional. 

Non-tower wireless communications facility (non-tower WCF) – All wireless communications 

facilities (WCFs) that are not tower-based, including, but not limited to, data collection units, 

antennae and related equipment. Non-tower WCF shall include support structures for antennae and 

related equipment that is mounted to the ground or at ground-level. Other non-ground mounted 

examples can include, but not limited to, installation of a WCF on an existing utility pole, light 

pole, barn, church steeple, farm silo, water towers or other similar structures.  
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Noxious vegetation - plant material that is undesirable or offensive due to unsightliness, threats 

to health, or prolific and uncontrollable growth. For purposes of this Chapter, noxious vegetation 

shall include, but not be limited to, ragweed, multiflora rose, Canada thistle, Japanese 

honeysuckle, oriental bittersweet, and other such vegetation as shall be determined by the 

Pennsylvania Department of Agriculture. 

Nudity - the showing of the human male or female genital, pubic area or buttocks with less than 

a fully opaque covering; the showing of the female breast with less than a fully opaque covering 

of any part of the nipple; the exposure of any device, costume or covering which gives the 

appearance of or stimulates the genitals, perineum anal region or pubic hair region; or the 

exposure of any device worn as a cover over the nipples and/or areola of the female breast which 

device stimulates and gives the realistic appearance of nipples and/or areola. 

Nursery - land or greenhouses used to raise flowers, shrubs, trees, and/or other plants for 

commercial purposes. 

Object - a material thing of functional, aesthetic, cultural, historic, or scientific value that may, 

by nature or design, be movable yet related to a specific culture, setting or environment. An 

example would be an Indian totem. 

Occupation, home - see “home occupation.” 

Occupation, rural - see definition of “rural occupation” under “home occupation.” 

Office - a use that involves administrative, clerical, financial, governmental, or professional 

operations and operations of a similar character. This use shall include neither retail nor 

industrial uses, but may include business offices, medical or dental offices, clinics or 

laboratories, photographic studios, and/or television or radio broadcasting studios. 

Office, business - a business establishment which does not offer, on the premises, a product or 

merchandise for sale to the public but offers a service to the public. Personal services, such as 

barber and beauty shops and repair services, are not to be included within the definition of 

“business office.” 

Oldfield - an area undergoing natural succession characterized by the presence of herbs, shrubs, 

and small trees (seedlings) whose branches do not form a complete or nearly complete aerial 

canopy.  

Open loop geothermal system - a type of geothermal heating and/or cooling system that 

utilizes a water-supply, well, or other source, and a pump to deliver groundwater to a heat 

exchanger. The discharge water from the heat exchanger may be returned to the subsurface 

through a recharge well or infiltration bed, or may be discharged into a pond, lake, or 

stream. 

Open space, common - land or an area of water or a combination of land and water legally 

preserved in perpetuity and intended for the use and enjoyment of the residents of a development 

and/or the general public. 

1. Common open space shall be free of buildings, except for recreational and utility 

buildings specifically approved by the Board of Supervisors as part of an initial 

development plan. 

2. Common open space shall not include street rights-of-way, private streets, any 

yard or other area required to meet a requirement for an individual building lot or 

off-street parking areas except for parking areas clearly needed to serve the 

permitted uses within the open space area. 

3. Common open space may include both active and passive recreational uses, such 

as tennis courts, basketball courts, play equipment, golf courses and putting 
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greens, swimming pools, trails, exercise stations, or other similar uses that do not 

primarily involve buildings. 

Open space, restricted - a parcel or parcels of land or an area of water, or a combination of land 

and water, within a subdivision or land development, set aside, designed and managed for the 

protection of open space features, including but not limited to farmland, scenic views, historic 

resources, natural areas and recreational areas, subject to an approved Open Space Management 

Plan and restricted from further development as provided in Part 20, Open Space Design Option, 

of this Ordinance. 

Open Space Design Option (OSDO) - a conservation subdivision alternative where a tract or 

tracts of land, controlled by one applicant, is to be developed as a single entity for residential 

purposes, in which dwelling unit type, density, and other area and bulk requirements serve as 

incentives for the retention and permanent protection of meaningful open space. 

Outdoor café - an outdoor patio area of an associated restaurant or tavern used for the express 

purpose of furnishing food and beverages to the public to be consumed on the premises, and 

directly abutting and on the same lot as the principal building in which the associated restaurant 

or tavern, licensed by the Pennsylvania Liquor Control Board pursuant to the regulations of the 

said Board (40 Pa.Code §7.21 et seq. or successor regulations) to conduct business on the above-

mentioned premises, is located. 

Outdoor farmers/farm market - the temporary and seasonal establishment within a defined 

open area of booths and portable enclosures, defined as temporary structures, specifically 

designed and intended for display and retail sale of “home-grown” or “home-made” food, 

flowers, plants, non-alcoholic beverages, clothing, crafts, dry goods, holiday decorations, and 

other merchandise, and offered to local residents on a one-day per week basis. 

Outdoor hydronic heater - See “Outdoor wood-fired boiler”. 

Outdoor recreational use - see “Recreational use, outdoor.” 

Outdoor storage - see “storage, outdoor.” 

Outdoor wood-fired boiler (OWB) - A fuel-burning device in which all of the following 

applies: 

1. It is designed to burn, or is capable of burning, one or more of the following 

allowed fuels:  

(a) Clean wood; 

(b) Wood pellets made from clean wood; 

(c) Home heating oil, natural gas or propane that: 

i. Complies with all applicable sulfur limits; 

ii. Is used as a starter or supplemental fuel for dual-fired outdoor 

wood-fired boilers.  

(d) Other fuel approved, in writing, by the PA Department of Environmental 

Protection (DEP). 

2. Has a rated thermal output of less than 350,000 Btu per hour. 

3. The manufacturer designs or specifies the device for outdoor installation or 

installation in structures not normally intended for habitation by humans or 

domestic animals, including structures like garages and sheds. 

4. Heats building space or a fluid, or both, through the distribution, typically 

through pipes, of a fluid heated in the device, typically water or a mixture of 

water and approved, non-toxic antifreeze. 

Parcel - see “lot.” 
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PA DEP – the Pennsylvania Department of Environmental Protection.PA DOT - the 

Pennsylvania Department of Transportation, also known as “PennDOT,” or its successor, and its 

subparts. 

Parent lot - see “lot, parent.” 

Parking space - a space located off the public right-of-way designed and designated for parking 

a single motor vehicle. 

Parking space, all-weather - a parking space surfaced to whatever extent necessary to permit 

reasonable use under all conditions of weather. 

Party wall - a common shared wall between two separate structures, buildings, or dwelling 

units. 

Paved - areas, excluding buildings, surfaced with concrete, paving brick, bituminous, or other 

such material, to create a dustless, all-weather surface. 

PNDI – Pennsylvania Natural Diversity Index. 

Permitted by right use - see “use, permitted by right.” 

Persons – individuals, corporations, companies, associations, joint stock companies, firms, 

partnerships, limited liability companies, corporations and other entities established pursuant to 

statutes of the Commonwealth of Pennsylvania; provided, that “person” does not include or 

apply to the Township or to any department or agency of the Township. 

Personal care home - a single-family detached dwelling designed to provide a safe, humane, 

comfortable and supportive residential setting for eight (8) or more adults who do not require the 

services in or of a licensed skilled nursing facility, but who do require some assistance or 

supervision with activities of daily living, instrumental activities of daily living, or both.  

Personal care homes are licensed by the PA Department of Welfare. 

Personal service shop - an establishment that provides a service oriented to personal needs of 

the general public and which does not involve primarily retail or wholesale sales or services to 

businesses. Personal services include barber and beauty shops, photography studios, shoe repair 

shops, household appliance repair shops, and other similar establishments, but shall not include 

any adult uses. 

Phase - a geographical area or portion of a tract that is proposed for residential, commercial, or 

other development, and which is to be developed in accordance with a timetable or schedule 

approved with an applicant’s preliminary or final subdivision or land development plan. 

Philanthropic use - a private or public organization that is organized and operated for the 

purpose of providing a service without profit. Such use shall include, for example, an institution 

or foundation that distributes grants or services to other agencies. The nonprofit status of the 

organization shall be based on its recognition as such by the Internal Revenue Service. 

Place of worship - see “church.” 

Planned mixed use commercial development - any combination of two or more principal uses 

on a single lot or tract within the MUC - Mixed Use Commercial District, whether individually 

permitted by right, special exception, or conditional use, and including shopping center, live-

work units, commercial or office uses with apartments on upper floors, but excluding mobile 

home park.  Such uses are planned and designed as a complex of related structures, common 

areas, unifying architecture and site design, and circulation patterns, and designed, constructed, 

or managed as a total entity with customer, employee, and/or resident parking provided on-site 

and with provision for delivery of goods separate from customer access.   

Planned mixed use residential development - any combination of two or more residential 

dwelling unit types and accessory uses on a single lot or tract within the MUR - Mixed Use 
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Residential District.  A planned mixed use residential development may also include non-

residential uses, subject to the provisions of Part 5 of this Chapter.  A planned mixed use 

residential development is planned and designed as a unified development of related structures 

and amenities, common open space, and vehicular and pedestrian circulation patterns. 

Planting screen - a combination of deciduous (leaf-shedding) and evergreen plantings intended 

to provide an effective screen throughout the year.  See also, “effective screen.” 

Pond - see “lake.” 

Portable toilet - a non-flushing toilet that retains and chemically treats sewage in a retaining 

tank and is constructed to facilitate ultimate disposal of the sewage at another site. 

Precautionary slope - those areas of land where the grade is fifteen (15) percent up to and 

including twenty five (25) percent.  Slopes shall be measured as the change in elevation over the 

horizontal distance between consecutive contour lines and expressed as a percent.  For the 

purpose of application of these regulations, slope shall be measured over three (3) or more two 

(2) foot contour intervals (six [6] cumulative vertical feet of slope).  All slope measurements 

shall be based on contour intervals determined by detailed topographical survey using aerial 

photogrammetry or actual field survey and shall be signed and sealed by a registered surveyor or 

engineer licensed to practice in the Commonwealth of Pennsylvania. 

Premises - a separate lot, tax parcel, tract, or plot of land together with the buildings and 

structures thereon. “Premises” may include more than one occupant on a lot or parcel, such as an 

office building or planned commercial center. 

Principal building - see “building, principal.” 

Principally above ground - where at least fifty-one (51) percent of the actual cash value of a 

structure, less land value, is above ground. 

Principal use - see “use, principal.” 

Professional forester – A forester meeting one of the following requirements: 

1. Possessing at least two (2) years of technical forestry experience and an 

associate’s degree in forest technology, forestry, forest management, forest 

ecosystem management, urban forestry, forest science, agroforestry, or similar 

course of study. 

2. Possessing a bachelor’s or master’s degree in forest technology, forestry, forest 

management, forest ecosystem management, urban forestry, forest science, 

agroforestry, or similar course of study. 

3. Possessing a bachelor’s or master’s degree in wildlife biology, botany, or plant 

ecology. 

Prohibitive slopes - Those areas of land where the grade is greater than twenty-five (25) percent.  

Slopes shall be measured as the change in elevation over the horizontal distance between 

consecutive contour lines and expressed as a percent.  For the purpose of application of these 

regulations, slope shall be measured over three (3) or more two (2) foot contour intervals [six (6) 

cumulative vertical feet of slope].  All slope measurements shall be based on contour intervals 

determined by detailed topographical survey using aerial photogrammetry or actual field survey. 

Promotional event - an event, sponsored by the property owner, an association of agricultural 

property owners, or similar organizations formed to assist the agricultural industry in the area, to 

promote the sale of Pennsylvania wines, and which is intended to allow for the sampling and 

direct marketing and sales of wines produced on the premises or produced elsewhere from grapes 

grown on site.   

Public establishment - includes all outdoor places owned by or open to the general public and 
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all buildings and enclosed places owned by or open to the general public, including such places 

of entertainment, taverns, restaurants, clubs, theaters, dance halls, banquet halls, party rooms or 

halls limited to specific members, whether open to the public or to patrons invited to attend, 

whether or not an admission charge is levied. 

Public grounds - includes parks, playgrounds, and other public areas, and the sites for schools, 

sewage treatment, refuse disposal and other publicly owned or operated facilities. For the 

purpose of this Chapter, public grounds are a public use. (See also, “public use.”) 

Public hearing - a formal meeting held pursuant to public notice by the Board of Supervisors or 

Zoning Hearing Board, intended to inform and obtain public comment prior to taking action. 

Public meeting - a forum, often held by the Township Planning Commission, pursuant to notice 

by the Township for the purpose of providing information and/or discussion. 

Public notice - notice published once each week for two (2) successive weeks in a newspaper of 

general circulation in the Township. Such notice shall state the time and place of any hearing or 

meeting and the particular nature of the matter to be considered at the hearing or meeting. The 

first publication shall not be more than thirty (30) days and the second publication shall not be 

less than seven (7) days prior to the date of the hearing or meeting. 

Public service facility - electric substations, pumping stations, telephone exchanges, repeater 

stations, and other facilities, public service facility equipment and structures necessary for 

conducting a service by a government or a public utility. 

Public service facility equipment - telephone, electric and cable television lines, poles, 

equipment and structures; water or gas pipes, mains, valves or structures; sewer pipes, valves or 

structures, and other related apparatus necessary for conducting a service by a government or a 

public utility. 

Public street - a strip of land, including the entire right-of-way, intended for general public use 

as a means of vehicular and pedestrian circulation to provide access to more than one lot. A 

public street shall be one that has been dedicated to the public use and used and maintained 

pursuant to the Second Class Township Code, 53 P.S. §65101 et seq., and/or the regulations of 

the Commonwealth of Pennsylvania, Department of Transportation. 

Public tasting - wine sampling by the general public. 

Public use - any building, structure, facility, complex, or area used by the general public or 

which provides a service to the public, which is owned or operated by a state, county, or 

municipal government agency. 

Public utility building - a building owned and operated by any utility authorized  to operate a 

public utility facility, as that term is defined herein. 

Public utility facility - a facility owned and operated by an electric company, water company, 

sewage disposal company, telephone company, cable television company, gas company, pipe 

line company or similar legal entity owning or operating equipment or facilities for transmitting, 

distributing or conveying natural gas, electricity or steam for the production of light, heat or 

power through and outside the Township to or for the public for compensation; pumping, 

distributing or furnishing water to or for the public for compensation; transporting passengers or 

property as a common carrier; transporting or conveying natural gas, crude oil, gasoline or 

petroleum products, materials for refrigeration, oxygen or nitrogen or other fluid substance, by 

underground pipeline or conduit, for the public for compensation; conveying or transmitting 

messages or communications by telephone or telegraph for the public for compensation, except 

as herein otherwise excluded; and sewage collection, treatment or disposal for the public for 

compensation; provided, however, that such facility shall not include a sewage treatment plant, 
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power generation plant for the production of natural gas, electricity, steam or any similar 

facilities, buildings or structures designed and intended to produce or generate any such products 

or services, or administrative offices of such entity, whether publicly or privately owned. The 

term also does not include any facility of a person, corporation or other legal entity not otherwise 

a public utility, who or which furnishes service only to himself or itself; any facility of a person, 

corporation or other legal entity who or which furnishes mobile domestic cellular radio 

telecommunications service; any cooperative association which furnishes service only to its 

stockholders or members on a nonprofit basis; any producer of natural gas not engaged in 

distributing such gas directly to the public for compensation; any building or facility 

owner/operators who hold ownership over and manage the internal distribution system serving 

such building or facility and who supply electric power and other related electric power services 

to occupants of the building or facility. Provided, however, that in any instance where the use 

regulations of a particular zoning district do not permit a public utility building, the provisions of 

§619 of the Pennsylvania Municipalities Planning Code, 53 §10619, shall apply. Provided, 

further, that “essential utilities,” as defined in this Section, shall be permitted in all zoning 

districts. 

Quadraplex - see “dwelling unit.” 

Quarrying - the removal from the earth, at or below its surface, of any mineral deposit, as 

defined by this Chapter, for use or disposal off the premises through consumption, commerce, or 

distribution. Excluded from the definition are grading and earthmoving incident to normal 

construction activities and normal farming operations. 

Rare species sites - sites which have been identified on the Pennsylvania Natural Diversity 

Inventory (PNDI), the Chester County Natural Heritage Inventory, or any Chester County natural 

areas inventory as possessing floral or faunal species of concern or sites in which federally and 

or state recognized rare, threatened or endangered species of flora and/or fauna are present.  The 

land area regulated as a Rare Species Site shall be as mapped in the pertinent inventory or 

survey. 

Razing - the complete removal of an entire building or structure so as to leave no part of the 

building or structure standing. 

Reconstruction - any or all work needed to remake or rebuild all or a part of any building to a 

sound condition, but not necessarily of original materials. 

Rear yard - see “yard, rear.” 

Rear yard line - see “yard line.” 

Recreation, active - those recreational uses which require physical alteration to the area in 

which they are performed. Such areas are intensively used and include, but are not limited to 

playgrounds, ball courts and swimming pools, excluding amusement parks. 

Recreation facility, including health club - a gainful activity or business, open to the public for 

the purpose of public recreation or entertainment including, but not limited to, bowling alleys, 

motion picture theaters, health clubs, driving ranges, and miniature golf courses. 

Recreation, passive - recreational pursuits which can be carried out with little alteration or 

disruption in the area in which they are performed. Such uses include, but are not limited to, 

hiking, biking, and picnicking. 

Recreational use, indoor - the use of a building or part thereof for indoor entertainment or 

sports, which may be operated as a commercial venture, such as bowling, pinball and video 

games, pool tables, movie theaters, playhouses, tennis, racquetball, squash, indoor basketball, 

indoor swimming, or similar indoor uses, but excluding target shooting or any other activities 
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that create loud noises or may be dangerous or disturbing to surrounding residents. 

Recreational use, outdoor - an outdoor facility and associated structures designed and equipped 

for the conduct of sports and leisure time activities, which may be operated as a commercial 

venture, including swimming, tennis and other court games, baseball and other field sports, 

playground and other similar outdoor activities, but excluding amusement parks, go-cart tracks, 

shooting ranges and other activities which generate noise objectionable to a residential 

environment. 

Recreational vehicle - a vehicle, boat, boat trailer, or other piece of equipment, whether self-

powered or designed to be pulled or carried, intended only for leisure time or recreational use 

and which is (i) built on a single chassis; (ii) not more than 400 square feet, measured at the 

largest horizontal projections; (iii) designed to be self- propelled or permanently towable by a 

light-duty truck; and (iv) not designed for use as a permanent dwelling, storage facility, animal 

shelter, or accessory building but as temporary living quarters for recreational, camping, travel, 

or seasonal use. Recreational vehicles or units include snowmobiles, minibikes, all-terrain 

vehicles, go-carts, boat trailers, travel trailers, truck-mounted campers, motor homes, folding tent 

campers, boats, autos, buses or trucks adapted for vacation use, and other vehicles not suitable 

for daily conventional family transportation. 

Recycling center - a business that accumulates material such as paper, glass, aluminum, and 

plastic that is no longer useful for its original purpose. The materials are then transported off the 

premises to be manufactured into a new product. A place for the collection and storage of 

materials suitable for recycling into usable products of the like, kind and quality of the materials 

collected. 

Reforestation - the restocking of an area with forest trees, including natural regeneration as well 

as tree planting. 

Refuse – man-made debris, including tires, oil cans, equipment parts, and other rubbish. 

Regeneration method – a cutting method designed to promote and enhance natural 

establishment of trees.  Even-aged stands are perpetuated by seed tree, shelterwood and 

clearcutting methods.  Uneven-aged stands are perpetuated by selecting individual or small 

groups of trees for removal.  Five requirements must be considered prior to making a 

regeneration cut: 

1. Abundant advanced regeneration (seedlings and sprouts) should be present on the 

forest floor, or there should be ample seed in the forest floor litter that can 

germinate after the overstory is removed; 

2. Seedlings and sprouts should be well-distributed; 

3. They should be desirable species; 

4. Vegetation that will inhibit the growth and development of seedlings and sprouts 

should be controlled; 

5. Seedlings and sprouts should be protected from over-browsing by white-tailed 

deer. 

Rehabilitation - the process of returning a property to a state of utility through repair or  

alteration, which makes possible an efficient contemporary use while preserving those portions 

and features of the property which are significant to its historical, architectural, and cultural 

values. 

Renewable energy system - An energy system which makes use of recurring natural resources 

or byproducts to produce energy without consuming non-renewable resources nor causing 

significant disturbance to natural systems. Renewable energy systems include, but are not limited 
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to: geothermal, solar, and wind energy systems; as well as manure digesters and outdoor wood-

fired boilers (OWBs). Such systems are usually independent of the primary utility supplied 

energy system but may be connected thereto. 

Rental unit, commercial or institutional - for the purposes of this Chapter, an individual space 

offered for rent or lease within a motel, hotel, rooming house, tourist home, institutional home, 

dormitory, or in a professional or commercial office building. 

Repair or routine maintenance - any or all work involving the replacement of existing 

construction, work, or features with the same material for the purpose of maintenance and 

upkeep only, but not including any addition, removal, change, or modification in any 

construction or existing features. 

Residential - a use of land, or improvements thereto, for a home, abode, or place where an 

individual is actually living at a specific point in time. 

Residential conversion - see “conversion, residential.” 

Residential property - a lot containing an existing dwelling unit and with a gross lot area of less 

than ten (10) acres, or any undeveloped lot within the RC, NR, MUR, or MUC Zoning Districts. 

Residual stand – trees remaining following any cutting operation. 

Restaurant - the following types of restaurants are addressed by this Chapter: 

1. Restaurant - an establishment that sells ready-to-eat meals to the public which 

are clearly primarily consumed within the building or the place of business, and 

where waiters and/or waitresses serve the clear majority of non-buffet food and 

beverages is served to patrons while the customers are seated. Unless otherwise 

stated, such restaurant shall not include a drive-through lane. 

2. Restaurant with take-out service - a restaurant that also involves accessory 

service to customers who consume the food off-premises. Unless otherwise stated, 

such restaurant shall not include drive-through service. 

3. Fast-food restaurant - a restaurant that sells ready-to-eat meals to the public and 

which does not meet the definition of a “restaurant” in paragraph 1, above. This 

use typically involves customers making orders at an inside window or service 

area or cafeteria line, with the food consumed either at seating areas within the 

building or off the premises, and which typically involves customers eating the 

food outside of the building relatively frequently. 

4. Restaurant with drive-through service - a restaurant that includes service to 

customers remaining seated in automobiles, either through an exterior window or 

service area or through service to parked automobiles. 

5. Food stand - a place (including, but not limited to, a snack bar, dairy bar, or 

hamburger or hot dog stand) where customers are served ready-to-eat food at an 

exterior window or service area and where no inside seating facilities are provided 

and/or which primarily involves the off-site delivery of meals to the homes or 

businesses of customers. 

Restoration - any or all work connected with the returning to or restoring of a building or a part 

of any building to its original condition through the use of original or nearly original materials. 

Retail establishment - a use in which merchandise is sold or rented to the general public, but not 

including the following: adult movie theater; adult bookstore; manufacturing; tavern; car wash; 

auto/truck fuel sales; auto/truck/boat or other motor vehicle sales, service, or repair; convenience 

store; or any restaurant. The term includes retail uses whose merchandise sales of consumable 

fresh foods, prepared foods, and dry food ingredients total less than twenty (20) percent of the 
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store’s total gross annual sales.  

Riding stable - see “Equestrian center.” 

Right-of-way or ROW – the surface of and space above and below any real property in the 

Township in which the Township or Commonwealth has a regulatory interest, or interest as a 

trustee for the public, as such interests now or hereafter exist, including, but not limited to, all 

streets, highways, avenues, roads, alleys, sidewalks, tunnels, viaducts, bridges, skyways, or any 

other public place, area, or property under the control of the Township or Commonwealth, and 

any unrestricted Township or Commonwealth owned easements established, dedicated, platted, 

improved or devoted for utility purposes, but excluding lands other than streets that are owned by 

the Township or Commonwealth.  The phrase “in the right(s) of way” means in, on, over, along, 

above and/or under the right(s)-of-way. 

Riparian - belonging or related to the bank of a water body. 

Riparian buffer - a vegetated area, including trees, shrubs, and herbaceous vegetation, adjacent 

to a water body. 

Riparian forest buffer - a riparian buffer that consists predominantly of native trees, shrubs 

and/or herbaceous plants that provide a minimum of sixty (60) percent uniform canopy coverage. 

Rooftop structures - all objects, materials, equipment, and/or structures extending more than 

twelve inches above the roofline of a building, including but not limited to the following: vent 

stacks, heat pumps, cooling towers, heating, ventilation, and air- conditioning units, and other 

mechanical equipment. Rooftop structures shall specifically not include the following: vent 

stacks that extend 12 inches or less above the roofline, chimneys, parapet walls, and antennae.  

“Rooftop structures” shall be interpreted as including the words “or part thereof.” For a pitched 

roof, for the purposes of this definition, the word “roofline” shall mean “the mean height 

between the eaves and ridge.” 

Rural occupation - see definition under “Home occupation”. 

School, farm-related - a private, nonprofit educational facility for academic instruction, located 

as an accessory use on a property of at least twenty (20) acres that is actively involved in 

agriculture; no boarding of students shall be permitted. 

School, public - an educational use primarily for persons between the ages of five (5) and 

nineteen (19), operated by the Twin Valley School District or its lawful successors, including 

public elementary/middle or secondary school; or similar educational facility for academic 

instruction, but excluding: (A) private vocational or similar adult trade school or training center; 

(B) therapeutic, rehabilitative, or correctional institution; and (C) any residential facility or use. 

School, private - an educational use primarily for persons between the ages of five (5) and 

nineteen (19), properly certified by the Commonwealth of Pennsylvania, including college; 

public elementary/middle or secondary school; or similar educational facility for academic 

instruction, but excluding: (A) private vocational or similar adult trade school or training center; 

(B) therapeutic, rehabilitative, or correctional institution; and (C) any residential facility or use. 

School, trade - a facility that is primarily intended for education of a work-related skill or craft 

or a hobby, and that does not primarily provide state-required education to persons under age 

eighteen (18); may include, e.g., dancing school, martial arts school, or ceramics school. 

Screen - see “effective visual and natural screen”. 

Seasonally wet – refers to wetlands that have water at or near the surface only during periods of 

abundant rainfall or snow melt.  

Secretary of the Interior Standards for Rehabilitation -under the direction of the National 

Historic Preservation Act, the Secretary of the Interior Standards for Rehabilitation address the 
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treatment and preservation of the historic and architectural character of historic resources 

including interior and exterior features, design, additions, material, and construction methods.  

Seed tree – a tree left standing for the sole or primary purpose of providing seed. 

Selective cutting – the removal of high-quality trees singly or in small groups based on a 

minimum diameter limit.  Selective cutting often equates to high-grading and can compromise 

the quality of the future stand. 

Self-service storage warehouse - see “Mini-Storage.” 

Setback, (building) - see “yard, front”; “yard, rear”; “yard, side.” 

Sewage - any substance that contains any of the waste products or excrementitious matter or 

other discharge from the bodies of human beings or animals and laundry, bathroom, and kitchen 

waste water. 

Sewage facility - a system of piping tanks or other facilities for the purpose of sewage collection 

conveyance treatment and disposal which will prevent the discharge of untreated or inadequately 

treated sewage or other waste into waters of the Commonwealth or otherwise provide for the safe 

and sanitary treatment and disposal of sewage or other waste. The term includes: 

1. Individual sewage facility - a sewage facility serving a single lot which collects 

treats and disposes of sewage in whole or in part into the soil or waters of the 

Commonwealth or by means of conveyance to another site for final disposal. The 

term includes: 

a. Individual on-lot sewage system - an individual sewage facility which 

collects, coveys, treats and disposes of sewage into a soil absorption area 

or spray field or by retention in a retaining tank on the lot where the 

sewage is generated.  

b. Individual sewerage system - an individual sewage facility which 

collects, conveys, treats and disposes of sewage by means other than 

renovation in a soil absorption area or retention in a retaining tank on the 

lot where the sewage is generated. 

2. Community sewage facility - a privately owned sewage facility which collects, 

conveys, treats and disposes of sewage from two (2) or more lots or two or more 

equivalent dwellings units (EDUs) from the same lot on one or more of the lots or 

at another site.  Such facility shall be approved by the Pennsylvania Department 

of Environmental Protection and/or the Chester County Health Department. 

a. Community on-lot sewage system - a sewage facility serving two (2) or 

more lots or two (2) or more equivalent dwelling units (EDUs) from the 

same lot which collects, conveys, treats and disposes of sewage into a soil 

absorption area or spray field or retaining tank and located on one or more 

of the lots where the sewage is generated. 

b. Community sewerage system - a sewage facility serving two (2) or more 

lots or two (2) or more equivalent dwelling units (EDUs) from the same 

lot which collects, conveys, treats and disposes of sewage other than by 

renovation in a soil absorption area or retention in a retaining tank and 

located on one or more of the lots where the sewage is generated. 

3. Public sewage facility - a sewage facility operated by the Northwestern Chester 

County Municipal Authority or its successors, or the Caernarvon Township 

Municipal Sewer Authority or its successors. 

Shed - see “storage shed, accessory.” 
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Shelterwood method – a sustainable forest regeneration method of timber harvesting that leaves 

a large number of trees standing long enough to establish and protect “advanced regeneration” 

sites until the seedlings and saplings are well established.  After regeneration is well established, 

the sheltering trees are harvested, permitting the advanced regeneration to occupy the site fully. 

Shopping center - a mixed use commercial development containing three (3) or more retail uses 

located in one building or on a single lot and preplanned and designed as a complex of related 

structures and circulation patterns.  Such criteria shall also apply to any single proposed retail use 

more than 20,000 square feet in gross floor area. 

Side yard - see “yard, side.” 

Side yard line - see “yard line.” 

Sight distance - The maximum extent of unobstructed vision (in a vertical or horizontal plane) 

along a street from a vehicle located at any given point on the street.  

Sign - any permanent or temporary device, structure, fixture, painting, emblem, or visual that 

includes any letter, word, number, symbol, graphic, color, or illumination for the purpose of 

communicating a message. This includes, but is not limited to, signs that are an advertisement, 

announcement, visual communication, or direction, or those that are designed to attract the 

attention of the public. National flags, flags of political subdivisions, or symbolic flags of any 

business or institution, or cornerstones built into a wall of a building shall not be considered as 

signs for the purpose of this Chapter.  

A. Abandoned sign – a sign erected on or related to the use of a business, service, owner 

product, or property, which becomes vacant and unoccupied for a period of three months 

or more, or any sign which relates to a time, event, or purpose which is past. 

B. Awning sign – a sign that is part of or attached to an awning or other fabric, plastic, or 

structural protective cover over a door, entrance, window, or outdoor service area. An 

awning without lettering or other advertising shall not be regulated as a sign. 

C. Banner – a temporary sign having characters, symbols, design, or letters applied to 

paper, plastic, fabric, or similar flexible materials which are durable and weather 

resistant. 

D. Changeable Copy Sign - a sign or portion thereof on which the copy or symbols change 

through the manual placement of letters or symbols on a panel mounted in or on a track 

system.  

E. Construction/Development Sign – a temporary sign intended to display the name of the 

project and/or the contractor, architect, engineer, financier, or similar information 

pertaining to the project.  

F. Digital Display- the portion of a sign message made up of internally illuminated 

components capable of changing the message periodically. Digital displays may include 

but are not limited to LCD, LED, or plasma displays. 

G. Directional sign - a sign indicating direction, entry or exit, loading or service area, fire 

lanes, parking, no trespassing, or similar information for pedestrian or vehicular traffic 

into, out of, or within a site. 

H. Directory sign - a sign identifying two or more persons, agencies or establishments 

located in a place or location common to those entities. 

I. Double-faced sign – a sign which displays a message, information, or advertising on 

both faces, and sides, of the sign. 

J. Electronic changeable face sign–a sign or portion thereof which can be electronically 

changed or rearranged without altering the face of the surface of the sign. This shall also 
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include time and/or temperature messages.  

K. Freestanding sign - a sign supported by structures or supports that are placed on or 

anchored in the ground, and are independent from any building or structure.  

L. Ground sign – a type of permanent freestanding sign located directly on, and affixed to, 

a base structure.  Ground signs are also known as monument signs. 

M. Hanging sign – a sign which hangs by chain rope or similar means from the cornice of a 

roofline of a building, frequently from a porch over an entranceway. 

N. Identification sign - a sign identifying a rural occupation, home occupation or 

identifying the use of a property with a name and/or logo, but has no advertisement. 

O. Illuminated sign, direct - a sign which is designed to be illuminated by artificial light 

from a source adjacent to or outside of the sign in such a manner that the source of the 

light is not directly visible from the street or any other intended vantage point of the sign. 

P. Illuminated sign, indirect - a sign which is designed to be illuminated by light from 

within the sign rather than a source adjacent to or outside of the sign. 

Q. Marquee or canopy sign – any building-mounted sign attached to a marquee or canopy 

for the purpose of advertising a use, event, product, film, or production. Marquee or 

canopy signs have no relationship to the roof structure of a building. 

R. Menu board - a building-mounted sign that only displays types and/or prices of food 

and/or beverage offered for sale. Such signs include, but are not limited to, a bill of fare 

or a price list. 

S. Nameplate sign - a sign indicating only the name and/or address of a person or persons 

residing on, or legally occupying, the premises. 

T. Official sign - a sign erected by the State, County, Township, or other legally constituted 

governmental body. 

U. Off-premises advertising sign (billboard) – any outdoor sign, display, figure, painting, 

drawing, message, billboard or any other thing which is designed, intended or used to 

advertise or inform, but does not include on-premises signs advertising or identifying 

activities conducted on or products sold on the property upon which they are located. 

V. Off-premises directional sign – a sign which is used to direct the attention of patrons, 

members, or an audience to an object, product, service, place, activity, person, institution, 

organization, or business that is primarily offered or located at a location other than the 

lot upon which the sign is located. 

W. On-premises business sign – a sign directing attention to a business, commodity, or 

service conducted, sold, or offered on the same premises as which the sign is located. An 

on-premises sign includes those that identify or advertise the home occupations. 

X. Political sign - a temporary sign pertaining to political views, an individual seeking 

election or appointment to a public office, or a forthcoming public election or 

referendum. 

Y. Portable sign - a sign which is self-supporting without being firmly embedded in the 

ground or designed to be movable, including, but not limited to, signs mounted on 

wheels, menu and sandwich board signs, sidewalk A-frame signs, hot air or gas filled 

balloons, or signs affixed to vehicles denoting a business-related activity.  

Z. Public services sign - a sign which advertises availability of rest rooms, telephone, 

meeting times of service organizations or other similar public conveniences. 

AA. Real estate sign – a temporary sign pertaining to the sale, lease, or rental of the property 

on which the sign is located. 
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BB. Temporary sign - a sign constructed of paper, cloth, canvas, wood, metal or any 

lightweight material intended to be displayed for a short period of time, as stipulated in 

Part 9, but normally less than thirty (30) days. 

CC. Traffic sign – signs erected by the Commonwealth of Pennsylvania Department of 

Transportation or the Township which are designed to regulate traffic, describe road 

conditions, supply directions, or provide information. 

DD. Vehicular sign - a sign affixed to, or painted on, a vehicle, trailer, wagon, or similar 

device used primarily as a stationary advertisement for the business or property on which 

the vehicle sits. 

EE. Wall sign, flat – a sign suspended from, painted on, posted on, or mounted parallel to a 

wall or other vertical building surface. Wall signs shall not extend more than six inches 

beyond the edge of a wall or other surface to which they are mounted, otherwise they 

shall be defined as a projecting sign.  

FF. Wall sign, projecting - a building-mounted, double-sided sign typically affixed 

perpendicular to a building’s wall. Projecting wall signs, also known as blade signs, do 

not include canopy, awning, or marquee signs. 

GG. Wall-signable area - a continuous rectangular area on the wall of a building. 

HH. Window sign - a temporary sign attached to or affixed to the interior of a window or 

door, or a permanent sign which is readily visible and can be read from the exterior 

through a window or door from a distance of twenty (20) feet therefrom. Such sign shall 

not be internally illuminated. 

Sign area - the sign facing, including any border, framing, or decorative attachments. In the case 

of freestanding letters, it shall be the area contained between the highest and lowest points of any 

letters, and the extremity points of the first and last letters. 

Sign height - the distance from the existing ground elevation at the base of the sign, to the 

highest point of the sign structure. Where there is a sidewalk, the height shall be measured from 

the elevation of the sidewalk. 

Silo - a tall cylindrical structure that is located on a farm and is used to store crops for animal 

feed. 

Silviculture – the art, science, and practice of establishing, tending, and reproducing forest 

stands. 

Single tree selection – a method of regenerating an uneven-aged stand that removes individually 

selected trees throughout all diameter classes, creating small gaps in the canopy to facilitate 

regeneration.  

Single and separate ownership - the ownership of property by any person, which ownership is 

separate and distinct from that of any adjoining property. 

Site alteration - includes regrading the existing topography; filling lakes, ponds, marshes, or 

floodplains; clearing vegetation; or altering watercourses. 

Site restoration - measures taken following completion of land disturbance activities which will 

stabilize the land surface and minimize exposure to possible erosion or sedimentation. 

Skid – drag logs by lifting one end off the ground to reduce resistance. 

Skid road – a road designed for frequent use by skidding equipment.  Skid roads typically 

incorporate water-control structures. 

Skid trail – a trail requiring less construction than a skid road because it is used less-frequently 

by skidding equipment. 

Skilled nursing facility – a licensed health-care institution meeting federal criteria for Medicaid 
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and Medicare reimbursement for nursing care, which includes supervised care of every patient 

by a physician and at least one registered nurse, the maintenance of records concerning the care 

and condition of every patient, and the availability of twenty-four (24) hour nursing care. 

Slash – woody debris left in the woods after logging, including logs, chunks, bark, branches, 

uprooted stumps, and broken or uprooted trees or shrubs. 

Soil survey - a scientific survey of soil conditions and characteristics prepared by the former 

United States Soil Conservation Service or current Natural Resources Conservation Service; in 

particular, Soil Survey of Chester and Delaware Counties (1963), as it may be updated or 

amended. 

Solar energy - energy which has been converted, through the use of a solar energy system, 

from sun- light into usable electricity or to heat air, water, or other fluids for use in hot water or 

space heating, or other applications. 

Solar energy system - an energy conversion system, including appurtenances, which converts 

solar energy to a usable form of energy to meet all or part of the energy or heating requirements 

of the on-site user, or which is to be sold to a utility company to be used by others, or sold 

directly to other users. Particular types of solar energy systems include, but are not limited to: 

Photovoltaic (PV) collectors, which convert solar energy into electricity; 

Solar thermal collectors, which are designed to use solar energy to heat air, water, or 

other fluids for use in hot water or space heating, or other applications. 

Solid waste - all refuse including garbage and trash, and all solid material which is putrescible 

and originating from the preparation, cooking and consumption of food and market produce. 

Solid waste transfer facility - a type of solid waste disposal facility which receives and 

temporarily stores solid waste at a location other than the generation site and which facilitates the 

bulk transfer of accumulated solid waste to a facility for further processing or disposal, and 

which may or may not involve the separation of recyclables from solid waste. 

Special exception use - see “use, special exception.” 

Special concern species – Plant and animal species that are not listed as threatened or 

endangered by a jurisdictional agency, but are identified on a PNDI Receipt as an at risk species.  

These include: 

1. Plant and animal species that are classified as rare, vulnerable, tentatively 

undetermined or candidate; 

2. Taxa of conservation concern; and 

3. Special concern plant populations. 

Stack - any vertical structure enclosing a flue or flues that carry off smoke or exhaust from a 

furnace or other fuel-burning device, especially that part of a structure extending above a roof. 

Stand – a grouping of vegetation sufficiently uniform in species composition, age, and condition 

to be distinguished from surrounding vegetation types and managed as a single unit. 

Stand density – a quantitative, absolute measure of tree occupancy per unit of land area in such 

terms as numbers of trees, basal area (cross-sectional area of a tree trunk at breast height), or 

volume. 

Start of construction - the date of issuance of a building permit, provided the actual start of 

construction, repair, reconstruction, placement, or other improvement was within 180 days of the 

permit date. The actual start means either the first placement of permanent construction of a 

structure on a site, such as the pouring of slab or footings, the installation of piles, the 

construction of columns, or any work beyond the state of excavation; or the placement of a 

manufactured home on a foundation. Permanent construction does not include land preparation, 
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such as clearing, grading, and filling; nor does it include the installation of streets and/or 

walkways; nor does it include the installation on the property of accessory buildings, such as 

garages or sheds not occupied as dwelling units or not part of the main structure. 

Stealth technology – camouflaging methods applied to tower-based wireless communications 

facilities, antennae and other facilities which render them more visually appealing or blend the 

proposed facility into the existing structure or visual backdrop in such a manner as to render it 

minimally visible to the casual observer. Such methods include, but are not limited to, 

architecturally screened roof-mounted antennae, building-mounted antennae painted to match the 

existing structure and facilities constructed to resemble trees, shrubs, flag poles and light poles. 

Steeple - a tall tapering structure narrowing to a point at the top that is located on the roof of or 

is a part of the superstructure of a church or other place of worship. 

Stockyard - an enclosure utilizing fences, structures or buildings to temporarily house livestock 

prior to sale, shipment, or slaughter. 

Storage - the keeping of man-made materials for future deposition for a continuous period 

greater than eight (8) hours. Excluded from this definition are the following: 

1. Equipment, vehicles and materials which are used in connection with a 

construction project during the period of construction. 

2. The unloading or loading of vehicles parked against a building where all activity 

occurs within the building. 

Storage, outdoor – the storage of all man-made materials as defined above, in an outside or 

unenclosed area, inclusive of material covered by tarps, tents, canopies, or other similar 

structure. 

Storage shed - a self-contained accessory structure to be used solely for the purpose of 

enclosing, protecting and/or securing objects used in the normal operation and/or maintenance 

associated with the principal use of the property. No vehicle or previously functioning vehicle 

including, but not limited to, a recreational vehicle, camping trailer, truck trailer, mobile home, 

or bus, and no part of a vehicle body shall be used as a storage shed. 

Stormwater management facility - any feature, natural or man-made, that, due to its condition, 

design, or construction, conveys, stores, or otherwise affects stormwater runoff quality, rate, or 

quantity. Typical stormwater management facilities include, but are not limited to, detention and 

retention basins, open channels, storm sewers, pipes, and infiltration facilities.  

Story and half-story - that portion of a building, included between the surface of any floor and 

the ceiling next above it that is routinely accessible by humans and has an internal height of not 

less than six and one half (6.5) feet shall be considered a full story. Any such portion of a floor of 

a building having an internal height of less than six and one half (6.5) feet shall be considered a 

half story. In addition, if more than thirty-three (33) percent of the perimeter walls around the 

ground level are below grade, then such ground level shall not be considered to be a story. See 

also the definition of “basement.” 

Street - a right-of-way intended for general public use to provide means of approach for vehicles 

and pedestrians. The word “street” includes the words “road,” “highway,” “thoroughfare,” and 

“way.” Streets shall be further classified as: 

1. Arterial street - a street serving a large volume of comparatively high-speed and 

long-distance traffic and providing a high degree of mobility, including all 

facilities classified as main and secondary highways by the Pennsylvania 

Department of Transportation. U.S. Rt. 322 is the only street classified as an 

arterial in the Township. 
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2. Collector street - a street designed and located to provide means to drain traffic 

off local streets and to provide access for through traffic between residential 

neighborhoods and districts within the Township to major streets and/or a street 

used for access to nonresidential properties, e.g., commercial, industrial, 

professional. 

a. Major - a collector serving moderate levels of traffic, providing a mix of 

access and mobility, and linking neighborhoods. 

b. Minor - a collector serving lower amounts of traffic, providing relatively 

more access than mobility, and serving as a major road through 

identifiable neighborhoods. 

3. Local street - a street intended to serve and provide access to the properties 

abutting thereon and not connecting with other streets in such a manner as to 

encourage through traffic. 

4. Private street - a street that has not been dedicated nor is intended to be 

dedicated to the Township. 

Street, center line - the center line of a street which is at an equal distance from both right-of-

way lines. 

Street (right-of-way) line - the dividing line between a lot and the outside boundary or right-of-

way line of a public street, road, or highway legally open or officially platted, or between a lot 

and the outside boundary of the right-of-way of a privately owned street, road, or way over 

which the owners or tenants of two or more lots, each held in single and separate ownership, 

have the right-of-way. 

Street furniture - the benches, waste cans, bicycle racks, public art, and other structures that 

help to make the street a public, more welcoming, and usable space. 

Street line - the dividing line between a lot and the outside boundary or right-of-way line of a 

public street legally open, or between a lot and a private street over which the owners or tenants 

of two or more lots each held in single and separate ownership have the right-of-way.  

Street tree - a native species tree, primarily of the deciduous variety, planted to produce shade 

and to provide visual variety to the streetscape. 

Structural alteration - any change in or addition to the supporting or structural members of a 

building or other structure, such as the bearing walls, partitions, columns, beams, or girders, or 

any change which could convert an existing building or other structure into a different structure, 

or adapt it to a different use, or which in the case of a nonconforming building or other structure 

would prolong the life of such building or other structure. 

Structural unit - one or more buildings enclosed by continuous exterior walls and a continuous 

roof. 

Structure - any man-made object having an ascertainable stationary location on land or water or 

on land and water, whether or not affixed to the land. The term “structure” shall include, but not 

be limited to, buildings, fences, flagpoles, garages, mobile (manufactured) homes, porches, 

sheds, signs, silos, solar energy collectors, swimming pools, tanks, towers, walls, water towers, 

windmills, and similar constructions. “Structure” shall be interpreted as including the words “or 

part thereof,” and shall include any walled or roofed building, including a gas or liquid storage 

tank, that is principally above ground. 

Structure, nonconforming - a structure or part of a structure which does not comply with the 

applicable dimensional regulations, including those relating to density, impervious surfaces, 

building coverage, building height, and setbacks in this Chapter or amendments theretofore or 
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hereafter enacted, where such structure was lawfully in existence prior to the enactment of said 

Ordinance or amendment, or prior to the application of said Ordinance or amendment to its 

location by reason of annexation. Such structures include, but are not limited to, buildings, 

fences, and swimming pools. 

Structure, temporary - a structure without foundation or footings which is removed when the 

designated time period, activity, or use for which the temporary structure was erected has ceased. 

Studio - the working place of a painter, sculptor or photographer. A place for the study of art, 

including dancing, singing, acting and music. 

Subdivision - the division of a single lot, tract, or parcel of land into two (2) or more lots, tracts, 

or parcels of land, for the purpose, whether immediate or future, of lease, partition by the court 

for distribution to heirs or devisees, transfer of ownership, or building or lot development. The 

subdivision by lease of land for agricultural purposes into parcels of more than ten (10) acres, not 

involving any new street or easement of access or any residential dwelling, shall be exempted 

from this definition. 

Subdivision and Land Development Ordinance (SALDO)- the Subdivision and Land 

Development Ordinance [Chapter 22] of Honey Brook Township, as adopted and amended from 

time to time. 

Substantially change or substantial change (where related to Wireless Communication 

Facilities) – a modification to the physical dimensions of a tower or base station as measured from 

the dimensions of the tower or base station inclusive of any modifications approved prior to the 

passage of the Spectrum Act (effective February 22, 2012), if it meets any of the following criteria: 

1. For tower-based WCFs outside of the public rights-of-way, it increases the height 

of the facility by more than ten percent (10%), or by the height of one additional 

antenna array with separation from the nearest existing antenna, not to exceed 

twenty feet (20’), whichever is greater; 

2. For tower-based WCFs inside the public rights-of-way, and for all base stations, it 

increases the height of the facility by more than ten percent (10%) or ten feet (10’), 

whichever is greater; 

3. For tower-based WCFs outside of the public rights-of-way, it protrudes from the 

edge of the existing tower by more than twenty feet (20’), or more than the width 

of the tower structure at the level of the appurtenance, whichever is greater;  

4. For tower-based WCFs inside the public rights-of-way, and for all base stations, it 

protrudes from the edge of the existing tower, or wireless support structure, by more 

than six feet (6’); 

5. It involves installation of more than the standard number of new equipment cabinets 

for the technology involved, but not to exceed four (4) cabinets;  

6. It entails any excavation or deployment outside the current permitted area of the 

existing tower-based WCF or base station;  

7. It would defeat the existing concealment elements of the tower or base station; or 

8. It does not comply with conditions associated with the prior approval of 

construction or modification of the tower-based WCF or base station, unless the 

non-compliance is due to an increase in height, increase in width, addition of 

cabinets, or new excavation that does not exceed the corresponding “substantial 

change” thresholds.  

Surface runoff - that part of the precipitation that passes over the surface of the soil. 

Swimming pool - an enclosure designed to be filled with water, permanently constructed or 
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portable, with sides having a depth of more than twenty-four (24) inches below the level of the 

immediate surrounding grade, or an above surface pool having a depth of more than twenty-four 

(24) inches, designed, used, and maintained for swimming and recreation. 

Tavern or drinking establishment - any inn, tavern, restaurant, club or lodge in which 

alcoholic beverages are consumed on the premises. 

Temporary structure - see “structure, temporary.” 

Tent (sidewalk) sale - a temporary use accessory to a lawful commercial or industrial use or a 

rural occupation. 

Threatened and endangered species – those animal and plant species identified as a threatened 

or endangered species, as determined under: Endangered Species Act of 1973, 16 U.S.C.A. Sect. 

1531 et seq.; Wild Resources Conservation Act, 32 P.S. Sect. 5301; Fish and Boat Code, 30 Pa. 

C.S.A. Sect 101 et seq.; and Game and Wildlife Code, 34 Pa. C.S.A. Sect. 101 et seq.  This also 

includes animal and plant species proposed for listing as endangered and threatened, pursuant to 

the Endangered Species Act of 1973, 16 U.S.C.A. Sect. 1531 et seq.  

Timber harvesting operator – an individual, partnership, company, firm, association, or 

corporation engaged in timber harvesting, including the agents, subcontractors, and employees 

thereof. 

Timber harvesting  – the cutting, uprooting or removal of more than twenty (20) trees of twelve 

(12) inches or greater DBH from any area of woodland, whether accomplished in a single 

operation or in more than one operation over three (3) or fewer years.  The removal of trees 

pursuant to an approved subdivision or land development plan or landscape plan, the removal of 

dead or diseased trees, or invasive vegetation, and the cutting or removal of trees as part of a 

Christmas tree farming or nursery operation shall not be considered Timber Harvesting. 

Timber harvesting plan – a plan submitted in conformance with the provisions set forth in 

Subsection 27-1029 which describes, by means of text and maps, proposed actions involving the 

removal of trees from a tract of land.  Such plan shall have been prepared by a Professional 

Forester. 

Top of bank - the elevation at which rising waters begin to inundate the floodplain. In case of 

ambiguous, indefinite, or non-existent floodplain or question regarding the location, the top of 

bank shall be the bankfull water elevation as delineated by a person trained in fluvial 

geomorphology. “Top of bank” shall be synonymous with “Edge of water.” 

Topsoil - the organically enriched layer of soil nearest the soil surface, containing a large part of 

the nutrient and water supplies to support plant growth, extended in depth to the extent of the 

majority of plant roots. 

Tower-based wireless communications facility (Tower-based WCF) – any structure that is used 

for the purpose of supporting one or more antennae, including, but not limited to, self-supporting 

lattice towers and monopoles. DAS hub facilities are considered to be tower-based WCFs. 

Townhouse - see “dwelling unit.” 

Tract - see definition of “lot”. The term tract is frequently used when referring to an existing lot 

that is proposed to be developed or subdivided, but such term has no separate meaning from that 

of “lot”.  

Tract, parent - a lot or tract of land subject to a subdivision plan, frequently used in 

distinguishing how bulk regulations apply to the original lot versus the proposed lots being 

created.  

Trail - a right-of-way containing a marked or beaten path, either paved or unpaved, for 

pedestrians, equestrian or bicycle use. 



 
 

 

48 

 

Trailer - a drawn vehicle, not self-propelled, which is permitted on the highways when properly 

licensed. 

Transferable development rights, or Transfer of Development Rights (TDR) - the attaching 

of development rights to specified lands which the Township desires to be kept undeveloped, but 

permitting those rights to be severed from those lands and held by the purchaser or transferred so 

that the development potential which they represent may occur on other lands where more 

intensive development is deemed to be appropriate. 

1. TDR sending area - the zoning district in which development rights may be 

severed from a lot and subsequently reserved, donated, or sold for use in the TDR 

receiving area. For the purposes of this Chapter, the A - Agricultural District and 

RC – Resource Conservation District. 

2. TDR receiving area - the zoning districts in which an interested party may apply 

development rights, upon approval under the provisions of this Chapter, to a 

subdivision or land development proposal. For the purposes of this Chapter, the 

MUR - Mixed Use Residential District, the MUC – Mixed Use Commercial 

District, and the BI – Business Industrial District. 

Treatment center - a use (other than a prison) providing housing facilities for persons who need 

specialized housing, treatment, and/or counseling for stays of less than one (1) year and who 

need such facilities because of: 

1. Criminal rehabilitation, such as a criminal halfway house or a treatment/housing 

center for persons convicted of driving under the influence of alcohol. 

2. Addiction to alcohol and/or a controlled substance. 

3. A type of mental illness or other behavior that could cause a person to be a threat 

to the physical safety of others. (For housing of persons with other types of 

mental illness, see “group home.”) 

Tree canopy – The extent of coverage of the uppermost layers of leaves on a tree. 

Tree dripline – see “dripline”.  

Tree protection zone - An area that is radial to the trunk of a tree, in which no construction 

activity, fill, grading or the storage of materials shall occur.  The tree protection zone shall be 

fifteen (15) feet from the trunk of the tree to be retained or the distance from the trunk of the tree 

to two (2) feet beyond the drip line, whichever is greater.  Where there is a group of trees or 

woodlands, the tree protection zone shall be the aggregate of the protection zones for the 

individual trees. 

Truck fuel retail sales - buildings and land, the principal use of which is the retail dispensing or 

sale of vehicular fuels for trucks, heavy equipment, or autos, and including as permissible 

accessory uses the sale of related truck or heavy equipment products and parts, the leasing of 

vehicles, and/or the sale of snack food and similar grocery products, and related convenience 

merchandise. 

Truck sales, service, and repair - buildings and land, the principal use of which is the service, 

repair or rebuilding of trucks, recreational vehicles, farm or construction equipment and similar 

items, and including as a permissible accessory use the leasing or renting of vehicles. 

Twin - see “dwelling unit.” 

Understory – the smaller vegetation (shrubs, seedlings, saplings, small trees) within a forest 

stand, occupying the vertical zone between the overstory and the herbaceous plants of the forest 

floor. 

Uniform Construction Code (UCC) - the Statewide building code adopted by the Pennsylvania  
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General  Assembly  in  1999  applicable  to  new  construction  in  all municipalities  whether  

administered  by  the  municipality,  a  third  party  or  the Department of Labor and Industry. 

Applicable to residential and commercial buildings, the Code adopted the International 

Residential Code (IRC) and the International Building Code (IBC), by reference, as the 

construction standard applicable with the Commonwealth floodplain construction. For 

coordination purposes, references to the above are made specifically to various sections of the 

IRC and the IBC.  

Upper floor dwelling unit - one or more rooms within a building constituting an independent, 

self-contained dwelling unit containing separate kitchen and bath facilities for one family, 

physically separated from any other dwelling units, and located on the second floor or higher 

above either a separate commercial or institutional use located in the same structure. 

Use - any purpose for which a building or other structure or tract of land may be designed, 

arranged, intended, maintained, or occupied, or any activity or occupation carried on, or intended 

to be carried on, in a building or other structure or on a tract of land. 

Use, accessory - a use subordinate to the principal use of land or a building on a lot and 

customarily incidental thereto. 

Use and occupancy permit - a permit issued by the Zoning Officer prior to the lawfully 

permitted use or change in use of any structure, building or the land thereon, in accordance with 

the terms of this Chapter. 

Use, conditional - certain specified uses which may be suitable in certain areas of a district and 

are allowed or denied by the Board of Supervisors after recommendation by the Planning 

Commission pursuant to the provisions of Part 13 of this Chapter. 

Use, industrial - manufacturing, distribution, warehousing, processing, or other operations of a 

similar nature. 

Use, municipal - a use conducted by Honey Brook Township or an authority established by or of 

which the Township is a member; this use does not include a school. 

Use, nonconforming - a use which does not comply with the applicable use provisions of this 

Chapter, but which was lawfully in existence prior to the enactment of this Chapter or a prior 

zoning ordinance. 

Use, permitted by right - a use that does not require approval as a use by the Zoning Hearing 

Board or the Board of Supervisors.  

Use, principal - the single dominant use or single main use on a lot. 

Use, special exception - a use for which the Zoning Hearing Board may grant permission 

following a public hearing and findings of fact pursuant to the provisions of Part 14 of this 

Chapter, and provided the Zoning Hearing Board finds that the use complies with the conditions 

and standards required by this Chapter. 

Utility facility - see “Public service facilities.” 

Variance - relief granted from the terms of this Chapter, pursuant to the provisions of Part 14 of 

this Chapter and Articles VI and IX of the Municipalities Planning Code, 53 P.S. §§10601 et 

seq., 10901 et seq. 

Vehicle, commercial - a single-bodied motor vehicle exceeding a Gross Vehicle Weight Rating 

(GVWR) of 26,001 pounds or having more than one rear axle; a trailer, tanker or other device a 

GVWR of 10,000 pounds or greater and designed to be towed behind a commercial vehicle.  

Vertical axis turbine - See “Wind energy system”.  

Veterinary clinic – a medical facility specializing in the treatment of injury or disease afflicting 

animals, especially domestic animals and household pets, and the boarding of animals is limited 
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to short-term care incidental to the hospital use. Such use may accommodate the boarding of 

animals that are not patients.  Such use may not accommodate the breeding of animals. 

Walkway, public - any place designed or maintained for public pedestrian use, without regard to 

ownership. 

Wall, outdoor - see definition of “fence or wall”.  

Warehouse - a building used for the temporary storage of goods and materials, generally for 

subsequent distribution to other locations and not involving retail activities. 

Water body - any natural or manmade pond, lake, wetland, impoundment, or watercourse. This 

shall not include any pond or facility designed and constructed solely to contain stormwater, or a 

swimming pool. 

Watercourse - any channel of conveyance of surface water having a defined bed and banks, 

such as a stream, river, brook, or creek, whether natural or artificial, with perennial, intermittent 

or seasonal flow. This shall not include any channel or ditch designed and constructed solely to 

carry stormwater.  

Water resources, commercial use of - the use of naturally occurring water when: (A) 5,000 

gallons or more of such water is used on site per day; or (B) 5,000 gallons or more of such water 

is transported for use off site. “Naturally occurring water” shall mean any and all water above 

and below the ground surface. 

Water supply - 

1. Individual system - a safe, healthful, and adequate supply of water to a single 

user from a private well or spring located on the land of the user. 

2. Central water supply system - a system for supplying water from a common 

source or sources to all dwellings and other buildings within a development. Such 

system shall comply fully with all applicable requirements of the Commonwealth. 

The water supply source may be located on-site and/or off-site. A central system 

can be further described as either of the following: 

a. Public water supply system - a system which is owned by a public utility 

or municipality which has at least fifteen (15) service connections or 

regularly serves an average of at least twenty-five (25) individuals daily 

for at least sixty (60) days per year. The term includes: (a) any collection, 

treatment, storage, and distribution facilities that are under the control of 

the operator and used in connection with the system; (b) collection or 

pretreatment storage facilities not under control of the operator but which 

are used in connection with the system; (c) a system which provides water 

for bottling or bulk hauling for human consumption. 

b. Community water supply system - a system which is owned by a 

municipality, a public company, or a private company and which serves at 

least fifteen (15) service connections used by year-round residents or 

regularly serves at least twenty-five (25) year-round residents. 

Wetland or wetlands- those areas inundated or saturated by surface water or groundwater at a 

frequency and duration sufficient to support, and that under normal circumstances, do support, a 

prevalence of vegetation typically adapted for life in saturated soil conditions, including swamps, 

marshes, bogs, ponds, lakes, and similar areas. Wetlands shall include any area so delineated by 

the National Wetlands Inventory of the U.S. Fish and Wildlife Service and all lands regulated as 

wetlands by the Pennsylvania Department of Environmental Protection (PADEP) or the U.S. 

Army Corps of Engineers (ACE). In the event there is a conflict between the definitions of these 
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agencies, the more restrictive definition that defines the wetlands most expansively shall apply. 

Wholesale agricultural produce sales - the processing, treating, packaging, transporting or 

storing of agricultural and dairy products, but excluding auctions. 

Wholesale agricultural produce auctions – a use of land and buildings by individual farmers 

and growers’ cooperatives to display, market, and sell, through the help of a professional 

auctioneer, agricultural produce and other non-perishable products grown or made on area farms 

to wholesale buyers that transport purchased products throughout the region or to neighboring 

states. Such auctions do not involve sales of farm products directly to the consumer.   

Wholesale distribution - the processing of materials so as to sort out which finished goods are 

to be transported to different locations and the loading and unloading of such goods. This use 

usually involves inventory control, material handling, order administration, packaging, and 

transportation; trucking terminal. 

Wildlife sanctuary - a use characterized by the preservation or restoration of a lot in a natural 

state to promote and protect wildlife. A wildlife sanctuary may have accessory structures, to 

include parking areas, designed to allow accessibility to humans and to provide for incidental 

educational purposes. Any building erected for human habitation shall meet the requirements for 

a single-family detached dwelling in the zoning district in which it is located. 

Wind energy system - an energy conversion system, typically consisting of a wind turbine, a 

tower, blades and associated controls and appurtenances (including electrical infrastructure 

and transmission lines), that convert wind energy to a usable form of energy to meet all or part 

of the energy requirements of the on-site user, and/or which is to be sold to a utility company 

to be used by others, and/or sold directly to other users.  Wind Energy Systems include 

windmills where the energy is used directly and not converted into electricity. 

Wind energy system height - the distance measured from the ground surface of the wind 

energy system tower base to the highest point of the extended blade tip or the highest point of 

the wind energy system. 

Winery - a bonded winery facility comprising the building or buildings used to convert fruit 

juices (all or part of which are produced on the property) to wine, and to age, bottle, store, 

distribute and sell said wine.  A winery, for the purposes of this section, includes crushing, 

fermenting and re-fermenting, bottling, blending, bulk and bottle storage, aging, shipping, 

receiving, laboratory equipment and maintenance facilities, sales, and administrative office 

functions, and may include tasting and promotional events. 

Wireless communications - transmissions through the airwaves including, but not limited to, 

infrared line of sight, cellular, PCS, microwave, satellite, or radio signals. 

Wireless communications facility (WCF) – the antennae, nodes, control boxes, towers, poles, 

conduits, ducts, pedestals, electronics and other equipment used for the purpose of transmitting, 

receiving, distributing, providing, or accommodating wireless communications services. Not 

included are Non-Commercial Antennas and Towers (as defined). 

Wireless communications facility applicant (WCF applicant) – any person that applies for a 

wireless communications facility building permit, zoning approval and/or permission to use the 

public ROW or other Township owned land or property. 

Wireless communications facility, height - the vertical distance measured from the base of a 

wireless communications facility support structure at the undisturbed grade to the highest point 

of the structure. If the wireless communications facility support structure is on a sloped grade, 

the average between the highest and lowest grades shall be used in calculating the height. 

Wireless support structure – a freestanding structure, such as a tower-based wireless 
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communications facility or any other support structure that could support the placement or 

installation of a wireless communications facility if approved by the Township. 

Woodland - a plant community covering an area of one (1) acre or more, in which tree species 

are dominant or co-dominant and the branches of the trees form a complete, or nearly complete 

aerial canopy.  The extent of any woodland plant community or any part thereof shall be 

measured from the outermost drip line of all the trees in such plant community.  Woodland shall 

include any area where timber has been harvested within the previous three (3) years and/or 

woodland disturbance has occurred within the previous three (3) years which would have met the 

definition of woodland prior to timbering or disturbance.  Woodlands do not include orchards or 

old fields.  A woodland may also be termed a “forest.” 

Woodland disturbance –  

1. Any activity which alters the existing structure of a woodland. Alterations include 

the cutting or removal of canopy trees, subcanopy trees, understory shrubs and 

vines, woody and herbaceous woodland floor species as well as the removal of 

humus or duff from the ground; 

2. Any activity which constitutes a Land Disturbance (exposes soils, alters 

topography) within a woodland; 

3. Woodland disturbance does not include the following: 

a. Removal of vegetation which creates hazardous condition(s); nor  

b. Selective cutting or removal of invasive vegetation. Where woodland 

disturbance is regulated as timber harvesting, such operation shall not be 

separately regulated as woodland disturbance.” 

Wolf tree – a large branchy tree that occupies more space in the forest than similar trees of the 

same diameter.  Wolf trees may have high wildlife and aesthetic value but little, if any, timber 

value. 

Workforce housing - generally, housing that is affordable to working households that do not 

qualify for publicly subsidized housing, but that cannot afford appropriate market-rate housing in 

their community. Specifically, workforce housing is that which is affordable to working 

households between 81% and 120% of area medium income.  Using Honey Brook Township’s 

median household income from the 2012-2016 ACS Estimates of $60,490, the range would be 

between $48,392 and $72,588.  

Yard - an open space on the same lot with a building or group of buildings measured from 

specified lot lines which restricts the locations of buildings and structures and which is required 

to be unoccupied and unobstructed from the ground upward, except as herein permitted. 

Yard, front - an area between and parallel to the building setback line and the street line from 

which the lot has access or which abuts the lot, and extending the entire width of the lot along the 

front lot line at a specified distance from such front lot line. Also see, “building setback line.” In 

the case of a corner lot, see “corner lot.” 

Yard line - a line drawn parallel to the corresponding lot line at a distance specified for the 

required depth of yard in each respective case. 

Yard, rear - an area extending the entire width of the lot along the rear lot line at a specified 

distance from such rear lot line. 

Yard, side - a yard extending from the front yard to the rear yard measured parallel to each side 

lot line. 

Zoning district - the basic system of zoning, which, under this Chapter, as amended, divides all 

land in the Township into separate, distinct zones, and sets limits and requirements for land use 



 
 

 

53 

 

in each of these zones. These zones are a geographically definable area possessing a significant 

concentration, linkage, or continuity of sites, buildings, structures, or objects for the purpose of 

establishing zoning regulations. 

Zoning Hearing Board - the Zoning Hearing Board of Honey Brook Township, Chester 

County, PA.  

Zoning map - a map of Honey Brook Township indicating the location of boundaries for each 

zoning district. 

Zoning officer - the Township officer charged with enforcing the literal terms of this Chapter, 

and the representative agent of the Zoning Hearing Board. 

Zoning ordinance - the Zoning Ordinance of Honey Brook Township, as adopted and amended 

from time to time. For the purposes of this Chapter, the words “this Chapter” shall refer to the 

Zoning Ordinance of Honey Brook Township, as adopted and amended from time to time.
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Part 3 

Zoning Districts 

______________________________________________________________________________ 

 

§27-301.      Types of Zoning Districts. 

 

A. The Township shall be divided into the following base zoning districts: 

1. NR - Neighborhood Residential District. 

2. MUR - Mixed Use Residential District. 

3. MUC – Mixed Use Commercial District. 

4. BI- Business Industrial District 

5. A – Agricultural District 

6. RC – Resource Conservation District 

 The locations and boundaries of such base districts shall be as shown on the 

Township Zoning Map. 

 

B. Further, areas contained within the following zoning overlay districts: FH - Flood Hazard 

District; WHP - Wellhead Protection District; and MHP – Mobile Home Park Overlay 

District; are, in addition to the otherwise applicable provisions of this Chapter, subject to 

the terms of §27-802, “FH - Flood Hazard District”; and “WHP - Wellhead Protection 

District”, and Part 21, “Mobile Home Park Overlay District.” 

 

§27-302.      Zoning Map. 

 

A. A Zoning Map shall be kept on file in the Township office. Said map and all notations, 

references, and data shown thereon are hereby incorporated by reference into this Chapter 

and shall be as much a part of this Chapter as if all were fully described herein. 

B. The Zoning Map shall be so labeled, identified by the signature of the Chairman of the 

Board of Supervisors attested by the Board Secretary, and shall bear the seal of the 

Township. 

 

§27-303.      District Boundary Lines. Boundary lines of the base zoning districts are intended 

to coincide with lot lines, centerlines of streets and alleys, railroad rights-of-way, beds of streams 

existing at the time of passage of this Chapter, the corporate boundary of the Township, or as 

dimensioned on the Zoning Map. If and when dimensions are shown on the map between a street 

and a district boundary line, they indicate that the district boundary line runs parallel to the 

centerline of the street, a distance equivalent to the number of feet so indicated. Distances not 

specifically indicated on the Zoning Map shall be determined by the scale of the Zoning Map. 

 

A. In the event of dispute about the location of the boundary of any district, the Zoning 

Officer shall investigate and render a determination on the location of the line. Appeals 

from the determination of the Zoning Officer shall be made to the Zoning Hearing Board. 

 

§27-304. Boundary Tolerances. 

 

Where a district boundary line divides a lot at the effective date of this Chapter, the use 
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regulations applicable to the less restricted district shall extend over the portion of the lot in the 

more restricted district a distance of not more than fifty (50) feet beyond the district boundary 

line.  
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Part 4 

NR-Neighborhood Residential Zoning District 

______________________________________________________________________________ 

 

§27-401. Purpose. 

 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the NR - Neighborhood Residential District is 

established to accommodate primarily single-family detached and two-family dwellings on small 

and medium sized lots within the Township and Honey Brook Borough, where access to public 

facilities and services is available.  The density for residential uses in this district is lower than that 

permitted in the Mixed Use Residential Zoning District.  The regulations set forth herein are 

intended to achieve the following specific purposes: 

 

A. To provide primarily for single-family residential living opportunities where homes are 

located on individual lots; 

B. To accommodate residential subdivisions of larger tracts of land which can feasibly be 

served by public water and sewer systems, and with convenient access to public roads; 

C. To guide development in a manner that preserves the character of the surrounding 

residential neighborhoods;  and 

D. To permit complementary uses to single-family residential development, including no-

impact and limited impact home occupations, renewable energy systems, municipal uses, 

schools, churches, parks and recreation, trails, and open space.  

 

§27-402. Use Regulations.  The following uses are permitted within the NR District when 

in compliance with the provisions of this district, the applicable provisions of Part 9, General 

Regulations, the applicable provisions of Part 10, Supplemental Use Regulations, and any other 

applicable provisions of this Chapter. 

 

A. Uses permitted by right.  

 

 A building or other structure may be erected, altered, or used, and a lot may be used or 

occupied, for any one of the following principal uses, together with the permitted 

accessory uses, by right in accordance with the terms of the Ordinance: 

1. Single family detached dwelling. 

2. Two-family dwelling. 

3. Municipal use. 

4. Agricultural uses. 

5. Forestry/timber harvesting. 

6. Public utility buildings and facilities. 

7. No-impact home occupation. 

8. Non-tower wireless communications facility. 

9. Group home. 
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B. Uses by Special Exception.  

 

 Within the NR District the following uses may be permitted by the Zoning Hearing Board 

as a Special Exception in accordance with the provisions of Part 14, and when in 

compliance with all other applicable provisions of this Ordinance: 

1. Boarding/rooming house. 

2. Elder Cottage Housing Opportunity (ECHO) dwelling. 

3. Limited impact home occupation. 

4. Church or similar place of worship. 

5. Cemetery or mausoleum. 

 

C. Uses permitted as conditional use. 

 

 Within the NR – Neighborhood Residential District the following uses shall be permitted 

when approved as a Conditional Use by the Board of Supervisors in accordance with Part 

13, and when in compliance with all other applicable provisions of the Ordinance: 

1. Single-family residential subdivisions filed pursuant to Part 20, Open Space Design 

Option, of this Chapter. 

2. School, public or private. 

 

D. Accessory Uses. 

 

 The following accessory uses shall be permitted, provided that they shall be incidental to 

any of the foregoing permitted uses and where in compliance with all applicable provisions 

of this Chapter: 

1. Private garage or private parking area. 

2. Agricultural and non-agricultural accessory buildings. 

3. Non-commercial swimming pool/hot tub and tennis courts. 

4. Non-commercial antennas and towers. 

5. Renewable energy systems. 

6. Garage/yard and private vehicle sales. 

7. Keeping of animals. 

8. Temporary structure, building, or use. 

9. Other customary accessory structures and uses. 

  

§27-403. Area and Bulk Regulations. 

 

A. Area and Bulk Regulations for Single-family detached and Two-family dwelling: 

1. Minimum net lot area for single-family detached  8,500 sq.ft. 

2. Minimum net lot area for two-family dwelling   5,500 sq.ft. per unit  

3. Minimum lot width at street line     50 feet 

4. Minimum lot width at building line: 

a. Single-family detached 75 feet 

b. Two-family dwelling     40 feet per unit  

5. Building setbacks 

a. Minimum front yard      30 feet  
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b. Minimum side yard      10 feet  

c. Minimum rear yard      25 feet 

6. Maximum building coverage      N/A 

7. Maximum lot coverage 

a. Single-family detached     40 percent 

b. Two-family dwelling     45 percent 

8. Maximum building height.      35 feet 

 

B. Area and Bulk Regulations for any other single principal use: 

 

1. Minimum net lot area for all other uses   one half (1/2) acre 

2. Minimum lot width at street line    50 feet 

3. Minimum lot width at building line    150 feet 

4. Minimum setback from street right-of-way   25 feet 

5. Minimum side yard      30 feet cumulative,  

         but not less than 10  

         feet on any side 

6. Minimum rear yard      25 feet 

7. Maximum impervious lot coverage    45 percent 

8. Maximum building height     35 feet 

 

C. Single-family detached and two-family dwellings utilizing the Open Space Design 

Option shall be governed by regulations, including area and bulk, in Part 20 of this 

Chapter. 

 

§27-404. Design Standards. 

 

A. The following design standards shall govern all uses, as applicable, in this zoning 

district: 

 

1. Lighting, screening and buffering, and outdoor storage shall be in 

accordance with Part 9, “General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance 

with Part 9, “General Regulations.  

  



 
 

 

59 

 

 

Part 5 

MUR – Mixed Use Residential District 

________________________________________________________________________ 

 

§27-501.  Purpose. 
 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan, and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the MUR– Mixed Use Residential District is 

established to provide for a broad mix of residential, community institutional, and Life Plan 

Community uses. The MUR District has been established in the Township and Honey Brook 

Borough where convenient access and public water and sewer are available. The MUR District is 

intended to provide for a mix of dwelling unit types serving all ages, physical abilities, and incomes, 

located within walkable distances to commercial and institutional services.  A mixed use residential 

development can have a portion devoted to commercial or other non-residential uses, and existing 

lots may be eligible for a commercial establishment.  The regulations set forth herein are intended 

to achieve the following specific purposes:   

 

A. To provide for diverse residential living opportunities for all ages, physical abilities, and 

incomes, including the provision of housing for those interested in aging in place;  

B. To accommodate planned residential communities in locations which can feasibly be 

served by public water and sewer systems, and with convenient access to public roads 

and community services; 

C. To allow for small existing lots of record to continue to be used for residential and/or 

limited commercial purposes; 

D. To guide development in a manner that preserves the character of the existing residential 

neighborhoods; and 

E. To provide opportunity and incentives for the receipt of Transferable Development 

Rights (TDR) in the Township and Borough, both to enhance mixed-use development 

opportunities and to support conservation of lands in designated TDR sending areas 

within the Township. 

 

§27-502.  Use Regulations.  The following uses are permitted within the MUR District when in 

compliance with the provisions of this district, the applicable provisions of Part 9, General 

Regulations, the applicable provisions of Part 10, Supplemental Use Regulations, and any other 

applicable provisions of this Chapter. 

 

A. Uses permitted by right. 

 

A building or other structure may be erected, altered, or used, and a lot may be used or 

occupied, for any one of the following principal uses, together with the permitted 

accessory uses, by right in accordance with the terms of the Ordinance: 

 

1. Single family detached dwelling. 

2. Two-family dwelling. 
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3. Commercial retail or service establishment on lots of at least one-half (1/2) acre 

and not larger than two (2) acres in size existing at the time of Ordinance 

adoption.  The commercial establishment shall only operate between the hours of 

7:00 a.m. and 6:00 p.m., Monday through Friday, of each week.  A building used 

for a commercial establishment may include an upper-level apartment, or function 

as a live-work unit, subject to any applicable provisions herein.  Uses excluded 

from this option include auto service stations, fuel dispensing facilities, 

commercial car washes, and accessory drive-thru services.   

4. Emergency services station. 

5. Library and similar public uses. 

6. Public utility buildings and facilities.   

7. Agricultural uses. 

8. Forestry/timber harvesting. 

9. Municipal use. 

10. No-impact home occupation. 

11. Non-tower wireless communications facility.  

12. Group home. 

13. The receipt of Transferable Development Rights (TDRs) under the applicable 

provisions set forth herein. 

   

B. Uses permitted by special exception. 

   

Within the MUR – Mixed Use Residential District the following uses may be permitted 

by the Zoning Hearing Board as a Special Exception in accordance with the provisions 

set forth in Part 14 of this Ordinance.  Special Exception uses shall be compatible with 

the surrounding neighborhood and shall not be detrimental to public health, safety, or 

welfare: 

 

1. Boarding/rooming house. 

2. Day care facility for adults or children. 

3. Club or lodge. 

4. Bed and breakfast establishments. 

5. Elder Cottage Housing Opportunity (ECHO) dwelling. 

6. Limited-impact home occupation. 

7. Church or similar place of worship. 

8. Cemetery or mausoleum. 

9. Multi-family dwellings or more than one (1) upper-level apartment in a non-

residential use permitted in this district. 

10. Assisted living facility, personal care home, or skilled nursing facility. 

11. Life Plan Community. 

12. Conference center. 

13. Recreational use, outdoor or indoor. 

 

C. Uses permitted as conditional use. 

  

Within the MUR – Mixed Use Residential District the following uses shall be permitted 
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when approved as a Conditional Use by the Board of Supervisors in accordance with Part 

13 of the Ordinance:  

 

1. School, public or private. 

2. Planned Mixed Use Residential Development, which may include up to thirty (30) 

percent of non-residential uses without TDR receipt, and up to fifty (50) percent 

of non-residential uses with TDR receipt.  Permitted non-residential uses shall 

include any use permitted by right in this District or by right in the Mixed Use 

Commercial (MUC) District. 

3. Any other use not elsewhere provided for, and not excluded from, this District 

which is, in the judgment of the Board of Supervisors, of the same general 

character as the uses permitted herein.  

 

D. Accessory Uses. 

 

The following accessory uses shall be permitted, where in compliance with all applicable 

provisions of this Ordinance and provided that they shall be incidental to any of the 

foregoing permitted uses: 

 

1. Private garage or private parking area. 

2. Agricultural and non-agricultural accessory buildings. 

3. Non-commercial swimming pool/hot tub and tennis courts. 

4. Non-commercial antennas and towers. 

5. Renewable energy systems. 

6. Garage/yard and private vehicle sales. 

7. Keeping of animals. 

8. Temporary structure, building, or use. 

9. Other customary accessory structures and uses. 

 

§27-503. Area and Bulk Regulations. 

A. Area and Bulk Regulations for Single-family detached and Two-family dwelling: 

 

1. Minimum net lot area for single-family detached 8,500 sq.ft  

2. Minimum net lot area for two-family   5,500 sq.ft. per unit  

 3. Minimum lot width at street line   50 feet 

4. Minimum lot width at building line 

a. Single-family detached   75 feet 

b. Two-family     40 feet per unit 

 5. Minimum setback from street right-of-way  25 feet 

6. Minimum side yard     20 feet cumulative, but not 

less than 8 feet on any side 

 7. Minimum rear yard     25 feet 

8. Maximum impervious lot coverage 

a. Single-family detached   40%  

b. Two-family     45% 

9. Maximum building height    35 feet 
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B. Area and Bulk Regulations for any other single principal use including a commercial use 

permitted in Section 27-502.A.3 , or as a single live-work unit, or with apartments on 

upper levels, and  not part of a Planned Mixed Use Residential Development or Life Plan 

Community: 

 

1. Minimum net lot area for principal use  ½ acre 

2. Minimum lot width at street line   50 feet 

 3. Minimum lot width at building line   150 feet 

 4. Minimum setback from street right-of-way  25 feet 

5. Minimum side yard     30 feet cumulative, but not 

less than 10 feet on any side 

 6. Minimum rear yard     25 feet 

7. Maximum impervious lot coverage, 50 percent, may be increased 

up to 70% through receipt of TDRs, as provided in Part 7 of this Chapter 

9. Maximum building height,    35 feet; may be increased up 

to 45 feet through receipt of TDRs, as provided in Part 7 of this Chapter. 

 

C. Area and Bulk Regulations for Planned Mixed-Use Residential Development, including 

Multi-family development and any permitted non-residential component(s).  Note: for 

that portion of any Planned Mixed-Use Residential Development proposed for single-

family detached or two-family dwellings, the Applicant shall demonstrate compliance 

with the area and bulk regulations of Section 27-503.A. herein, calculated separately 

from compliance with any area and bulk regulations applicable pursuant to this section. 

 

1. Minimum Net Lot Area of parent tract 2 acres 

2. Minimum lot width at street line  50 feet 

3. Minimum lot width at building line  200 feet 

4. A minimum of 20% of the net lot area of the entire tract shall comprise permanent 

green space.  Such green space may be included within the net lot area of the tract 

for purposes of calculating permitted residential density as provided below.  

Additional lands, including lands not contributing to calculation of net lot area 

(e.g., wetlands) may also be included in designated open space.  Ownership and 

maintenance of open space shall comply with the provisions of Part 20, “Open 

Space Design Option.” 

5. Maximum residential density, measured in dwelling units (du): 

a. Without receipt of TDRs 

i. Residential mix with less than 50% apartments 4 du/Net Acre 

ii. Residential mix with 50% or more apartments 5 du/Net Acre 

b. With receipt of TDRs   

i.      Residential mix with less than 50% apartments 6 du/Net Acre 

ii.      Residential mix with 50% or more apartments 10 du/Net Acre 

6. Minimum tract perimeter setback    25 feet 

7. Minimum setback from the right of way of any street 25 feet 

or curb of any internal access drive 

8. Minimum separation between principal structures: 



 
 

 

63 

 

 a. side to side, within 60 degrees of parallel, 

  at the narrowest point     30 feet 

 b. any other measurement of building separation 50 feet 

9. Maximum length of individual structure   150 feet 

10. Maximum lot coverage,     50 percent; 

 may be increased up to 70% through receipt of TDRs 

11. Maximum building height     35 feet; may be 

increased up to 45 feet through receipt of TDRs 

  

D. Area and Bulk Regulations for Life Plan Community. 

 

1. Minimum Net Lot Area of parent tract   ten (10) acres 

2. Minimum lot width at street line    50 feet 

3. Minimum lot width at building line    300 feet 

4. A minimum of 30% of the net lot area of the entire tract shall comprise permanent 

green space.  Such green space may be included within the net lot area of the tract 

for purposes of calculating permitted residential density as provided below.  

Additional lands, including lands not contributing to calculation of net lot area 

(e.g., wetlands) may also be included in designated green space.  Ownership and 

maintenance of green space shall comply with the provisions of Part 20, “Open 

Space Design Option.” 

5. Maximum residential density, measured in dwelling units (du): 

a. Without receipt of TDRs 

i. Residential mix with less than 50% apartments 5 du/Net Acre 

ii. Residential mix with 50% or more apartments  7 du/Net Acre 

b. With receipt of TDRs as provided in Part 7.   

i.      Residential mix with less than 50% apartments  8 du/Net Acre 

ii.      Residential mix with 50% or more apartments  12 du/Net Acre 

c. To calculate maximum density, an Independent Living Residence is 

equivalent to one (1) dwelling unit, an Assisted Living Residence is 

equivalent to 0.75 dwelling units, and a Personal Care residence is equivalent 

to 0.5 dwelling units. 

6. The total number of skilled nursing beds shall equal no more than 50% of the total 

number of Independent Living Residences, Assisted Living Residences, and Personal 

Care residences provided, except where applicant demonstrates actuarial information 

satisfactory to the approving body justifying a higher number. 

7. Minimum tract perimeter setback    25 feet, except that no 

principal structure shall be located closer to a property boundary than a distance 

equal to the structure height. 

8. Minimum setback from any street or internal access way:    25 feet; 

 Building setbacks from parking lots may be reduced to 15 

feet, measured from the cartway edge or curbline. 
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9. Minimum separation between principal structures, excluding enclosed breezeways 

no more than one and a half stories in height: 

 a. side to side, within 60 degrees of parallel, 

  at the narrowest point     30 feet 

 b. any other measurement of building separation 50 feet 

10. Maximum length of individual principal structure,  150 feet 

excluding enclosed breezeways no more than one and 

a half stories in height 

11. Maximum lot coverage,     50 percent; 

 (includes allocation for non-residential set-aside), may be increased up to 70 

percent through receipt of TDRs 

12. Maximum building height,      35 feet; may be 

increased up to 50 feet through receipt of TDRs, provided that no more than 50% 

of the total building footprint within the Life Plan Community may exceed 3 

stories in height.  Where approved as a condition of zoning approval, building 

height may be extended above the applicable maximum height in order to 

accommodate skylights, pitched roofs and similar architectural features that do 

not involve floor space occupied by persons. 

 

§27-504. Design Standards. 

A. The following design standards shall govern all uses, as applicable, in this zoning 

district: 

 

1. Lighting, screening, and buffering shall be in accordance with Part 9, 

“General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance 

with Part 9, “General Regulations.  

 

B. Enclosure of activity. 

 

All of the following activities permitted within this district shall be conducted in 

completely enclosed buildings, except as provided herein. 

1. Commercial establishments permitted by Section 27-502A.3, except that outdoor 

display shall be permitted pursuant to Section 27-906.H. of this Chapter. 
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Part 6 

MUC – Mixed Use Commercial District 

________________________________________________________________________ 

 

§27-601.  Purpose. 
 

In accordance with the planning goals of the Honey Brook Multi-Municipal Comprehensive 

Plan, and the purpose statements and community development objectives set forth in Article I of 

this Chapter, the MUC– Mixed Use Commercial District is established to provide for a broad mix 

of retail, service commercial, and community institutional development. The MUC District has been 

established in the Township and Honey Brook Borough where convenient access and public water 

and sewer are available. The MUC District is intended to provide for larger-scale and automobile-

oriented uses which may not be compatible within the Borough’s Town Center, but still located 

within walkable distances to residential neighborhoods in and around the Township.  The 

regulations set forth herein are intended to achieve the following specific purposes:   

 

A. To provide for a variety of uses which will be an asset to the Honey Brook community, 

both from the standpoint of local service and in terms of diversification of the local tax 

base; 

 

B. To accommodate larger scale uses in locations which can feasibly be served by public 

water and sewer systems, and with convenient access to the principal roads of the 

Borough and Township; 

 

C. To allow existing businesses to grow and new businesses to establish, consistent with 

Chapter standards.  

 

D. To assure that non-residential activities will be conducted in a manner which respects the 

surrounding residents and land owners; 

 

E. To provide incentives to individuals who are willing to develop in a manner which 

respects the architectural heritage of the Township; and 

 

F. To provide opportunity and incentives for the receipt of Transferable Development 

Rights (TDR) in both the Township and Borough, both to enhance mixed-use 

development opportunities and to support conservation of lands in designated TDR 

sending areas within the Township. 

 

§27-602.  Use Regulations.  The following uses are permitted within the MUC District when in 

compliance with the provisions of this district, the applicable provisions of Part 9, General 

Regulations, the applicable provisions of Part 10, Supplemental Use Regulations, and any other 

applicable provisions of this Chapter. 

 

A. Uses permitted by right. 
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A building or other structure may be erected, altered, or used, and a lot may be used or 

occupied, for any one of the following principal uses, together with the permitted 

accessory uses, by right in accordance with the terms of the Chapter: 

 

1. Retail stores, including grocery and convenience stores, involving the sale of 

goods or services to the general public, excluding drive-up or drive-thru services, 

automobile service stations, or fuel-dispensing facilities. 

2. Restaurant, including take-out, and outdoor cafes. 

3. Public establishment, including bars and taverns. 

4. Personal service establishments. 

5. Business, professional, medical, dental, or government office building, including 

medical clinics, and multiple offices if contained in a single building, but 

excluding treatment centers. 

6. Financial service establishment, including bank, brokerage, and savings and loan 

institution, with walk-up ATMs, but excluding drive-up or drive-thru services. 

7. Live-work units and upper-level apartments, as a secondary use to any principal 

use permitted herein.  

8. Municipal use. 

9. Recreational use, indoor. 

10. Emergency services station. 

11. Library or similar public uses. 

12. Public utility buildings and facilities. 

13. Church or other place of worship. 

14. Schools, public and private. 

15. Club or lodge. 

16. Funeral home, including crematorium as an accessory use associated with the 

operation of the funeral home. 

17. Veterinary office or clinic, or animal hospital. 

18. Agricultural uses.  

19. Forestry/timber harvesting. 

20. Single family detached dwelling, on a lot created before the date of enactment of 

this Chapter. 

21. Upper-level apartments above a commercial establishment. 

22. Non-tower wireless communication facility. 

23. No-impact home occupation, as an accessory use to any single-family detached 

dwelling permitted herein. 

24. Medical marijuana dispensary. 

25. Group home.  

26. The receipt of Transferable Development Rights (TDRs) under the applicable 

provisions set forth in Part 7 of this Chapter. 

27. Automobile sales, service, and repair. 

28. Auto service station; fuel-dispensing facility. 

29. Car wash facility. 

30. Food stand, fast food restaurant, or restaurant with drive-through service.   

31. Drive-thru services when proposed as part of a pharmacy or financial institution. 

32. Hotel, motel, inn. 
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33. Adult or child day care facility. 

34. Parking garage. 

35. Contracting shop. 

36. Lumberyard and garden supply store. 

37. Commercial greenhouse or nursery. 

38. Recreational use, outdoor. 

39. Life Plan Community. 

40. Assisted living facility, personal care home, or skilled nursing facility. 

    

B. Uses permitted by special exception. 

   

Within the MUC – Mixed Use Commercial District the following uses may be permitted 

by the Zoning Hearing Board as a Special Exception in accordance with the provisions 

set forth in Part 14 of this Chapter.  Special Exception uses shall be compatible with the 

surrounding neighborhood and shall not be detrimental to public health, safety, or 

welfare: 

 

1. Outdoor farmers market. 

2. Bed and breakfast establishment. 

3. Limited impact home occupation, or any no-impact home occupation not permitted 

by right in this zoning district. 

4. Cemetery or mausoleum. 

5. Treatment center. 

 

C. Uses permitted as conditional use. 

  

Within the MUC – Mixed Use Commercial District any one of the following uses shall 

be permitted when approved as a conditional use by the Board of Supervisors in 

accordance with Part 13:  

 

1. Planned mixed-use commercial development including any combination of two or 

more principal uses on a single lot or tract, whether individually permitted by 

right, special exception or conditional use, and including shopping center, live-

work units, commercial or office uses with apartments on upper floors, but 

excluding mobile home park.   

2. Planned mixed use residential development, which may include up to thirty (30) 

percent of non-residential uses without TDR receipt, and up to fifty (50) percent 

of non-residential uses with TDR receipt.  Permitted non-residential uses shall 

include any use permitted by right in this District or by right in the Mixed Use 

3. Commercial (MUC) District. 

4. Any other use not elsewhere provided for, and not excluded from, this District 

which is, in the judgment of the Board of Supervisors, of the same general 

character as the uses permitted herein.  

 

D. Accessory Uses. 
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The following accessory uses shall be permitted, where in compliance with all applicable 

provisions of this Chapter and provided that they shall be incidental to any of the 

foregoing permitted uses: 

 

1. Private garage or private parking area. 

2. Agricultural and non-agricultural accessory buildings. 

3. Non-commercial swimming pool/hot tub and tennis courts. 

4. Non-commercial antennas and towers. 

5. Renewable energy systems. 

6. Garage/yard and private vehicle sales. 

7. Keeping of animals. 

8. Temporary structure, building, or use. 

9. Other customary accessory structures and uses. 

 

§27-603. Area and Bulk Regulations.  All uses permitted in this district shall be served by 

public water and sewer, and shall comply with the following requirements: 

A. Area and Bulk Regulations for any single principal use, not part of a planned mixed-use 

development. 

 

 1. Minimum Net Lot Area     ½ acre 

 2. Minimum lot width at street line    50 feet 

 3. Minimum lot width at building line    150 feet 

 4. Minimum setback from street right-of-way    25 feet 

 5. Minimum side yard       20 feet 

 cumulative, but not less than 8 feet 

 6. Minimum rear yard       25 feet 

 7. Maximum impervious lot coverage,     55 percent 

 may be increased up to 70 percent through receipt of TDRs 

8. Maximum building height for single family detached  

 dwelling 35 feet 

9. Maximum building height for all other uses   35 feet; may be 

increased up to 50 feet through receipt of TDRs 

 

B. Area and Bulk Regulations for Planned Mixed-use Commercial Development including 

combinations of two (2) or more principal uses on a single lot or tract, whether 

individually permitted by right, special exception or conditional use. 

   

1. Minimum net lot area 

a. Entire parent tract           2 acres 

b. Individual lots created as part of a planned 

mixed-use development     10,000 sq.ft. 

2. Minimum lot width at street line     

a. Entire parent tract      150 feet 

b. Individual lots part of a planned mixed-use   50 feet 
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development, where provided 

3. Minimum lot width at building line     

a. Entire parent tract      150 feet 

b. Individual lots as part of a planned mixed-use   50 feet 

development, where provided 

4. Minimum setback from public street right-of-way;   15 feet 

 Building setbacks from private internal access drives 

may be reduced to 5 feet 

5. Minimum side yard      20 feet cumulative, 

  but not less than 8 feet 

6. Minimum rear yard       25  feet 

7. Maximum impervious lot coverage;     55 percent; 

 may be increased up to 70 percent through receipt of TDRs 

8. Maximum building height for single family detached  

 dwellings  35 feet 

9. Maximum building height for all other uses,    35 feet; 

may be increased up to 50 feet through receipt 

of TDRs 

C. Area and Bulk Requirements for Planned Mixed-Use Residential Development and Life 

Plan Communities.  For portions proposed for single-family detached or two-family 

dwellings as part of a Planned Mixed-Use Residential Development, the Applicant shall 

demonstrate compliance with the area and bulk regulations of Section 27-503.A., 

calculated separately from compliance with any area and bulk regulations applicable 

pursuant to this section.  For portions proposed for multi-family residential development 

as part of a Planned Mixed-Use Residential Development, the Applicant shall 

demonstrate compliance with the area and bulk regulations of Section 27-503.C, 

calculated separately from compliance with any area and bulk regulations applicable to 

this section. For Life Plan Communities, the Applicant shall demonstrate compliance 

with the area and bulk regulations of Section 27-503.D.  

   

§27-604. Design Standards. 

 

A. The following design standards shall govern all uses, as applicable, in this zoning 

district: 

 

1. Lighting, screening, buffering, and outdoor display and storage shall be in 

accordance with Part 9, “General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance 

with Part 9, “General Regulations.  
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Part 7 

Transferable Development Rights 

________________________________________________________________________ 

 

§27-701. Statement of Intent. 

 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, this Part establishes a Transferable Development 

Rights (TDR) program for Honey Brook Township.  The regulations set forth herein are intended 

to achieve the following specific purposes: 

 

A. To support the agricultural, watershed protection, and urban revitalization goals of the 

Multi-Municipal Comprehensive Plan; 

B. To provide landowners in agricultural and natural resource areas of the Township with an 

opportunity to permanently preserve that land and the rural community character through 

the conveyance of TDRs; 

C. To provide landowners and developers in areas where growth is planned in the Township 

to develop at higher densities or intensities through the use of TDRs;  and 

D. To provide landowners and developers in areas where growth is planned in Honey Brook 

Borough and/or Honey Brook Township to develop at higher densities or intensities 

through the use of TDRs originating in Honey Brook Township through the terms of the 

Honey Brook Township and Borough Agreement for Inter-Municipal Transfer of 

Development Rights.  

 

§27-702. Authorization and Concept. 

 

A. The provisions of this Part which permit TDRs allow landowners in areas of Honey 

Brook Township proposed for conservation, called sending areas, to voluntarily sever and 

sell or otherwise convey the right to develop all, or a portion of their land to public or 

private entities or individuals who may hold (“bank”) such rights, retire them or, pursuant 

to this Ordinance and the Zoning Ordinance of Honey Brook Borough, use them or 

convey them for use for additional development in areas of Honey Brook Township 

and/or Honey Brook Borough designated as receiving areas.  The creation of TDRs and 

the ability to sell and purchase them as described below are specifically authorized under 

§§603(c)(2.2) and 619.1 of the Pennsylvania Municipalities Planning Code, under the 

terms of which development rights are acknowledged to be severable and separately 

conveyable from a sending area to a receiving area. 

 

B. In general, where a tract of land in the A - Agricultural District or RC – Resource 

Conservation District has been allocated TDRs in accordance with the terms of this 

Zoning Ordinance, the owner of such tract may, upon receiving certification of said 

TDRs by the Honey Brook Township Board of Supervisors, sever some or all of the 

development rights and thereupon offer them for sale or retain them. The only subsequent 

use to which the severed development rights may be put is in conjunction with the 

development of a tract in the Township’s or Borough’s receiving areas. 
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C. Where some or all development rights allocated to a property in Honey Brook 

Township’s A - Agricultural District or RC – Rural Conservation District are severed, 

that property, or a portion thereof, is made subject to a conservation easement 

permanently limiting the use of such land to agriculture, agriculturally related uses, or 

open space uses, consistent with the terms of the Honey Brook Township Zoning 

Ordinance. 

 

D. The conservation easement placed on the land from which development rights are 

severed will permit the subsequent sale of land, subject to the terms of the conservation 

easement.  The conservation easement shall be granted to the Township or to a public 

agency, conservation organization, or agricultural preservation organization approved by 

the Board of Supervisors. 

 

E. Any transfer of development rights between Honey Brook Township and Honey Brook 

Borough shall only be permitted if the Township and Borough execute an Agreement for 

Intermunicipal Transfer of Development Rights, and any such intermunicipal transfer 

shall be subject to the terms of such agreement.  

 

§27-703. Severance and Sale of Transferable Development Rights. 

 

Transferable development rights may be severed from the land and may be sold in accordance 

with the following terms: 

 

A. Sending Area Qualifications. 

 

1. The sending area tract of land shall be located within the A - Agricultural District, 

or the RC – Rural Conservation District, as designated under the terms of this 

Chapter. 

2. Development rights shall be allocated only to sending area tracts with a gross tract 

area of ten (10) acres or greater within the A - Agricultural District. 

3. The sending area lot or lots from which TDRs are to be severed within RC-

Resource Conservation District shall comprise a minimum gross lot area of ten 

(10) acres, except for pre-existing lots of record as of the date of this Part 

containing less than ten (10) acres in area, which lots shall be eligible for TDR 

severance in accord with §27-703.C. below. 

 

B. Calculation of Transferable Development Rights within the A – Agricultural District. 

 

1. The total number of development rights available on a sending area tract located 

within the A – Agricultural District at the time of enactment of this Part shall be 

determined by the following sequence of steps: 

a.  Determine the gross lot area of the sending tract. 

b. Where the tract contains any of the following features, the area comprising 

such feature or features shall be deducted from the gross lot area of the 

sending tract: 
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i. Any area lying within the Flood Hazard District and regulated by 

§27-802. 

ii. Any area of prohibitive slope regulated by the Steep Slope 

Conservation regulations of §27-804. 

 

iii. Any area regulated by the Riparian Buffer Conservation 

Regulations of §27-805. 

iv. Any area designated as a wetland, lake, or pond, except where such 

area already is excluded by another feature category above. 

c. Where the tract contains a dwelling unit or units in existence at the time of 

calculation, deduct two acres of gross tract area for each dwelling unit. 

d. Deduct the actual area of the tract occupied by any other non-farm 

development use, exclusive of any permitted rural occupation use. Such 

area shall include the footprint of the building or activity area, as well as 

any property line setback areas or separation distances that would be 

imposed by this chapter if the use were located on its own separate lot. 

e. Deduct any portion of the tract that is restricted against development by 

covenant, easement, or deed restriction. 

f. Multiple the gross lot area of the sending tract, as reduced by the 

applicable deductions in Subsections B.1.b through B.1.e above, by 0.54. 

This product shall be the total number of development rights allocated to 

the tract. 

 

C. Calculation of Transferable Development Rights within the RC – Resource Conservation 

District. 

 

1. The total number of TDRs available for severance from a sending area tract 

within the RC - Resource Conservation District with at least ten (10) acres of 

gross lot area at the time of enactment of this Part shall be determined by applying 

the same formula outlined for the A - Agriculture district in Section 27-703.B.1 

above, except that the multiplier in Subsection 27-703.B.1.f shall be ___ for the 

RC - Resource Conservation District.. 

2. Pre-existing legal lots of record containing less than ten (10) acres in area as of 

the date of enactment of this Part  shall be allocated TDRs on the following basis: 

a. All lots with gross lot area of 5 acres or less, with no dwelling = 1 TDR; 

b. All lots with gross lot area of 5 acres or less, with 1+ dwellings = 0 TDRs; 

c. All lots with gross lot area of greater than 5 acres but less than 10 acres, 

with no dwelling = 2 TDRs; and 

d. All lots with gross lot area of greater than 5 acres but less than 10 acres, 

with 1 or more dwellings = 1 TDR.  

3. The lot, prior to or upon the recording of a Deed of Transferable Development 

Rights, shall be permanently restricted from future development pursuant to 

Section 703.E. 

4. Where any pre-existing legal lot(s) of record less than ten (10) acres in area shall 

be legally consolidated with one or more additional lots to form a single lot 

greater than ten (10) acres in area, upon recordation of the single consolidated lot, 
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the consolidated lot shall be allocated one (1) TDR per each original lot subject to 

the consolidation and 0.2 TDRs per acre as provided in Section 703.C.1 above, 

where the consolidated lot, prior to or upon the recording of a deed of transferable 

development rights, shall be permanently restricted from future development 

pursuant to Section 703.E. 

 

D. Where a portion, but not all, of the development rights allocated to a sending area tract 

are severed in accordance with the terms of this Part, any future calculation of 

development rights to be allocated to the tract, as determined by subparagraphs B. and C., 

above, shall be reduced by the number of such development rights previously severed. 

 

E. The methods of calculation of development rights prescribed in this Section shall be 

employed whenever the landowner proposes to sever development rights from the tract. 

 

F. Where any lot severs TDRs pursuant to this section, one (1) available TDR shall be 

retained and extinguished for each habitable structure located on the lot or consolidated 

lot, as applicable.  Future construction of additional habitable structures shall require the 

original retention or the purchase of one (1) TDR per structure and shall not be 

subdivided on to individual lots. 

  

G. Land previously restricted against development by covenant, easement or deed restriction 

shall not be eligible for calculation of TDRs unless and until such time as said covenant, 

restriction or easement is dissolved or rescinded with agreement of all beneficiaries of 

such covenant, restriction or easement. 

 

H. Where calculation of available TDRs results in fractional numbers, a fraction of 0.5 or 

higher shall be rounded up to the next whole number and a fraction of less than 0.5 shall 

be rounded down to the next lowest whole number. 

 

I. Certification of Available Transferable Development Rights. 

 

1. Any owner of a sending area tract eligible for the allocation of development rights 

may request from the Township a determination and certification of the number of 

development rights available on that tract. Upon receiving such a request, the 

Township Planning Commission, or a subcommittee thereof, may meet with the 

landowner. Using the calculation methodology in §27-703.B or C, as applicable, 

the two parties may compute the number of development rights allocable to the 

subject property. The landowner may present additional information for the 

Planning Commission’s consideration.  The Township may charge a fee, 

established by resolution of the Board of Supervisors, to cover the administrative, 

technical, and information costs of this process. 

2. Where a landowner and the Planning Commission are in agreement on the amount 

of development rights allocated, the Planning Commission shall make a 

recommendation to the Board of Supervisors regarding the number of 

development rights available on the property. 

3. Upon receiving a recommendation from the Planning Commission, the Board of 
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Supervisors shall make a final determination of the number of development rights 

available on the property and shall provide a written certification of that number 

to the landowner. 

4. Any landowner dissatisfied with the Board’s determination and certification of the 

amount of development rights allocated to his or her tract may appeal the action 

of the Board to the Township Zoning Hearing Board. 

 

J. Severance of Transferable Development Rights. 

 

1. Where TDRs are proposed to be severed from a property to which they have been 

allocated, such development rights shall be conveyed by a deed of transferable 

development rights duly recorded in the Office of the Chester County Recorder of 

Deeds. The deed of transferable development rights shall specify: 

a. The tract of land within the receiving area to which the rights shall be 

permanently attached (if known). 

b. That the rights shall be: 

i. Sold or otherwise transferred to the Township. 

ii. Retained by the owner of the sending area tract. 

iii. Sold or otherwise transferred in gross to another person, 

organization, or entity, consistent with the terms of this Part. 

2. Where a landowner proposes to sever less than all of the TDRs which may be 

attributable to the sending area lot(s), the portion of the sending area lot(s) from 

which severance of TDRs is intended shall be clearly identified on a plan of the 

entirety of the sending area lot(s), drawn to scale, the accuracy of which shall be 

satisfactory to the Township.  Such plan shall also include a notation of: 

a. The number of TDRs attributable to the entirety of the sending area lot(s). 

b. The number of TDRs attributable to the identified portion of the sending 

area lot(s) from which TDRs are to be severed. 

c. The number of TDRs which remain available to the remaining portion of 

the sending area lot(s). 

This plan shall be submitted to the Township along with the deed of transferable 

development rights required by subsection 3 below.  Further, the identified 

portion(s) of the sending area lots from which TDRs are to be severed shall be 

clearly identified in the conservation easement documentation to be recorded 

pursuant to this Part.  It shall be the burden of the landowner requesting 

endorsement of partial severance to demonstrate to the satisfaction of the 

Township that the portion of the property to be subject to conservation easement 

as a result of TDR severance shall meet the Township’s conservation objectives. 

3. The deed of transferable development rights and any plan for partial TDR 

severance as required in subsection 2 above, shall be accompanied by a 

conservation easement that shall permanently restrict development of the sending 

area tract as provided in §27- 703.E, below, and that shall be recorded in the 

Office of the Recorder of Deeds prior to the deed of transferable development 

rights. 

4. All deeds of transferable development rights and conservation easements shall be 

endorsed by the Township prior to recording. 
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a. Deeds submitted to the Township for endorsement shall be accompanied 

by a title search of the sending area tract(s) and a legal opinion of title 

affirming that the development right(s) being transferred by the Deed have 

not been previously severed from or prohibited upon the sending area 

tract. 

b. The title report shall be prepared no more than ten (10) days prior to 

submission of the deed. The legal opinion of title must meet the 

reasonable approval of the Township Solicitor. 

c. If the deed of transferable development rights would entail less than the 

entire number of development rights then available to be severed, it shall 

also include a notation of: 

i. The total number of development rights then available to the entire 

parcel. 

ii. The number of development rights to be severed. 

iii. The number of development rights that will remain available 

following the proposed transaction. 

iv. If the agreement of sale of development rights would entail less 

than the entire number of development rights represented by a 

recorded deed of transferable development rights, the applicant 

shall indicate in the Deed the disposition of the remaining 

development rights. 

 

K. Sending Area Conservation Easement.  

 

Any sending area lands from which TDRs are proposed to be severed must be 

permanently restricted from future development by a conservation easement that meets 

the following requirements: 

 

1. The conservation easement shall permanently restrict the land from future 

development for any purpose other than agriculture, agriculturally- related uses, 

public parkland, conservation areas and similar open space uses permitted in the 

A - Agricultural District or RC – Rural Conservation District applicable to the 

sending area lands. The easement shall specifically prohibit the creation of lots for 

non-farm dwellings on the land from which development rights are proposed to be 

severed. 

2. The conservation easement shall be approved by the Board of Supervisors, in 

consultation with the Township Solicitor. 

3. The conservation easement(s) shall apply to the lot or lots from which TDRs are 

severed (sending area lands) and the acreage which is restricted. 

4. The conservation easement shall designate the Township, and/or another public 

agency or bona fide conservation or agricultural preservation organization 

acceptable to the Township at its sole discretion, as the grantee, but  shall  also  

designate  the  following  parties  as  having  separate  and independent 

enforcement rights with respect to the conservation easement: 

a. All future owners of any portion of the sending area parcel. 

b. All future owners of any portion of any receiving area parcel to which the 
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transferable development rights shall be permanently attached. 

5. Any owner of a legal and beneficial interest in the tract from which development 

rights are severed shall be a party to the conservation easement. All lienholders of 

the tract from which development rights are severed shall execute a joinder and/or 

consent to the conservation easement. 

6. Final approval for any subdivision or land development plan utilizing TDRs shall 

not be granted prior to the recording of the appropriate conservation easement in 

the Office of the Chester County Recorder of Deeds. 

 

§27-704. Receiving Area Qualifications and Calculations. 

 

Owners of tracts in designated receiving areas in Honey Brook Township that meet the following 

requirements may use development rights that have been severed and transferred from sending 

area properties in the Township.  Owners of tracts in designated receiving areas in Honey Brook 

Borough that meet applicable receiving area requirements specified in the Borough of Honey 

Brook Zoning Ordinance may use development rights that have been severed and transferred 

from sending area properties in the Township. Development not utilizing receipt of TDRs shall 

be limited to the extent provided in the applicable base zoning district(s).  Permitted uses, design 

standards, development approval procedures and other applicable provisions shall be as set forth 

for the respective zoning districts, except where otherwise specifically provided herein. 

 

A. Receiving Area Qualifications. Otherwise applicable densities may be increased and area 

and bulk regulations modified through the use of TDRs as part of a proposed subdivision 

or land development plan, in accordance with the provisions of this Section and the 

applicable zoning district, when the receiving area tract of land is located in any of the 

following zoning districts: 

 

1. MUR – Mixed Use Residential District. 

2. MUC - Mixed Use Commercial District. 

3. BI – Business Industrial District 

 

B. Use of Transferable Development Rights on Receiving Area Properties. 

 

1. Increase in Permitted Density or Intensity of Development. 

a. Where TDRs are proposed to be used as part of a subdivision or land 

development plan in the MUR, MUC, and/or BI Districts, the otherwise 

applicable maximum number of dwelling units or maximum intensity of 

nonresidential use on the tract, as authorized in the respective zoning 

districts, may be expanded or increased in accordance with the limits 

stipulated in the zoning districts. The expanded limits shall be based upon 

the number of development rights to be transferred. 

b. Actual increases in the number of dwelling units or intensities of use 

permissible on any tract shall be determined by the number of 

development rights being transferred for use on the property, the type or 

types of uses proposed, and compliance with all other applicable standards 

of this Chapter. 
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c. The incremental increase in density or intensity of use above that 

otherwise provided without the use of TDRs must be fully accounted for 

through proof of purchase and transfer of the development rights in 

accordance with the provisions of this Part. 

2. Development right/dwelling unit or intensity factor equivalency. 

a. Each development right proposed for residential use on a receiving area 

tract in the MUR or MUC District, under the terms of this Chapter, shall 

be equivalent to the following number of dwelling units and shall entitle 

the developer to that number of additional dwellings on the site:  

i. 1.1 single-family detached dwelling units per development right. 

ii. 1.3 two-family dwelling units per development right. 

iii. 1.5 single-family attached (townhouse) dwellings per development 

right 

iv. 1.7 quadraplex dwelling units per development right 

v. 2.0 apartment units per development right. 

The above ratios may be increased by fifty (50) percent for any dwelling 

units restricted to persons over fifty-five (55) years of age, and any 

dwelling units qualifying as workforce housing. 

b. Each development right proposed for residential or nonresidential use on a 

receiving area tract in the MUR District, under the terms of this Chapter, 

shall be equivalent to the following amount of developed area: 

i. 5,000 square feet of impervious surface, exclusive of building 

coverage. 

ii. 5,000 square feet of floor area, attainable through an increase in 

the maximum permissible building height. 

c. Each development right proposed for residential or nonresidential use on a 

receiving area tract in the MUC District, under the terms of this Chapter, 

shall be equivalent to the following amount of developed area: 

i. 6,000 square feet of impervious surface, exclusive of building 

coverage. 

ii. 6,000 square feet of floor area, attainable through an increase in 

the maximum permissible building height. 

d. Each development right proposed for nonresidential use on a receiving 

area tract in the BI District, under the terms of this Chapter, shall be 

equivalent to the following amount of developed area: 

i. 6,000 square feet of impervious surface, exclusive of building 

coverage. 

ii. 6,000 square feet of floor area, attainable through an increase in 

the maximum permissible building height. 

e. The developer shall be entitled to the additional development area 

authorized by the number of development rights transferred, up to the 

maximum residential density (du’s/acre), or maximum amounts of 

impervious surface, floor area, and/or building height established in the 

applicable zoning district. 

 

3. Design Requirements and Modification of Area and Bulk Standards. A proposed 
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development in the receiving area using TDRs shall comply with all requirements 

and design standards applicable in the base zoning district in which it is located, 

except as specifically provided in this Part. For any development proposing to use 

at least five (5) TDRs, applicable area and bulk requirements in the base zoning 

district not otherwise modifiable through the provisions of §27-704.B.2 above 

may be modified by as much as twenty-five (25) percent when such modification 

is approved as a conditional use by the Board of Supervisors. Any conditional use 

approval to permit such modification(s) shall be subject to the following criteria: 

a. The design and modifications: 

i. Shall not produce lots or street systems that would be impractical 

in terms of layout or circulation or detract from the appearance of 

the development or surrounding community. 

ii. Shall not adversely affect emergency vehicle access. 

b. The applicant shall demonstrate to the Board that the proposed 

modification(s): 

i. Will produce equal or better development design and/or open 

space conservation results than could be achieved without the 

requested modification(s). 

ii. Represent the minimum modification necessary. 

c. If the Board determines that the applicant has met his/her burden of proof, 

it may grant modification(s) to the otherwise applicable requirements. In 

approving modifications through the grant of a conditional use, the Board 

may impose such conditions as will, in its judgement, secure the 

objectives and purposes of this Chapter. 

 

§27-705. Plan Submittal Process. 

 

An applicant proposing the use of TDRs shall submit a subdivision or land development plan as 

required in accordance with the Township Subdivision and Land Development Ordinance 

[Chapter 22] for the development to which TDRs will be added. Submitted subdivision or land 

development plans, and/or conditional use applications, as applicable, shall, in addition to 

meeting all other applicable provisions, include submission of the following: 

 

A. A deed of transferable development rights or an agreement of sale for all development 

rights proposed to be purchased from the sending area site(s). The applicant must prove 

ownership or equitable ownership of the requisite number of development right(s) to 

enable the proposed additional density or intensity increase in the development plan, up 

to the maximum additional increment permitted by this Part. 

 

B. A note on the plan showing the total number of dwelling units or increased amount of 

impervious surface or floor area proposed on the receiving area site, the total number or 

amount that could be built not using TDR’s, and the incremental difference between the 

two. This difference represents the number of additional dwelling units or square footage 

of impervious surface or floor area that could be constructed using TDRs. 

 

C. If the development rights proposed for use in the receiving area have previously been 
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severed from a tract in the sending area, a copy of the recorded deed of transferable 

development rights shall be submitted. A title search of the rights set forth in the deed of 

transferable development rights sufficient to determine all of the owners of the 

development rights and all lienholders also shall be furnished to the Township. 

 

D. As a requirement for final plan approval, the applicant shall provide documentation that 

appropriate conservation easements have been recorded for sending area lands in the 

Township from which development rights are proposed for use by the applicant. The 

conservation easement restricting the sending area tract must be recorded prior to 

recording of the deed of transferable development rights, in accordance with the 

provisions of the Pennsylvania Municipal Planning Code, as amended, 53 P.S. §10101 et 

seq. 

 

§27-706. Amendment and/or Extinguishment. 

The Township reserves the right to amend this Chapter in the future, and the Township expressly 

reserves the right to change the manner in which TDRs can be used in the Township’s receiving 

area, in accord with any applicable Intergovernmental Cooperative Implementation Agreements 

or Agreements for Intermunicipal Transfer of Development Rights. The Township further 

expressly reserves the right to terminate its participation in any multi-municipal transferable 

development rights program as provided for in any such Agreement for Intermunicipal Transfer 

of Development Rights, and as an ordinance amendment pursuant to such Intergovernmental 

Cooperative Implementation Agreement. No owner of the land or owner of development rights 

shall have any claim against the Township for damages resulting from a change in this Chapter 

relating to the regulations governing the calculation, transfer, and use of development rights or 

the abolition of the TDR program. If the TDR program is abolished by the Township, no 

developer may attach development rights to any tract in the receiving area after the effective date 

of the ordinance abolishing the TDR program unless an application in conformity with the 

provisions of this Part was filed prior to the effective date of such ordinance and thereafter is 

continuously processed to approval.  
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Part 8 

Natural Resources Protection Standards 

________________________________________________________________________ 

 

§27-801. Statement of Intent. 

 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, this Part establishes natural resources protection 

standards for Honey Brook Township.  The regulations set forth herein are intended to achieve the 

following specific purposes: 

 

A. To provide appropriate levels of protection to those natural features within the Township 

that represent significant resource opportunities to the Township and its surrounding 

region; 

 

B. To provide appropriate levels of protection to those natural features within the Township 

when subject to undue disturbance, may constitute threats to public health, safety, and 

welfare. 

 

It shall be a violation of this Part to regrade, fill, pipe, divert, channel, build upon, or 

otherwise alter or disturb a natural resource protected by this Part prior to the submission, 

review, and approval of an applicable application for zoning or building permit(s), 

conditional use or special exception approval, zoning variance, or subdivision or land 

development plan(s). 

 

§27-802. FH - Flood Hazard District. 

 

A. Statement of Intent. The purposes of the FH - Flood Hazard District are: 

 

1. Protect individuals from investing in lands and structures which are unsuitable for 

most uses because of flood hazards. 

2. Regulate development which will cause unacceptable increases in flood heights, 

velocities, and frequencies. 

3. Restrict or prohibit certain uses susceptible to flood damage. 

4. Protect aquifer recharge areas and such other areas of the Township sensitive to 

pollution and contamination. 

5. Require all uses which do occur in floodplains to be protected against flooding 

and to be provided with all necessary access and utilities, which shall also be 

protected from flood damage. 

6. Minimize danger to public health and safety by protecting water supply, sanitary 

sewage disposal, and natural drainage. 

7. Protect the quantity and quality of surface and subsurface water supplies adjacent 

to and underlying floodplain areas. 

8. Contribute to: 
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a. The protection of stream waters against sedimentation. 

b. The prevention of stream bank erosion. 

c. The maintenance of cool water temperatures. 

d. The preservation of fish and wildlife habitats, through the protection of 

trees and other riparian vegetation. 

9. Maintain the scenic and aesthetic character of the streams and stream valleys, 

consistent with the goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan. 

 

B. Lands In District Defined. The FH - Flood Hazard District shall be defined as all areas 

identified as the “Identified Floodplain Area” in Chapter 8, Part 1 - Floodplain 

Management Regulations of this Code. A map depicting the approximate location of the 

FH - Flood Hazard District is attached hereto as Appendix “B”; such map is not 

conclusive as to the location of the FH District but is intended as a general guidance 

document.  

 

C. Boundary Disputes. Any boundary disputes regarding the location of the FH district, as 

defined by referenced to Chapter 8, Part 1 of this Code of Ordinances, shall be resolved 

pursuant to the boundary dispute provision in such Chapter 8, Part 1.  

 

D. Relationship to Other Parts and Ordinances. The provisions of the FH - Flood Hazard 

District create an overlay district which is applicable within all other zoning districts 

established by this Chapter. To the extent the provisions of this section are applicable and 

more restrictive, they shall supersede conflicting provisions in any other part of this 

Chapter and all other ordinances of the Township. However, all other provisions of this 

Chapter and all other ordinances of Township shall remain in full force. 

 

E. Uses Permitted by Right. The following uses are permitted by right in the FH - Flood 

Hazard District only if conducted under and in accordance with the provisions of the 

Clean Streams Law of Pennsylvania, Act 394 of 1937, as amended, 35 P.S. § 691.1 et 

seq.; the rules and regulations of the Pennsylvania Department of Environmental 

Protection; the standards and requirements of the Chester County Conservation District; 

and all other applicable provisions of this Chapter; and are subject to any limitations or 

restrictions imposed by the Township’s Floodplain Management Regulations contained 

in Chapter 8, Part 1 of this Code of Ordinances.  

 

1. Agricultural, horticultural, and forestry uses, excluding any structures, and 

excluding any grading or filling. 

2. Public and private parks and/or recreation areas, excluding swimming pools, 

camp grounds, and any structures. Picnic tables, park benches, fireplaces, grills, 

and playground equipment shall be permitted, if anchored to prevent flotation. 

3. Activities related to the preservation and conservation of natural resources and 

amenities, excluding any structures. 

4. Stream improvements, fish and farm ponds, dams, or stream relocations, as 

approved by the Pennsylvania Department of Environmental Protection and, as 
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appropriate, in consultation with the Pennsylvania Fish and Boat Commission 

and/or the U.S. Fish and Wildlife Service. 

5. Erosion and sedimentation control measures, facilities, and structures, provided 

no increase in flood heights or frequency, unhealthful ponding, or other 

unsanitary conditions shall occur.  

6. Yards and open space areas. 

7. One and two strand fences. 

8. Culverts, bridges, and the approaches to such culverts and bridges, as also 

approved by the Pennsylvania Department of Environmental Protection and/or the 

U.S. Army Corps of Engineers. 

9. Driveways and common driveways for residential uses when approved by the 

Township Engineer. 

10. Subsurface sanitary and storm sewers and utility crossings for not more than five 

residential lots or not more than one commercial/industrial lot when approved by 

the Township Engineer. 

 

F. Uses Permitted by Special Exception. The establishment and/or expansion of the 

following uses is permitted when a special exception is granted by the Zoning Hearing 

Board in conformance with Part 14, the standards in Subsection I. of this Part, the 

standards of Chapter 8, Part 1 of this Code of Ordinances, and all other applicable 

provisions of this Chapter. 

 

1. Water-oriented uses and structures, such as fish hatcheries, water monitoring 

devices, water wheels, and weirs. 

2. Parking lots, loading areas, driveways and any other paved at-grade surfaces not 

exempted under subsection E.9 above. 

3. Flood-proofing and flood hazard reduction structures for nonconforming uses and 

structures. 

4. Improvements and/or additions to existing structures within the FH - Flood 

Hazard District. 

5. Hydropower plants. 

6. Fire protection facilities for the purpose of collecting and storing water for fire 

protection purposes. 

7. Subsurface sanitary and storm sewers and utility crossings not exempted under 

subsection E.10 above. 

 

G. Uses and Activities Specifically Prohibited in the FH - Flood Hazard District. Any 

development, use or activity not authorized as a permitted use under the terms of 

subsections E. and F. above, shall be prohibited within the Flood Hazard District. In 

particular, the following activities, whether proposed in conjunction with a permitted use 

or otherwise, shall not occur in any portion of the Flood Hazard District: 

 

1. Clear-cutting of trees, as defined in Part 2, or the clearing of vegetation, except 

where such clearing is necessary: 

a. To prepare land for a use permitted by subsection E. or F. above, or by 

action of the Zoning Hearing Board. 
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b. As a reforestation measure. 

c. As a means to eliminate dead, diseased, or hazardous tree stands. Where a 

clear-cutting operation is deemed permissible for one of the above 

reasons, it shall be consistent with the terms of a Timber Harvesting Plan 

prepared consistent with the requirements of Section 27-1029 and 

approved by the Board of Supervisors. Under no circumstances shall a 

clear-cutting operation be conducted within twenty-five (25) feet of a 

stream bank. 

2. Sod farming. 

3. Sanitary landfills and junkyards. 

4. Private on-site sewage disposal systems. 

5. Swimming pools. 

6. Cemeteries. 

7. The construction, enlargement, or expansion of public or private hospitals or 

nursing homes. 

8. The construction, enlargement, or expansion of jails or prisons. 

9. The construction, enlargement, expansion or substantial improvement of a mobile 

home, mobile home park, mobile home subdivision, manufactured home, 

manufactured home park, or manufactured home subdivision. 

10. Concentrated animal feeding operations or similar feed lots. 

11. Dead animal composting facilities. 

12. Wild, domestic, or farm animal enclosures which will not allow all animals to 

escape flood waters without human assistance. 

13. Any development or use which may, whether alone or in combination with others, 

creates the following conditions and except where specifically authorized 

elsewhere in this Part: 

a. Endanger human life. 

b. Obstruct, impede, retard, change, or increase the velocity, direction, or flow 

of flood waters. 

c. Increase the surface elevation of one-hundred-year floods, or the frequency 

of one-hundred-year floods on adjacent properties. 

d. Catch or collect debris carried by flood waters. 

e. Be placed within the delineated FEMA floodway portion of the FH - Flood 

Hazard District. 

f. Degrade the water carrying capacity of any watercourse, channel, or 

floodplain. 

g. Increase the rate of erosion or sedimentation. 

h. Degrade the quality of surface water or the quality or quantity of ground 

water. 

i. Be susceptible to flotation and subsequent movement which would cause 

damage to other property. 

j. Create unhealthful ponding or other unsanitary condition. 

14. Any surface or subsurface production or storage of any materials or substances 

deemed hazardous by the Township or appropriate state or federal agency. 
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15. Storage of any material which, if inundated, would float, or of any flammable or 

toxic material or any other material which, if inundated or otherwise released to the 

stream, would degrade or pollute the stream or cause damage if swept downstream. 

16. The placing or stripping of topsoil or fill material of any kind, exclusive of grading 

or filling necessary for the construction of a structure for which a building permit 

and other valid authorization has been issued, or for creation of a sediment basin or 

conversion of a sediment basin to a stormwater detention facility as defined in 

subsection E.5 above. 

17. No special exception or variance shall be granted by the Zoning Hearing Board for 

any requirement pertaining to developments which may endanger human life (as 

described in subsection G.7, 8, 9, or 15, above) in accordance with the Pennsylvania 

Floodplain Management Act, P.L. 851, No. 166 of 1978, as amended, 32 P.S. 

§ 679.101 et seq. 

 

H. Nonconforming Uses and Structures. 

 

1. Continuation. All development, uses or structures existing in the FH - Flood 

Hazard District on the effective date of this chapter which are not in conformity 

with the provisions of this Part shall be deemed nonconforming uses or structures. 

Such nonconforming uses or structures may be continued, maintained, repaired, 

and flood-proofed, except as otherwise provided for in this Part or as prohibited 

by Chapter 8, Part 1 of this Code of Ordinances. However, such nonconforming 

uses or structures may at any time be required to comply with existing federal, 

state, or Township health, sanitary, or safety code specifications which are 

necessary solely to assure safe living conditions. 

2. Abandonment. Nonconforming uses or structures within the FH - Flood Hazard 

District shall be subject to Part 11 of this Chapter. Additionally, the Zoning 

Officer, upon approval of the Board of Supervisors, may require the removal of 

any abandoned nonconforming use or structure upon proper notice to the owner of 

the property on which an abandoned nonconforming use or structure exists. 

Abandonment shall be deemed to be as prescribed in § 27-1104 of this Chapter. If 

the owner has not completely removed the abandoned use or structure within a 

reasonable amount of time, not to exceed nine months, the Zoning Officer shall 

have the authority to cause the removal to be accomplished, with the costs of such 

removal to be paid by the property owner. 

3. Expansion and Modification. No nonconforming use or structure shall be 

expanded, enlarged, or altered in any way which increases its nonconformity with 

respect to height, area, yard, and other requirements established in this Chapter, or 

in any way which causes it to occupy more space within the FH - Flood Hazard 

District than was occupied by it on the effective date of this Chapter. 

4. Replacement and Rebuilding. All replacement, repairs, or rebuilds of structures 

which are nonconforming with regard to any portion of this §27-802, shall be 

done in full compliance with the Floodplain Management Regulations in Chapter 

8, Part 1 of this Code of Ordinance. The nonconformity of the new structure with 

respect to requirements as expressed in provisions of this Chapter shall not exceed 

http://ecode360.com/31040659#31040659


 
 

 

85 

 

that of the original structure which was damaged or destroyed. Nothing shall be 

done which would otherwise violate any of the provisions of this Part. 

 

I. Standards for Review of Conditional Use, Special Exception or Variance Applications. 

1. General. 

a. For any development within the FH - Flood Hazard District, the applicant 

shall demonstrate the effect of the development on flood heights, 

frequencies and velocities, the susceptibility of the development to flood 

damage, the availability of emergency access, and the necessity of the 

proposal to be located near or within the flood hazard area. 

b. An applicant for a variance, conditional use, or special exception under 

this §27-802 must submit all information required of an Applicant under 

the Township’s Floodplain Management Regulations in Chapter 8, Part 1 

of this Code, and must satisfy all variance criteria identified therein.  

c. All uses and structures shall be designed and constructed to: (a) allow the 

unrestricted passage of flood waters, (b) not create unhealthy or unsanitary 

conditions, and (c) not degrade the quality of surface water or 

groundwater. 

d. Where practical, structures shall be constructed with the longitudinal axis 

parallel to the direction of flood flow and shall be placed approximately on 

the same flood flow lines as those of nearby structures. 

2. Utility Facilities in the FH - Flood Hazard District. Utility facilities not under the 

exclusive jurisdiction of the Pennsylvania Public Utility Commission shall 

comply with the following conditions: 

a. Facilities including pipelines, gas lines, storm sewers, sanitary sewers, 

water lines, outlet installations for sewage treatment plants, sealed public 

and private water supply wells, pumping stations, and underground 

communications facilities shall, except for necessary vents, be designed 

and installed underground so as to be at or below the existing natural 

surface grade within the floodplain, and in such a manner that will prevent 

flotation, minimize or eliminate flood damage, and not alter the cross-

sectional area of the floodplain. All new or replacement water supply 

facilities or sanitary sewage facilities shall be designed to minimize or 

eliminate infiltration of flood waters into the facilities and discharges from 

the facilities into flood waters. All gas lines shall have a system of shut-off 

valves for service within the FH - Flood Hazard District to allow positive 

control during flood emergencies. 

b. Electrical transmission lines and supporting structures shall be installed so 

as to minimize or eliminate flood damage and be installed underground 

below the existing natural surface within the floodplain. Above ground 

electrical transmission lines should be designed to meet the following 

standards: 

i. Above ground lines and supporting structures shall enter 

the FH - Flood Hazard District only to cross a watercourse, 

shall cross the watercourse and the district using the most 

direct and shortest route possible, shall make the minimum 
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number of crossings necessary, and shall be designed and 

installed so as to minimize or eliminate flood damage. 

ii. Above ground lines shall be elevated so that the lowest 

portions are a minimum of 10 feet above the one-hundred-

year flood elevation. 

iii. Supporting structures for above ground lines within the 

district shall be the minimum number necessary to carry the 

lines across the district. Supporting structures shall be 

designed and installed so as to be able to withstand the 

maximum volume, velocity, and force of flood waters 

which can be expected at the point where they are located. 

iv. Facilities and services in the district shall be designed so 

that flood damage within the district does not disrupt 

service outside the district. 

c. Utility facilities and structures (excluding buildings) subject to the 

jurisdiction of the Pennsylvania Public Utility Commission are requested 

to comply with the above standards in the interest of achieving the purpose 

and intent of this Chapter. 

3. Evacuation Plan. A plan which provides for alternative vehicular access and 

escape routes when normal routes are blocked or destroyed by flooding shall be 

submitted to the Chester County Department of Emergency Services by the owner 

of any building located in the FH - Flood Hazard District. 

 

J. Municipal Liability. The granting of a permit or the making of any other administrative 

decision shall not constitute a representation, guarantee, or warranty of any kind by the 

Township, or by any official, agent, or employee thereof, of the practicability or safety of 

any structure, use, or other plan proposed with respect to damage from flood or 

otherwise, and shall create no liability upon, or a cause of action against, such public 

body, official, agent, or employee for any flood damage that may result pursuant thereto 

or as a result of reliance on this section. There is also no assurance that lands not included 

in the FH - Flood Hazard District are now or ever will be free from flooding or flood 

damage. 

 

§27-803. WHP - Wellhead Protection District. 

 

A. Statement of Intent. The purpose of this Section is as follows: 

1. To protect the public health, safety and welfare through the preservation of the 

groundwater resources of the public water supplies owned and operated by the 

Honey Brook Borough Authority, (hereinafter referred to as the “Authority”), a 

municipal authority duly established by the Borough of Honey Brook, Chester 

County (hereinafter referred to as the “Borough”). 

2. To ensure a future supply of safe, reliable, and healthful drinking water for the 

residents of the Township. The designation of the Wellhead Protection District 

and the regulation of activities within such Wellhead Protection District will 

reduce the potential for ground and surface water contamination and thereby 

preserve irreplaceable groundwater resources. The delineation of the Wellhead 
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Protection District and the development of the provisions of this Section are based 

upon a professional study of the hydrogeology and other features of the Township 

and certain nearby municipalities. 

3. Preserve the Township’s natural features and groundwater aquifers. 

 

B. Establishment and Delineation of Wellhead Protection District and Wellhead Protection 

Zones. 

1. The Wellhead Protection District shall be defined as that area within the corporate 

boundaries of the Township as is set forth on the map attached hereto, marked as 

Appendix “C” and incorporated herein by reference thereto. 

2.  Within the Wellhead Protection District, the following Wellhead Protection 

Zones are hereby established: 

a. Zone 1 shall be that area marked on Appendix “C” as Zone 1, which Zone 

1 represents a protective zone immediately surrounding a community 

water supply well, which shall be a maximum radius of 400 feet. 

b. Zone 2 shall be that area marked on Appendix “C” as Zone 2, which Zone 

2 represents an area determined by methods applicable to that 

hydrogeologic setting, as having a 10-year time-of-travel of groundwater 

supply to public well sites. 

c. Zone 3 shall be that area marked on Appendix “C” as Zone 3, which Zone 

3 represents the area that contributes surface and groundwater to Zone 2. 

 

C. Boundary Disputes. 

1. Where the boundary of any Zone divides any property, the entire property shall be 

considered to lie within the Zone offering the highest degree of protection to 

groundwater resources. 

2. Should any person challenge the boundary of Zones 1, 2 or 3, it shall be the 

responsibility of that person to retain a recognized professional with competence 

in the field to determine more accurately the precise boundary of the disputed 

area. 

3. The final boundary to be used will be determined by the Township Engineer with 

assistance from the Authority Engineer and/or a professional hydrogeologist, as 

appropriate. 

4. The applicant shall bear the burden of proof and be responsible for all fees 

incurred as may be set forth by resolution of the Board of Supervisors. 

 

D. Relationship to Other Parts and Ordinances. 

1. The provisions of the WHP - Wellhead Protection District creates an overlay 

district which is applicable within the zoning districts established by this Chapter 

and shown on the map in Appendix “C”. 

2. To the extent the provisions of this Section are applicable and more restrictive, 

they shall supersede conflicting provisions in any other Part of this Chapter and 

all other Ordinances of the Township. 

3. However, all other provisions of this Chapter and all other Ordinances of the 

Township shall remain in full force and effect. 
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E. Regulated Land Uses in the WHP - Wellhead Protection District. 

1. Within the Wellhead Protection District, land uses shall be regulated as follows: 

a. Lots and tracts of land located within the Wellhead Protection District, as 

 delineated on Appendix “C”, shall be governed by the restrictions 

 applicable to the Wellhead Protection Zone in which such lots and tracts 

 of land are located. 

b. Certain land uses within the Wellhead Protection District will be regulated 

 (hereinafter “regulated land uses”) according to the listing of uses 

 provided in this Section. Certain particular regulated land uses will be 

 prohibited, or permitted only by a special permit, within Zone 1, Zone 2, 

 or Zone 3, as applicable. 

 

F. Uses Permitted by Right in the WHP - Wellhead Protection District. 

1. The following uses are permitted by right in the WHP - Wellhead Protection 

District (all zones). 

a. Transit. The transportation of any hazardous or governmentally regulated 

substance through the Wellhead Protection District shall be exempt from 

provisions of this Chapter, provided that the transporting vehicle is in 

transit through the Wellhead Protection District and further provided that 

such transportation is conducted in compliance with all applicable Federal 

and State law and regulations. 

b. Residential. To the extent otherwise permitted or regulated by Federal, 

State and/or County statutes and regulations, the owners and/or occupiers 

of lots and tracts of land which are primarily utilized for the purpose of 

single or multi- family residential dwellings are permitted to utilize and 

store fuels, hazardous chemicals, pesticides, fertilizers, inflammable 

liquids and gases, and toxic and regulated substances in such quantities 

and in such manner as is associated with normal consumer, household use, 

and such limited utilization shall not be deemed a regulated land use for 

the purposes of this Chapter. 

 

G. Uses Specifically Prohibited in the WHP - Wellhead Protection District. 

1. Zone 1. The following regulated land uses are specifically prohibited in Zone 1: 

a. Bulk storage of regulated substances (i.e., meaning any substances 

regulated under Federal, State or County environmental, pollution control, 

hazardous substance and drinking water laws and regulations). 

b. Dry cleaning establishments; coin or commercial laundries. 

c. Garage service station. 

d.         Heavy manufacturing uses. 

e. Junkyards. 

f.  Land application of wastewater and sludges. 

g. Livestock animals in excess of twenty-five (25) animal equivalent units 

per acre in yarding areas. 

h. Metal plating establishments. 

i. Open burning sites (not including the open burning of common household 

waste as permitted by State law and DEP regulations) and dumps. 



 
 

 

89 

 

j. Quarries and mining operations. 

k. Road salt stockpiles. 

l. Fuel sales. 

m. Fuel storage. 

n. Sanitary landfill. 

o. Sewage treatment facilities with on-site disposal of primary or secondary 

treated effluent in excess of 5,000 GPD. 

p. Storage and mixing of regulated substances. 

q. Use which involves as a principal activity the manufacture, storage, use, 

transportation, or disposal of regulated substances. 

r. Use  which  involves  use  or  storage  of  regulated  substances  in 

quantities greater than those associated with normal household use.  

s. Used motor vehicle sales area. 

2. Zone 2. The following regulated land uses are specifically prohibited in Zone 2: 

a. All regulated land uses mentioned in Section 27-803.G.1.a. through s. 

above. 

3. Zone 3. The following regulated land uses are specifically prohibited in Zone 3: 

a. Open burning sites (not including the open burning of common household 

waste as permitted by State law and DEP regulations) and dumps. 

 

H. Uses Permitted by Special Permit Issuance in the WHP - Wellhead Protection District. 

The following regulated land uses are permitted by issuance of a special permit within 

Zone 3 only: 

1. All regulated land uses mentioned in Section 27-803.G.1.a through h. and 

j. through s., above. 

 

I. Reporting Requirements for New Uses. 

1. As to each lot or tract of land located within the Wellhead Protection District, 

upon which there is conducted a regulated land use, the record owner thereof shall 

submit, or cause to be submitted, to the Township Engineer the following reports 

and information in the manner prescribed: 

a. Copies of all Federal, State and County operational approvals, certificates, 

permits and applications, on-going environmental reports and monitoring 

results, relating to environmental, pollution control, hazardous substance 

and drinking water laws and regulations pertaining to such lot or tract of 

land, as and when required to be submitted to Federal, State and County 

governmental authorities. 

b. In the event that any contaminants and/or substances regulated under 

Federal, State or County environmental, pollution control, hazardous 

substance and drinking water laws and regulations are released on or from 

any lot or tract of land within the Wellhead Protection District, copies of 

any and all notices, reports and documents which such owner filed, or 

caused to be filed, with any Federal, State and/or County governmental 

authorities which provide notice of or relate to such release, as and when 

such notices, reports and documents are required to be filed with such 

governmental authorities. 
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c. Copies of all notices, orders, rules, decisions, recommendations, 

enforcement actions and similar documentation, as and when received by 

or on behalf of such record owner or the occupant of any such lot or tract 

of land from any Federal, State or County governmental authority in 

connection with the enforcement of environmental, pollution control, 

hazardous substance and drinking water laws and regulations. 

 

J. Administration. 

1. The Township Engineer is hereby designated as the Township official responsible 

for the administration and enforcement of this Section. The Zoning Hearing Board 

of the Township shall hear appeals from the written determinations and orders of 

the Township Engineer regarding applications, enforcement notices, cease and 

desist orders and other matters, and shall also hear substantive and procedural 

challenges to the validity of this Chapter. 

2. Uses of lots or tracts of land in existence on the date of enactment of this Chapter 

 which are regulated land uses shall be deemed to be “nonconforming uses” of 

 land under the terms of this Chapter. Such nonconforming uses of land may be 

 continued by the present or any subsequent owner so long as: 

a. Such use is and remains otherwise lawful and in compliance with all 

Federal, State,  and County environmental, pollution control, hazardous 

substance and drinking water laws and regulations. 

b. Such nonconforming use has not been and is not discontinued for a period 

of twelve (120 consecutive months. 

c. Such nonconforming use is not, after the date of enactment of this 

Chapter, materially altered, changed or expanded. 

d. The record owner of the lot or tract of land on which such nonconforming 

use is located is in compliance with the Section of this Chapter regarding 

reporting requirements. 

e. Such nonconforming use is not an actual known source of groundwater 

contamination. 

f. A regulated land use shall be deemed to be new or materially altered, 

changed or expanded if: 

i. The land use which constitutes the regulated land use was not 

previously present and conducted upon the lot or tract of land in 

question. 

ii. The production and/or storage capacity of the regulated land use is 

increased. 

iii. The types of substances which give rise to the regulated land use 

are changed; 

iv. The number of types of any substances which give rise to the 

regulated land use is increased. 

v. The quantity of any substances which give rise to the regulated 

land use is materially increased. 

3. Following the date of enactment of this Chapter, regulated land uses which are 

new or which constitute material changes, alterations or expansions of 

nonconforming regulated land uses will be prohibited in accordance with the 
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terms  of this Section thereby prohibiting such regulated land uses or permitting 

such regulated land uses only upon the granting of a special permit. Any regulated 

land use which is permitted to be conducted within the Wellhead Protection 

District as a result of the granting of a special permit in accordance with the terms 

of this Chapter and other Township regulations shall not be deemed to be a 

nonconforming use of the land under the terms of this Chapter, but shall without 

further action be considered a land use which is in conformity with the terms of 

this Chapter. 

4. As to any new regulated land use or any proposed material change, alteration or 

expansion of a regulated land use which is a nonconforming regulated land use 

and as to which such regulated land use is permitted to be conducted within the 

applicable Wellhead Protection Zone upon the granting of a special permit, such 

special permit shall only be granted upon the following conditions: 

5. Such regulated land use is one which is specifically authorized as a special permit 

use in the Wellhead Protection Zone in question, as set forth in this Section. 

6. Such regulated land use will not, during construction or thereafter, cause the 

degradation of the groundwater quality upon or beneath the lot or tract of land in 

question, or upon or beneath adjacent lots or tracts of land, the degree and extent 

of which degradation is or would be violative of safe drinking water standards 

promulgated by Federal, State or County governmental authorities. 

7. Satisfactory evidence has been provided to the Township’s Engineer, or Zoning 

Hearing Board, as applicable, that the proposed regulated land use is in 

compliance with all Federal, State and County laws and regulations applicable to 

such regulated land use and the record owner or occupant has received all 

necessary approvals of Federal, State and County governmental authorities for the 

conduct of such regulated land use. 

8. Application for a special permit shall be made to the Township Engineer in 

writing on such form as may be prescribed by the Township Engineer and 

approved by resolution of the Supervisors and such application shall include, at a 

minimum, a detailed description of each of the activities to be conducted upon the 

lot or tract of land in question which constitute a regulated land use, including a 

listing of all substances which are to be stored, handled, used or produced in 

connection with each regulated land use being proposed and which substances are 

subject to regulation by Federal, State and/or County governmental authorities. 

9. The Township Engineer shall issue a written determination approving or 

disapproving the application for a special permit, or conditioning the granting of 

the special permit upon adherence to any or all of the following requirements by 

the applicant for the special permit, where the Township Engineer has found that 

such adherence is reasonably necessary to fulfill the groundwater protection 

purposes of this Chapter: 

10. The installation of adequate containment facilities and systems so as to prevent 

the contamination of groundwater by substances regulated by Federal, State 

and/or County governmental authorities. 

11. The preparation, filing (with the Township Engineer) and periodic revision of an 

emergency plan addressing the means by which any potential contamination of 

groundwater will be controlled, collected and remediated, including emergency 
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contacts and identification of potential contaminants. 

12. Regular inspection and/or monitoring, by the owner, occupant, the Township 

Engineer and/or third parties (including the Authority), of the regulated land use. 

13. Compliance by the applicant with the provisions of the Township Subdivision and 

Land Development Ordinance [Chapter 22] and Township Stormwater 

Management Ordinance [Chapter 20] then in effect pertaining to sanitary sewage 

disposal, water supply, stormwater management, utilities and easements and 

subsurface carbonate areas. 

 

K. Applications to the Township Engineer for a special permit under this Section, as well as 

written determinations of the Township Engineer and appeals from the written 

determinations of the Township Engineer to the Township Zoning Hearing Board and 

appeals to the courts of the Commonwealth of Pennsylvania, shall be subject to the same 

procedural (but not substantive) rules as are applicable to applications for special 

exceptions under the terms of this Chapter in effect at the time the application is filed. 

 

L. Fees. 

 

The Township Supervisors shall, from time to time, establish by resolution a schedule of 

fees, charges and expenses and collection procedures for special permits, costs of review 

and inspection, appeals and other matters pertaining to this Section. The schedule of fees 

shall be available for inspection in the Township Office. An application will not be 

considered to be complete until all applicable fees, charges and expenses have been paid 

in full. 

 

 

§27-804.    SSC - Steep Slope Conservation Regulations. 
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A. Purpose. The purposes of this section are as follows: 

1. To promote the public health, safety, and welfare by the protection of steep slope 

areas and by encouraging the retention of open space located and designed so as to 

constitute a harmonious and appropriate part of the physical development of the 

Township. 

2. To permit only those uses of steep slope areas that are compatible with the 

conservation of natural conditions and that maintain stable soil conditions by: (1) 

minimizing disturbances to vegetative ground covers; and (2) restricting the 

regrading of steep slope areas. 

3. To limit soil erosion and the resultant destruction of the land, siltation of streams, 

and property damage. 

4. To protect low-lying areas from flooding by limiting the increase in stormwater 

runoff caused by grading of sloped areas, changes in ground cover, or the erection 

of structures. 

5. To maintain the ecological integrity and habitat value of steeply sloped areas for 

indigenous vegetation and wildlife that could be adversely affected by otherwise 

permitted disturbances. 

6. To allow the continuing replenishment of groundwater resources and the 

maintenance of springs. 

 

B. Delineation. The SSC - Steep Slope Conservation District shall consist of any area that is 

delineated and defined as follows: 

 

1. Prohibitive Slope. Prohibitive slopes are those of greater than 25% slope, as further 

defined in Section 27-202. 

2. Precautionary Slope. Precautionary slopes are those of 15% to 25% slope, as further 

defined in Section 27-202. 

 

The applicable United States Geological Survey Topographic Map, or a topographic survey 

prepared by a registered professional licensed to perform such surveys when required as 

part of a subdivision or land development plan application, shall determine the lands 

contained within the SSC - Steep Slope Conservation District. 

  

C. Steep Slope Delineation Procedure. 

 

1. Each application for construction, land disturbance or subdivision containing land 

within the SSC - Steep Slope Conservation District shall be submitted in 

accordance with such other provisions of the ordinances of the Township as are 

applicable thereto. Any area of prohibitive slope or precautionary slope that falls 

within the subject lot or lots shall be shown on the site plan through shading of such 

area or areas. 
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2. Any party seeking land development and/or subdivision approval in what might be 

the SSC - Steep Slope Conservation District shall have the burden to present 

evidence to the reviewing body of the boundaries of the district in the area in 

question. This presentation must include applicable topographic data with respect 

to the property and any other pertinent documentation for consideration. 

 

3. Where the exact location of the boundaries of the district in relation to a given 

parcel is in question, the Township Engineer shall evaluate all material submitted 

by the applicant and any other pertinent information. He shall make a written report 

of the results of his determination, a copy of which shall be provided to the Board 

of Supervisors. 

 

4. Any party aggrieved by any such determination by the Township Engineer may 

appeal to the Zoning Hearing Board. The party contesting the location of the district 

boundary shall have the burden of proof in any such appeal proceeding. 

 

D. Relationship to Other Parts and Ordinances. The provisions of the SSC - Steep Slope 

Conservation District create an overlay district which is applicable within all other zoning 

districts established by this chapter. To the extent the provisions of this section are 

applicable and are more restrictive, they shall supersede conflicting provisions in any other 

part of this chapter and all other ordinances of Township. However, all other provisions of 

this chapter and all other ordinances of Township shall remain in full force. 

 

E. General Criteria within both Prohibitive and Precautionary Slopes. 

 

1. All grading shall be minimized, and no grading shall be undertaken within any area 

of the SSC - Steep Slope Conservation District except where approved in 

conjunction with a use permitted under the terms of this section. 

2. Finished slopes of all cuts and fills shall be stabilized and shall not exceed a 33% 

slope, unless the applicant can demonstrate that steeper slopes can be stabilized and 

maintained adequately. 

3. The maximum limit of disturbance shall be as follows: 

a. Precautionary Slope: 30%. 

b. Prohibitive Slope: 0%, except where permitted under § 27-804, 

Subsection F.3. 

 

F. Permitted Uses in Areas of Prohibitive Slope. The following are the only uses permitted 

by right in areas of prohibitive slope. Such uses also shall be in compliance with the base 

zoning district, and shall not involve the erection of buildings, construction of streets, 

installation of sewage disposal systems, or permanent removal of topsoil. 

 

1. Parks and outdoor recreational uses, consistent with the goals of watershed 

protection. 

2. Logging and woodcutting, where such activity is limited to highly selective 

removal of trees and is performed in accordance with a woodland management plan 

prepared by a professional forester and approved by the Board of Supervisors. 
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Maximum precautions shall be taken to avoid destruction of or injury to understory 

brush and trees. 

3. Grading for the minimum portion of a driveway necessary to access a single-family 

dwelling when it can be demonstrated that no other routing which avoids slopes 

exceeding 25% is feasible. 

4. Yard areas of a building that is permitted under the terms of this chapter 

 

G. Permitted Uses in Areas of Precautionary Slope. The following are the only uses permitted 

by right in areas of precautionary slope, provided they also are in compliance with the base 

zoning district and all other provisions of this chapter: 

1. Any use permitted in an area of prohibitive slope. 

2. Tree farming, forestry, and other agricultural uses when conducted in conformance 

with conservation practices, including minimum tillage methods, approved by the 

Natural Resources Conservation Service or the Chester County Conservation District. 

3. Single-family detached dwelling, where permitted in the underlying district, provided 

that such dwellings are designed so that foundation walls are built into the slope 

without alteration of natural grade beyond the building footprint, or the use of other 

foundation systems that minimize the area of disturbance to natural grade. 

4. Sealed public water supply wells, where approved by all regulatory agencies. 

5. Sanitary or storm sewers, where approved by all regulatory agencies. 

H. Application Procedures. Before a permit is issued for any construction or land disturbance 

activity on land within or affecting areas of the SSC - Steep Slope Conservation District, the 

following material, in full or in pertinent parts, shall be submitted for review by the Township: 

1. An engineered site plan of the property, indicating existing grades with contour lines 

of five foot intervals and proposed grades within the area of the proposed construction. 

All areas of prohibitive and/or precautionary slope, as defined above, shall be shaded 

accordingly. 

2. Landscaping plan indicating proposed impervious surfaces, storm drainage facilities, 

retaining walls, and ground cover, as well as trees and ornamental shrub locations. 

3. Architectural plans, elevations, and sections. 

4. A statement, signed and sealed by a registered architect, landscape architect, or 

engineer, explaining the building methods to be used in overcoming foundation and 

other structural problems created by any slope conditions, how the natural slopes and 

watershed will be protected, the type of vegetation which will be installed in disturbed 

areas, and the method of getting construction and other materials to the site without 

damage to existing trees and other nearby vegetation. 

5. Location and slopes of sides of all proposed cuts and fills. 

6. Plan, profile, and typical cross-sections of any proposed driveway, with the seal of a 

registered professional engineer thereon. 

7. Plan for on-site sewage disposal facilities unless the Township or Municipal Authority 

determines that the property is within a public sanitary sewer service area. 

8. If a prohibitive slope area extends to the boundary of a proposed site, the slopes on 

adjacent properties for a distance of 200 feet in all directions from the boundaries of 

the site in question shall be additionally presented. 
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I. Existing Uses and/or Structures within the SSC - Slope Conservation District. Following 

the effective date of this chapter, any use or structure situated within an area of prohibitive 

slope or precautionary slope that does not conform to the uses permitted in this section 

shall become a nonconforming use or structure, regardless of its conformance to the terms 

of the district in which it is located. The expansion or continuance of said nonconforming 

use or structure shall be governed by the requirements of Part 11 of this chapter. However, 

the Zoning Hearing Board shall also ensure that the standards contained in this section are 

applied to the expansion or continuance of said nonconforming use or structure. 

 

§27-805.      Riparian Buffer Conservation Regulations.  

 

A. Findings of Fact. 

1. Riparian buffers, particularly forested buffers, prevent stream bank erosion; protect 

natural stream morphology (i.e., broad meanders with maximum stream bottom 

habitat); remove excess nitrogen, phosphorus and sediment from surface water run-

off; reduce downstream flooding; provide thermal protection to adjoining streams, 

wetlands, and water bodies; provide food and habitat for wildlife; provide food and 

habitat for fish and amphibians; form corridors for habitat conservation and 

greenways; and protect associated wetlands. 

2. Forested riparian buffers in headwaters (first-order streams) generate high levels of 

organic inputs directly from land to water, which in turn maximize in-stream 

processing functions that provide the “fuel” needed for downstream energy and 

nutrient processing. 

3. The Township is committed to improving the water quality of its streams, creeks, 

rivers, and other water bodies and is required by the federal Environmental 

Protection Agency and the Pennsylvania Department of Environmental Protection 

to have a plan for improving water quality and to implement that plan in a timely 

manner. 

 

B. Intended purpose.  It is the purpose of this section to promote the public health, safety and 

general welfare and to minimize impacts to forested riparian resources.  In furthering that 

purpose, the specific intent of this section is: 

1. To conserve, protect, and restore natural riparian resources through scientifically 

supported processes. 

2. To maintain and improve surface water quality by reducing the entry of detrimental 

substances, including nutrients, sediment, organic matter, pesticides, and other 

harmful substances that reach watercourses, wetlands, and surface and subsurface 

water bodies. 

3. To reduce the entry of detrimental substances by restricting development and uses 

in riparian areas that intercept surface water runoff, wastewater, subsurface flow 

and deep groundwater flows from upland sources and where the processes of 

filtration, deposition, absorption, adsorption, plant uptake, sediment and 

phosphorus attenuation, denitrification and infiltration may occur; encouraging 

sheet flow and minimizing, mitigating and preventing concentrated flows of storm 

water runoff across riparian areas, and securing increased channel and bank 
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stabilization that avoids stream bank erosion and associated water quality, quantity 

and flow harms. 

4. To reduce adverse aquatic health impacts due to changes in the temperature of 

receiving waters (both temperature increases and temperature decreases) as a result 

of storm water runoff, loss of vegetation shading and direct discharges to water 

bodies. 

5. To enhance in-stream processing of nutrients and pollutants such as pesticides and 

reduce the downstream movement of pollutants, including a reduction in flooding 

and reduction of soil loss.  

6. To improve and maintain the safety, reliability and adequacy of the water supply 

for domestic, agricultural, commercial, industrial and recreational uses along with 

sustaining diverse populations of aquatic flora and fauna. 

7. To provide wildlife habitat, protect native plant species, and provide opportunities 

for passive recreation and conserve scenic and recreation areas within and adjacent 

to riparian areas. 

8. To conserve headwater areas, groundwater recharge zones, floodway, floodplain, 

springs, seeps, streams, wetlands, woodlands, prime wildlife habitats and other 

features that provide recreational value or contain natural amenities, whether on 

developed or undeveloped land. 

9. To integrate with floodplain, steep slope, wetlands, and woodland protection 

ordinance provisions as well as other ordinance requirements contained herein that 

regulate environmentally sensitive areas to minimize hazards to life, property and 

the environment. 

10. To regulate the use, siting, engineering and maintenance of all development to be 

consistent with the purposes and intent of this section and accepted conservation 

easement practices and to work with the carrying capacity of existing natural 

resources. 

11. To minimize the financial burden imposed on the community, its governmental 

bodies and individuals when having to mitigate the effects of increased soil run-off 

into creeks, streams, and rivers due to disturbance or loss of forested riparian 

resources in the Township. 

 

C. Overlay Concept, Establishment, and Width Determination of the District.  

1. Overlay Concept. The provisions of the RCC - Riparian Corridor Conservation 

District create an overlay district which is applicable within all other zoning 

districts established by this chapter. To the extent the provisions of this section are 

applicable and more restrictive, they shall supersede conflicting provisions in any 

other Part of this chapter and all other ordinances of the Township. However, all 

other provisions of this chapter and all other ordinances of the Township shall 

remain in full force. 

2. Establishment. 

Regulated Watercourses 

Zone One 

Required 

Zone Two 

Required Measurement 

Perennial Streams (Soil Survey 

and USGS) 

Yes Yes Measured from 

Top of Bank 
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Regulated Watercourses 

Zone One 

Required 

Zone Two 

Required Measurement 

Intermittent Streams (Soil 

Survey) 

Yes Yes Measured from 

Center line 

Bordered by Alluvial Soils Yes Yes Measured from 

Center line 

Local Alluvium in Conjunction 

with Alluvial Soils 

Yes Yes Measured from 

Center line 

Ponds >5,000 square feet Yes No Measured from 

Edge 

a. The RCC - Riparian Corridor Conservation District applies to the following 

watercourses and water bodies and the land adjacent to them: 

i. All naturally occurring watercourses that normally contain flowing 

water during all times of the year, including streams that may dry up 

during periods of extended drought. These shall include, but not be 

limited to: 

(a) Perennial streams identified in the most recent Soil Survey of 

Chester County. 

(b) Perennial streams identified on United States Geological Survey 

maps. 

ii. All intermittent watercourses otherwise identified in the most recent 

Soil Survey of Chester County, County GIS database, FEMA mapping, 

identified on plans submitted by applicants or by the Township. 

iii. All watercourses bordered by the following alluvial soils, and/or local 

alluvium soils, as mapped in the most recent U.S. NRCS Soil Survey 

for Chester County, provided the local alluvium soil is connected to one 

of the following alluvial soils: Ba/BaB/BbB-Baile silt loam, 

CpA/CpB/CqB- Cokesbury silt loam, Ha-Hatboro silt loam, Th-

Thorndale silt loam, ToA/ToB/TxB-Towhee silt loam, WaA-Watchung 

silt loam. 

iv. Ponds greater than 5,000 square feet in area. 

v. In the case where a dispute is based upon soils classification, the initial 

determination may be overruled upon the submission of a report 

prepared by a soil scientist or other individual with appropriate expertise 

on behalf of the application which demonstrates that the soils are not 

any of those listed above in Subsection C.2.a.iii. 

 

b. The district will consist of two distinct zones designated as:  

 

i. Zone One. This zone is a margin of land with a minimum width of 25 

feet measured horizontally on a line perpendicular to the top of bank or 

center line of the watercourse, as appropriate, and/or the edge of the 

wetland or pond. 
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(a) Where slopes in excess of 25% are located within 25 feet of a 

watercourse, Zone One shall extend the entire distance of this 

sloped area or 75 feet, whichever is less. 

(b) Where the width of Zone One has been adjusted to a width of less 

than 75 feet, the width of Zone Two will be adjusted so that the 

total corridor width (Zone One and Zone Two) shall be a 

maximum of 75 feet. 

ii. Zone Two. This zone begins at the outer edge of Zone One and shall 

occupy a minimum width of 50 feet in addition to Zone One. Where 

Zone One has been adjusted to a width greater than 25 feet, the width of 

Zone Two shall be adjusted such that the total corridor width (Zone One 

and Zone Two) shall be a maximum of 75 feet. 

(a) Where the FEMA-regulated floodplain, as defined in 

§8-104.1.A(1) of this Code, extends greater than 75 feet from the 

waterway, Zone One shall remain a minimum of 25 feet wide, and 

Zone Two shall extend from the outer edge of Zone One to the 

outer edge of such floodplain. 

 

c. The width and applicable regulations of the RCC - Riparian Corridor 

Conservation District shall be as follows, consistent with the standards for 

Zone One and Zone Two. 

i. For watercourses identified in Subsection C.2.a.i, ii, and iii, herein, both 

Zone One and Zone Two shall apply. 

ii. For ponds identified in Subsection C.2.a.iv, herein, only Zone One shall 

apply. 

 

d. The measurement of the RCC - Riparian Corridor Conservation District 

shall be as follows: 

i. For watercourses identified in Subsection C.2.a.i: A minimum of 75 feet 

from each defined edge of the watercourse at bank full flow, or the area 

contained within the FEMA-regulated floodplain, whichever is greater. 

ii. For watercourses identified in Subsection C.2.a.ii and iii: A minimum 

of 75 feet from the center line of the watercourse, or the area contained 

within the FEMA-regulated floodplain, whichever is greater. 

iii. For ponds identified in Subsection C.2.a.iv: A minimum of 25 feet from 

the edge of the pond. 

 

e. A Riparian Corridor Map, depicting the approximate locations of the 

Riparian Corridor Conservation District is attached hereto as Appendix 

“D”. The purpose of this information is for general information purposes, 

and the calculation methodologies contained in this Section shall supersede 

such map in determining the exact location of the District.  

 

D. Uses Permitted in the RCC - Riparian Corridor Conservation District. The following uses 

are permitted either by right or as a conditional use in the RCC - Riparian Corridor 

Conservation District. 



 
 

 

100 

 

1. Zone One. 

a. Uses Permitted by Right. Open space uses that are primarily passive in 

character shall be permitted to extend into the area defined as Zone One, 

including: 

i. Wildlife sanctuaries, nature preserves, forest preserves, fishing areas, 

passive areas of public and private parklands, and reforestation. 

ii. Streambank stabilization. 

iii. Driveways, common driveways and subsurface utility crossings serving 

not more than five single-family or two-family dwelling units, provided 

the requirements of Subsection I, herein, are satisfied. 

iv. Agricultural uses existing at the time of adoption of this chapter, so long 

as they are conducted in compliance with methods prescribed in the 

Department of Environmental Protection's Erosion and Sediment 

Pollution Control Program Manual, 1990, as amended. 

v. Corridor crossings by farm vehicles and livestock. 

vi. Corridor crossings by recreational trails, roads, railroads, centralized 

sanitary sewer and/or water lines, and public utility transmission lines, 

when in compliance with the applicable requirements of the 

Pennsylvania Department of Environmental Protection and/or the 

Chester County Conservation District, and provided that disturbance is 

offset by identified corridor improvements in accordance with 

Subsection I. 

vii. Driveways and subsurface utility crossings for more than one 

commercial/industrial lot, provided the applicant receives a grant of 

special exception as required under § 27-802, Subsection F, and 

provided the requirements of Subsection I. herein, are satisfied. 

viii. Driveways and subsurface utility crossings for not more than one 

commercial/industrial lot, provided the requirements of Subsection I., 

herein, are satisfied. 

b. Uses Permitted by Conditional Use. 

i. Sustained yield harvesting of trees when removal is consistent with a 

woodland management plan prepared by a professional forester, in 

compliance with Section 27-1029 and approved by the Board 

following review by the Township Engineer. Any landowner 

requesting to sustainably harvest timber within Zone One shall be 

enrolled in the Bureau of Forestry’s Forest Stewardship Program and 

have a letter approving such a harvest from the Bureau’s District 

Forester prior to the Township issuing such approval. 

 

2. Zone Two. 

a. Uses Permitted By Right. The following uses which are primarily passive 

in character, shall be permitted by right to extend into the area defined as 

Zone Two: 

i. Open space uses including wildlife sanctuaries, nature preserves, forest 

preserves, passive areas of public and private parklands, and 

recreational trails conducted in compliance with methods prescribed in 
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the Department of Environmental Protection's Erosion and Sediment 

Pollution Control Program Manual, 1990, as amended. 

ii. Reforestation when done in compliance with a woodland management 

plan prepared by a professional forester and approved by the Board 

following review by the Township Engineer. 

iii. No more than 1/2 the depth of any minimum required front, side, and/or 

rear yards on private lots. The result of this requirement is that 1/2 of 

the minimum required yard depth shall act as a setback from the Zone 

Two boundary, and the other half may extend into Zone Two to 

complete the minimum required yard area. However, the portion of the 

setback within Zone Two shall be subject to the regulations of Zone 

Two. 

iv. Agricultural uses existing at the time of adoption of this chapter, so long 

as they are conducted in compliance with methods prescribed in the 

Department of Environmental Protection's Erosion and Sediment 

Pollution Control Program Manual, 1990, as amended. 

v. Driveways, common driveways and subsurface utility crossings serving 

not more than five single-family or two-family dwelling units, provided 

the requirements of Subsection I., herein, are satisfied. 

vi. Corridor crossings by farm vehicles and livestock. 

vii. Corridor crossings by recreational trails, roads, railroads, centralized 

sanitary sewer and/or water lines, and public utility transmission lines, 

when in compliance with the applicable requirements of the 

Pennsylvania Department of Environmental Protection and/or the 

Chester County Conservation District, and provided that disturbance is 

offset by identified corridor improvements in accordance with 

Subsection I. 

viii. Driveways and subsurface utility crossings for more than one 

commercial/industrial lot, provided the applicant receives a grant of 

special exception as required under § 27-802, Subsection F, and 

provided the requirements of Subsection I., herein, are satisfied. 

ix. Driveways and subsurface utility crossings for not more than one 

commercial/industrial lot, provided the requirements of Subsection I., 

herein, are satisfied. 

x. Naturalized stormwater basins, provided the basin is located a minimum 

of 25 feet from the defined edge of identified watercourses, and such 

basin is landscaped consistent with the requirements of § 22-629. 

xi. Forestry activities, including timber harvesting, provided it is conducted 

in accordance with the provisions of this Zoning Ordinance, specifically 

§ 27-1029. 

 

b. Uses Permitted by Conditional Use. 

i. New agricultural uses in compliance with methods prescribed in the 

Department of Environmental Protection's Erosion and Sediment 

Pollution Control Program Manual, 1990, as amended. Any timber 

harvesting required to establish such use must comply with Section 27-

https://ecode360.com/31038943#31038943
https://ecode360.com/31036960#31036960
https://ecode360.com/31039328#31039328
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1029. 

ii. Sustained yield harvesting of trees when removal is consistent with a 

woodland management plan prepared by a professional forester, in 

compliance with Section 27-1029 and approved by the Board following 

review by the Township Engineer.  

iii. Passive use areas such as camps, camp grounds, picnic areas, and golf 

courses.  

iv. Active recreation areas such as ball fields, playgrounds, and courts 

provided these uses are designed in a manner that will not permit 

concentrated flow. 

 

E. Uses Specifically Prohibited in the RCC — Riparian Corridor Conservation District. Any 

use or activity not authorized within Subsection D, herein, shall be prohibited within the 

RCC - Riparian Corridor Conservation District and the following activities and facilities 

are specifically prohibited: 

1. Storage of any hazardous or noxious materials. 

2. Use of fertilizers, pesticides, herbicides, and/or other chemicals in excess of prescribed 

industry standards or the recommendations of the Chester County Conservation 

District. 

3. Motor or wheeled vehicle traffic in any area not designed to accommodate adequately 

the type and volume. 

4. Parking lots. 

5. Any type of permanent structure, except structures needed for a use permitted in 

Subsection D, herein. 

6. Subsurface sewage disposal areas. 

7. Sod farming. 

 

F. Nonconforming Structures and Uses. Nonconforming structures and uses of land within 

the RCC - Riparian Corridor Conservation District shall be regulated in accordance with 

the following provisions: 

1. Existing nonconforming uses or structures within Zones One and/or Two that are not 

permitted under § 27-805, Subsection D, of this Part may be continued but shall not 

have the existing building footprint or uses expanded or enlarged within or into Zone 

One or Two. 

2. In all other respects, existing nonconforming uses and structures shall comply with the 

requirements of § 27-802, Subsection I., of this Part. 

 

G. Boundary Interpretation and Appeals Procedure. 

1. When an applicant disputes the Zone One and/or Two boundaries of the RCC - 

Riparian Corridor Conservation District or the defined edge of a watercourse or 

surface water body, the applicant shall submit evidence to the Township that shows 

the applicant's proposed boundary, and provides justification for the proposed 

boundary change. 

2. The Township Engineer and/or other advisors selected by the Board of Supervisors 

shall evaluate all material submitted and provide a written determination within 45 

days to the Board of Supervisors, Township Planning Commission, and landowner or 

https://ecode360.com/31039157#31039157
https://ecode360.com/31038943#31038943
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applicant. 

3. Any party aggrieved by any such determination or other decision or determination 

under this section may appeal to the Zoning Hearing Board under the provisions of 

Part 14 of this chapter. The party contesting the location of the district boundary shall 

have the burden of proof in case of any such appeal.  

 

H. Inspection and Application of RCC - Riparian Corridor Conservation District. 

1. Lands within or adjacent to the RCC - Riparian Corridor Conservation District will be 

inspected by the Zoning Officer when: 

a. A subdivision or land development plan is submitted. 

b. A change or resumption of a nonconforming use is proposed. 

2. The district may also be inspected periodically by the Zoning Officer and/or other 

representatives designated by the Board of Supervisors for compliance with an 

approved restoration plan, excessive or potentially problematic erosion, hazardous 

trees, or at any time when the presence of an unauthorized activity or structure is 

brought to the attention of Township officials. 

 

I. Management of the RCC - Riparian Corridor Conservation District. 

1. Corridor Management Plan. A corridor management plan shall be developed when 

required by the Township Subdivision and Land Development Ordinance [Chapter 22], 

consistent with the requirements therein. 

2. Mitigation Measures. Uses permitted in Subsection D that involve disturbance of 

vegetation within the Riparian Corridor shall be mitigated by one of the following 

measures: 

a. Increasing the Width of the Corridor. The width of the Riparian Corridor, 

measured from the defined edge of the water body, is increased so that the 

average width of the corridor's full length is equal to that required by 

Subsection C.2.c. 

b. Increasing the Effectiveness of the Corridor. In existing degraded wooded 

areas or proposed new wooded areas, an area equal to twice the area of 

disturbance shall be planted with three distinct layers of vegetation: (a) 

canopy trees, such as oak, hickory, maple, gum, beech, sycamore, spruce, 

hemlock, pine, and fir, (b) shrubs that provide an understory, such as 

elderberry, viburnum, azalea, rhododendron, holly, laurel, and alders, and 

(c) herbaceous plants that serve as ground cover, including ferns, sorrel, 

trillium, violet, Virginia creeper, nettle, phlox, aster, and worts. All three 

layers shall be planted at a density sufficient to create a fully functioning, 

naturalized riparian corridor. 

c. Converting to a More Effective Landscape. An area equal to three times the 

area of disturbance is converted to a more effective landscape. The 

following landscapes are listed in order of effectiveness, from most 

effective to least effective: Woodland, Meadow, Shrub, Old Field, Lawn, 

and Pasture. 

J. Corridor Crossing Standards. 

1. The width of any right-of-way shall not be greater than the minimum right-of-way 

width required by the Honey Brook Township Subdivision and Land Development 

https://ecode360.com/30832594#30832594
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Ordinance [Chapter 22]. 

2. Crossings shall be designed to cross the Riparian Corridor at direct right angles to the 

greatest extent possible in order to minimize disturbance of the corridor. 

3. Corridor crossings shall be separated by a minimum of 1,000 feet of buffer length to 

the greatest extent possible. 

4. Bridges shall be used in place of culverts when crossings would require a seventy-two 

inch or greater diameter pipe. When culverts are installed they shall consist of slab, 

arch or box culverts and not corrugated metal pipe. Culverts shall also be designed to 

retain the natural channel bottom to ensure the passage of water during low flow or 

dry weather periods. 

§27-806. Wetlands Conservation Regulations. 

 

A. Findings of Fact. 

1. Wetlands are transition zones where the flow of water, the cycling of nutrients, and 

the energy of the sun meet to produce a unique ecosystem characterized by 

hydrology, soils, and vegetation. A wetland may not be wet year-round, in fact, 

some of the most important are only seasonally wet. 

2. Wetlands provide unique and increasingly rare habitat for plants and animals. 

Wetlands help to absorb and slow floodwaters, and absorb excess nutrients, 

sediment, and other pollutants before they reach rivers, lakes, and other 

waterbodies. 

3. Wetlands have environmental and education value for all Township 

 residents and  visitors. 

 

B. Intended purpose.  It is the purpose of this section to promote the general health, safety and 

welfare, and to minimize the loss of wetlands within the Township for the value they bring 

to the Township, as described above in the Findings of Fact. In furthering that purpose, the 

specific intent of this section is: 

1. To protect wetlands in the Township from disturbance, environmental 

contamination, or loss. 

2. To require applicants to accurately delineate wetlands, and to inform the Township 

of the existence of wetlands on a site proposed for future development. 

3. To inform property owners and developers of possible permit and approval 

requirements of the U.S. Army Corps of Engineers and/or the Pennsylvania 

Department of Environmental Protection when wetlands are present, and to inform 

the Township, for coordination purposes, of such permitting and approval 

processes. 

4. To integrate with floodplain, steeply sloped areas, forested riparian buffers, and 

woodland protection ordinance provisions as well as other ordinance requirements 

contained herein that regulate environmentally sensitive areas to minimize hazards 

to life, and property.  

5. To minimize the financial burden imposed on the community, its governmental 

bodies and individuals when having to mitigate the effects of increased soil run-off 

 into creeks, streams, and rivers due to disturbance or loss of wetlands in the 

Township.   
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C. Compliance. Wetlands shall not be regraded, filled, piped, diverted, channeled, built 

 upon, or otherwise altered, including for purposes of access or utility crossings, unless all 

 applicable permits have been obtained from the required governmental entity, and copy 

 thereof submitted to the Township. 

 

D. Any applicant proposing a use, activity, or improvement which would entail the regrading 

or placement of fill in wetlands shall provide the Township with proof that the 

Pennsylvania Department of Environmental Protection (Bureau of Dams and Waterway 

Safety and Bureau of Water Quality Management) and the U.S. Army Corps of Engineers 

have been contacted to determine the applicability (jurisdiction) of state and federal 

wetland regulations.  Any applicant contacted by the Pennsylvania Department of 

Environmental Protection or the U.S. Army Corps of Engineers in regard to wetlands also 

shall concurrently provide to the Township a copy of such correspondence.  Where any 

applicant alleges that a jurisdictional determination is not required or fails to seek such 

determination, the Township may nevertheless require the submission of a graphic and 

narrative wetlands delineation report, consistent with the submission requirements 

otherwise necessary for submission to federal and state agencies for jurisdictional 

determination.  

 

E. Where permitted subject to applicable regulation and as otherwise provided herein, sewers 

or other liquid transport pipelines shall only be permitted to cross wetlands on the minimum 

traversal distance and where every precaution shall be taken to prevent leaks and to prevent 

any possible draining of the wetland (e.g., water flowing through or along any pipe or 

trench).  At the expense of the applicant, the Township may require periodic inspection of 

applicable systems and facilities, including but not limited to x-ray of steel welds and 

pressure testing of pipelines. 

 

F. Wetlands shall be staked in the field as part of any subdivision and/or land development 

 process and prior to any construction upon the subject property.  

 

G. Where a jurisdictional determination or full wetland delineation report is required to 

 comply with state or federal regulations, the applicant shall provide the Township with a 

 full wetland delineation report conducted by a qualified wetland biologist, soil scientist, 

 or environmental professional of demonstrated qualifications, and subject to the 

 following additional requirements/certifications:  

1. the Township may hire a qualified consultant to review the delineation and 

recommend revisions at the applicant’s expense;   

2. the applicant’s hired professional generating the delineation report shall certify that 

the methods used correctly reflect the currently accepted technical concepts, 

including identification and analysis of wetland vegetation, hydric soils, and 

hydrologic indicators. Methods used in the delineation report shall be acceptable to 

the Township Engineer or other qualified consultant hired by the Township; and 

3. The wetland report submitted to the Township shall include a determination of 

whether wetlands are present on the site and a full delineation, area measurement 

(in  square feet), and description of any wetlands determined to be present.  
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§27-807. Woodland Conservation Regulations. 

 

A. Findings of fact. 

1. Woodlands provide a host of environmental services in the Township, including, 

but not limited to, stormwater management, wildlife habitat, absorption of carbon 

and production of oxygen, soil retention, and slope stabilization. 

2. Woodlands are a natural resource recommended for protection by the Honey Brook 

Township and Borough Multi-Municipal Comprehensive Plan. 

 

A. Statement of intent. It is the purpose of this section to promote the public health, safety and 

welfare and to minimize disturbance or significant loss of woodlands in the Township.  In 

furthering that purpose, the specific intent of this section is: 

1. To regulate or prevent the disturbance or significant loss of woodlands in the 

Township as a result of land development activity. 

2. To provide standards for the disturbance of woodlands, and for the replacement of 

woodlands, when their loss is unavoidable. 

3. To integrate with floodplain, steeply sloped areas, wetlands, forested riparian 

buffers, and other ordinance requirements contained herein that regulate 

environmentally sensitive areas to minimize hazards to life, property, and 

woodlands.   

4. To minimize the financial burden imposed on the community, its governmental 

bodies and individuals when having to mitigate the effects of increased soil run-off 

into creeks, streams, and rivers due to clearing or disturbance of woodlands in the 

Township.  

 

B. Applicability and Disturbance Limitations for Woodlands  

1. The provisions of this section shall not be held applicable to Forestry (Timber 

Harvesting) activities as defined and provided for in Section 27-1029 of this Zoning 

Ordinance.  Activities which fall under the definition of Forestry, including timber 

harvesting, are exempt from the provisions of this section; however, are subject to 

the other applicable sections of this Zoning Ordinance.  

2. Clearcutting of any woodland area shall be prohibited except to the minimum extent 

necessary to permit the implementation of an approved land development or 

building permit.   

3. All woodland disturbance shall be subject to the following disturbance limitations 

beyond which woodland replacement shall be required: 

a. Permitted woodland disturbance on any lot or tract shall not exceed five 

(5) percent of any area designated Class I Woodland on the Biological 

Resources Map (Appendix I of the Comprehensive Plan), where such 

woodland is coextensive with any area of prohibitive slope. 

b. Except where subsection C.3.a. applies, permitted woodland disturbance 

on any lot or tract shall not exceed fifteen (15) percent of any area 

designated Class I or Class II Woodland on the Biological Resources Map 

(Appendix I of the Comprehensive Plan), nor any woodland within a 

designated greenway corridor, as shown on the Biological Resources Map 

of the  Comprehensive Plan. 
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c. Outside of areas designated as greenway corridors, permitted woodland 

disturbance on any lot or tract shall not exceed twenty-five (25) percent of 

any Class III Woodland. 

d. Permitted woodland disturbance on any lot or tract shall not exceed ten 

(10) percent of any area designated as Forest Interior Habitat on the 

Biological Resources Map. 

e. Disturbance limitations shall be measured based on the extent of the 

woodland at the time of first submission of applicable application(s) after 

the adoption of this Section, and shall be indicated on applicable plan(s).  

The extent of any area of woodland disturbance shall be measured to include 

the entire area within the drip line of any tree where any part of the area 

within the drip line of said tree is subject to woodland disturbance.  Any 

disturbance limitation shall run with the land, once established.  Subsequent 

applications shall be subject to the initial determination of disturbance 

limitations, regardless of intervening disturbance which may have occurred.  

If, at any time within three (3) years prior to an applicable application, there 

had existed a greater extent of woodland, such greater area shall be utilized 

to calculate the extent of woodland disturbance and the limitations set forth 

herein. 

4. In determining where necessary woodland disturbance shall occur in the context of 

any subdivision, land development, building permit or zoning permit application, 

the applicant shall consider the following: 

a. The location(s) and benefit of conservation of healthy mature woodland 

stands. 

b. The impacts, in terms of functions and values to wildlife, of separating, 

dividing and/or encroaching on wildlife travel corridors and/or extensive 

habitat areas.  Such impacts must be explicitly assessed in any area 

designated as one or more of the following: 

i.Forest interior habitat. 

ii.Forested riparian buffers. 

iii.Rare species site(s). 

iv.Exceptional natural areas. 

5. In areas of permitted woodland disturbance and areas adjacent to permitted 

woodland disturbance, remaining trees shall be protected from damage.  The 

following procedures shall be utilized during construction in order to protect 

remaining trees: 

a. Where existing trees are to remain, no change in existing grade shall be 

permitted within the drip line of the trees.  Appropriate fencing four (4) feet 

in height shall be placed at the drip line of trees to remain, wherever adjacent 

to proposed construction.  Such fencing shall be maintained in place 

throughout the duration of construction activity.  Roots shall not be cut 

within the drip line of any trees to remain. 

b. Trees within twenty-five (25) feet of a building, or bordering entrances or 

exits to building sites, shall be protected by a temporary barrier to be 

maintained in place throughout the duration of construction activity. 
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c. No boards or other material shall be nailed or otherwise attached to trees 

during construction. 

d. Construction materials, equipment, soil and/or debris shall not be stored nor 

disposed of within the drip lines of trees to remain. 

e. Tree trunks, limbs and exposed roots damaged during construction shall be 

protected from further damage by being treated immediately in accordance 

with accepted professional landscape procedures. 

 

C. Woodland replacement. 

1. Where woodland disturbance is permitted in excess of the limitations established 

in subsection C.3.a. through d. above, replacement plantings shall be installed in 

accordance with the standards set forth below.  A sample list of acceptable 

replacement plantings is found in Appendix “E”, Honey Brook Township List of 

Approved Plants of this Code.  

2. Required replacement tree calculation based on area of woodland disturbance.  At 

a minimum, for each five hundred (500) square feet of woodland disturbance area, 

or fraction thereof, in excess of the applicable standard set forth in subsection C.3.a. 

through d.  above, and regardless of the character and sizes of the disturbed 

vegetation, one (1) tree at least two (2) to two and one-half (2½) inch caliper shall 

be planted. 

3. Replacement tree calculation based on specific tree removal.  Regardless of any 

disturbance allowances, for each tree greater than twelve (12) inches dbh to be 

removed, required replacement trees also shall be calculated in accordance with the 

following schedule.  For purposes of this section, it shall be assumed that any tree 

greater than twelve (12) inches dbh shall be removed if located within 25 feet of 

any proposed land disturbance. 

 

For Each Tree to Be  Minimum Number and Caliper of 

Removed (inches dbh)  Replacement Trees (inches) 

 

One, 12 to 18   Two, 2 to 2 ½ 

One, 18 to 24   Three 2 to 2 ½ 

One, 24 to 36   Four 2 to 2 ½ 

One, greater than 36  Six 2 to 2 ½  

 

4. Required replacement shrubs.  At a minimum, for each one hundred (100) square 

feet of woodland disturbance area, or fraction thereof, in excess of the applicable 

standard set forth in subsection C.3.a. through d. above and regardless of the 

character and sizes of the disturbed vegetation, one (1) shrub at least twenty-four 

(24) to thirty (30) inches in height shall be planted in addition to any required tree 

replacement.  Shrubs planted in accordance with this requirement may be of 

restoration quality and not necessarily landscape quality.  

5. Required replacement plantings shall be in addition to any required street trees or 

any other landscape material required under the provisions of this chapter or the 

Township’s Subdivision and Land Development Ordinance. 
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6. Where approved by the Township as a condition of any building, zoning, 

subdivision or land development approval, or as a condition of grant of 

modification under Section 27-808 required replacement trees may be substituted 

for greater numbers of trees of smaller caliper than otherwise required, or by 

vegetation other than trees (e.g., for purposes of reforestation). 

7. Where approved by the Township as a condition of any building, zoning, 

subdivision or land development approval, or as a condition of grant of 

modification under Section 27-808, some or all of the required replacement 

plantings may be installed at a site other than that subject to required replacement 

planting. 

8. In lieu of actual installation of replacement plantings, the Township may permit 

any applicant to place the equivalent cash value, as agreed upon by the Township 

and the applicant, for some or all of the required replacement plantings into a 

special fund established for that purpose.  Such fund shall be utilized at the 

discretion of the Township for the purchase and installation of plantings elsewhere 

in the Township.  Installation of such plantings on private lands shall be dependent 

upon the establishment of conservation easement(s) or other restriction(s) 

acceptable to the Township that will reasonably guarantee the permanent protection 

of such plantings.  Where the provisions of this Section are otherwise applicable, 

any grant of approval of modifications requested pursuant to Section 27-808 also 

may be conditioned upon the placement of equivalent cash value for otherwise 

required replacement plantings into such a fund. 

9. The locations, selected species and sizes of all replacement plantings, along with a 

planting schedule tied to the timing and/or phasing of the development, shall be 

indicated on the Final Subdivision/Land Development Plan(s) or building or zoning 

permit application, as applicable. 

10. Required replacement vegetation and their measurement shall conform to the 

standards of the publications “American or U.S.A. Standard for Nursery Stock”, 

ANSI or U.S.A.S. Z60.1 of the American Association of Nurserymen, as amended.  

All plant material used on the site shall have been grown so as to have a high 

likelihood of survival on the site (e.g., grown specifically for planting in the 

applicable USDA hardiness zone) and shall be nursery grown, unless it is 

determined by the Township that the transplanting of trees partially fulfills the 

requirements of this Section. 

11. Species of replacement plantings selected and planting locations shall reflect 

careful site evaluation and, in particular, the following considerations: 

a. Existing and proposed site conditions and their suitability for the plant 

materials, based upon the site’s geology, hydrology, soils and microclimate. 

b. Specific functional and design objectives of the plantings, which may 

include, but not necessarily be limited to:  replacement of woodland area 

removed, enhancement of existing woodland or old field area(s), 

reforestation of impacted riparian buffer areas, mitigation of new woodland 

edge conditions as a result of land disturbance, provision for landscape 

buffer, visual screening, noise abatement, energy conservation, wildlife 

habitats and aesthetic values. 
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c. Maintenance considerations, such as hardiness, resistance to insects and 

disease, longevity and availability. 

d. Because of the many benefits of native plants (ease of maintenance, 

longevity, wildlife habitat, etc.), the use of nursery-grown free-fruiting 

native trees and shrubs is strongly encouraged.  Species selection should 

reflect species diversity characteristic of the native deciduous woodland. 

12. All replacement plantings shall be guaranteed and maintained in a healthy and/or 

sound condition for at least eighteen (18) months, or shall be replaced.  In addition, 

the applicant may be required to escrow sufficient additional funds for the 

maintenance and/or replacement of the proposed vegetation during the eighteen 

(18) month replacement period, and to provide for the removal and replacement of 

vegetation damaged during construction, based upon the recommendation of the 

Township Engineer. 

13. All applicants shall include, as part of preliminary and final plan submission, where 

applicable, a plan for the long-term management of any woodland area not subject 

to woodland disturbance and any area selected for introduction of replacement 

plantings in accordance with this section.  Such a plan shall include a statement of 

woodland management objectives and shall demonstrate to the satisfaction of the 

Board of Supervisors the feasibility of intended management practices, aiming to 

ensure the success of stated objectives, including the viability of introduced 

plantings, deterrence of invasive vegetation, and means to minimize any future 

woodland disturbance.  Applicants are strongly encouraged to seek woodland 

management assistance from a qualified professional. 

 

§27-808. Modifications 

 

A. For any use or activity subject to Subdivision or Land Development review, as part of 

applicable Plan submission, modification(s) may be requested to the provisions of 

Sections 804, 805, and 807 of this Part. Requested modification(s) may be granted at the 

discretion of the Board of Supervisors pursuant to the provisions of the Subdivision and 

Land Development Ordinance. 

B. For any use or activity not subject to Subdivision or Land Development review, but 

subject to application for approval of a Conditional Use, Special Exception, or Zoning 

Variance under the provisions of this Ordinance, the applicant may request 

modification(s) to the provisions of Sections 804, 805, or 807 of this Part. 

C. For any use or activity not falling within the scope of subsections A or B, the applicant 

may request modification(s) to the provisions of Sections 804, 805, and 807 of this Part 

in the form of an application for grant of a Special Exception by the Zoning Hearing 

Board.  

D. Applicants shall provide appropriate documentation in support of their modification 

request, and the Board of Supervisors or Zoning Hearing Board (as applicable) may 

request additional documentation of an applicant, or of its municipal consultants, to help 

reach its decision. 

E. In consideration of approval of any applicant request for modification(s) under this 

Article, the following standards shall serve as the basis for a decision: 
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1. That there are unique physical circumstances or conditions, including but not 

limited to irregularity, narrowness, or shallowness of lot size or shape, excessive 

frontage along a water body, presence of existing buildings or structures, or 

exceptional topographical or other physical conditions peculiar to the particular 

property. That because of such physical circumstances or conditions, it is 

impracticable for the property to be developed in strict conformity with the 

natural resources protection requirements of this Part and that the approval of the 

modification is therefore necessary to enable the reasonable use of the property 

under base zoning provisions. 

2. That the modification, if approved, will result in: 

a. the minimum disturbance of the steeply sloped area, pursuant to the 

purposes set forth in Section 804.A, as needed to provide for the lawful 

intended use; or 

b. the minimum reduction in performance of the riparian forest buffer, 

pursuant to the findings of fact set forth in Section 805.A, as needed to 

provide for the lawful intended use; or 

c. the minimum reduction in performance of the woodland, pursuant to the 

findings of fact set forth in Section 807.A, as needed to provide for the 

lawful intended use; 

F. No alteration of the Use Regulations set forth in Section 805.D shall be authorized as 

modification pursuant to this Section 808.  Any such requested alteration shall constitute 

an application for a variance, meeting all applicable requirements for same, to be 

submitted to the Zoning Hearing Board. 
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Part 9 

  General Regulations 

________________________________________________________________________ 

 

§27-901. Applicability. 

 

A. The provisions of this Chapter represent certain regulations and standards that are 

common to all zoning districts. Unless stated, the following common regulations shall 

govern in all districts and apply to all uses, whether uses by right, conditional uses, or 

uses by special exception. In the event that the provisions of this Chapter conflict with 

other provisions of this Chapter, the most restrictive provision shall apply. 

 

§27-902. Lot, Yard and Height Requirements. 

 

A. Reduction of Lot Area. No lot shall be reduced through subdivision so that the area of the 

lot or the dimensions of the required yards shall be smaller than the requirements of the 

applicable zoning district. 

 

B. Modification of Front Yard Requirements. The front yard of a proposed building in any 

district may be decreased in depth to the average alignment or setback of existing 

buildings within 100 feet on each side of the proposed building, or to the average 

alignment or setback where a building exists within 100 feet on only one side of the 

proposed building, provided such calculation is limited to the same block. Such reduction 

may occur when the alignment of the existing building is less than the front yard 

requirement for the applicable district. In no case shall said front yard encroach within 

the legal right-of-way of a street. 

C. Projections into Required Yards. 

1. No principal building and no other building containing a dwelling unit or 

other habitable living space shall be erected within or shall project into 

any required yard in any district. The following components of such 

building, however, may project into any required side or rear yard so long 

as they are set back at least fifteen (15) feet from any side or rear lot line: 

decks, patios; steps and similar landings; buttresses; chimneys; cornices; 

piers or pilasters; unenclosed fire escapes, and access ramps for physically 

handicapped persons. Where the lot dimensions, configurations, or 

topography allow no reasonable side or rear yard location, a 

handicapped access ramp may project into the required front yard, 

provided: 

a. The Zoning Officer reviews and approved the proposal; and 

b. The ramp design represents the minimum projection necessary into 

the front yard. 

2. On properties used or zoned for non-residential purposes only, an awning or 

movable canopy may project into any required side or rear yard not more 

than twenty-five (25) feet, but shall not be closer than fi fteen (15) feet 

from any side or rear lot line.  Similarly, on properties used or zoned 
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for non-residential purposes only, an awning or movable canopy may 

project into required front yard, but shall not be closer than five (5) feet 

from the front lot line or street right-of-way line, whichever yields the 

greater setback requirements.   

3. Arbors, trellises, and similar uninhabitable accessory structures shall 

be permitted within side and rear yard areas, provided they are not more 

than twelve (12) feet in height and are set back at least ten (10) feet from 

the lot line. A flag pole may be located in any front, side, or rear yard 

area, provided it is set back at least ten (10) feet from the lot line. 

4. Structures for which the location on the lot is determined by the function 

being performed, e.g., driveways, sidewalks, retaining walls, and 

stormwater management basins, may be located within required yard 

areas. Such structures shall be designed and located so as to minimize 

disturbance to adjacent properties. Fences and walls shall be located and 

designed in accordance with the terms of §27-907. 

5. Corner Lots. A front yard, as provided for in the lot area, bulk, and coverage 

requirements for the district in which the lot is located, shall be required along 

each street on which a corner lot abuts. The rear yard shall be that yard which is 

opposite the yard toward which the building front faces.  Accessory buildings 

shall be located behind the setback lines of both streets. 

6. Minimum Lot Width. Notwithstanding the provisions of Section 27-916 related to 

flag lots, each lot in any district shall have a width at the street line of not less 

than sixty (60) percent of the required lot width at the building setback line. 

7. Height Restrictions. 

a.  The height limitations of this Chapter shall not apply to church spires, 

belfries, cupolas and domes not intended for human occupancy, 

monuments, standpipes, chimneys on residential structures, or flagpoles. 

b. The height limitations of this Chapter shall not apply to any principal or 

accessory agricultural building or structure including, but not limited to, a 

barn or silo. 

c. Upon the granting of a special exception by the Zoning Hearing Board, the 

following may be erected to a maximum height of fifty (50) feet or the 

equivalent of the distance to the nearest property line, whichever is less: 

ham radio or television masts, aerials, and antennae; windmills and similar 

wind energy conversion systems. The Zoning Hearing Board shall 

consider the following factors in deciding upon a request for special 

exception: 

i. Compatibility of the proposed facility with existing and zoned uses 

in the general neighborhood with respect to safety, visual impact, 

aesthetics, noise, and lighting. 

ii. Compliance of the proposed facility with all applicable state and 

federal licensing and permit requirements, including assurances 

that existing uses on surrounding properties will not be disrupted 

or otherwise negatively impacted by the operation of the proposed 

facility. 

iii. The relationship of the proposed site to other similar facilities 
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within the Township or the immediate region, and the potential 

cumulative impacts that could result from a concentration of such 

facilities of excessive height. 

iv. The ability of the applicant to screen effectively the potentially 

negative visual, light, and noise impacts of the proposed facility. 

 

§27-903. Vision Obstruction. 

 

A On any lot, no wall, fence, or other obstruction shall be erected, allowed, or maintained, 

and no hedge, tree, shrub, or other growth shall be planted or allowed to exist, which 

dangerously obscures the view of approaching traffic along a street or at intersections 

with other streets or driveways. 

 

B. On a corner lot, nothing shall be erected, placed, or allowed to grow which dangerously 

obscures the view within a clear sight triangle defined by the following: 

1. Above the height of thirty (30) inches and below the height of ten (10) feet, 

measured from the centerline grades of the intersecting streets. 

2. Within the area bounded by the center lines of intersecting streets and a line 

joining points on these centerlines at least seventy-five (75) feet from the 

intersection of the centerlines of such streets. 

 

§27-904. Federal and State Owned Property. 

 

Whenever Federal or State-owned property is included in one or more zoning districts, it shall be 

subject to the provisions of this Chapter to the extent permitted by the Constitution and laws of 

the United States of America and the Commonwealth of Pennsylvania. 

 

 

§27-905. Performance Standards. 

 

A. Air Quality; Emission of Dust, Dirt, Fumes, Vapors, and Gases. 

1. The emission of dust, dirt, fly ash, fumes, vapors, or gases which can cause 

damage to human health, to animal, or vegetation or to other forms of property, or 

which can cause any soiling or staining of persons or property at any point beyond 

the lot lines of the use creating the emission is prohibited. 

2. There shall be no emission of smoke, ash, dust, fumes, vapors, gases or other 

matter toxic or noxious to air which violates the Pennsylvania Air Pollution 

Control Laws, including the standards set forth in the Standards for Contaminants 

(25 P.S. §123) and the Ambient Air Quality Standards (25 P.S. §131.3), and 

Pennsylvania Department of Environmental Protection, “Rules and Regulations.” 

3. Visible air contaminants shall comply with the Pennsylvania Department of 

Environmental Protection, “Rules and Regulations.” 

4. No user shall operate or maintain or be permitted to operate or maintain any 

equipment, or device which will discharge contaminants to the air of quality or 

quantity which will violate the limits prescribed herein and by the Pennsylvania 

Air Pollution Control Laws, unless the user shall install and maintain in 
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conjunction therewith such control as will prevent the emission into the open air 

of any air contaminant in a quantity that will violate any provision of this Chapter. 

5. No commercial or industrial user shall cause, allow, permit, or maintain any 

bonfire, junk fire, refuse fire, salvage operations fire, or any other open fire within 

the Township, and shall be in accordance with any State regulations.  

6. The ambient air quality standards for the Commonwealth of Pennsylvania shall be 

the guide to the release of airborne toxic materials across lot lines. 

7. The prohibition established in subsection .1, above, shall not be applied to 

agricultural operations on properties within the Township when otherwise 

compliant with state or federal laws or operating with valid licenses and permits. 

 

B. Fire and Explosion Hazards. 

1. All activities and all storage of flammable and explosive material at any point 

shall be provided with adequate safety devices against the hazard of fire and 

explosion, and adequate firefighting and fire suppression equipment, and devices 

as detailed and specified by the laws of the Commonwealth of Pennsylvania. 

2. All buildings and structures and activities within such buildings and structures 

shall conform to applicable Township codes and ordinances. Any explosive 

material shall conform to the requirements of Pennsylvania Department of 

Environmental Protection, “Rules and Regulations,” for storing, handling and use 

of explosives. 

 

C. Glare and Heat. 

1. No direct or sky-reflected glare from high temperature processes, such as 

combustion, welding or otherwise, shall be permitted beyond the lot line on which 

the activity is situated. These regulations shall not apply to signs or floodlighting 

of parking areas or surveillance, security, or safety lighting otherwise in 

compliance with §27-913 of this Chapter. 

2. No floodlighting or high-intensity lighting, except for surveillance, security, 

safety lighting shall be permitted in the A, RC, NR or MUR districts after 10 p.m. 

prevailing time. 

3. There shall be no emission or transmission of heat or heated air discernible 

beyond the lot line on which the activity is situated. 

 

D. Waste Disposal. 

 

There shall be no discharge at any point into any public or private sewage system, or 

watercourse, or into the ground, of any liquid and solid waste materials in such a way or 

of such a nature, as will contaminate or otherwise cause the emission of hazardous 

materials in violation of the laws of Township and Pennsylvania Department of 

Environmental Protection, Rules and Regulations, or other applicable State and Federal 

laws, rules, and regulations. 

 

E. [RESERVED]. 
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F. Odor. 

 

No uses, except agricultural operations, shall emit odorous gases, or other odorous matter 

in such quantities to be offensive at any point on or beyond its lot lines. Any process 

which may involve the creation or emission of any odors shall be provided with a 

secondary safeguard system in order that control will be maintained if the primary 

safeguard system should fail. 

 

G. Vibration. 

 

No vibration shall be produced which is transmitted through the ground and is discernible 

by a normal individual by such direct means as, but not limited to, sensation by touch or 

visual observation of movement without the aid of instruments beyond the lot lines. 

 

H. Electrical, Radio, and Electromagnetic Disturbance. 

1. There shall be no radio or electrical disturbance, except from domestic household 

appliances, adversely affecting the operation of any equipment at any point other 

than equipment belonging to the creator of such disturbance. 

2. No use, activity, or process shall be conducted which produces electromagnetic 

interference with normal radio or television reception from off the lot on which 

the activity is conducted. 

 

I. Radioactivity. 

1. There shall be no activities which emit dangerous levels of radioactivity at any 

point. 

2. No operation involving radiation hazards shall be conducted which violates 

federal regulations and standards. In addition, any proposed use which 

incorporates the use of radioactive material, equipment or supplies, shall be in 

strict conformity with Pennsylvania Department of Environmental Protection, 

“Rules and Regulations,” or other applicable State and Federal laws, rules, and 

regulations. 

 

J. Electrical, Diesel, Gas or Other Power. 

 

All uses requiring power shall be operated so that the service lines, substation, or other 

structures and equipment shall conform to the most acceptable safety requirements 

recognized by the Pennsylvania Bureau of Labor and Industry, and shall be constructed to 

be an integral part of the buildings with which it is associated. If visible from adjacent 

residential lots, it shall be screened in accordance with §27-908.C.1. 

 

K. Water Use. 

 

All public water requirements shall be reviewed and approved by the Honey Brook 

Borough Water Authority or Aqua Pennsylvania, depending on the service area 

applicable to the subject lot or parcel seeking approval under the provisions of this 

Chapter. 
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L. Ground and Water Contamination. 

 

No materials or wastes shall be deposited upon a lot in such form or manner that they 

may be transferred off the lot by natural causes or forces, nor shall any substance which 

can contaminate a stream or watercourse or otherwise render such stream or watercourse 

undesirable as a source of water supply or recreation, or which will destroy aquatic life, 

be allowed to enter any stream or watercourse. 

 

M. General Public Health and Safety. 

 

No use shall create any other objectionable condition in an adjoining area which will 

endanger public health and safety, or be detrimental to the proper use of the surrounding 

area. 

 

§27-906.    Outdoor Storage and Display. 

 

A. Outdoor storage of all man made materials in excess of thirty (30) days shall be screened 

from view of public rights-of-way and adjacent residential uses. Screening shall consist 

of continuous evergreen plantings and/or include an architectural screen. 

 

B. All organic refuse or garbage shall be stored in tight, vermin-proof containers. In multi-

family developments of greater than ten (10) units, or commercial or industrial 

developments, garbage storage shall be centralized to expedite collection and enclosed on 

three sides by screening or plantings. 

 

C. Unless otherwise permitted by this Chapter, no more than one vehicle without a license 

or without proof of inspection shall be stored outside per lot. 

 

D. Outdoor storage and display areas shall occupy an area of no more than one-half (½) the 

allowed building coverage in the district in which it is located, unless otherwise provided 

by this Section. 

 

E. No outdoor storage or display of merchandise, articles, materials, goods or equipment 

shall be permitted beyond the front lines of the building, within the required yard areas, 

street right-of-way, parking areas, sidewalks, or other areas intended for pedestrian or 

vehicular use, except in the case of a sidewalk sale, garage sale, flea market, or public 

auction, or as permitted for commercial uses per subsection H, below, or for commercial 

and industrial uses per subsection I, below. 

 

F. Residential Outdoor Storage. 

1. On all residential lots, irrespective of the zoning district, recreational vehicles or 

trailers designed for use as vacation travel trailers shall be parked or stored in a 

carport or enclosed building, or within a rear yard or side yard, and shall be 

located no closer to a property line than the required setback lines for accessory 

uses for the applicable district; provided, however, that such vehicle may be 
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parked anywhere on the lot for a period not to exceed twenty-four (24) hours 

during loading and unloading. No such vehicle shall be used for dwelling 

purposes when parked or stored on any residential lot. 

2. The use of unlicensed trailers and intermodal shipping containers for long-term 

storage shall be prohibited on any residential lot. 

3. Storage within the front yard of any residential lot is limited to the use of 

temporary structures, buildings, or uses, per the requirements of Section 27-

1003.Q. 

 

G. Outdoor Display for Commercial Uses. Outdoor display of merchandise available for 

retail sale as part of a permitted commercial use may be permitted as follows: 

1. Outdoor display of salable merchandise shall occur only during regular business 

hours of the use in question and all materials and products that are displayed 

outdoors shall be moved indoors, or to a screened outdoor storage area located 

behind the front building wall, at the close of business and during nonbusiness 

hours. 

2. Display of saleable merchandise in front of a commercial use on public sidewalks 

shall be permitted where there is an area of not less than four (4) feet in width of a 

linear pathway of clear sidewalk free of all outdoor display of merchandise and 

available for safe pedestrian travel. This area shall remain free and clear of all 

outdoor display of salable merchandise. The remainder of the public sidewalk 

outside of this area may be available for outdoor display of salable merchandise. 

3. Outdoor display of saleable merchandise shall not be placed within required 

parking areas or spaces, shall not be located as to interfere with pedestrian or 

vehicular traffic, and shall not be displayed in a manner as to interfere with or 

provide a potential hazard or distraction to automotive traffic. The outdoor display 

of merchandise shall not interfere with the sight lines of traffic, as per §27-903, 

and shall not impair the visibility of any signage. 

4. Merchandise shall not be displayed outdoors in a manner that will result in the 

merchandise falling into the street or required area of clear sidewalk, or blowing, 

spilling, or otherwise becoming hazardous or a public nuisance. 

5. Any merchandise that is placed on the public sidewalk or right-of-way in 

violation of this Section or that otherwise constitutes a public hazard may be 

removed by the Township with or without notice to the owner. 

6. No merchandise shall be displayed outdoors that is pornographic, of an adult use 

in nature, or has explicit depictions of violence. 

7. Outdoor display of saleable goods in the rear yard of commercial uses shall be 

unrestricted but shall conform to applicable provisions in this Chapter. 

8. Products in connection with adult commercial uses shall not be displayed 

outdoors. 

 

H. Outdoor Storage for Commercial and Industrial Uses. 

1. Outdoor storage facilities for fuel, raw materials and all such products shall be 

permitted only when enclosed with an approved safety fence of adequate 

sufficient construction and compatible with the use, buildings, and landscaping on 

the lot. Such materials or product shall be stored to a maximum height of fifteen 
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(15) feet, and such areas shall be included in the calculation of total impervious 

surface area of a site. In addition to a fence, bulk storage tanks shall be enclosed 

by a berm to contain potential spillage.  

2. No highly flammable or explosive liquids, solids, or gases shall be stored in bulk 

above ground, except the following which shall meet the National Fire Code: 

a. Tanks or drums of fuel connected directly with and located and operated 

on the same lot as the energy devices or heating appliances they serve. 

b. Tanks or drums for storage of not more than 300 gallons of fuel oil (other 

than that used for home heating) or gasoline or diesel fuel, provided such 

tanks are located no closer than twenty-five (25) feet to any building or lot 

line or fifty (50) feet from any street line. 

3. For any permitted commercial or industrial use, storage of materials, equipment 

or vehicles, but not including parking and similar activities, shall generally be 

carried on within a building and shall meet the provisions of this Section and 

other applicable regulations of this Chapter, except that additional outdoor storage 

and display area for such uses may be authorized by the Township where all of 

the following conditions are met: 

a. The commercial or industrial use involved traditionally employs long-term 

outdoor storage including uses such as lumber yard, junkyard, 

nursery/greenhouse, and automobile retail sales. 

b. Such storage is needed for the successful operation of the use. 

c. The proposed site is suitable for outdoor storage. 

d. The applicant can demonstrate that indoor storage is not practical. 

e. The storage shall be located outside of required yard areas, off-street 

parking areas, and off-street loading areas. 

f. The storage shall comply with all applicable setback requirements and 

shall cover only that percentage of total lot area which is deemed practical 

and feasible in the opinion of the Zoning Officer. 

g. The storage areas shall be located and designed so as not to interfere with 

the operation and function of stormwater management facilities, including 

all basins, drainage swales, and water quality measures. 

h. No intermodal shipping containers shall be stacked on a lot or parcel. 

i. The storage area shall be screened from view from any adjoining 

residentially zoned property or existing residential uses by buildings, walls 

or an effective buffer, as required by §§27-907 and 27-908 of this Chapter. 

j. Any establishment which furnishes shopping carts as an adjunct to 

shopping shall provide definite areas within the building and parking area 

for storage of said carts. Each designated storage area shall be enclosed by 

a barrier at least as high as the height of the handles on a shopping cart, 

and shall be clearly marked for storage of shopping carts. All shopping 

carts shall be stored indoors, or otherwise secured during non-operating 

hours. 

 

§27-907. Fences, Walls and Hedges. 

 

A. Fences, walls, and hedges that are in conformance with this Chapter and other applicable 
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ordinances are allowed. Fences and walls shall be constructed within the property lines of 

the lot being enclosed by such fence or wall. 

 

B. Fences and walls may be erected, altered, and maintained within the yards, excluding 

required buffer yards, provided that any such fence in the front yard shall not exceed four 

(4) feet in height; and any fence or wall in the side or rear yard shall not exceed six (6) 

feet in height, except as permitted in this Chapter. Retaining walls, constructed for the 

express purpose of holding back or supporting earth, shall be exempted from said height 

provisions.  A fence designed specifically for the containment or exclusion of deer or 

similar wildlife, is permitted to exceed the six (6) feet height maximum provided the 

height of such fence shall not exceed twelve (12) feet. 

 

C. A fence shall have the finish side facing adjacent properties. 

 

D. Any fence, wall, or hedge shall be constructed, allowed and maintained in a manner 

pursuant to §27-903 of this Chapter. 

 

§27-908. Buffering, Screening, and Landscaping. 

 

A. All uses developed subsequent to adoption of this Chapter, as amended, shall comply 

with the buffer and screening requirements of Chapter 22 of this Code (the Subdivision 

and Land Development Ordinance). 

 

B. Any part of a lot which is not used for building, other structures, loading or parking 

spaces and aisles, sidewalks, and designated storage areas shall be planted with an all-

season ground cover approved by the Township. It shall be maintained to provide an 

attractive appearance. All plant material required by this Chapter and/or agreed to by the 

applicant as part of plan approval shall be maintained in perpetuity. 

 

C. Any use or activity proposed as part of a subdivision or land development shall further  

comply  with  the  requirements  for  shade  trees,  street  trees,  and  other landscaping 

components stipulated in the Township Subdivision and Land Development Ordinance 

[Chapter 22]. 

 

D. Plant materials shall be chosen to prevent soil erosion and subsequent sedimentation. For 

the purposes of promoting disease resistance, minimum maintenance, diverse natural plan 

associations, and long-term stability of plantings, an applicant is strongly encouraged to 

choose those combinations of species which may be expected to be found together under 

more-or-less natural conditions on sites comparable to that where the plant material is to 

be installed. 

 

E. Landscaping of off-street parking areas shall comply with the requirements of Chapter 22 

of this Code. 

 

§27-909. Off-Street Parking Standards. 
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A. Statement of Intent. 

 

It is the intent of this Part to establish appropriate standards for the amount, location, and design 

of off-street parking and loading areas associated with the various land uses permitted by this 

Chapter. These standards are further intended to: 

1. Increase public safety and diminish the potential for on-street traffic congestion 

through requirements designed to achieve safe access and traffic circulation 

patterns for vehicles and pedestrians. 

2. The standards also seek to prevent the creation of excessive amounts of 

impervious surface. 

 

B. General Requirements. 

 

1. Applicability. Off-street parking facilities shall be provided whenever: 

a. A building is constructed or a new use is established. 

b. The use of an existing building is changed to a use requiring more parking 

facilities, as determined by this Part. 

c. An existing building is altered so as to increase the amount of parking 

space required, as determined by this Part. 

2. Increased Parking Demand. When any building or structure undergoes a change 

of use or any increase in the number of dwelling units, employees, gross floor 

area, seating capacity, or other unit of measurement specified hereinafter as a 

means for determining required off-street parking or loading facilities, and when 

such a change or increase would, through application of the provisions of these 

standards, result in a requirement for greater total off-street parking or loading 

spaces, such off-street parking or loading facilities shall be increased to equal or 

exceed the off-street parking or loading requirements resulting from application of 

the provisions of these standards to the entire building or structure, as modified in 

use or capacity. 

3. Use of Residential Parking Facilities. 

a. Parking on residential lots in any district shall be solely for passenger 

vehicles and not more than one vehicle having not more than two rear 

axles, and not to exceed 26,001 pounds GVWR, and utilized by occupants 

of the dwelling to which such facilities are accessory or by guests of such 

occupants. The parking of commercial vehicles is prohibited on all 

residential lots. In addition, outdoor parking of a boat, camper, recreation 

vehicle, trailer, or similar recreational, non-commercial vehicle shall be 

limited to two vehicles of this type, but in no case shall such vehicle be 

parked in the front yard or on a public street for more than 48 hours to 

load/unload.  

b. No area within an attached or detached garage accessory to an individual 

dwelling unit shall be included in calculating the area needed to meet the 

minimum off-street parking requirements of this Chapter. 

4. Repair, Service, or Sales Use of Parking Facilities. It shall be unlawful to utilize 

any required off-street parking or loading facilities for motor vehicle repair work, 

service, display, or sales of any kind, except as expressly permitted elsewhere in 
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this Part. 

5. All required off-street parking facilities shall be provided and maintained for as 

long as the use which they are designed to serve remains in existence. 

 

C. Location. 

 

1. All parking spaces shall be on the same lot or tract as the principal building which 

they serve, although parking shared between compatible commercial and 

industrial uses is both allowed and encouraged, pursuant to the provisions of 

subsection.5 below. 

2. No parking or paved area, except for permitted driveways, accessways, or on-

street parking, shall directly abut a street. Each such area shall be separated from 

the street by a curb, planting strip, wall, or other suitable barrier against vehicles. 

3. A garage may be located wholly or partly inside the walls of the principal 

building, attached to the outer walls, or detached. A detached garage shall 

conform to the requirements in §27-1003 of this Chapter. 

4. Parking areas may occupy no more than fifty (50) percent of any front yard, and 

shall not occupy any part of the front yard for uses allowed pursuant to §27-

502.A3. 

5. Shared Parking Facilities Between Uses. The number of required parking spaces 

for multi-family residential and certain other non-residential uses required by this 

Chapter may be modified when authorized by special exception by the Zoning 

Hearing Board and shall be in accordance with §22-617 of the Township 

Subdivision and Land Development Ordinance. A maximum of fifty (50) percent 

of parking spaces required for theaters and other uses normally operated during 

evening hours, multi-family dwellings, and religious uses, may be provided and 

shared with banks, offices, certain retail stores, repair shops and other uses 

normally not in use, open or operating during evening hours (beyond normal 

business hours of 8 a.m. prevailing time and 5:30 p.m. prevailing time. 

 

D. Size. 

 

1. The size of a parking space for one vehicle shall be not less than nine (9) feet by 

eighteen (18) feet.  

2. If continuous curbs are used as wheel stops, the size of parking spaces may be 

measured as two (2) feet less in length than otherwise required. In such instances, 

the parking layout should allow for the vehicle to overhang the curb by two (2) 

feet; such overhang area must be clear of all obstructions (signs, trees, sidewalks, 

paths, etc.) and may not be regarded as required landscaped area or pedestrian 

circulation space. 

 

E. Design and Maintenance Standards. 

 

1. Compliance with the following standards shall be required by the Township for 

any off-street parking area serving a multi-family residential or nonresidential use 

with a minimum required capacity of five parking spaces: 
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a. The design and maintenance of off-street parking areas shall be consistent 

with the requirements in §22-617. 

b. Lighting shall be provided to illuminate any off-street parking spaces to be 

used at night. 

c. Lighting facilities shall comply with the requirements of §27-913 of this 

Chapter. 

d. Parking area landscaping and screening shall be consistent with the 

requirements of §22-629.6. 

 

F. Handicapped Parking. 

 

The provision of handicapped parking facilities shall be in compliance with the applicable 

standards of the Americans with Disabilities Act of 1990 (ADA) and any subsequent amendment 

thereto. 

 

G. Schedule of Required Parking. 

 

1. The following shall be the minimum number of off-street parking spaces required 

for each land use, activity, building, or structure permitted by this Chapter, except 

that, where parking requirements are specified under the standards for a particular 

use in Part 10, those requirements shall prevail. When the determination of the 

number of off-street parking spaces results in a requirement of a fractional space, 

the number of spaces required shall be the next highest whole number. Parking 

spaces required on the basis of building floor area shall apply to gross leasable 

area as defined by this Chapter, unless otherwise specified. Parking spaces 

required on an employee basis shall be based on the projected maximum number 

of employees on duty or residing, or both, on the premises at any one time, which 

would include any overlap of employees at a change of shift. Proposed parking 

areas which are greatly in excess of those required hereunder shall be 

discouraged. 

a. Residential and Lodging Uses. 

i. Single-family and Two-family Dwellings; Quadraplex Dwellings. 

Two parking spaces for each dwelling unit. 

ii. Multi-family Residential Dwellings; Mobile Home Park. 

a) Two and one quarter parking spaces for each dwelling unit. 

b) The required parking for apartments designed for and 

exclusively occupied by individuals over the age of sixty 

(60) may be reduced to one parking space per dwelling unit 

with the specific approval of the Board of Supervisors. 

iii. Hotel, Motel, Inn. One and two-tenths parking spaces for each 

sleeping room or suite offered for tourist accommodation. 

Additional parking spaces shall be provided, equal to sixty (60) 

percent of that which is required by this Section, for restaurants or 

places of assembly which are available for use by the general 

public but are located within the hotel or inn. 

iv. Bed-and-Breakfast Establishment. One space for each guest room, 
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in addition to the required spaces for the existing dwelling. 

v. Personal Care Home. One and one-half parking spaces for every 

two resident clients, plus one space for each staff member during 

the most heavily staffed shift. 

vi. Life Plan Community 

a) Independent Dwelling Units. One and one-half spaces for 

each independent dwelling to be used primarily by the 

residents of such units, plus one space for every five 

independent dwelling units to be used primarily by visitors 

to such units. For the purposes of calculating parking 

requirements for single-family units, a garage shall not be 

considered a parking space. 

b) Apartment Housing Units. One and one-half spaces for 

each dwelling unit in apartment housing to be used 

primarily by the residents of such units and their visitors. 

c) Skilled Nursing Facilities and Personal Care Facilities. One 

space for every four beds in skilled care and personal care 

facilities. 

d) Staff Parking. One space for each staff doctor. 

e) Employee Parking. One space for each employee working 

on the largest shift. 

vii. Treatment Center. One space per three patient beds, plus one space 

per employee. 

viii. Elder Cottage Housing Opportunity (ECHO). One space for each 

ECHO unit. 

ix. Accessory Dwelling Unit. Two spaces per dwelling unit. 

b. Retail and Service Uses. 

i. Retail Businesses, including Planned Mixed Use Commercial 

Development, or shopping center. 

a) Parking or storage spaces for all vehicles used directly in 

the conduct of such business, plus six (6) parking spaces 

for each 1,000 square feet of gross leasable area and one 

space for the equivalent of every two (2) full-time 

employees. 

b) Where a shopping center or other single retail use will 

provide over 25,000 square feet of gross leasable area, 

exclusive of uses otherwise separately scheduled herein 

such as restaurants, supermarkets, or offices, five (5) 

parking spaces per 1,000 square feet of gross leasable area, 

plus parking for vehicles used directly in the business and 

one space for the equivalent of every two (2) full-time 

employees. 

c) For a convenience store, auto/truck service station, or non-

retail/membership only gasoline station one parking space 

per 100 square feet of gross leasable area, plus one space 

per employee. 
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ii. Recreation Centers, Swimming Pools, Skating Rinks, and Other 

Public or Private Recreation and Amusement Facilities. One 

parking space for every 

three (3) customers (or patrons), computed on the basis of 

maximum servicing capacity at any one time, as shall be 

determined by the Township, plus one additional space for every 

two (2) persons regularly employed on the premises at a peak 

period of use. Specific provisions over and above this standard 

may be required for uses, such as movie theaters, involving 

successive changes of patrons with a corresponding overlap in 

parking required. 

iii. Banks and Related Retail Financial Service Organizations. One 

parking space per seventy-five (75) square feet of floor area devoted to 

customer service and related circulation, plus parking for the 

balance of the facility used for office purposes at a ratio of one 

parking space per 225 square feet of gross leasable area. 

iv. Restaurant, Tavern, or Similar Use. One space per two (2) seats or 

one space per 100 square feet of total floor area, whichever is 

greater. 

v. Fast Food Restaurant or Food Stand. Twenty-four (24) parking 

spaces for every 1,000 square feet of gross leasable area, plus two 

(2) parking spaces for every three (3) employees. Fast food 

restaurants providing drive-through window service shall be sited 

in such a manner that at least ten (10) vehicles can stand in line 

awaiting such service without blocking access to otherwise 

required parking spaces. 

vi. Auto, Truck, Farm, etc., Sales, Service, and Repair Facility. 

Parking or storage space for all vehicles used directly in the 

conduct of the business, plus three spaces for each service bay or 

similar facility, and one space for every two (2) persons employed 

on the premises. 

vii. Grocery Store or Supermarket. Seven spaces per 1,000 square feet 

of gross leasable area, unless part of a shopping center containing 

an additional 25,000 square feet or more of retail space, in which 

case this requirement shall be considered to be met through 

compliance with the overall shopping center requirements, as 

stipulated in §27-1047. 

viii. Funeral Home. One space for every four (4) seats available for 

persons attending memorial services or one space for every fifty 

(50) square feet of gross leasable floor area, whichever is greater. 

ix. Day Care Facility. One space per employee, plus one unloading 

space per ten (10) children or adult clients. 

x. Kennel. One space per employee, plus one space per twenty-five 

(25) animals of holding capacity. 

xi. Laundromat. One space per 100 square feet of gross leasable area. 

xii. Veterinary Office or Clinic. Four (4) spaces per veterinarian on 
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duty, plus one space per employee. 

xiii. Car Wash. Three (3) stacking spaces per bay, plus two (2) drying 

spaces per bay. 

xiv. Mini-Warehouse (Self Storage). One space per employee and an 

additional one space for each 20,000 square feet of enclosed 

storage area. 

xv. Crematorium. One space per employee, plus two (2) visitor spaces. 

c. Offices. 

i. General Offices. One parking space per 250 square feet of gross 

leasable area for business (including contractor shop), professional, 

govern- mental, or institutional offices, including associated 

storage areas for files, equipment, or office supplies, but excluding 

medical or dental offices. 

ii. Medical or Dental Offices or Clinics. One parking space per 150 

square feet of gross leasable floor area, including associated 

storage areas for files, equipment, or medical supplies. 

d. Industrial and Warehouse Uses. 

i. Wholesale Agricultural Produce Sales and Stockyard. One parking 

space for each employee on the shift of greatest employment plus 

one space for every 500 square feet of gross leasable area intended 

for non-employee customer access. 

ii. Quarry, Junkyard, Municipal Landfill, Commercial Use of Water 

Resources, Concentrated Animal Feeding Operation, or Public 

Utility Building. One parking space for each employee on the shift 

of greatest employment, or one space for every 500 square feet of 

gross floor area, whichever is greater. 

iii. Warehouse or Wholesale Distribution. One and one-half parking 

spaces for every employee on the shift of greatest employment. 

e. General Places of Assembly. All theaters, auditoriums, churches, and 

other similar places of assembly, including those associated with public or 

private educational institutions, shall provide at least two (2) parking 

spaces per five (5) seats of the assembly or meeting space at maximum 

capacity. The maximum capacity shall be determined as allowed by 

applicable Fire Code or Building Code standards. 

f. Schools. 

i. Private Vocational or Similar Adult Trade School or Training 

Center. One space per student. 

ii. Elementary School, Nursery School, Day Care Center. One space 

per fifteen (15) students. 

iii. Middle or Junior High School. One space per ten (10) students, 

plus one space per ten (10) fixed seats in an auditorium. 

iv. High School. One space per four (4) students plus one space per 

ten (10) fixed seats in an auditorium. 

g. Miscellaneous Uses. 

i. Libraries, Museums, and Similar Uses. Parking or storage space 

for all vehicles used directly in the operation of such 
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establishment, plus four (4) parking spaces for each 1,000 square 

feet of total floor area. 

ii. Private Clubs, Lodges, or Other Organizations of a Fraternal, 

Civic, Union-Related, Religious, or Similar Nature. One parking 

space for each four (4) members, or one space per fifty (50) square 

feet used for assembly, dining, meetings, or other specific use of 

the club facilities, whichever is greater, plus one additional parking 

space for every two (2) persons regularly employed on the 

premises. 

iii. Research and Development Facility. One parking space per 350 

square feet of gross leasable area occupied by research and 

development uses such as laboratories and testing facilities. 

iv. Golf Course. Four (4) spaces per tee, plus one space per employee. 

v. Bus Station, Airport, or Heliport. As deemed appropriate by the 

Board of Supervisors during review and approval of a land 

development application. 

vi.Emergency Services Station. 

a) Without community room: four (4) spaces per emergency 

vehicle. 

b) With community room: two (2) spaces per emergency 

vehicle, plus two (2) spaces per 100 square feet of floor 

area in the community room. 

vii. Equestrian Center. One space per two (2) stalls available for 

boarding horses, plus one space per nonresident employee. 

viii. Cemetery. One space per four (4) visitors, based on maximum 

projected visitation, plus one space per employee. 

ix. Limited Impact Home Occupation. One space for any home 

occupation, plus one space for each nonresident employee, in 

addition to parking required to serve the dwelling unit. 

x. Rural Occupation. One space per nonresident employee, plus one 

space for every 200 square feet of retail space. 

 

H. Parking Reserve Area. 

 

1. If the number of spaces required in subsection G., above, is greater than 125 

percent of the number anticipated by the applicant, reserve parking may be used 

in accordance with the following criteria: 

a. Suitable area must be available on the site to meet the parking required in 

subsection G. of this Chapter. 

b. The total number of spaces required under this Section may be reduced up 

to fifty (50) percent by the Board of Supervisors, upon recommendation of 

the Planning Commission. 

c. All stormwater controls shall be engineered and constructed based on total 

parking requirements, including the reserve. 

d. Suitable and sufficient area must be reserved for the balance of the total 

number of spaces required by subsection G. of this Chapter. Whenever a 
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parking capacity problem is identified, the Board of Supervisors may 

require installation of additional parking spaces, upon recommendation of 

the Planning Commission. 

e. Parking capacity will be reevaluated by the Zoning Officer should any 

change occur in the use, ownership, size of building, or number of 

residents or employees. Following reevaluation, the Board of Supervisors 

may require the construction of additional parking spaces, up to the 

maximum required by subsection G., upon recommendation of the 

Planning Commission. 

f. The Zoning Officer may deny or revoke the use and occupancy permit of 

any use that fails to comply with this provision. 

g. The applicant shall provide a financial guaranty to cover the cost of 

engineering and installation of the reserved parking spaces, for a period of 

sixty (60) months following installation of the initially constructed spaces. 

The type and amount of the guaranty must be approved by the Board of 

Supervisors upon recommendation of the Township Engineer. 

h. To qualify for use of the reserve parking concept, the applicant shall 

provide evidence supporting reduced parking needs to the Planning 

Commission for their review and recommendation. 

 

§27-910. Off-Street Loading. 

 

A. The intent of these provisions is to provide adequate loading areas for permitted 

structures and uses and reduce traffic congestion. Off-street loading for uses, buildings, 

or structures that require the distribution or receipt of materials or goods by trucks or 

similar vehicles shall provide a sufficient number of off-street loading and unloading 

spaces for the intended use as follows. 

 

B. Applicability. Off-street loading areas shall be provided whenever: 

1. A new structure is constructed or new use established in an existing structure. 

2. The use of an existing structure is changed to a use requiring more loading. 

3. An existing structure or use is altered or enlarged so as to increase the amount of 

loading spaces required. 

 

C. Required Spaces. The following off-street loading and unloading requirements shall 

apply to all uses and structures in the Township: 

1. Every retail store, hospital, warehouse or wholesale use, industry or 

manufacturing use shall have at least one off-street loading space of suitable size. 

Where there is an aggregate gross floor area of 20,000 square feet or more for 

such use, one additional off-street loading space shall be provided for each 

additional 20,000 square feet of gross floor area or part thereof. 

2. Every community center or auditorium, funeral home, office, restaurant or 

institutional use shall have at least one off-street loading space. Where there is an 

aggregate gross floor area of 30,000 square feet or more for such use, one 

additional off-street loading space shall be provided for each additional 30,000 

square feet of gross floor area of part thereof. 
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3. Where a structure or use includes more than one type of use, the number of spaces 

required shall be the sum of the requirements for each separate use. 

4. Where a use is not specifically listed in subsections C.1 or C.2 above, the 

requirements for the most similar use shall apply. 

5. The number of berths may be less than that specified herein if evidence is 

submitted firmly documenting that the special nature of the proposed use requires 

less loading and unloading spaces than required by this Section. 

 

D. Layout. 

1. Location. 

a. All loading berths shall be located on the same lot as the use served, and 

no portion of the vehicle shall project into any traffic lane; parking space; 

driveway sidewalk; or within the front, side or rear yard setbacks, except 

as provided in subparagraph 6, below. Loading and unloading operations, 

including arrival and departure, shall not interfere with traffic and 

pedestrian circulation on public streets or within required off-street 

parking areas. 

b. Loading and unloading areas shall not be located between the building 

setback line and the street line, and loading facilities shall be screened in 

accordance with this Chapter. 

c. All off-street loading berths shall be provided with safe and convenient 

access to a street or alley or from an aisle or drive connecting with a street 

or alley. The ingress and egress of loading operations shall not require 

backing into a street or lot. 

2. Size. 

a. For structures and uses that are served by trucks, tractor trailers, or larger 

vehicles, the minimum size for each loading space shall be twelve (12) 

feet in width and fifty (50) feet in length, exclusive of aisle and 

maneuvering space, with a minimum vertical clearance of fourteen (14) 

feet. 

b. For structures and uses that are served by smaller vehicles such as vans 

and in which no deliveries will be made by large trucks or tractor trailers, 

the minimum size for each berth shall be ten (10) feet in width and twenty 

(20) feet in length, with a minimum vertical clearance of twelve (12) feet. 

3. Access. 

a. All required off-street loading spaces shall be designed with appropriate 

means of vehicular access to an interior accessway in a manner which will 

least interfere with traffic movements and shall be subject to Township 

approval. Areas provided for loading and unloading and for servicing of 

establishments by garbage collections, fuels, and other service vehicles 

shall be arranged that they may function without blocking or interfering 

with the use of the accessways, automobile parking areas, or pedestrian 

access. 

4. Surfacing and Maintenance. 

a. All loading areas shall have a dust free surface over the entire area used by 

delivery vehicles for parking and maneuvering.  The surface may be 
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asphalt, concrete, oil-sealed gravel, compacted gravel, or any other dust 

free surfacing material approved by the Township Engineer. 

b. All off-street loading spaces shall be constructed and maintained for as 

long as the structure or use for which they are designed to serve remains in 

existence. 

5. Screening. All loading and circulation areas which abut a residential use or a 

public right-of-way shall be buffered in accordance with this Chapter. 

6. Common loading and unloading facilities. Required off-street loading spaces may 

be provided cooperatively for two (2) or more uses provided the following 

conditions are met: 

a. The uses being served are in the same structure. 

b. Loading and unloading will be conducted in an existing structure or 

between existing structures adjacent to one another. 

c. Lighting standards for off-street loading areas shall be in accordance with 

the provisions of §27-913. 

 

§27-911. Access and Traffic Control. 

 

A. To minimize traffic congestion and hazard, control street access, and encourage orderly 

development of street and highway frontage, the following regulations shall apply.  Every 

building hereafter erected or moved shall be on a lot with frontage on a public street or an 

improved private street, or shall have access to a public street or an improved private 

street. It is the purpose of the following regulations to maintain that all structures be 

located on lots so as to provide safe and convenient access for servicing, fire protection, 

and required off-street parking. 

1. Every building hereafter erected or moved shall be on a lot with frontage on a 

public street or an improved private street, or shall have access to a public street 

or an improved private street. 

2. Access to all lots, whether improved or unimproved, and improvements to 

existing driveways shall comply with the design and construction standards as 

given in §§21-104 and 22-615.  

3. Access Drive Requirements for Uses Other than Single-Family Dwelling or 

Agriculture. 

a. Access drives for uses other than single-family dwellings or agricultural 

uses shall comply with the requirements of §22-615. 

 

§27-912. Interior Circulation. 

 

A. Unless otherwise specified, the following regulations shall apply to all uses except single-

family and two-family dwellings.   

1. Access Aisles and Drives. 

a. Interior drives shall be designed to prevent blockage of vehicles entering 

or leaving the site. Drives may be one-way or two-way. Areas designed 

for loading and unloading, refuse collection, fuel delivery, and other 

service vehicles shall be arranged as to prevent blocking or interfering 

with accessways or the use of automobile parking facilities or pedestrian 
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ways, and shall have adequate turnaround surface so egress to the street is 

in a forward direction. 

b. Accessways, parking areas, and loading areas shall have clearly defined 

parking bays and traffic circulation lanes, designated by markings, curbs, 

barriers and/or landscaped islands, so that operators of vehicles intending 

to patronize such parking areas shall not impede traffic as a result of any 

confusion as to location of entrances and exits and manner of reaching 

them. 

i. To assist in traffic channelization, raised islands shall be placed at 

the ends of parking bays so that the end of the bay adjacent to a 

driving aisle or ring road is clearly delineated. Such islands shall 

be landscaped and shall be designed so as not to impair visibility 

needed for traffic flow and turning movements. 

ii. Traffic channelizations shall be planned in such a way that a main 

driving aisle, from which vehicles can flow off the street and into 

the site and parking bays, is remote from the primary building(s) so 

as to avoid traffic conflicts in front of the primary building(s). 

iii. Parking areas shall be designed so that a vehicle within a parking 

area shall not have to enter a public street to move from one 

location to any other location within the parking area or lot. 

Turnaround surface shall be provided so egress to the street is in a 

forward direction. 

c. All interior drives and accessways shall have an approved all-weather 

surface, and shall be graded, properly drained, and maintained in good 

condition. Interior drives shall have a maximum grade of ten (10) 

percent.  

d. Minimum width of interior circulation lane cartway within parking areas 

shall be in accordance with the Township Subdivision and Land 

Development Ordinance [Chapter 22]. 

e. Minimum entrance and exit drive widths shall be in accordance with §22-

617. 

2. Shared Access. Common or shared access driveways to parking and 

loading areas are permitted and encouraged. Landowners proposing 

such an arrangement shall submit a site plan and a proposed access 

easement indicating the extent and location of joint use; the area subject 

to the access easement shall be delineated on the site plan. Terms of the 

access easement also shall include the extent of common ownership and 

the method of assessing repair and maintenance costs. Common or 

shared access driveways to parking and loading areas are encouraged, 

provided landowners shall submit a site plan and recorded agreement 

indicating the extent of joint use and maintenance responsibility. 

3. Fire Lane Easements. 

a. Every use, building, or structure located on a lot shall be designed to 

provide safe and convenient access for emergency service vehicles. Fire 

lane easements may be required by the Board of Supervisors to assure 

access. When required, fire lane easements shall extend from a public road 
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and have a minimum right-of-way width of twenty-five (25) feet; the 

Board may require a right-of-way width of fifty (50) feet where future 

public dedication of the easement area is seen as a possibility. The area 

within the easement shall be graded, maintained obstruction-free, and have 

sufficient stability for use by emergency vehicles. The design of such fire 

lane easements shall be approved by the Board of Supervisors upon the 

recommendation of the local fire company. 

b. Dead-end fire lane easements shall not exceed 400 feet in length and shall 

be terminated with an unobstructed vehicular turnaround or cul-de-sac 

with a minimum surface radius of thirty-five (35) feet. 

4. Pedestrian Circulation. The following standards shall apply to all uses, as 

applicable: 

a. Pedestrian facilities like sidewalks, trails, pathways or others shall be 

maintained or installed as necessary and desirable to achieve the 

following: 

i. Logically continue, link or expand existing pedestrian facilities on, 

across and abutting the site. 

ii. Provide pedestrian access to existing and planned public 

transportation pick up points, public parks, community facilities 

and commercial areas. 

iii. Provide convenient and logical walkway connections between the 

entrances of a principal building and its required parking spaces, 

preferably in conjunction with landscaped planting islands. A 

walkway shall be a minimum of six (6) feet wide where it abuts the 

width of parking spaces where the vehicle may overhang the 

walkway. Alternatively, wheelstops shall be installed to prevent 

excessive vehicle overhang. 

b. Maximum separation of pedestrian and vehicular routes shall be 

encouraged for safety and well-being of pedestrians. Separation can be in 

the form of any one or combination of the following: horizontal distance; 

vertical distance (level changes, such as overpass, underpasses and 

embankments); street trees, landscaping, sidewalks and other barriers, 

such as bollards and fences. 

 

§27-913. Lighting Requirements and Design Standards. 

 

A. Purpose. The intent of the provisions in this Section is to minimize the off-site impact of 

lighting while providing for lighting that is sufficient for safe use of a property, and to: 

1. Provide adequate lighting in outdoor public places where public health, safety and 

welfare are potential concerns. 

2. Protect drivers and pedestrian from the glare of non-vehicular light sources that 

shine into their eyes and thereby impair safe traverse. 

3. Protect neighbors and the night sky from nuisance glare and stray light from 

poorly aimed, placed, applied, maintained or shielded light sources. 

4. Provide outdoor lighting in a manner consistent with the Township goal of 

retaining the rural, agricultural character. 
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B. Applicability. 

1. Outdoor lighting shall be required for safety and personal security in areas of 

public assembly and traverse including, but not limited to, the following: 

a. Parking areas of multi-family, commercial, and industrial uses. 

b. Loading facilities for commercial and industrial uses. 

c. At the ingress and egress of parking areas for multi-family, commercial, 

and industrial parking areas. 

d. At street intersections. 

e. The Board of Supervisors may require lighting to be incorporated for other 

uses or locations where personal security and safety reasons warrant, and 

as they deem necessary to further public health, safety, and welfare. 

2. The glare-control requirements herein contained apply to lighting in all above 

mentioned uses as well as, but not limited to, sign, landscaping, and residential 

lighting. 

 

C. Criteria. 

1. Illumination Levels. Lighting, where required by this Chapter, shall have 

intensities and uniformity ratios in accordance with but not limited to the 

following examples:  

       Maintained  Uniformity 

Use /Task      Footcandles  Avg: Minimum 

(a) Streets, local residential     0.4 Avg.   6:1 

(b)   Streets, local commercial    0.9 Avg.   6:1 

(c)   Parking, residential, multi-family    0.2 Min.   4:1 

 Low vehicular/pedestrian activity 

 Medium vehicular/pedestrian activity 

(d)   Parking, industrial/commercial/institutional/municipal  0.6 Min.   4:1 

 High activity, e.g., regional shopping centers/  0.9 Min.   4:1 

 fast food facilities major athletic/civic/cultural/ 

 recreational events 

 Medium activity, e.g., community shopping  0.6 Min.   4:1 

 centers, office parks, hospitals, commuter lots,  

 cultural/civic/ recreational events 

 Low activity, e.g., neighborhood shopping, industrial  0.2 Min.   4:1 

 employee parking, schools, church parking. 

(e)   Sidewalks, walkways and bikeways   0.5 Avg.   5:1 

(f) Building entrances, commercial, industrial, institutional 5.0 Avg.   n/a 

 Notes: 

•       Illumination levels are maintained horizontal footcandles on the task, e.g., pavement or area surface. 

•      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. Lighting Fixture Design. The following factors shall be considered when 

choosing the appropriate lighting fixture design: 
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a. Fixtures shall be of a type and design appropriate to the lighting 

application. 

b. Fixtures shall be equipped with or be capable of being modified to 

incorporate light directing, shielding devices, or both, such as shields, 

visors or hoods when necessary to redirect offending light distribution or 

reduce direct or reflected glare. 

3. Control of Glare. 

a. All outdoor lighting, whether or not required by this Chapter, on private, 

agricultural, 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 (i.e., disabling glare) and so as not 

to create a nuisance by projecting or reflecting objectionable light onto a 

neighboring use or property, (i.e., nuisance glare). 

b. Floodlights and spotlights shall be so installed and aimed so that they do 

not project their output into the windows of neighboring residences, 

adjacent uses, directly skyward or onto a roadway. 

c. Unless otherwise permitted by the Township (e.g. for safety, security, 

agricultural uses, or all-night operations), lighting shall be controlled by 

automatic switching devices such as time clocks or combination motion 

detectors and photocells, to permit extinguishing offending sources 

between 11 p.m. and dawn to mitigate nuisance glare and skylighting 

consequences. 

d. Lighting proposed for use after 11 p.m., or after the normal hours of 

operation for commercial, industrial, institutional, or municipal 

applications, shall be reduced by seventy-five (75) percent from 11 p.m. 

until dawn, unless needed for a specific purpose. 

e. Vegetation screens shall not be employed to serve as the primary means 

for controlling glare. Glare control shall be achieved primarily through the 

use of such means as cutoff fixtures, shields and baffles, and appropriate 

application of fixture mounting height, wattage, aiming angle and fixture 

placement. 

f. Externally illuminated signs and billboards shall be lighted by fixtures 

mounted at the top of the sign and aimed downward. Such fixtures shall be 

automatically extinguished between the hours of 11 p.m. and dawn, except 

as specifically approved by the Township to illuminate necessary 

directional information. 

g. Directional fixtures used for architectural lighting (e.g., facade, fountain, 

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 p.m. and dawn. 

h. Auto service station or fuel dispensing facility canopy lighting shall be 

accomplished using flat-lens full-cutoff downlighting fixtures, shielded in 

such a manner that the edge of the fixture shield shall be level with or 

below the light source envelope. 

i. The use of white strobe lighting for tall structures such as smoke- stacks, 
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chimneys, and communications towers is prohibited, except as otherwise 

required under Federal Aviation Administration regulations. 

4. Residential Street Lighting Fixture Placement. Where required, street lighting 

fixtures in residential developments shall be placed at the following locations: 

a. At the intersection of public roads with entrance roads to the proposed 

development. 

b. Intersections involving proposed public or non-public primary distributor 

streets within the proposed development. 

5. Lighting systems and standards for outdoor recreational activities such as 

baseball, tennis, football, or miniature golf, for which the above standards are 

unattainable, shall be permitted when approved as a special exception by the 

Zoning Hearing Board. The applicant shall demonstrate that the proposed lighting 

system is designed and will be operated to minimize objectionable impacts on 

other properties. The following standards shall be applied by the Zoning Hearing 

Board in its consideration of any application for special exception approval: 

a. Lighting shall be accomplished only through the use of “cutoff” fixtures or 

as otherwise approved by the Zoning Hearing Board. 

b. Except as otherwise permitted by the Zoning Hearing Board, sporting 

events shall be timed so that all lighting in the sports facility is 

extinguished by 9:45 p.m. 

c. Golf driving ranges, golf courses, and trap shooting facilities shall not be 

artificially lit and shall not be permitted to operate in the Township during 

hours of darkness. 

d. Outdoor recreational facilities shall not be lighted if they are located 

within the RC, NR, or MUR Districts or within 1,200 feet of a property in 

residential use. 

6. Street lighting shall be provided where required under the terms of the Township 

Subdivision and Land Development Ordinance [Chapter 22]. 

 

D. Plan Submission. 

1. For any commercial, industrial, or major institutional use, lighting plans shall be 

submitted to the Township for review and approval with applications for 

conditional use or special exceptions, preliminary or final subdivision or land 

development plans, or variance applications. In addition, the Zoning Officer may 

require the submission of a lighting plan with any building permit application for 

other than single-family residential use. The required lighting plans shall include 

the following information: 

a. A site plan containing a layout of the proposed fixture locations by 

location and type. The site plan shall also include, as applicable, 

structures, parking spaces, building entrances, traffic areas (both vehicular 

and pedestrian), vegetation that might interfere with lighting, and adjacent 

uses that might be adversely impacted by the lighting. 

b. Isofootcandle plots for individual fixture installations and 10 x 10 foot 

illuminance-grid plots for multi-fixture installations, which demonstrate 

compliance with the intensity and uniformity requirements set forth in this 

Chapter. 
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c. Description of the proposed equipment, including fixture catalog cuts, 

photometrics,  glare  reduction  devices,  lamps,  control  devices,  

mounting heights, pole foundation details, and mounting methods 

proposed. 

2. When requested by the Township, the applicant shall submit a visual impact plan 

that demonstrates appropriate steps have been taken to mitigate on- site and off-

site glare. 

3. Post-approval alterations to lighting plans or intended substitutions for approved 

lighting equipment shall be submitted to the Township for review and approval. 

4. When necessary, the Township may retain the services of a qualified lighting 

engineer to review proposed lighting plans. 

 

§27-914. Signage. 

 

A. Applicability. Any sign hereafter enactment of this Chapter or amendments thereto shall 

be erected, altered, relocated, extended, or maintained in conformance with the 

provisions of this Chapter and any other applicable ordinances or regulations of the 

Township. 

 

B. Intent. The intent of this Section is to provide for the regulation of signs in the Township 

as a proper exercise of the municipal police power and to protect the public health, safety, 

and welfare in accordance with the following objectives: 

1. To control the size, location, illumination, alteration, and maintenance of signs to 

reduce hazards to pedestrian and vehicular traffic. 

2. To provide opportunities for a variety of sign types, and encourage signs which 

meet local resident and business needs in a manner compatible with the area, are 

appropriate to the type of activity to which they pertain, enhance the economic 

value and visual character of the properties, and contribute to Township character; 

and to prohibit the erection of signs that do not meet these criteria and which are 

incompatible with the agricultural landscape and rural character of the Township. 

3. To prohibit the construction of and require the removal of signs which constitute a 

hazard or create blight. 

4. To establish a process for the review and approval of sign permit applications. 

 

C. General Sign Standards. 

1. Permits. Unless otherwise specified in this Chapter, a permit shall be required for 

all signs within the Township in accordance with the following procedures. 

a. A permit application shall be submitted to erect, install, replace, removed 

and alter signs, as required by the provisions in this Chapter. The 

application shall contain all information necessary for the Zoning Officer 

to determine whether the proposed sign conforms to the requirements of 

this Part. At a minimum the following information shall be included: 

b. A copy of the plans and diagrams drawn accurately to scale depicting the 

dimensions of the lot, cartway, right-of-way and location of the proposed 

sign and any existing signs. 

c. The exact size, dimensions and location of the sign to be placed on the lot 
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or building, together with its type, construction, materials to be used, and 

the manner of installation. 

d. Where wall signs are proposed, the dimensions of the face of the building 

shall be shown. 

e. Where required by the Zoning Officer, a structural analysis by a qualified 

civil engineer verifying the structural integrity of the proposed sign. 

f. Any other information as may be required by the Zoning Officer. 

2. No sign permit shall be issued except in conformity with the regulations of this 

Chapter, except upon order of the Zoning Hearing Board, granted pursuant to the 

procedures established for a variance. 

 

D. Nonconforming Signs. 

1. Signs legally existing at the time of enactment of this Chapter or subsequent 

relevant amendments and which do not conform to the requirements of this 

Chapter shall be considered nonconforming signs. 

2. Any nonconforming sign which is damaged in excess of twenty-five (25) percent 

of its cost of replacement, or is removed for any reason other than normal repair 

and maintenance, shall be replaced only with a conforming sign. Legal 

nonconforming signs may be repainted or repaired (including lighting), provided 

that such repainted or repaired sign does not exceed the dimensions of the existing 

sign. Wording may also be changed. Illumination shall not be added or increased. 

3. Signs advertising a use no longer in existence shall be removed or changed to 

advertise the new use within thirty (30) days of the cessation of the original use. 

Signs, once removed, shall be replaced only by signs in conformance with this 

Part. 

4. Any nonconforming sign deemed by the Zoning Officer to be unsafe, as stipulated 

in subsection I.1, shall be made safe or removed in accordance with the terms of 

that Section. 

5. Signs which, at the effective date of this Part or subsequent amendment thereto, 

are maintained in connection with and upon the same lot as a lawful 

nonconforming use may be maintained, repaired, or replaced with signs similar in 

size and character so long as such lawful nonconforming use continues, but may 

not be enlarged or otherwise substantially altered (nor may illumination be 

increased or newly installed) except in accordance with the applicable regulations 

of this Part. 

6. It is the responsibility of the owner of the sign to provide evidence that a sign is 

lawfully nonconforming to the Zoning Officer. 

 

E. Sign Area. The area of a sign shall be calculated as follows: 

1. The areas of the sign shall include the entire area within a single continuous 

perimeter enclosing the outer limits of such sign. The sign area shall not include 

any structural elements lying outside the limits of such sign and not forming an 

integral part of the display. 

2. In the case of an open sign made of individual letters, attached to or painted on a 

building, wall, window, canopy or awning, the sign area shall be the smallest 

rectangle or other geometric shape which encompasses all of the letters and 
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symbols. 

3. In computing the area of a double-faced sign, only one face shall be considered, 

provided that both faces are identical in areas. In “V” type structures, if the 

interior angle of the sign face exceeds 45 degrees, both faces shall be considered 

in computing the sign area. 

 

F. Sign Height. 

1. The height of a sign shall be measured from the average elevation of the ground 

or finished grade to the highest point of the sign or its backing structure, 

whichever is higher. 

2. No sign that is a part of or is supported by a building shall be erected, placed or 

displayed upon the roof of such building, nor shall such sign extend above the 

height of the building. 

 

G. Construction of Signs. Every sign permitted in this Part shall be constructed of durable 

materials and shall be kept in good condition and repair. Any sign which is allowed to 

become dilapidated may be repaired or removed by the Township at the expense of the 

owner or lessee of the property on which it is located, in accordance with the terms of 

§27-1402.7. 

 

H. Sign Illumination. 

1. Sign illumination shall be arranged so that: 

a. A bare light bulb, spotlight bulb, or fluorescent bulb is not visible beyond 

the property line. 

b. Illumination shall only be of an even intensity at all times and shall not be 

more than fifteen (15) foot-candles per square foot. 

c. Illumination may be direct (giving forth light from the interior of the sign 

through translucent material) or indirect, provided that the light source is 

directed upon the sign. 

d. Lighting shall not shine directly on abutting properties, nor within the 

normal line of vision of the public on streets or sidewalks. 

2. No sign in the A-Agricultural, RC-Resource Conservation, NR- Neighborhood 

Residential, or MUR-Mixed Use Residential zoning districts shall be indirectly 

and or internally illuminated unless specifically permitted by another provision of 

this Part. 

3. Sign illumination shall comply with all applicable standards in §27-913 of this 

Chapter. 

 

I. Removal of Signs. 

1. Unsafe Signs. 

a. Whenever a sign becomes structurally unsafe and/or poses a potential 

threat to the safety of a building or premises or endangers the public 

safety, and such condition becomes known to the Zoning Officer, he shall 

give written notice to the owner of the premises on which the sign is 

located that such sign must be made safe or removed within five (5) days, 

unless the Zoning Officer shall deem appropriate a more extended period 
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for compliance. 

b. Where, in the opinion of the Zoning Officer upon careful inspection, any 

sign as described in subparagraph (a), above, constitutes an imminent 

hazard to public safety necessitating immediate action, he shall be 

empowered to take those measures he deems appropriate to secure, 

stabilize, or remove such sign without the written notice to the owner of 

the premises otherwise required by that Section. In such cases, a lien shall 

be placed against the property on which such sign was situated in the 

amount of the costs incurred by the Township in removing the sign. 

c. Failure of the Zoning Officer to remove, or require the removal of, any 

unsafe sign as described in this Section shall create no liability upon, nor 

any cause of action against the Zoning Officer or any other Township 

official or employee for damage or injury that may occur as a result of 

such sign. 

2. Abandoned Signs. 

a. Any sign which was erected for an occupant or business unrelated to the 

present occupant or business, or any sign which relates to a time or event 

inconsistent with the time limits established by this Part, shall be deemed 

to have been abandoned. An abandoned sign shall be removed by the 

owner of the sign or owner of the property within thirty (30) days of 

written notification from the Zoning Officer. 

b. The Township shall have the right to remove any temporary political 

campaign sign located on public property which is not removed within the 

time limit prescribed in subparagraph (1) or where, in the opinion of the 

Zoning Officer, its continued presence would constitute a safety or 

visibility hazard to the public. 

3. Illegal Signs. Any sign installed or placed on public property or within any public 

right-of-way that is not in conformance with the requirements of this Section shall 

be forfeited to the public and subject to confiscation. In addition to other 

authorized remedies, the Township shall have the right to recover from the owner 

or person placing such a sign the full cost of removal and disposal of such sign. 

 

J. Exempt Signs. No permits are needed to erect any of the following signs in any district. 

Exempt signs shall, however, conform to all other applications regulations of this 

Chapter. 

1. Public Signs. Public signs erected by or on the order of a public officer in the 

performance of public duty, such as signs to promote safety, no trespassing, or 

traffic signs; memorial plaques, signs of historical interest, and signs directing 

people to public and quasi-public facilities or events. 

2. Private Signs. Any permanent sign of not more than four (4) square feet in area. 

3. Flags. Flags of any nation, state, county, city, university, college, military 

organization, or place of worship. 

4. Murals. Murals without a commercial message. 

5. Window Signs. Window signs shall be subject to the following standards: 

a. Residential Uses. Window signs are not permitted for residential uses. 

b. Signage Allotment. Window signs shall not count toward the wall signage 
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allotment of the use. 

c. Area. Window signage shall not exceed twenty-five (25) percent of the 

glass area of any individual window pane. 

d. Location. Window signage shall not be installed in windows above the 

ground floor of a structure. 

6. On-Premises Directional Signs. On-premises directional signs shall be subject to 

the following standards: 

a. Area. Signs shall not exceed four (4) square feet in area per side. 

b. Height. Signs shall not exceed forty-two (42) inches in height above the 

ground. 

7. Construction Signs. Construction signs shall be subject to the following standards: 

a. Nonresidential, Multi-family, and Single-Family Subdivision Projects. 

Signs shall not exceed twenty-four (24) square feet in area per side. 

b. Individual Single-Family Lots. Signs shall not exceed five (5) square feet 

in area per side. 

c. Number. Individual contractors, developers, or financiers may have a 

maximum of one (1) construction sign per lot. 

d. Duration. Construction signs may be displayed throughout the duration of 

construction and shall be removed within seven (7) days following the 

completion of construction. 

8. Not-for-Profit Signs. Signs advertising special events by a registered not-for-

profit organization shall be subject to the following standards: 

a. Size. Signs shall not exceed five (5) square feet in area per side. 

b. Location. Signs shall not be placed on a property unless permission is 

granted by the property owner.  No signs shall be placed within the public 

right-of-way. 

c. Duration. Signs shall be displayed no more than seven (7) days prior to the 

special event and shall be removed within two (2) days after the 

conclusion of the special event. 

9. Political Signs. Political signs shall not exceed five (5) square feet in area per 

side.  Signs shall not be placed more than forty-five (45) days prior to an election 

and shall be removed within seven (7) days after the election. 

10. Real Estate Signs. Real estate signs shall be subject to the following standards: 

a. Commercial. Signs advertising the sale or lease of a commercial property 

or the sale of a multifamily property with at least fifteen (15) units shall be 

limited to a single sign of a maximum of twenty-four (24) square feet in 

area per side. 

b. Residential. Signs advertising the sale or lease of single-family properties 

or multifamily properties with less than fifteen (15) units shall be limited 

to a single sign of a maximum of five (5) square feet in area per side. 

c. Open House Signage. 

i. Off-site signage directing the public to an open house is permitted 

on Friday, Saturday and Sunday of the event weekend. 

ii. One off-site open house sign shall be permitted for each property 

for sale. 

iii. Individual open house signs shall not exceed five (5) square feet in 
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area per side. 

iv. Signage must be placed with the owner’s permission. 

v. Signs shall only be placed at corner locations. 

vi. All open house signage shall be removed the same day that the 

event ends. 

 

K. Prohibited Signs. The following signs, because their inherent characteristics could 

threaten the health, safety, or welfare of persons in the Township, are unlawful and 

prohibited: 

1. Animated Signs. Signs that utilize any motion picture, laser, or visual projection 

of images or copy in conjunction with any business or advertisement. 

2. Bench Signs. A sign located on the seat or back of a bench placed on or adjacent 

to a public right-of-way. Benches utilized for designated public transit stops are 

exempt. 

3. Imitation of Official Signs. Signs that purport to be, are in imitation of, or 

resemble an official traffic sign or signal or which bear the words “Stop,” “Slow,” 

“Caution,” “Danger,” “Warning,” or similar words. 

4. Vehicle Signs. Signs placed on inoperable or unlicensed vehicles parked on public 

or private property for the apparent purpose of displaying the sign. Prohibited 

signs do not include those displayed on vehicles parked for the purpose of 

lawfully making deliveries or random sales or service. Prohibited signs do not 

include those displayed on vehicles which are customarily used for transporting 

persons or properties, and on vehicles parked at a driver’s place of residence 

during nonbusiness hours or for incidental purposes. 

5. Intermittent Lights. Signs that have intermittent blinking, flashing, or fluttering 

lights, including any device which has a changing light intensity, brightness of 

color, or gives such illusion. Strobe lights shall be considered intermittent lights. 

6. Temporary Signs. Any temporary sign not specifically permitted in subsection P, 

including, but not limited to, pennants, streamers, balloons, inflatable signs, 

spinners, and banners, except when specifically permitted in subsection P. 

7. Projecting Signs. Any sign that projects outward from the facade of a building in 

excess of 12 inches, except as provided in §27-1405. 

 

L. Prohibited Sign Locations. Signs shall not be installed at any of the following locations: 

1. Public Easement. In any public utility casement, unless authorized by the 

Township or holder of the easement rights. 

2. Public Right-of-Way. In any public right-of-way, except as provided in subsection 

J.1 above. 

3. Roofs. On the roof of a structure, or extending above the eave, roof line or parapet 

of a building. 

4. Clear Sight Triangle. Within a clear sign triangle as specified in §22-610.9. 

5. Miscellaneous. On any traffic control signs, highway construction signs, fences, 

utility poles, street signs, trees, or other natural objects. 

 

M. Design Standards. 

1. Freestanding Signs. All freestanding signs shall be designed as follows: 
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a. Setbacks. 

i. Front. Except where noted, a minimum setback of five (5) feet 

from the public right-of-way shall be required. 

ii. Side. A minimum setback of ten (10) feet from the side property 

line shall be required. Where adjacent to a residence, or where the 

sign is illuminated, the minimum setback shall be the same as for 

buildings in that district. 

b. Mountings. All freestanding signs shall be permanently affixed to the 

ground. 

c. Cap. A decorative cap may extend up to eighteen (18) inches above the 

height limit as determined in subsection F. above. The decorative cap shall 

have no identifying text, logos, or identifying traits. 

2. Wall Signs. 

a. Projecting wall signs shall not project more than twelve (12) inches from 

the building wall and must be so located that the lower edge is a minimum 

of ten (10) feet above grade in any case where projection from the wall is 

greater than three (3) inches. 

b. Flat wall signs may be erected upon a canopy or marquee if the structural 

strength of such canopy or marquee is sufficient to safely carry the 

additional load, and provided that such signs may not extend beyond the 

edges of said canopy or marquee or extend within otherwise prohibited 

areas. 

 

N. Temporary Signs. 

1. Nonresidential Uses, Multi-family Residential Dwellings, and Mobile Home 

Parks. Conforming nonresidential uses, multifamily residential development with 

at least fifteen (15) dwelling units, and mobile home parks are permitted to 

display temporary signage as follows: 

a. Area. Temporary signs shall not exceed twenty-four (24) square feet in 

area per side. 

b. Height. Freestanding temporary signs shall not exceed six (6) feet in 

height above the ground. 

c. Type. Temporary sign types shall be limited to printed banners or 

freestanding, portable signs. 

d. Number. 

i. Individual nonresidential uses shall be permitted a maximum of 

three (3) temporary signs. 

ii. Multifamily complexes and mobile home parks with at least fifteen 

(15) units are permitted a maximum of three (3) temporary signs. 

iii. Individual tenants within nonresidential centers shall be permitted 

a maximum of one temporary sign. 

e. Display Periods. 

i. Display of temporary signs shall be permitted for three (3) periods 

of up to thirty (30) days per period, per calendar year. 

ii. All temporary signs shall receive a sign permit from the Township 

prior to being displayed. 
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iii. The three (3) temporary sign display periods may be combined, 

provided that a separate permit is obtained for each display period. 

f. Grand Opening Events. 

i. New businesses, including multifamily complexes of fifteen (15) 

units or greater, shall be permitted a single grand opening event 

sign display during which the number, type and size of temporary 

signs shall not be limited. 

ii. Grand opening event sign displays shall not exceed thirty (30) 

consecutive days, and shall count as one of the permitted display 

periods as described in subsection N.1.e above. 

2. Nonresidential Uses in NR Neighborhood Residential District. Temporary signs 

are not permitted for home occupations and legal nonconforming uses in the NR-

Neighborhood Residential district. 

a. Temporary Retail Uses. Approved temporary retail uses, such as seasonal 

sales, shall be allowed one, thirty-two (32) square-foot temporary sign for 

the duration of the temporary use. If an approved temporary retail use has 

frontage on multiple public streets, the use shall be permitted one such 

temporary sign per public street frontage. 

 

O. Sign Standards in A-Agricultural, RC-Resource Conservation, NR- Neighborhood 

Residential, and MUR-Mixed Use Residential Districts. 

1. Single-Family Subdivision. Each subdivision shall be permitted one freestanding 

sign per development entrance, subject to the following standards: 

a. Area. The maximum sign area shall not exceed twenty-four (24) square 

feet per side. 

b. Height. The maximum sign height shall not exceed six (6) feet. 

c. Number. The permitted subdivision sign may be replaced with two signs 

of a maximum twelve (12) square feet in area per side if a sign is placed 

on each side of the entrance. 

2. Multifamily Complexes and Mobile Home Parks. 

a. Multifamily complexes and mobile home parks containing at least fifteen 

(15) dwelling units shall be permitted one freestanding sign per 

development entrance, subject to the following standards: 

b. Area. The maximum sign area shall not exceed twenty-four (24) square 

feet per side. 

c. Height. The maximum sign height shall not exceed six (6) feet. 

d. Multifamily complexes and mobile home parks containing fewer than 

fifteen (15) dwelling units shall be permitted one wall sign or one 

freestanding sign, provided the maximum sign area shall not exceed 

twenty-four (24) square feet. 

3. Conforming Nonresidential Uses. For any nonresidential use approved as a 

permitted use, conditional use, special exception, or via use variance, the 

provisions of subsection R. shall apply. These provisions may be modified by 

action of the Zoning Hearing Board as part of a special exception or variance 

approval. In addition, the following sign standards shall be applied to the uses 

permitted in these districts as follows: 
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a. Nursery or Farm Produce Signs. 

i. Number.  A maximum of one freestanding sign or wall sign is 

permitted, but not both. 

ii. Area. A maximum sign area of twelve (12) square feet per side, or 

twelve (12) square feet total for a wall sign, shall be permitted. 

iii. Height. Freestanding signs shall not exceed five (5) feet in height. 

Wall signs shall not exceed ten (10) feet in height. 

b. Rural Occupation Signs. 

i. Number.  A maximum of one freestanding sign is permitted. 

ii. Area. A maximum sign area of eight (8) square feet per side shall 

be permitted. 

iii. Height. Freestanding signs shall not exceed five (5) feet in height. 

Wall signs shall not exceed ten (10) feet in height. 

c. Identification Signs for Schools, Churches, Medical Facilities, Clubs, 

Lodges, Farms or Estates. 

i. Number. A maximum of one sign is permitted, regardless of type. 

ii. Area. A maximum sign area of fifteen (15) square feet per side for 

a freestanding sign, or ten (10) square feet total for a wall sign, 

shall be permitted. 

iii. Height. Freestanding signs shall not exceed five (5) feet in height. 

Wall signs shall not exceed twelve (12) feet in height. 

4. Legal Nonconforming Nonresidential Uses. 

a. Flat Wall Sign Area. Flat Wall signage shall not exceed ten (10) square 

feet in area. 

b. Freestanding Sign Area. Freestanding signs shall not exceed twelve (12) 

square feet per side. 

c. Number. A maximum of one freestanding sign shall be permitted. 

d. Height. Freestanding signs shall not exceed four (4) feet in height. 

 

P. Permitted Signs in the MUC-Mixed Use Commercial and BI-Business-Industrial 

Districts. 

1. Wall Signs. The following standards shall apply to wall signs for individual uses 

or tenants within a multi-tenant center: 

a. Allotment. 

i. Individual Nonresidential Uses. The cumulative square footage of 

all wall signs shall not exceed ten (10) percent of the square 

footage of the building facade facing a public or private street, or 

twenty-five (25) square feet, whichever is larger. 

ii. Mixed Use Commercial Development. The cumulative square 

footage of all wall signs for any individual tenant shall not exceed 

ten (10) percent of the square footage of the tenant’s facade width, 

or ten (10) square feet, whichever is smaller. 

b. Limits. No property shall be limited to less than twenty-five (25) square 

feet of wall signage and no use shall be permitted to exceed fifty (50) 

square feet of wall signage. 

c. Maximum Projection. Except for a projecting sign, no part of a wall sign 
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shall project more than twelve (12) inches from the wall or face of the 

building to which it is attached. 

d. Location. Wall signs for individual tenants within a multi-tenant 

nonresidential center shall be located on a wall of the tenant’s lease space. 

All such signs shall be placed at a uniform height on the center’s façade 

and comply with all other provisions of Section 27-914.M.2. 

2. Freestanding Signs. The following standards shall apply to all freestanding signs. 

a. Number. 

i. Individual Nonresidential Uses and Planned Mixed Use 

Commercial Development. A maximum of one freestanding sign is 

permitted per street frontage. 

ii. Auto Service Stations/Automotive Sales, Service and Repair 

Stations. In addition to one freestanding sign, these uses shall have 

a maximum of five (5) accessory signs for other advertising 

permitted on a given property. 

b. Area. 

i. Individual Nonresidential Uses. A maximum sign area of 150 

square feet per side shall be permitted. 

ii. Multi-tenant Nonresidential Centers. A maximum cumulative sign 

area of 200 square feet per side shall be permitted. 

c. Height. A maximum sign height of fourteen (14) feet shall be permitted 

for Individual Nonresidential Uses and a maximum sign height of sixteen 

(16) feet shall be permitted for Planned Mixed Use Commercial 

Development. 

d. Setback. 

i. Individual Nonresidential Uses: A minimum setback of five (5) 

feet from the front property line shall be required. 

ii. Multi-tenant Nonresidential Centers. A minimum setback of fifteen 

(15) feet from the front property line shall be required. 

3. Menu Board Signs. 

a. Number. A maximum of one menu board sign per individual business 

shall be permitted. 

b. Area. A maximum sign area of five (5) square feet per side shall be 

permitted. 

c. Height. A maximum sign height of four (4) feet shall be permitted. 

d. Placement. Signs shall be located outside of the public right-of-way. 

4. Electronic Changeable Face Signs. 

a. Number. An electronic changeable face sign shall only be permitted as 

part of a permitted freestanding sign, and shall not be permitted as a 

standalone sign. Such signs shall not be permitted as off-premises signs, 

including billboards. 

b. Distance. An electronic changeable face sign may not be located within 

2,000 feet of another electronic changeable face sign. 

c. Area. A maximum of twenty (20) percent of the total sign area of a 

freestanding sign for an individual nonresidential use or thirty-two (32) 

square feet per side, whichever is greater, shall be permitted. 
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d. Height. A maximum sign height of six (6) feet shall be permitted. 

e. Intensity. 

i. No such sign shall be illuminated at an intensity of greater than 0.3 

foot-candles above normal ambient conditions during the daytime, 

measured from the nearest point of any highway or public road. 

ii. All such signs shall be equipped with a dimmer control and a photo 

cell which shall constantly monitor ambient light conditions and 

adjust sign brightness accordingly. 

f. Message Presentation. 

i. The words, symbols or images must remain stationary for a 

minimum of 30 seconds before changing to any other words, 

symbols or images. Signs that display time and/or temperature only 

may change as time and/or temperature changes. 

ii. Transitions from one message display cycle to the next shall be 

Instantaneous (within 1/10 of a second), and shall not include any 

blank-outs, scrolling, fading, streaming, zooming, flashing, or any 

other animated effect. 

iii. The sign shall contain a default mechanism that will freeze the sign 

in one position if a malfunction occurs. 

f. Illumination: Any such sign shall not be illuminated between the hours of 

9 pm and 6 am. 

5. Projecting Wall Signs. 

a. Minimum Height. A minimum height of ten (10) feet above grade shall be 

required. 

b. Maximum Projection. A maximum of four (4) feet from the building wall 

provided that no sign shall project to a point nearer than five (5) feet from 

the edge of the paved roadway. 

c. Number. No more than one projecting sign shall be permitted per 

premises. 

6. Billboards. Billboards, as defined in Part 2, are permitted subject to the standards 

contained in §27-1011. 

7. Off-Premises Directional Signs.  Off-premises directional signs may be erected 

subject to the following requirements: 

a. No more than two (2) such signs shall be erected in the Township for any 

such organization, activity, service, etc. 

b. A sign shall indicate only the name of the organization or activity and the 

direction of the facility. 

c. Only one such sign shall be erected prior to each intersection turning 

movement necessary to reach such organization or activity. 

d. Signs shall not exceed an area of six (6) square feet per side.  Signs shall 

not be illuminated and shall not exceed six (6) feet in height. 

e. Signs must be located a minimum of five (5) feet from the public right of 

way. 

 

§27-915. Site Improvements and Surface Water Runoff. 
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Site improvements on any property that include new or expansion of existing impervious 

cover, including new buildings, accessory structures, driveways and off- street parking 

facilities, patios, etc., shall comply with the requirements of the Honey Brook Township 

Stormwater Management Ordinance [Chapter 20]. For the purposes of this Section, in addition to 

the surfaces listed in the definition of impervious surface (§27-202), compacted soils or stone 

surfaces used for vehicle parking and movement shall be considered impervious. Surfaces that 

were designed to allow infiltration (i.e., areas of porous pavement) will be considered on a case-

by-case basis by the Municipal Engineer, based on appropriate documentation and condition of 

the material, etc. 

 

§27-916. Standards for Flag Lots. 

 

A. In addition to those standards established for flag lots in §22-604, the design standards for 

flag lots shall be: 

1. Access strips shall be measured at the street line and shall be a minimum width of 

twenty-five (25) feet for their entire length. 

2. There shall be no turns greater than forty-five (45) degrees in the access strip. 

3. Further subdivision of any flag lot is prohibited. 
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Part 10 

Supplemental Use Regulations 

____________________________________________________________________________ 

 

§27-1001. Purpose. 

 

This Part establishes supplemental standards and regulations for certain uses that require special 

design and other considerations to achieve compatibility with the general character of other uses 

permitted in a zoning district, and to promote, protect, and facilitate the public health, safety, and 

general welfare of Honey Brook Township. These standards and regulations shall apply to all 

zoning districts in which the particular use being regulated is permitted. It is the intent of the 

Township that, where these particular uses are permitted, they comply strictly with the standards 

and regulations in this Part that have been created to address their particular impacts and 

characteristics. The provisions for this Part shall be in addition to applicable zoning district 

regulations, any other applicable section of this or other Chapters of the Honey Brook Township 

Code, and any conditions of approval as part of any decision by the Zoning Hearing Board in the 

case of a Variance or Special Exception, or Board of Supervisors in the case of a Conditional 

Use or Land Development approval, as determined for the following uses by the zoning district 

in which the particular use is permitted. 

 

§27-1002. Accessory Dwelling Units  

 

A. General Regulations. 

 

1. Accessory dwelling units shall only be permitted on properties containing a gross lot 

area of at least two (2) acres, or more as required elsewhere in this Section. 

2. A maximum of one (1) accessory dwelling unit (whether freestanding or attached) is 

permitted per property, except as otherwise provided herein.  

3. All accessory dwelling units shall have a minimum habitable floor area of 400 square 

feet. 

4. Approval from the Chester County Health Department shall be required for the sewer 

and water systems to be used at the premises; such approval shall occur prior to 

issuance of any building permit. 

5. Sketch plans and building plans for any accessory dwelling unit(s) shall be submitted 

to the Zoning Officer as part of a building permit application. 

6. Accessory dwelling units shall only be established where adequate parking for at least 

two cars per dwelling unit on the property is to be provided. 

7. A sketch plan shall show ingress and egress to existing and proposed buildings, 

compliance with applicable area and bulk regulations (including impervious 

coverage), and compliance with parking requirements.  

8. If required for safety reasons, fire escapes and/or outside stairways shall be located to 

the side or rear of the dwelling. 

 

B. Additional Regulations for Freestanding Accessory Dwelling Units:  
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1. Except for on properties that have been permanently preserved with a conservation 

easement or similar deed restriction, a freestanding accessory dwelling unit shall only 

be permitted where it is able to be located such that the property could be subdivided 

into two conforming lots, each containing one dwelling unit, with each dwelling unit 

meeting all area and bulk regulations for single-family detached dwellings in its 

zoning district. 

2. On properties which have been permanently preserved with a conservation easement 

or similar deed restriction, a second freestanding accessory dwelling unit may be 

permitted by special exception on tracts of 20 acres or greater. In such case, the tract 

is not to be reduced below the minimum 20 acres containing the principal and 

accessory dwelling units. The applicant for a second freestanding accessory dwelling 

unit shall enter into and record an agreement (such as a deed restriction) acceptable to 

the Township Solicitor to demonstrate compliance with the requirements in this 

paragraph.  

3. After construction of any freestanding accessory dwelling unit on a property, the 

property shall not be subdivided in any manner that would cause the principal 

dwelling or any freestanding accessory dwelling unit to become nonconforming as to 

the area and bulk regulations. 

4. A freestanding accessory dwelling unit shall not have a habitable floor area greater 

than the habitable floor area of the principal dwelling. 

 

C. Additional Regulations for Attached Accessory Dwelling Units: 

 

1. Where an existing principal single-family dwelling or accessory structure is to be 

expanded to accommodate the accessory dwelling unit, the expanded structure shall 

comply with, or violate no further than any existing nonconformity, all area and bulk 

regulations applicable to a single-family detached dwelling in the zoning district 

where it is located. 

2. Expansions of no greater than twenty (20) percent of the gross floor area of the 

existing dwelling or accessory structure, shall be permitted in conjunction with the 

creation of an attached accessory dwelling unit in order to facilitate more logical 

design or layout or as may be needed for enclosed stairwells or to meet Township and 

State safety codes.  

3. When expanding or converting a principal single family dwelling, the accessory 

dwelling unit shall be attached to the principal dwelling unit by a common wall(s) 

which encloses habitable space and gives the appearance of a single dwelling unit 

from the exterior view; alternatively, the accessory dwelling unit shall be wholly 

contained within the principal dwelling unit. 

4. The habitable floor area in use for the attached accessory dwelling unit shall not 

exceed fifty (50) percent of the total habitable floor area of the principal dwelling. 

5. Entrances to the accessory dwelling unit shall be located to the rear or side of the 

building. 

 

§27-1003. Accessory Uses, Buildings, and Structures. 

 

A. General. 
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1. In all zoning districts except the A - Agricultural District, when an existing or 

proposed dwelling is located within 100 feet of the street right-of-way line, no 

accessory building other than a detached private garage or a structure for the 

display and sale of farm and/or nursery products shall be permitted between the 

minimum front building setback line and the front wall of the dwelling, provided 

that no part of the detached private garage may be located directly between any 

part of the dwelling and the minimum front building setback line. 

2. Accessory uses, buildings, and structures must always be incidental and 

subordinate to the principle use, and located on the same tract or lot as the 

principle use, except as provided in paragraph A.3 below. 

3. Agricultural accessory buildings may be located on a parcel separate from that 

containing the principle agricultural use, provided both parcels are in common 

ownership. 

4. Except as specifically provided for in this Part, the minimum yard requirements 

for accessory uses, buildings, and structures shall be five (5) feet from side and 

rear lot lines, except a minimum of not less than ten (10) feet for active accessory 

uses such as tennis courts or swimming pools, and a maximum height limitation 

of fifteen (15) feet shall apply.  

 

B. Agricultural Accessory Buildings. 

1. These types of accessory buildings shall be permitted in any zoning district 

provided the following requirements are met: 

a. Maximum height: 80 (eighty) feet. 

b. Setback requirements. Except where expressly regulated in 

Subsections 1003.D, 1003.J, 1003.K, and 1003.O, agricultural accessory 

buildings shall comply with required yard setbacks for the respective 

zoning district. 

c. Impervious Coverage. New impervious coverage on a site shall be subject 

to the stormwater management provisions contained in Chapter 20 of the 

Township Code. 

 

C. Non-agricultural Accessory Uses, Buildings, and Structures.  

1. Non-agricultural accessory uses, buildings, and structures shall include, but not 

necessarily be limited to, garages and parking areas for passenger automobiles 

including noncommercial trucks and vans, shelters for household pets, 

bathhouses, gazebos, decks, patios, and noncommercial greenhouses, and shall be 

permitted in any zoning district provided the following requirements are met: 

a. Maximum size: The total building footprint of accessory buildings, 

excluding accessory storage sheds meeting the requirements of Subsection 

1003.D, singularly or in aggregate, shall not exceed the total building 

footprint of the principal building. 

b. Maximum height. The maximum height of an accessory building shall not 

exceed the height of the principal building or twenty (20) feet, whichever 

standard is least restrictive. 

c. Setback Requirements. Except where expressly regulated in 

Subsection 1003.D and 1003.O, nonagricultural accessory buildings must 
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comply with required yard setbacks for the respective zoning district. 

d. Impervious Coverage. New impervious coverage on a site shall be subject 

to the stormwater management provisions contained in Chapter 20 of the 

Township Code. 

 

D. Accessory Storage Sheds. 

1. The following regulations shall apply to accessory storage sheds, provided the 

shed does not exceed 300 square feet in building area and does not exceed a 

maximum height of fifteen (15) feet. 

a. No accessory storage shed shall be located between the street right-of-way 

line and a parallel line at the front of the principal building. 

b. No accessory storage shed shall be within ten (10) feet of the side or rear 

property line. 

c. No more than two (2) accessory sheds shall be permitted on any lot. In 

addition, the aggregate square footage of sheds on a lot shall not exceed 

600 square feet.  

 

E. Noncommercial swimming pool/hot tub. 

1. The following standards and regulations shall apply to noncommercial swimming 

pools and hot tubs: 

a. Noncommercial swimming pool, including both above-ground and in-

ground pools, designed with a depth of two (2) feet or more shall be for 

use of residents and their guests and shall not be operated commercially as 

to charge a fee for its use. 

b. A permit shall be required to locate, construct or maintain a 

noncommercial swimming pool. 

c. Swimming pools and buildings related to the pool may be located in the 

rear or side yard of the lot and shall not be closer to any rear or side lot 

line than the minimum required building setbacks of the district in which 

the lot is located. Any paved areas or decks related to the pool shall be no 

closer than five (5) feet to a lot line. 

d. Outdoor lighting, if any, shall be shielded and/or reflected away from 

adjacent properties so that the lighting is neither directed nor reflected 

upon adjacent properties. 

e. Non-commercial swimming pools shall be completely enclosed by a 

permanent fence of durable material at least four (4) feet in height which 

shall be maintained in a good, safe condition. The fence shall be erected 

prior to the filling of the swimming pool and shall have self-closing and 

self- latching access gates which shall open away from the pool and where 

the release mechanism is located on the pool side of the gate. The fence 

and access gates shall be constructed so as not to have opening exceed 

four (4) square inches in any direction, except in the case of a picket fence 

where the horizontal dimension shall not exceed four (4) inches. This 

fencing provision shall not apply to a swimming pool four (4) feet or more 

above grade when equipped with removable steps or ladders, provided that 

said steps or ladders shall be removed when the pool is not in use. 
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f. At the time of application for a building permit, it shall be demonstrated 

that the pool contains a filtration system, and that drainage of the pool is 

adequate and will not interfere with the water supply system, with existing 

sewage facilities, with public streets, and shall not drain into the 

neighboring property. 

g. Freestanding independent hot tubs and those associated with a 

noncommercial swimming pool shall be covered and latched when not in 

use. 

 

F. Portable Toilets.  

1. The following standards and regulations shall apply to portable toilets, as defined 

by this Chapter: 

a. Where portable toilets are permitted in conjunction with construction sites, 

temporary recreational or other special event activities, or temporary 

seasonal facilities; removal shall occur upon completion of the use or 

activity to which they are accessory. 

b. Any temporary portable toilet shall be in compliance with 25 Pa.Code 

§73.64 of the regulations of the Pennsylvania Department of 

Environmental Protection. 

c. No portable toilet shall be located less than thirty (30) feet from any lot 

line. 

d. Where a portable toilet is to be used for six (6) months or more during any 

calendar year, it shall be visually screened, to the satisfaction of the 

Township, from any adjacent property through use of vegetative and/or 

architectural materials. 

e. Any portable toilet shall be routinely serviced and cleaned with a 

frequency based on the need for same as generated by the intensity of use 

of the facility. 

 

G. Tennis Courts. 

1. The following standards and regulations shall apply to tennis courts, as defined by 

this Chapter: 

a. When a tennis court is located within 100 feet of a street, driveway or 

abutting property line, a permanent open mesh fence ten (10) feet in height 

shall be provided behind each baseline. This fence shall be parallel to the 

baseline and at least ten (10) feet beyond the playing surface unless the 

entire court is enclosed. 

b. Lighting fixtures, if provided, shall be directed and shielded, in a manner 

deemed acceptable by the Township, to prevent unnecessary light spillage 

or glare on abutting properties or streets. 

c. Tennis court fencing shall be no closer than ten (10) feet from any lot line. 

 

H. Non-commercial antennas and towers. 

1. The following standards shall apply to non-commercial antennas and towers (as 

defined herein) including satellite dish antennas, which shall be permitted by right 

as accessory structures. All other antennas and towers are wireless 
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communication facilities and are regulated accordingly elsewhere in this Chapter. 

a. On residential properties, satellite dish antennae shall be used only for 

receiving video, audio, and digital format data in a noncommercial 

manner. 

b. On residential properties, satellite dish antennae shall not exceed two (2) 

feet in diameter. 

c. On nonresidential properties, not more than one satellite dish antenna with 

a diameter exceeding two (2) feet shall be located within the required front 

yard. 

d. The maximum height of any noncommercial antennas and towers shall be 

the maximum building height for principal structures in the applicable 

zoning district, provided that no freestanding tower or antenna shall be 

located any closer to a property line than the total of its height. Such 

maximum height may be increased by special exception pursuant to the 

requirements in Part 14 of this Chapter. 

e. The height of a non-commercial antenna or tower shall be measured as 

follows: 

i. The height of the antenna and/or its support structure unsupported 

by a separate foundation which is attached to a building shall be 

measured from the average level of the finished grade along the 

exterior of the building to which the antenna is attached to the top 

of the highest point of the antenna. 

ii. The height of the antenna and/or its support structure which has a 

separate foundation and is also attached to a building (not on the 

roof) shall be measured from the ground level at the point where 

the antenna is anchored to the ground to the top of the highest 

point of the antenna. 

iii. The height of the antenna and/or its support structure which has a 

separate foundation and is detached from any building shall be 

measured from the average ground level of a circle with a center 

where the antenna is anchored to the ground and extending a radius 

of ten (10) feet to the top of the highest point of the antenna. 

 

I. Garage/yard and Private Vehicle Sales. 

1. Within any zoning district, an owner and/or occupant of any dwelling may 

conduct no more than three garage/yard sales within a twelve (12) month period 

subject to the following standards and regulations. 

a. No garage or yard sale shall be conducted for a period longer than two (2) 

consecutive days; there shall be at least thirty (30) days between each 

occurrence.  

b. Garage/yard sales may offer for sale only personal possessions. No 

importing or stocking of inventory shall be permitted. 

c. Signs for garage/yard sales shall be limited to a four (4) square foot sign 

advertising such sale. The sign must be located upon the premises where 

the sale occurs and shall be removed promptly upon the completion of the 

sale. 
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d. In no case shall any aspect of the garage/yard sale be conducted within 

any street right-of-way. Additionally, vehicular parking at any garage/yard 

sale shall not occur in a manner which obstructs or hinders vehicles 

passing the garage/yard sale site. 

e. Private vehicle sales shall include the sale of any vehicle requiring 

licensing by the Commonwealth of Pennsylvania. No more than one 

private vehicle may be displayed at any given time on a residential lot and 

be offered for sale, and such vehicle offered for sale shall be owned by a 

resident of the lot. 

 

J. Display and sale of farm and/or nursery products, as a use accessory to the principal 

agricultural use of the property. 

1. Within the A and RC Zoning Districts, the following standards and regulations 

shall apply to the display and sale of farm and/or nursery products: 

a. Not less than fifty (50) percent of all farm and/or nursery products sold 

shall have been grown, raised, or harvested on the premises. 

b. Where goods are displayed and sold from a permanent structure, that 

structure shall be located not less than 100 feet from any lot line and not 

less than sixty (60) feet from any street right-of-way line. 

c. Where goods are displayed and sold from a temporary structure, such 

structure shall be located not less than twenty-five (25) feet from any 

street right- of-way line. 

d. No temporary structure shall be larger than 200 square feet. 

e. A mobile stand (e.g., farm wagon, pick-up truck) shall be located outside 

the street right-of-way line. 

f. Structures and required parking areas devoted to the display and sale of 

farm and/or nursery products shall, in combination, occupy not more than 

4,000 square feet of lot area. 

g. Any accessory use for the display and sale of farm and/or nursery products 

shall provide two off-street parking spaces, regardless of the size of the 

use, plus one space for every 200 square feet of temporary or permanent 

display/sales space. 

h. All parking spaces shall be located outside the street right-of-way. 

i. Any refrigeration equipment, generators, or similar equipment and 

associated power sources shall be soundproofed as necessary so that the 

noise created by such equipment shall not be audible beyond the lot line. 

 

K. Manure storage facilities, as a use accessory to an existing agricultural operation. 

1. Within the A and RC Zoning Districts, the following standards and regulations 

shall apply to manure storage facilities: 

a. Manure storage facilities shall not be used for commercial purposes. 

b. The applicant shall provide the Zoning Officer with proof of compliance 

with the applicable requirements for the location, construction, and 

operation of a manure storage facility. 

c. Any such facility shall be at least 100 feet from any lot line, except where 

the need to be closer to a lot line is documented by the applicant and the 
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location is determined acceptable by the Chester County Conservation 

District. 

 

L. Farm-Related School. 

1.  Within the A and RC Zoning Districts, the following standards and regulations 

shall apply to farm-related schools: 

a. A farm-related school, where permitted in one or more zoning districts, 

shall be deemed a use that is accessory to the principal agricultural use of 

the property. 

b. To be eligible for a farm-related school, a property must contain at least 

twenty (20) acres and be actively involved in agriculture as defined by this 

Chapter. 

c. The site devoted to the farm-related school shall be limited to not more 

than two (2) acres within the boundary of the agricultural property. 

d. A suitable area for outdoor recreation shall be provided for the school 

pupils. Parking areas and actively farmed fields shall not be utilized for 

this area, and fencing shall be provided at all locations where public safety 

is at issue.  

e. It is not required that a child of the farm family residing on the property on 

which the school is located be a student of the school, but in no event shall 

the owners of the property earn a financial profit from the school being on 

the property. 

f. The population of the farm-related school shall not exceed fifty (50) 

students. 

g. The farm-related school shall be a day school only, and in no case shall 

permit the boarding of pupils. 

 

M. Family Day Care Facility. Where a family day care facility is proposed as an accessory 

use, as defined by this Chapter, such facility shall comply with all applicable standards 

and regulations in Sections 27-1023.A.2 and 27-1023.A.4 through A.11. 

 

N. Tent Sale (also sidewalk sale). 

1.  The following standards and regulations shall apply to tent sales as defined in this 

Chapter: 

a. Tent Sales, as an accessory use, shall be limited to the MUC-Mixed Use 

Commercial and BI – Business Industrial Districts. 

b. A tent sale shall be deemed a temporary use. 

c. Tent sales may be held no more frequently than four (4) times per calendar 

year on any lot. 

d. The maximum duration of any tent sale event shall be seven (7) days. 

e. Signs associated with a tent sale shall be in accordance with the standards 

in Part 9, “General Regulations”. 

f. A temporary use permit shall be applied for and obtained prior to the 

conduct of any tent sale.  Application fees for temporary use permits shall 

be paid in accordance with a fee schedule adopted by resolution of the 

Board of Supervisors 
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O. Keeping of Animals.  

1. Except as otherwise noted, the following standards and regulations shall apply to 

the keeping of animals on residential properties containing no greater than ten 

(10) acres, with specific terms applying to the various zoning districts as indicated 

herein. Animals, twelve (12) months or less in age, shall not be counted towards 

the maximum number of animals permitted in order to allow sufficient time for 

weaning. However, these standards shall not apply to animal shelters, animal 

hospitals, or veterinary offices/clinics. 

a. Dogs and cats, applicable in all zoning districts: 

b. A maximum of five (5) dogs and five (5) cats is permitted without 

restriction. Litters of puppies or kittens up to six (6) months in age as 

domestic animals are permitted, provided the following conditions are 

met: 

i. The area within which a shelter and/or exercise pen is maintained 

must be suitably enclosed and located in the rear yard, at least ten 

(10) feet from any lot line and not closer than fifty (50) feet to the 

nearest dwelling other than that of the owner. 

ii. The area within which a shelter and/or exercise pen is maintained 

shall be kept in suitable grass cover and shall not be allowed to 

degrade to an erodible condition. 

iii. The owner of the animals shall exercise suitable control over the 

animals and shall not allow a nuisance condition to be created in 

terms of excessive noise, dirt, or odor. 

c. Other small domestic animals, in the following zoning districts: 

i. In the A and RC Districts, it is permitted to maintain up to a total 

of twelve (12) small domestic animals provided the following 

conditions are met: 

A. Small domestic animals shall include those animals which 

can be kept outdoors in pens, but which also can be kept 

indoors, and include animals such as rabbits, guinea pigs, 

domestic and exotic birds, and chinchilla, and fowl such as 

chickens, turkeys, geese, ducks, and pigeons. 

b) When raised or kept outdoors, small domestic animals shall 

be kept within the rear yard area. 

c) Maintaining small domestic animals shall be on a 

noncommercial basis and strictly as an incidental use. 

d) The area within which a shelter and/or exercise pen is 

maintained must be suitably enclosed and located in the 

rear yard at least ten (10) feet from any lot line, and not 

closer than fifty (50) feet to the nearest dwelling other than 

that of the owner. 

e) The area within which small domestic animals are 

maintained shall be kept in a suitable grass cover and shall 

not be allowed to degrade to an erodible condition. 

f) The owner of the small domestic animals shall exercise 
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suitable control over the animals and shall not allow a 

nuisance condition to be created in terms of excessive 

noise, dirt, or odor. 

2. In the NR, MUR, MUC, and BI Districts, it is permitted to maintain up to a total 

of twelve (12) small domestic animals provided the following conditions are met: 

a. Small domestic animals shall include only those animals that are kept 

exclusively indoors, such as rabbits, guinea pigs, and domestic and exotic 

birds. Fowl such as chickens, turkeys, geese, ducks, and pigeons shall not 

be permitted. 

b. Maintaining small domestic animals shall be on a noncommercial basis 

and strictly as an incidental use. 

c. The owner of the small domestic animals shall exercise suitable control 

over the animals and shall not allow a nuisance condition to be created in 

terms of excessive noise, dirt, or odor. 

3. Large domestic animals, applicable in all zoning districts. 

a. For purposes of this subparagraph, large domestic animals shall include 

animals of the bovine, equine, swine, and sheep families, as well as 

llamas, emus, ostriches, deer, elk, wild boar, and the like. 

b. Horses may be kept on the following basis: 

i. One horse per one-half (½) acre up to and including two (2) acres 

of gross lot area, with the maximum number of horses not to 

exceed four (4). 

ii. One horse per acre for any portion of the gross lot area in excess of 

two (2) acres. 

iii. Large domestic animals other than horses may be kept on the basis 

of one animal per acre of gross lot area. 

iv. Lot area may be counted only once in calculating the maximum 

number of animals permitted on a lot. 

c. All large domestic animals shall be housed within a completely enclosed 

structure that serves as a satisfactory animal shelter on the lot. 

d. The following standards and regulations shall apply to the keeping of large 

domestic animals on any property in the Township, regardless of size: 

i. The area within which large domestic animals are kept shall be 

enclosed by a fence, designed for containment, which shall be 

located outside any street right-of-way. Any structure used for 

housing large animals shall be set back in accordance with the 

requirements of §27-1703 of this Chapter. 

ii. The area within which large domestic animals are maintained shall 

be kept in a suitable grass cover and shall not be allowed to 

degrade to an erodible condition. 

iii. The owner of any large domestic animal shall exercise suitable 

control over the animal and shall not allow a nuisance condition to 

be created in terms of excessive noise, dirt, or odor. Where it 

deems necessary, the Township may require the owner to present 

and operate in accordance with a manure management plan 

prepared or approved by the Chester County Conservation District. 
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P. Commercial or Industrial Accessory Uses, Buildings, or Structures. 

1. The following uses shall be permitted when incidental and subordinate to an 

existing commercial or industrial use: 

a. Off-street parking facilities in accordance with Part 9, “General 

Regulations.” 

b. Signage in accordance with Part 9, “General Regulations.” 

c. Outdoor storage or display of materials in accordance with Part 9, 

“General Regulations.” 

d. Fences or walls in accordance with Part 9, “General Regulations.” 

e. Radio and television antenna, or microwave dish antenna subject to 

§27-1008. 

f. Flagpoles, subject to the height restrictions of the zoning district in which 

it is located. 

 

Q. Temporary Structure, Building, or Use. 

1. Temporary structures, building, or use shall be subject to the following standards 

and regulations: 

a. A temporary permit may be issued for structures or uses necessary during 

construction or other special circumstances of a nonrecurring nature, 

subject to the Township permitting process. 

b. A temporary structure or use could include, but is not limited to, offices 

for contractors, temporary residential uses, political campaign 

headquarters, temporary structures for business operations which have 

been displaced from the principal building due to damage, or other similar 

uses. 

c. The time period of the initial permit shall be three (3) months. The permit 

may be renewed for three (3) months if the applicant can demonstrate 

reasonable progress towards the completion of the project necessitating 

the temporary structure, building, or use. 

d. Such structure, building, or use shall be removed completely within ten 

(10) days of the expiration of the permit without cost to the Township. 

 

R. Accessory Residential Structures for Housing of Animals used as Principal Means of 

Transportation. 

1. In any zoning district, when the primary means of transportation for the occupants 

of a dwelling is a vehicle drawn by a horse or horses, a structure to house not 

more than four horses and the buggy, carriage or other vehicle pulled by the horse 

or horses may be erected in accordance with the following requirements: 

a. The structure shall not be located within the front yard setback. 

b. The structure shall have a side yard of not less than 20 feet and a rear yard 

of not less than 20 feet. 

c. Adequate provision shall be made for the proper disposal of manure 

generated on the property. 

d.  If requested by the Township, the applicant shall record a deed restriction 

indicating that the facility is for use only for horses when such animals are 
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the primary means of transportation for the residents of the dwelling. 

 

 

§27-1004. Adult Commercial Use. 

 

A. An Adult Commercial Use shall be subject to the following standards and regulations: 

1. No adult commercial use shall be permitted within 100 feet of the closest property 

line of any public or private school, church, recreational facility, library, 

community center, or any religious, institutional, or educational use, and within 

1,000 feet of an existing adult commercial use. 

2. Signs based on applicable zoning regulations of the district in which the adult 

commercial use is located shall be permitted, provided that: 

a. Sign messages shall be limited to verbal description of materials or 

services available on the premises. 

b. Sign messages may not include any graphic or pictorial depiction of 

material or services available on premises. 

c. Sign messages which are visible or intended to be visible from outside the 

property, such as on or within doors, windows or exterior walls, shall not 

display materials, items, publications, pictures, films, or printed material 

available on the premises, or pictures, films, or live presentations or 

persons performing or services offered on premises. 

3. Nothing in this Chapter shall be deemed to allow any uses that are “obscene” as 

that term has been interpreted from time to time by the courts of the United States 

or the Commonwealth of Pennsylvania. 

 

§27-1005. RESERVED. 

 

§27-1006. Airport or Heliport. 

 

A. An Airport or Heliport shall be subject to the following standards and regulations: 

1. All facilities shall be designed and operated in strict compliance with all 

applicable State and Federal laws and regulations. 

2. The applicant, as part of an application for zoning approval, shall furnish evidence 

that all requisite licenses have been obtained from the Pennsylvania Department 

of Transportation, Bureau of Aviation. 

3. No part of any runway or taxiway shall be within 300 feet of any lot line. 

Additionally, no pad for any heliport shall be within 150 feet of any lot line. 

4. The applicant shall provide a traffic impact study for a proposed airport, or 

heliport offering rides, scenic tours, or passenger services. The traffic impact 

study shall be prepared in accordance with the requirements of the Township 

Subdivision and Land Development Ordinance [Chapter 22]. 

 

§27-1007. RESERVED. 
 

§27-1008. Automobile, truck, farm equipment, boat, other motor vehicle, and mobile 

and modular home sales, service, and repair facilities. 
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B. Automobile, truck, farm equipment, boat, other motor vehicle, and mobile and modular 

home sales, service, and repair facilities shall be subject to the following standards and 

regulations: 

1. All service and/or repair activities shall be conducted within a single, wholly-

enclosed building. 

2. No outdoor storage of parts, equipment, lubricants, fuel, or other materials used or 

discarded as part of the service operation shall be permitted. Materials discarded 

as part of the service operation shall be contained within wholly-enclosed 

dumpster equipment. 

3. All exterior vehicle storage areas shall be screened from adjoining agriculturally-

zoned and residentially-zoned property in accordance with §27-908 of this 

Chapter. 

4. All ventilation equipment associated with fuel storage tanks shall be at least 100 

feet from, and oriented away from, any residentially-zoned property. 

5. All vehicles shall be repaired and removed from the premises as promptly as 

possible. Any vehicle not receiving repair work within the preceding seven (7) 

days shall be removed. 

6. The demolition or storage of junked vehicles and mobile homes and parts thereof 

is prohibited. 

 

§27-1009. Auto Service Station. 

 

A. Auto service stations shall be subject to the following standards and regulations: 

1. The minimum lot width shall be 200 feet along each street on which the lot abuts. 

2. All activities except those to be performed at the fuel pumps shall be performed 

within a completely enclosed building. 

3. Fuel pumps shall be at least twenty-five (25) feet from any future street right of 

way. 

4. All automotive parts and dismantled vehicles shall be located within a building. 

5. Full body paint spraying or body and fender work shall not be permitted. 

6. Automobiles that are taken to a service station for outside storage because of an 

accident may remain no longer than sixty (60) days from the day the automobile 

arrives at the station. 

7. Canopies for fuel pump islands shall be lit with recessed lighting under the 

canopy.  Light sources shall be shielded from the view of surrounding properties. 

8. All automotive service stations shall be designed so as to provide for orderly, safe 

movement of vehicles to and from such facility, including clearly-defined and 

marked traffic lanes (or where determined by the Zoning Officer to be necessary 

for such safe vehicular access to a parking facility, curbed access lanes). 

9. Vehicular circulation at an auto service station shall be designed to provide 

adequate area between fuel pumps to allow unimpeded travel between pump 

islands when all fuel pumps are occupied.  A minimum of two (2) cars (one at the 

fueling pump with one (1) stacked behind) must be accommodated from 

whichever direction(s) cars may queue to the pump area. 

10. Auto service stations shall provide adequate stacking for cars at each pump island 
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without impeding interior traffic circulation or access to any service bay doors. 

11. Auto service stations shall provide approved oil separators (including a written 

operation and periodic maintenance program to insure their proper functioning) 

for all storm drains on the lot occupied by such use that will receive stormwater 

runoff from such use or facility. 

12. Auto service stations shall provide protections satisfactory to the Township to 

prevent spills, to clean spills quickly and to prevent spilled fuel from entering the 

stormwater system.  The protections required by this section may include, but are 

not limited to, employee training, spill and hazard kits, safety equipment on 

pumps and underground storage tanks and facilities in nearby stormwater inlets 

which block and collect spilled fuel to prevent contamination of the stormwater 

system.  An ongoing inspection and maintenance program shall be provided.  

 

§27-1010. Bed and Breakfast Establishment. 

 

A. A Bed and Breakfast Establishment shall be subject to the following standards and 

regulations: 

1. A bed and breakfast establishment shall only be permitted in a single family 

detached dwelling which is the bona fide residence of the operator. The 

appearance of the building shall not be altered as to detract from its residential 

character, except as required for safety reasons in meeting Township and State 

regulations. 

2. The minimum lot size shall be that of the underlying zoning district in which this 

use is located. 

3. No more than nine guest rooms shall be provided.  

4. Breakfast and/or afternoon tea shall be the only meals provided, and shall be 

provided only to guests of the bed and breakfast establishment. There shall be no 

separate cooking facilities in any guest room. 

5. Amenities provided by the bed and breakfast establishment such as swimming 

pool, porches, or decks shall be limited for the use of the residents and guests of 

the facility. 

6. The operator of the bed and breakfast shall meet all applicable Township Fire and 

Safety Codes, and State and County requirements. 

7. In addition to applicable parking requirements in Part 9, “General Regulations,” 

there shall be one off-street parking space per guest room and one space for each 

non-resident employee. The off-street spaces shall be screened from adjacent 

residential properties by fencing or natural vegetation in accordance with Part 9, 

“General Regulations.” 

8. Signs associated with the bed and breakfast establishment shall be in accordance 

with Part 9, “General Regulations.” 

 

§27-1011.    Billboard; Off-Premises Advertising Signs. 

 

A. Definitions. As used in this Section, unless the context otherwise requires, the following 

terms and their derivatives shall have the meaning herein given: 

1. Back-to-Back Sign. A structure with two (2) parallel sign faces oriented in 
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opposite directions, or two (2) structures, each with one (1) sign face. The sign 

faces shall not be located more than fifteen (15) feet apart and both sign faces 

shall not be capable of being seen at the same time from any point. 

2. Sign Face. That portion of a sign, including the display area, border and trim, but 

excluding the base, supports and other structural members. 

3. V-Type Sign.  A structure or structures with two (2) given sign faces, forming the 

shape of the letter "V" or a triangle when viewed from above, with an angle 

between any two (2) faces of not more than forty-five (45) degrees.  The sign 

faces shall not be located more than fifteen (15) feet apart at the closed point. 

 

B. Location of Off-Premises Advertising Signs.  Off-premises advertising signs which 

conform with the provisions of this Section shall be permitted only in the BI – Business 

Industrial District.  These billboards may only be placed on properties that have frontage 

on Route 322. Sign faces shall be oriented only to Route 322 traffic and located within 

one hundred feet (100’) of the Route 322 right-of-way.   In no event shall any portion of 

any sign be erected within one hundred feet (100') of any residentially zoned property. 

 

C. Size of Off-Premises Advertising Signs.  The maximum area of an off-premises 

advertising sign face shall be three hundred (300) square feet, which shall include any 

temporary embellishment, with maximum length of twenty-five feet (25’). 

 

D. Spacing of Off-Premises Advertising Signs. 

1. V-type or back-to-back signs shall be considered one (1) sign.  Sign faces in any 

other arrangement shall be considered more than one (1) sign. 

2. No portion of the sign face of any off-premises advertising sign shall be located 

closer than one thousand five hundred feet (1,500 ft.) to any portion of the sign 

face of another off-premises advertising sign on the same side of the street. 

3. No off-premises advertising sign shall be located in such a manner as to obscure, 

or otherwise physically interfere with the effectiveness of, an official traffic sign, 

signal or device, or obstruct or physically interfere with a driver's view of 

approaching or intersecting traffic. 

4. Off-premises advertising signs shall not be located within 1,500 feet of a sign 

marking the beginning or end of a school zone. 

5. Off-premises advertising signs shall not be located within 1,500 feet of a street 

intersection utilizing a traffic light. 

 

E. Height of Off-Premises Advertising Signs.  Off-premises advertising signs shall not 

exceed an overall height of twenty-five feet (25') above the adjacent ground elevation or 

forty feet (40') above the surface of the road it faces, whichever is lesser in height. 

Off-premises advertising signs shall not be closer than twenty-five feet (25') to the 

nearest right-of-way or property line. 

 

F. Lighting of Off-Premises Advertising Signs.  Off-premises advertising signs may be 

illuminated, subject to the following restrictions: 

1. No revolving or rotating beam or beacon of light that simulates any emergency 

light device shall be permitted as part of any sign.  Flashing devices shall not be 
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permitted upon a sign; however, illuminated signs which indicate customary 

public information, such as time, date, temperature or other similar information, 

shall be permitted. 

2. The lighting of signs shall comply with the Lighting provisions of Part 9 of this 

Chapter. 

 

G. Prohibited Off-Premises Advertising Signs.  The following off-premises advertising signs 

shall not be permitted to remain or to be erected: 

1. Signs which are obsolete structures not meeting construction standards, out-of-

date political billboards, signs advertising defunct businesses, and signs which 

have been erected without a building permit having been issued therefor. 

2. Signs which are illegal under state law or regulations. 

3. Signs that are not securely fixed on a substantial structure. 

4. Signs which attempt or appear to attempt to regulate, warn or direct the movement 

of traffic or which interfere with, imitate or resemble any official traffic sign, 

signal or device. 

5. Signs that prevent free ingress or egress from any doors, window or fire escape, or 

that are attached to a standpipe or fire escape. 

6. Signs which revolve. 

 

H. Construction Standards.  All off-premises advertising signs shall be constructed in 

accordance with the Building Code of the Township.  The structural elements of all 

offpremises advertising signs shall be of metal construction.  All signs shall meet 

industry-wide standards as established by the Outdoor Advertising Association of 

America, Institute of Outdoor Advertising, and other similar industry-wide organizations. 

 

I. Maintenance or Replacement of Existing Off-Premises Advertising Signs.  The 

maintenance or replacement of off-premises advertising signs existing prior to this 

Section shall be permitted, provided upgrades are in accordance with the Building Code 

of the Township and in compliance with this Chapter. 

 

J. Removals. Any non-conforming sign, when abandoned or removed, can only be replaced 

with a sign that conforms to this Chapter. 

 

K. Maintenance.  All off-premises advertising signs shall be maintained in safe structural 

condition.  All sign faces shall be maintained in a neat, clean, freshly painted or posted 

condition. The general area of all off-premises advertising signs shall be kept clear of 

debris. 

 

L. Abandonment. 

1. An off-premises advertising sign which does not have bona fide advertising for 

twelve (12) consecutive months shall be deemed abandoned and shall be removed 

by the owner thereof within thirty (30) days after written notice from the 

Township. 

2. Prior to any construction of an off-premises advertising sign, the owner thereof 

shall post a bond or other security in a form acceptable to the Zoning Officer for 
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the removal of all off-premises advertising signs under its ownership in the 

Township, such security to be subject to claim by the Township in the event that 

the off-premises advertising signs under such ownership in the Township are 

abandoned and not removed by the applicant in accordance with this Section. Said 

bond or other security shall be in an amount reasonably related to any and all 

removal costs. 

 

§27-1012.    Boarding/Rooming House. 

 

A. A Boarding/rooming house shall be subject to the following standards and regulations: 

1. A maximum of six (6) boarders shall be permitted in a boarding house. 

2. Each boarding unit shall have a minimum floor area of 200 square feet. A 

maximum of two boarders may share a boarding unit. 

3. Each boarding house shall contain a common kitchen facility. 

4. A complete bathroom facility shall be provided for every two (2) boarding units. 

5. An operator shall live on the premises. 

6. One off-street parking space per resident shall be provided in addition to the 

requirements for the residence. 

7. The existing sanitary sewage system shall be recertified as adequate in accordance 

with State regulations prior to the establishment of the specific use. 

 

§27-1013.    Bus Station. 

 

A. A Bus Station shall be subject to the following standards and regulations: 

1. There shall be a one (1) acre minimum lot size. 

2. An area for the loading and unloading of buses shall be provided separate from 

required off-street parking areas. 

3. The lot shall have access available to an arterial street. 

4. The subject property shall be at least 300 feet from the property line of any parcel 

containing a school, day care facility, playground, or library. 

5. The applicant shall provide a traffic impact study for the proposed use. The traffic 

impact study shall be prepared in accordance with the requirements of the 

Township Subdivision and Land Development Ordinance [Chapter 22]. 

 

§27-1014.    Camp Ground. 

 

A. A Camp Ground shall be subject to the following standards and regulations: 

1. The minimum required gross lot area for a camp ground shall be five (5) acres 

and the minimum lot width at the street line shall be 250 feet. 

2. No structure or individual camping site shall be located closer than sixty (60) feet 

from any lot line. 

3. Any application for zoning approval shall be accompanied by a plot plan for the 

site, showing driveways and internal roads, proposed type and location of sewage 

facilities and water supply, building locations and functions, and any other 

information required by this Chapter or any other applicable regulations. 

4. The approving entity may approve the proposed camp ground as a year-round 
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facility, provided that no occupant other than a manager or related staff of the 

camp ground shall be permitted to remain in the camp ground for a period of time 

in excess of ninety (90) days. 

5. The applicant shall submit proposed management procedures necessary to insure 

compliance with the above ninety (90) day time limitation. 

 

§27-1015.    Car Wash. 

 

A. A Car Wash, whether as a principal use or accessory to an auto service station, shall be 

subject to the following standards and regulations: 

1. The property shall be served by a public water system. The car wash facility shall 

include a system to collect and recycle the water used in the car washing 

operation. 

2. Traffic flow and ingress-egress shall not cause traffic hazards on adjacent streets. 

3. Access points shall be limited to two (2) on each street abutting the lot. 

4. On-lot traffic circulation channels and parking areas shall be clearly marked. 

5. Compliance with parking requirements of Part 9 of this Chapter. 

6. All structures shall have a minimum setback of 100 feet from any property not 

zoned MUC – Mixed Use Commercial or BI – Business Industrial, and any 

property used for agricultural or residential purposes. 

7. The site shall be kept free of debris and trash. 

 

§27-1016.  Cemetery. 

 

A. The following standards and regulations shall apply to any Cemetery, whether a principal 

or accessory use, except as otherwise noted: 

1. The minimum net lot area shall be one (1) acre, for a cemetery, when located on a 

separate parcel or lot. If located on the same lot as a church, the combined 

minimum net lot area shall be three (3) acres. 

2. Any cemetery smaller than five (5) acres, whether or not as a principal or 

accessory use of a parcel or lot, shall be permitted by right in the A-Agricultural 

and RC-Resource Conservation Districts. Any cemetery five (5) acres in size or 

larger may require further approval as set forth in applicable zoning district’s use 

regulations. 

3. Any cemetery shall comply with the following standards: 

a. No burial ground or plot or any structure related to the cemetery operation 

shall be located within: 

i. Ten (10) feet of any property line or street line. 

ii. One hundred feet of any existing well. 

iii. Ten (10) feet of the cartway of any private vehicular accessway 

within the tract or any parking area. 

b. In no case shall any structure, burial ground, or burial plot be located 

within the FH-Flood Hazard or WHP-Wellhead Protection Area Zone 1 or 

2 Overlay Districts. 

c. The maximum height of cemetery structures shall be: 

i. For a grave stone, monument, or statue 
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marking an individual burial sites:  six (6) feet. 

ii. For a mausoleum:    fifteen (15) feet. 

iii. For any other structure:   thirty-five (35) feet. 

d. The placement of burial vaults within burial ground areas shall comply 

with the following standards: 

i. Multiple burial vaults may be placed in a single plot (i.e., one 

above the other). 

ii. No vault shall be located less than three (3) feet beneath the ground 

surface after development, except where completely enclosed 

within a mausoleum. 

iii. No vault shall be located where, at its greatest depth below the 

ground surface, it may intrude upon the seasonal high water table. 

iv. In order to provide for adequate percolation of groundwater, all 

burial vaults shall be placed such that minimum horizontal 

separation between vaults is no less than two (2) feet. This 

provision shall not apply to burial vaults completely enclosed 

within a mausoleum. 

v. Natural buffer areas shall be retained to the greatest degree feasible 

to mitigate impacts to scenic landscape qualities and water 

recharge capacity. Use of plant material is encouraged to provide 

privacy, screening, and access control. 

 

B. Application Requirements. The following shall be provided by the applicant for review 

by the Township prior to receiving approval to operate a cemetery: 

1. The application for a cemetery shall include the following: 

a. A plan shall accompany the application which identifies natural 

constraints, proposed capacity of burial plots, circulation of vehicles 

through the proposed cemetery, all proposed buildings, other 

improvements, and general landscaping or protection of existing 

vegetation. If the cemetery use is approved, the applicant shall submit a 

land development plan pursuant to Chapter 22. 

b. Where the cemetery review is for expansion of an existing cemetery, the 

full land development plan may be waived by the Township provided that 

the applicant provide a sketch plan for review by the Township Planning 

Commission and agrees to incorporate the sketch plan into the legal 

agreement specified in clause (c), below, as an exhibit for maintenance of 

the cemetery property. 

c. A narrative of how the cemetery will be developed and maintained. 

d. At the discretion of the Township Engineer, a traffic study subject to the 

requirements of Chapter 22 may be required for cemeteries considered 

significantly large enough to warrant such study. 

e. Prior to approval of a cemetery, either as a land development or a sketch 

plan where land development review has been waived, the applicant shall 

engage a qualified soil scientist to conduct soil testing of the proposed 

cemetery site along the perimeter and in areas proposed for burial plots to 

confirm the depth to the water table. Such testing shall be conducted in the 
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presence of the Township Engineer. In addition, in conditions of drought, 

the soil scientist shall consider weather conditions in the assessment of the 

normal depth to the water table. 

f. The applicant shall provide sufficient hydrologic and other information to 

satisfy the approving entity that potential for groundwater contamination 

from development of burial grounds shall not be hazardous to any 

neighboring water supply wells. As a condition of approval, the approving 

entity may require the installation of monitoring well(s) where potential 

hazard to neighboring well(s) is suspected. 

g. The applicant shall provide a legal agreement, subject to the approval of 

the Township Solicitor, which shall identify the owners or operators 

responsible for the long-term maintenance responsibilities and the 

financial means for such maintenance. This agreement shall comply with 

the provisions for ownership and maintenance of open space as provided 

in §22-625. This legal agreement shall be incorporated on the subdivision 

or land development plan by reference and recorded with deed to the 

property. 

 

§27-1017.     Church or Similar Place of Worship. 

 

A. A Church or Similar Place of Worship shall be subject to the following standards and 

regulations: 

1. In any zoning district in which a church is permitted, the minimum gross lot area 

shall be two (2) acres and the minimum lot width shall be 200 feet. 

2. The maximum gross lot area for any church in the A - Agricultural District shall 

be four (4) acres. All activities of the church shall be limited to the subject parcel. 

3. Side yard and rear yard setbacks of not less than fifty (50) feet shall be provided 

on any church property. 

4. Off-street parking facilities shall be located not less than twenty-five (25) feet 

from the street right-of-way line and from the side and rear property lines. The 

approving entity may require additional screening of any parking facility, if it is 

determined necessary. 

5. A maximum of sixty (60) percent of the gross lot area may be covered by 

impervious surface. 

6. One (1) church-related residence, as a use accessory to the church, may be located 

on the same parcel as the church. 

7. The applicant shall provide a traffic impact study for the proposed use. The traffic 

impact study shall be prepared in accordance with the requirements of the 

Township Subdivision and Land Development Ordinance [Chapter 22]. 

8. Church-related educational or day care facilities: 

a. Where educational facilities and programs are offered below the college 

level, the applicant shall include a plan for outdoor recreation that is 

acceptable to the approving entity. Such plan shall include appropriate 

screening and buffering from adjacent residential properties. 

b. Student and child drop-off areas shall be designed to eliminate the need to 

cross traffic lanes within or adjacent to the site. 
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9. The applicant shall provide a parking plan which demonstrates that the proposed 

parking facilities are sufficient for the intended use and in compliance with the 

terms of this Chapter. 

 

§27-1018. Club or Lodge. 

 

A. A Club or Lodge shall be subject to the following standards and regulations: 

1. The minimum area for a club or lodge shall be that of the underlying zoning 

district. 

2. The use of the facility shall be for authorized members and guests only. 

3. Lodging of overnight guests is prohibited in any building that is a club or lodge. 

4. Outdoor activity areas shall be setback a minimum of twenty-five (25) feet from 

any property line. 

5. When located within or adjoining a residential use, the hours of operation shall be 

established by the approving entity. 

6. Outdoor lighting shall comply with the appropriate provisions in Part 9, “General 

Regulations.” 

7. A buffer, in accordance with Part 9, “General Regulations,” shall be maintained 

adjacent to any residential use or district. All structures, parking, and facilities for 

outdoor activity shall be screened. 

 

§27-1019. RESERVED 

 

§27-1020.     Commercial Use of Water Resources. 

 

A. Commercial uses of water resources shall be subject to the following standards and 

regulations: 

1. A detailed water supply impact plan (hereinafter “plan”) shall be submitted for 

review and approval by the Township. Such plan shall be prepared by an 

independent professional geologist or a professional engineer with a current 

certificate of occupation as issued by the Commonwealth of Pennsylvania, 

Department of State, Bureau of Professional and Occupational Affairs (hereinafter 

“qualified professional”). Such qualified professional shall be approved by the 

Township prior to commencement of the study described in subparagraph (2), 

below. 

2. Upon approval and execution of the plan, a water supply impact study (hereinafter 

“study”) shall be prepared and submitted by a qualified professional. The study 

shall evaluate the effect of the proposed commercial use of water resources on the 

existing surface and subsurface water within 1 radial mile of the site property 

corners. 

3. Where determined necessary by the Township, any data suggesting that the 

proposed use will neither diminish the quantity or quality of water available to 

surrounding properties nor measurably reduce the flow of surface water in the 

Township shall be subject to independent review and confirmation (hereinafter 

“confirmation report”) by a third-party qualified professional selection of the 

qualified professional shall be agreed to by the Township and applicant, and the 
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cost of the confirmation report shall be divided equally between the Township and 

applicant. 

4. The proposed commercial use of water resources shall not be permitted if an 

interpretation of the data presented in the study or in the confirmation report 

reasonably predicts that the proposed use will unacceptably diminish the quantity 

or quality of water available to surrounding properties, or will measurably reduce 

the flow of surface waters in the Township. 

 

§27-1021.     Concentrated Animal Feeding Operation (CAFO). 

 

A. Concentrated Animal Feeding Operations (CAFOs) shall be subject to the following 

standards and regulations:  

1. The applicant shall, at the time of zoning application, identify the number of 

animals comprising the operation and present the following: (a) all applicable 

permits demonstrating that licensure has been obtained by the Pennsylvania 

Department of Environmental Protection for the specified number of animals and 

(b) all plans submitted as part of any CAFO NPDES application and/or WQM 

Permit application to be issued by PADEP or the Chester County Conservation 

District, if designated by PADEP, for the specified number of animals including, 

but not limited to, a nutrient management plan, erosion/sedimentation control 

plan, NPDES stormwater permit, a preparedness, prevention and contingency 

plan, and an engineer’s certification of the manure storage facilities. 

2. The minimum gross lot area for a CAFO shall be twenty (20) acres. 

3. The CAFO shall be compatible with the existing uses of the site, shall not be 

detrimental to any existing adjacent land uses, and shall be located in a manner so 

as to minimize noise, smell, and any other potential adverse effects that may be 

generated by the proposed animals. 

4. The CAFO shall not propose any building use for the keeping or raising of 

animals within 150 feet from any lot line.  

5. There shall be a distance not less than 500 feet between any lot line of a 

concentrated animal feeding operation and (a) any lot line of a public, private, or 

farm-related school, a church or similar place of worship, or a camp ground; or 

(b) any residential use, Life Plan Community, or RC, NR, MUR, or MUC zoning 

district boundary. 

6. Any property proposed for a concentrated animal feeding operation shall have 

frontage on a major collector or principal arterial road, as designated in the Honey 

Brook Township and Borough Multi-Municipal Comprehensive Plan, and shall 

locate its principal point or points of vehicular access along such frontage. 

7. Trucks transporting animals to or from the property as part of a concentrated 

animal feeding operation shall not use a road of lesser functional classification to 

enter or leave the property, unless specifically so approved as part of its zoning 

approval. 

8. All proposed entrances and exits to the CAFO shall be designed and improved in 

a manner which does not allow mud or gravel to be deposited or accumulated on 

or along abutting public streets. 

9. Suitable buffering shall be provided when any structure, access drive, and 
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parking, loading or unloading areas are located within 150 feet of adjacent 

residential structures. 

 

§27-1022.     Convenience Store. 

 

A. The following standards and regulations shall apply to any Convenience Store, as defined 

and specifically permitted by this Chapter. The standards in this Section shall supersede 

similar standards that may be contained in the zoning district in which a convenience 

store is permitted. Standards in the base zoning district that are not addressed in this 

Section shall be applicable to the convenience store use. 

1. A gross lot area of not less than two (2) acres shall be required for any 

convenience store. 

2. The maximum floor area of a convenience store shall be 8,000 square feet.  

3. There shall be no limit on the operating hours of a convenience store.  

4. In addition to landscaping and buffering as may be required by Part 9, “General 

Regulations”, the approving entity may require supplemental fencing, consisting 

of materials and dimensions it deems appropriate, along any property line that 

abuts an agricultural or residential use or an agriculturally-zoned or residentially-

zoned property. 

5. To assure satisfactory management of the property and the mitigation of potential 

off-site impacts: 

a. Trash disposal shall be managed to prevent any problem of littering on or 

off the site. Dumpsters or similar large-scale outdoor trash receptacles 

shall be completely screened from view, and access gates shall be closed 

at all times when not in use. 

b. Noise and lighting shall be controlled to avoid any impact on nearby 

residential properties. 

c. Outside loud speakers shall be audible only to persons in the immediate 

vicinity of the fueling positions. 

6. The applicant shall demonstrate that the proposed design of the building facade 

and related canopy or other structural elements on the property will minimize 

incompatibility with the character of existing buildings on immediately adjacent 

properties. 

7. Where a convenience store includes a fuel dispensing station, such use shall be 

separately regulated by §27-1030 of this Part.   

 

 

§27-1023. Day Care Facility for Children or Adults. 

 

A. The provisions of this section shall apply to child or adult day care facilities providing 

service for all or part of a twenty-four-hour day for children under 16 years of age, or for 

persons who otherwise have some form of disability. Day care facilities, as defined by 

this chapter, are subject to the applicable standards in Chapter II, §§ 8A, 8B, and 8C of 

DPW Social Services Manual Regulations. This section does not apply to family day care 

operations or child day care service furnished in places of worship during religious 

services. 
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B. The following provisions shall apply only to child day care centers: 

1. Child drop-off areas shall be designed to eliminate the need for pedestrians to 

cross traffic lanes within or adjacent to the site. 

2. An outdoor play area, as required by DPW regulations, shall be provided for child day 

care facilities and shall not be located in the front yard. 

3. Hours of outside play shall be limited to the hours of 8:00 a.m. until sunset, as defined by 

the National Weather Service. 
4. Play equipment shall be located at least 10 feet from an abutting property line. 
5. A fence with a minimum height of four feet shall physically contain the children within 

the outdoor play area. 
C. The following provisions shall apply to both child and adult day care centers: 

1. If the day care facility will be subject to DPW requirements, evidence of the ability to 

comply with said requirements must be presented as part of the permit application. 

2. Adequate water and sewer service shall be provided to the site in accordance with the 

requirements of the Pennsylvania Department of Environmental Protection and the 

Chester County Health Department. 

3. Fencing shall be provided to restrict occupants from hazardous areas, such as open 

drainage ditches, wells, holes, and arterial and major collector roads. Natural or physical 

barriers may be used in place of fencing so long as such barriers functionally restrict 

occupants from these areas. 

D. Adult and child day care facilities shall not provide medical or personal care services which 

extend beyond simple first aid and assistance with dressing, bathing, diet, and medication 

prescribed for self administration unless licensed by the DPW to provide such services. 

E. The applicant shall submit a plan showing any existing or proposed outdoor play areas, outdoor 

play equipment, fencing, access drives, adjacent streets, adjacent hazardous land uses, on-site 

hazardous areas (as previously defined), merchandise delivery areas, parking spaces, and the 

child or adult drop-off circulation pattern. 

F. If the facility has access to streets of different classifications, access shall be provided using the 

street of lesser functional classification. 

G. All pedestrian pathways shall be adequately lit for safety if utilized during non-daylight hours. 

Specific areas for lighting are entrance ways, pedestrian access to the outdoor play areas, 

sidewalks, drop-off areas, merchandise delivery areas, and all parking lots. Such lighting shall be 

directed and shielded, in a manner deemed acceptable by the Township, to prevent unnecessary 

light spillage or glare on abutting properties or streets. 

 

§27-1024. Dead Animal Composting Facility. 

 

A. A Dead Animal Composting Facility shall be subject to the following standards and 

regulations: 

1. The applicant shall provide a site plan depicting the proposed composting 

operation, including ingress and egress points, location of animal 

burial/composting sites, any associated buildings or structures, employee parking 

and equipment storage areas, leachate containment areas, soil and composting 

material stockpiles, waste stockpiles, setbacks of improvements from all property 

lines, and any proposed buffering/landscaping.  Burial/composting sites shall be 

chosen carefully to prevent groundwater, adjoining water body, and well water 

contamination. 

2. The applicant shall also submit, as part of the zoning application submittal, an 

Existing Features Plan in accordance with the provisions of the Township 



 
 

 

172 

 

Subdivision and Land Development Ordinance, prepared at the same scale as the 

Site Plan provided in accordance with paragraph A.1 above. 

3. The applicant shall present the following: (a) all applicable permits demonstrating 

that licensure has been obtained by the Pennsylvania Department of Agriculture, 

and (b) all plans submitted as part of any NPDES application and/or WQM Permit 

application to be issued by PADEP or the Chester County Conservation District, 

if designated by PADEP, for the operation, including, but not limited to, 

erosion/sedimentation control plan and NPDES stormwater permit. 

4. The minimum gross lot area for any dead animal composting facility shall be 

twenty (20) acres. 

5. The dead animal composting facility shall be compatible with the existing uses of 

the site, shall not be detrimental to any existing adjacent land uses, and shall be 

located in a manner so as to minimize noise, smell, and any other potential 

adverse effects that may be generated by the proposed animals. 

6. The facility shall not propose any animal burial/composting sites within 200 feet 

from any lot line, and dead animals shall not be visible to the general public.  

7. The facility shall not propose any animal burial/composting sites within the 100 

year flood plain, and a minimum of 200 feet shall be maintained from any water 

body, well or sinkhole.  The approving entity may, at the time of zoning approval, 

reduce the 200 foot setback requirement to not less than 100 feet when requested 

by an applicant.  

8. The applicant shall demonstrate that any proposed burial/composting site is a 

minimum of: two (2) feet above bedrock, two (2) feet above seasonal high water 

table; and two (2) feet above highly permeable soils. 

9. No materials or wastes from the dead animal composting facility shall be 

deposited upon a lot in such form or manner that they may be transferred off the 

lot by natural causes or forces, nor shall any substance which can contaminate a 

stream or watercourse or otherwise render such stream or watercourse undesirable 

as a source of water supply or recreation, or which will destroy aquatic life, be 

allowed to enter any stream or watercourse. 

10. All burial/composting sites shall be covered with a minimum of two (2) feet of 

soil within forty-eight (48) hours of dead animal disposal.  

11. There shall be a distance not less than 500 feet between any lot line of a dead 

animal composting facility and (a) any lot line of a public, private, or farm-related 

school, a church or similar place of worship, or a camp ground; or (b) any 

residential use, Life Plan Community, or RC, NR, MUR, or MUC zoning district 

boundary. 

12. Any property proposed for a dead animal composting facility shall have frontage 

on a major collector or principal arterial road, as designated in the Honey Brook 

Township and Borough Multi-Municipal Comprehensive Plan, and shall locate its 

principal point or points of vehicular access along such frontage. 

13. Trucks transporting animals to or from the property as part of a dead animal 

composting facility shall not use a road of lesser functional classification to enter 

or leave the property without specific approval of the approving entity as part of 

its grant of any zoning approval. 

14. All proposed entrances and exits to the facility shall be designed and improved in 
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a manner which does not allow mud or gravel to be deposited or accumulated on 

or along abutting public streets. 

15. Suitable buffering shall be provided when any structure, access drive, stockpile of 

composting materials, and parking, loading or unloading areas are located within 

150 feet of adjacent residential structures. 

 

§27-1025. Drive-Through Service. 

 

B. A Drive-Through Service shall be subject to the following standards and regulations: 

1. The use shall have direct access to either a collector or arterial street, as defined in 

the Honey Brook Township and Borough Multi-Municipal Comprehensive Plan. 

2. For a drive-through window located adjacent to a residential use or district, 

screening of no less than five (5) feet in depth shall be maintained along all property 

lines abutting the residential use or district, per Part 9, “General Regulations.” 

3. Drive-through service windows for restaurants must have a cartway that has a 

dedicated area for conducting business, a vehicle stacking lane which can 

accommodate a minimum of eight (8) cars for restaurant and a minimum of five (5) 

cars for banking and other uses for those waiting to conduct business, and an area 

for departing vehicles. The stacking lane shall not be used for parking lot circulation 

aisles or in any way conflict with parking or circulation. The stacking lane shall be 

clearly marked to distinguish it from other traffic. 

4. Access shall be a minimum of forty (40) feet from street intersections. The distance 

shall be measured from the street right-of-way to the edge of the access driveway. 

5. When this use is adjacent to or on the same lot as other commercial establishments, 

it shall use a common access with the other establishments and not have a separate 

entrance to the street. 

6. A sidewalk shall be provided between an existing sidewalk and the entrance to the 

restaurant. If there is no existing sidewalk, one shall be provided along the street 

frontage. 

7. Trash receptacles shall be provided outside the restaurant for patron use, but shall 

not be located within fifteen (15) feet of any residential properties. 

8. A trash storage unit shall be provided which is designed to be screened from the 

street and adjacent properties. 

 

§27-1026.         Dry Cleaner, Laundry, Laundromat. 

 

A. Dry cleaner, Laundry, or Laundromat uses shall be subject to the following standards and 

regulations: 

1. The property shall be served by public sewer and public water facilities. 

2. All activities shall be within completely enclosed buildings. 

3. All windows and doors on walls facing adjoining residentially-zoned properties 

shall be kept closed during hours of operation and occupancy. 

4. Exhaust and ventilation equipment shall discharge away from any adjoining 

residentially-zoned properties. 

   

§27-1027. Elder Cottage Housing Opportunity (ECHO) Dwelling. 
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A. An ECHO dwelling shall be a temporary dwelling unit, and shall be accessory to a single-

family detached dwelling located on the same property. 

B. The applicant shall demonstrate compliance with the requirements of this subsection. In 

addition, as a condition of zoning approval, the approving body shall require that the 

landowner enter into an agreement with the Board of Supervisors governing the use, 

occupancy, and removal of the ECHO dwelling unit and establishing an escrow of 

sufficient amount to cover the cost of removal of said dwelling unit. 

C. The proposed ECHO dwelling unit may not exceed 1,000 square feet of floor area. 

D. The total combined impervious coverage for the principal dwelling, the accessory 

structures, and the proposed ECHO dwelling shall not exceed the maximum amount 

permitted in the prevailing zoning district. 

E. The proposed ECHO dwelling shall be occupied by either: (a) an elderly, handicapped, or 

disabled individual (as those terms are defined in the Americans with Disabilities Act of 

1990 and any subsequent amendment thereto) related to an occupant of the principal 

dwelling by blood, marriage, or adoption, or (b) the caregiver for any of the above 

mentioned individuals. The proposed dwelling shall not be occupied by more than two 

(2) people. 

F. The applicant shall provide documentation that the proposed method of sewage disposal 

and water supply comply with the requirements of the applicable permitting authority. 

G. The proposed ECHO dwelling shall be located to the side or rear of the principal 

dwelling and shall be subject to all side and rear yard requirements of the prevailing 

zoning district. 

H. If the proposed dwelling is a mobile home, it shall be placed on the lot in accordance with 

the applicable foundation and anchoring requirements. 

I. The proposed ECHO dwelling unit shall be provided with properly designed and 

approved utility connections. 

J. Upon the proper installation of the ECHO dwelling, the Zoning Officer shall issue a 

temporary use and occupancy permit. This permit shall be reviewed during the month of 

January of each year until such time that the dwelling is to be removed. A fee, in an 

amount established by resolution of the Board of Supervisors, shall be paid by the 

landowner upon each renewal of the temporary permit. 

K. Upon occupancy of the ECHO dwelling unit, the property owner shall advise the 

Township of the person(s) residing in the unit. A new use and occupancy permit shall be 

required whenever there is a change in the person or persons residing in the ECHO 

dwelling unit. 

 

 

§27-1028. Equestrian Center. 

 

A. An Equestrian Center, as defined by this Chapter, is permitted when in compliance with 

the following standards and regulations: 

1. An equestrian center may occupy a portion of the protected open space within a 

residential development utilizing the Open Space Design Option, when in 

compliance with the terms of this Section and Part 20, and when approved as a 

principal use pursuant to the use regulations in each zoning district. 
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2. The maximum number of horses occupying an equestrian center property at any 

given time shall be as determined under the terms of §27-1003.O.3. 

3. Prior to initiating the operation of an equestrian center, the operator shall provide 

the Zoning Officer with a plan for manure storage prepared or approved by the 

Chester County Conservation District. 

4. Any structure used for the boarding of horses shall be set back at least 100 feet from 

the lot line of any residential property and shall be set back at least sixty (60) feet 

from any other lot line. 

5. All stables shall be maintained in a manner that minimizes odors perceptible at the 

lot line. 

6. The area within which horses are kept shall be enclosed by a fence, designed for 

containment, which shall be located outside any street right-of-way. 

7. The area within which large domestic animals are maintained shall be kept in a 

suitable grass cover and shall not be allowed to degrade to an erodible condition. 

8. The operator of an equestrian center shall exercise suitable control over the animal 

and shall not allow a nuisance condition to be created in terms of excessive noise, 

dirt, or odor. 

 

B. Equestrian events, as defined by this Chapter, shall be permitted at any equestrian center 

subject to the following standards and regulations: 

1. There shall be a maximum of fifty (50) participants at any single event, excluding 

relatives or other family or friends of participants. 

2. An event shall last no more than two (2) consecutive days, excluding arrival or 

departure of horses. 

3. All parking shall be provided on-site, at a location that is set back a minimum of 

sixty (60) feet from all residential properties. The amount for an event shall be 

based on the number of participants, in addition to that required for equestrian 

centers in Part 9 of this Chapter. In addition, all parking areas shall incorporate 10-

foot wide lanes between parking rows for fire or emergency access. 

4. All solid waste shall be collected and disposed of in compliance with State 

regulations. Manure management shall comply with the manure storage plan 

prepared or approved by the Chester County Conservation District, as required 

under §27-1028.A. 

5. Use of handheld public announcement systems is permissible, but no permanent 

system shall be permitted to be constructed or used for events. 

6. Vending of materials shall be contained in portable trailers or vehicles to be 

removed upon the completion of an event, except for sales of materials on 

consignment, which shall be enclosed in a structure on the property. 

7. Overnight camping on the premises shall not be permitted. 

 

§27-1029. Forestry (Timber Harvesting). 

 

A. Purpose: 

1. To encourage proper management and silvicultural practices that reap continuous 

economic benefits from a woodland or forest while still maintaining or improving 

wildlife habitat, protecting forest soils and waters, and ensuring the continuation 
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of productive forest ecosystems; 

2. To recognize the important values that woodlands offer to southeastern 

Pennsylvania where most of the land has been converted to agriculture and urban 

uses.  These values include wildlife, water filtration/regulation, soil retention, 

carbon sequestration, wood products, recreation, and aesthetics; and 

3. To ensure the Township’s citizens right to clean air, pure water, and to conserve 

the natural, scenic, historic and aesthetic values of the environment as guaranteed 

by Article I, Section 27, of the Pennsylvania Constitution.  

 

B.   Applicability - Forestry, including Timber Harvesting as defined in this Chapter, shall be 

a permitted use by right in all zoning districts.  Timber harvesting shall be conducted in 

accordance with the following standards and regulations: 

1. Any timber harvesting shall be undertaken in accordance with a timber harvesting 

plan submitted by a landowner or timber harvest operator, and approved by the 

Township.  All timber harvesting plans shall be prepared and signed by a 

professional forester and submitted to the Township for review for compliance 

with the standards for timber harvesting operations set forth herein not less than 

forty-five (45) days prior to commencement of the timber harvesting operation.  

The Township may seek the assistance of the Chester County Conservation 

District and/or the PA DCNR Bureau of Forestry Service Forester in reviewing 

the timber harvesting plan.  Within thirty (30) days of submission to the 

Township, a timber harvesting plan shall be approved if meeting all of the 

following requirements, or denied.  If denied, the Township shall at the same time 

inform the applicant of the plan deficiencies in order to help facilitate a plan re-

submittal.   

2. Any timber harvesting plan submitted to the Township for review and approval 

shall include both narrative and maps supplying the following:  

a. Name, address, and telephone number of landowner and the timber 

harvesting operator, if known.  Identity and contact information, including 

phone number for immediate contact, for the timber harvesting operator 

shall be provided to the Township no later than upon award of the bid for 

the timber harvest covered by the approved timber harvesting permit.  

b. An existing features map, drawn to scale, with north arrow, showing: 

i. Site location and boundaries of both the entirety of the property 

upon which the timber harvesting shall occur and the area 

proposed for timber harvesting within that property; 

ii. General location of the area proposed for timber harvesting in 

relation to municipal and state highways, roads, and bridges, 

including any weight limits, locations of ingress and egress to the 

public road system, and haul routes to be used through the 

Township;  

iii. Existing watercourses (including identifying any with EV or HQ 

status), floodplain areas, and wetlands within the area proposed for 

timber harvesting. 

iv. Topography of the property, including identification of any steeply 

sloped area(s), as defined herein, within the area proposed for 
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timber harvesting; 

c. A logging plan, at the same scale as the existing features map, with north 

arrow, showing: 

i. The area proposed for timber harvesting within the property; 

ii. Location of all earth disturbance activities such as skid roads, skid 

trails, log landings, points of access to municipal or state highways 

or roads, and water control measures and structures; 

iii. Location of all crossings of any watercourses, wetlands, or 

seasonally wet areas. 

iv. Design, construction, maintenance, and retirement of the access 

system, including haul roads, skid roads, log landings, and 

temporary points of access to municipal or state highways or roads; 

v. Design, construction, and maintenance of water control measures 

and structures such as culverts, broad-based dips, filter strips, and 

water bars; and 

vi. Design, construction, and maintenance of proposed watercourse 

and wetland crossings. 

d. The logging plan shall address and comply with the requirements of all 

applicable state regulations including but not limited to, the following: 

i. Erosion and sedimentation control regulations contained in Title 25 

Pennsylvania Code, Chapter 102, promulgated pursuant to The 

Clean Streams Law (35 P.S. Section 691.1 et. Seq.) and 

ii. Stream crossing and wetlands protection regulations contained in 

Title 25 Pennsylvania Code, Chapter 105, promulgated pursuant to 

the Dam Safety and Encroachments Act (32 P.S. Sect. 693.1 et. 

Seq.). 

iii. An approved Timber Harvest Erosion and Sedimentation Control 

Plan for the proposed timber harvest submitted to PADEP or to the 

Chester County Conservation District if delegated such 

responsibility by PADEP may be submitted to satisfy the 

requirements of subsections B.2.d, i. and ii. above.  The name and 

contact information for the assigned Chester County Conservation 

District staff person reviewing the written E&S plan shall be 

included with the timber harvesting plan, if known. 

e. A forest stewardship activities plan, if available, for the area proposed for 

timber harvesting.  If not available, then at a minimum, the timber 

harvesting plan shall include the following information: 

i. How the landowner will insure the success of the proposed forest 

regeneration method for the area proposed for timber harvesting. 

Regeneration methods include, but are not necessarily limited to, 

single-tree selection or group selection, shelterwood, seed tree, and 

clearcut; 

ii. Where forest regeneration is a goal of the landowner, the 

professional forester shall provide a written narrative explaining 

how regeneration within the area to be timber harvested will be 

successfully accomplished and maintained based on the following 
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analysis: 

a) Assess advanced regeneration, seed sources for postharvest 

regeneration, and potential stump and root sprouting; 

b) Assess, and if necessary, control competing vegetation such 

as ferns, grasses, and other undesirable understory tree and 

shrub species; 

 

c) Assess, and if necessary, control the potential loss of seed, 

seedlings, and sprouts to deer and other wildlife. 

iii. A listing and description of the selected forest best management 

practices to be employed during and after the timber harvesting 

operation (See Best Management Practices for Pennsylvania 

Forests, Penn State College of Agriculture).  

iv. Where clearing of woodlands or forest is part of agricultural 

plowing and tilling activities covered under PA Title 25, Chapter 

102 Erosion and Sedimentation Control, a Conservation Plan 

Report submitted for approval by the Chester County Conservation 

District that reduces erosion below the tolerable levels in crop field 

and incorporates the new acreage into proper management may be 

substituted for a forest stewardship activities plan or other 

information required under sub-section 1 through 3 above, and 

shall be submitted with the logging plan.   

f. A timber harvesting plan proposing any crossing of streams or wetlands or 

otherwise obstructing or encroaching any watercourse during the 

harvesting operations must identify any and all required permits, plans, 

and approvals required by PADEP, Chester County Conservation District, 

or the U.S. Army Corps of Engineers.  Copies of any and all approved 

permits, plans, and approvals shall be provided to the Township upon 

receiving such approval. 

g. Timber harvesting proposed on prohibitive slopes must provide an 

explanation of the erosion and sediment control best management 

practices to be employed on the slopes, the reasons for harvesting on the 

slopes, and method for retrieving the logs that are felled on the slopes. 

h. A timber harvesting plan proposing to engage in earth disturbance 

activities within a wetland, seasonally wet area, or within fifty (50) feet of 

any water course shall include a description of the best management 

practices required for the activity under both an erosion and sediment 

control plan and pursuant to the Dam Safety and Waterway Management 

regulations. 

i. Boundaries of the property proposed for timber harvesting, the area 

proposed for timber harvesting, and the trees to be harvested shall be 

clearly demarcated in the field no more than seven (7) days after the 

timber harvesting plan has been filed with the Township for approval.  

3. Upon Township approval of the timber harvesting plan, the provisions of the 

 approved plan shall be followed or observed throughout the operation, and the 

 plan shall be available at the harvest site at all times during the operation and shall 
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 be provided to the Township Zoning Officer upon request. 

4. In addition to those forest best management practices selected by a landowner or 

 timber harvest operator, the following minimum acceptable standards shall apply 

 to all timber harvesting: 

a. Diameter-limit cutting and selective cutting, as defined in this Chapter, 

shall be prohibited. 

b. Use of the clear-cut method on prohibitive slopes shall be prohibited. 

c. Felling and skidding shall be undertaken in a manner which minimizes 

damage to trees or other vegetation not intended to be harvested.  Practices 

that are encouraged include using bumper trees, exercising special care 

when harvesting trees during the growing season (between April and 

August), and avoiding wolf trees, den trees, and cavity trees. 

d. Felling or skidding across any municipal or state highway or road is 

prohibited without the express written consent of the Township or 

PADOT, whichever is responsible for the maintenance of said highway or 

road. 

e. Slash or tops resulting from a timber harvesting operation within fifty (50) 

feet of a road or building shall be cut to a height of five (5) feet or less.  

The burning of slash or litter shall be prohibited. 

f. No slash or tops shall be left within: 

i. twenty-five (25) feet of any Township or state highway or road; 

ii. fifty (50) feet from any building. 

g. Soils within the area proposed for timber harvesting shall not be 

contaminated with fuels, lubricants, and other chemicals, and all refuse 

resulting from a timber harvest shall be cleaned up daily, and removed 

when the site is permanently vacated by the operator. 

h. No timber harvesting shall be permitted within the first twenty-five (25) 

feet of any riparian forest buffer as provided for in Section 27-805 of this 

Chapter.  Timber harvesting permitted within that portion of the riparian 

forest buffer beyond the first twenty-five (25) feet shall comply with the 

provisions of Section 27-805 of this Chapter. 

 

§27-1030.   Fuel Dispensing Stations. 

 

A. Fuel dispensing stations, when not part of an auto service station, shall be subject to the 

following standards and regulations: 

1. Fuel dispensing stations shall comply with the auto service station requirements 

of Section 27-1009. 

2. Canopies for fuel dispensing islands shall be designed to have gabled roofs or be 

slanted in one direction, but shall not be flat. 

3. Building materials for the canopy and attendant station shall be architecturally 

compatible with the design of the development.  Outdoor storage of supplies is 

prohibited. 

4. Canopies for fuel dispensing islands shall be lit with recessed lighting under the 

canopy.  Light sources shall be shielded from the view of surrounding properties. 

5. Vehicular circulation at fuel dispensing stations shall be designed to provide 
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adequate area between pumps to allow unimpeded travel between fuel dispensing 

islands when all fuel pumps are occupied.  A minimum of two (2) cars (one at the 

fueling pump with one (1) stacked behind) must be accommodated from 

whichever direction(s) cars may queue to the pump area. 

6. Fuel dispensing stations shall provide adequate stacking for cars at each pump 

island without impeding interior traffic circulation. 

7. Where such facility is located within a larger parking area or shopping center, the 

facility shall include a traffic flow design that insures safe internal traffic patterns 

within such larger area, as well as safe ingress and egress to adjacent streets, so as 

to minimize conflicts between vehicles, and between vehicles and pedestrians. 

8. An attendant is required to be on-site during all hours of operation.  The 

attendant’s location shall enable the unobstructed view of each fueling facility. 

9. Fuel dispensing stations shall provide approved oil separators (including a written 

operation and periodic maintenance program to insure their proper functioning) 

for all storm drains on the lot occupied by such use that will receive stormwater 

runoff from such use or facility. 

10. Fuel dispensing stations shall provide protections satisfactory to the Township to 

prevent spills, to clean spills quickly and to prevent spilled fuel from entering the 

stormwater system.  The protections required by this section may include, but are 

not limited to, employee training, spill and hazard kits, safety equipment on 

pumps and underground storage tanks and facilities in nearby stormwater inlets 

which block and collect spilled fuel to prevent contamination of the stormwater 

system.  An ongoing inspection and maintenance program shall be provided. 

  

§27-1031.   Funeral Homes, Crematoriums. 

 

A. Funeral Homes and Crematoriums shall be subject to the following standards and 

regulations: 

1. The lot shall be served by public sewer and public water facilities. 

2. A crematorium may be permitted as a use accessory to a funeral home in the BI – 

Business Industrial District. However, a crematorium, whether a principal or 

accessory use, shall be a prohibited use in the MUR- Mixed Use Residential and 

MUC- Mixed Use Commercial Districts. 

 

§27-1032.   Golf Course. 

 

A. A golf course, and related ancillary and accessory uses, shall be subject to the following 

standards and regulations:  

1. The minimum gross lot area for a golf course shall be as follows: 

a. Regulation 18 hole: 130 acres. 

b. Executive 18 hole: 90 acres. 

c. Nine hole:  50 acres. 

d. Par three, 18 hole: 45 acres. 

e. Par three, nine hole: 25 acres. 

2. A golf course may include an accessory club house, retail pro shop, driving range, 

practice area and greens, restaurant, other recreation activities, administrative 
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offices and other directly related uses provided that they are clearly subordinate to 

the golf course.  The area of the golf course devoted to these accessory uses and 

the parking area for the golf course shall not exceed five (5) percent of the total 

site area.  The applicant shall identify the uses and activities that are proposed to 

be associated with the golf course. 

3. No principal building shall be located within 100 feet of any lot line. No 

permanent structure containing rest room facilities shall be located within thirty 

(30) feet of any lot line. 

4. No green or tee area shall be closer than fifty (50) feet to any property line. 

5. As a condition of approval, the approving entity may specify hours of operation 

and may require protective mesh fencing when necessary to provide protection to 

abutting properties and roads. 

6. The golf course, or any associated driving range, practice area, or practice putting 

green, shall not be lighted for night-time play. 

7. Commercial driving ranges and practice putting greens, miniature golf courses, 

and pitch and putt operations shall be regulated separately as Recreation Uses, 

Outdoor.  

8. The applicant shall provide a traffic impact study for the proposed use. The traffic 

impact study shall be prepared in accordance with the requirements of the 

Township Subdivision and Land Development Ordinance [Chapter 22]. 

9. Water Needs and Supply. 

a. Any application for zoning approval shall include an analysis of the quantity 

of raw water needs (groundwater or surface water) from either private or 

public sources. If the source is from a municipal system, the applicant shall 

submit documentation that the public authority will supply the water 

needed. 

b. A water system which does not provide an adequate supply of water for the 

proposed golf course, considering both quantity and quality, shall not be 

approved. 

c. The applicant also shall submit a water feasibility study to enable the 

approving entity to evaluate the impact of the proposed golf course on the 

groundwater supply and on existing wells. The study shall be prepared, 

submitted, and evaluated in accordance with the terms of §27-1604.H that 

address the commercial use of water. 

d. The application for zoning approval shall include a description of the 

intended means of sewage treatment and disposal. The proposed system 

shall be consistent with the preferred treatment and disposal methods 

stipulated in the Township Act 537 Sewage Facilities Plan, and shall 

comply with all applicable requirements of the Township Subdivision and 

Land Development Ordinance [Chapter 22], the Northwestern Chester 

County Municipal Authority, the Chester County Health Department, and 

the Pennsylvania Department of Environmental Protection. 

 

§27-1033. Home Occupations and Rural Occupations. 

 

A. There shall be three categories of home occupations: No-impact, Limited impact, and 
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Rural occupation. Such uses shall be permitted when in accordance with the following 

standards and regulations: 

1. No-impact Home Occupation. No-impact home occupations shall be permitted by 

right in all zoning districts as a permitted use, provided such uses meet all of the 

following: 

a. The use is carried on only by the inhabitant of the dwelling. 

b. The use does not involve any customer or client visits to the dwelling and 

there are no direct sales of products on the site. 

c. There is no exterior indication, including but not limited to signs, 

advertising or other display, that a home occupation is located on the 

premises. 

d. Commercial delivery and pick-up of goods and supplies is limited to no 

more than once a week on average, exclusive of normal postal and parcel 

service typically serving a residential area (e.g., USPS and UPS). 

e. The floor area devoted to the use shall not exceed twenty (20) percent of 

the total floor area of the principal residential structure or 400 square feet, 

whichever is greater. 

2. Limited Impact Home Occupation. A home occupation that does not meet one or 

more of the criteria listed under subsection A.1 above shall be defined as a 

Limited Impact Home Occupation. Limited impact home occupations shall be 

permitted as set forth in the use regulations under the zoning district regulations, 

subject to all other applicable criteria of this Section and Chapter. 

3. Rural Occupation. A rural occupation is accessory and secondary to the principal 

residential and/or agricultural use of the property, and shall be compatible with 

other existing and permitted uses on the property and within the surrounding 

neighborhood and zoning district(s). 

4. Prohibited Home Occupation. Prohibited No-Impact and Limited Impact home 

occupations shall include the following uses, which shall be classified as 

commercial or institutional uses: 

a. Animal shelter, commercial kennel or veterinary office. 

b. Rooming or boarding home. 

c. Bed and breakfast. 

d. Funeral home. 

e. Restaurant. 

f. Outdoor Café. 

g. Club or lodge. 

h. Medical or dental clinic (two or more doctors or dentists) 

i. Retail shop 

j. Rental business. 

k. Furniture stripping. 

l. Auto or small engine repair. 

m. Painting of vehicles, trailers, or boats. 

n. Manufacturing, repairing or other mechanical work performed in 

connection with the home occupation performed in any outdoor area. 

o. Private school with organized classes. 

p. Welding shop. 
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q. Other uses of similar character to those listed above. 

 

B. The Zoning Officer shall determine whether a proposed home occupation falls under the 

category of No-Impact, Limited Impact, Rural Occupation, or Prohibited. The applicant 

shall be responsible for supplying such information as deemed necessary by the Zoning 

Officer to make this determination. The following requirements for approval and 

permitting shall apply: 

1. Upon determining that the proposed use is a No-Impact Home Occupation and is 

in conformance with the requirements of this Chapter, the Zoning Officer shall 

issue a zoning permit. 

2. Where the Zoning Officer determines that the proposed use is a Limited Impact 

Home Occupation, the use shall be permitted only as a special exception and shall 

require review and approval by the Zoning Hearing Board in accordance with the 

provisions of Part 14, “Zoning Hearing Board,” “Granting of Special Exceptions” 

and the criteria of this Section. The Zoning Hearing Board may attach such 

reasonable conditions and safeguards as it deems necessary to implement the 

purposes of this Chapter. Following approval, the Zoning Officer shall issue a 

zoning permit. 

3. Where the Zoning Officer determines that the proposed use is a Rural Occupation 

and meets the eligibility requirements of Section A.3.a or A.3.b, and is in 

conformance with the other criteria and requirements of this Section and Code, 

the Zoning Officer shall issue a Use and Occupancy permit.  

  

C. A zoning permit for any home occupation shall not be transferable to another property or 

to another type of home occupation. The permit issued shall only be valid for the use and 

on the property for which it was originally issued. In the event that a property with an 

existing home occupation is sold, leased, or rented to someone other than the original 

permit holder, the new owner, lessee or renter, shall be required to obtain a home 

occupation permit, demonstrating full compliance with the requirements of this Chapter 

and any other applicable regulations. 

 

D. The Zoning Officer can inspect the home occupations by request to ensure that the 

requirements of this Section and other applicable Township regulations are being carried 

out. 

 

E. General Standards Applicable to Home Occupations.  The following standards shall 

apply to all home occupations, whether Non-Impact, Limited Impact, or Rural: 

1. No more than one home occupation shall be permitted per lot.  However, a 

property with a Rural Occupation may be permitted a Non-impact Home 

Occupation, or a Limited Impact Home Occupation, subject to the review and 

approval requirements of this Section and any other applicable regulations. 

2. The practice of a home occupation shall be carried on entirely within the dwelling 

which is the bona fide residence and under ownership of the principal practitioner 

or contained entirely within an accessory building and located on the same lot as 

the dwelling. 

3. All applicants for a home occupation shall be required to obtain a permit from the 
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Township in accordance with the requirements of subsection B, above within 

thirty (30) days prior to beginning operation of the use. 

4. There shall be no change in the exterior appearance of the dwelling, any accessory 

building and/or the lot, which would cause the premises to differ from its 

residential character by the use of advertising, materials, show windows, or 

special lighting visible from the outside of the premises to attract customers or 

clients, except those signs permitted by this Chapter for Limited Impact Home 

Occupations and Rural Occupations. No public display of any goods and/or 

product, information and/or advertising concerning any goods and/or product or 

interior display shall be visible from the outside. 

5. The home occupation shall not cause noise, glare, vibration, fumes, dust and/or 

electrical interference beyond the property in excess of levels customarily 

generated by a residential use. 

6. There shall be no storage or use upon the premises of toxic, explosive, polluting, 

dangerous, or other substances defined as hazardous by the Pennsylvania 

Department of Environmental Protection, except such minor quantities as usually 

and customarily utilized in connection with residential uses. 

7. With the exception of family day care home, no home occupation activity shall be 

conducted between the hours of 8 p.m., prevailing time, and 7 a.m., prevailing 

time, which involves individuals entering or leaving the premises or mechanical 

operations. 

8. Deliveries from major commercial suppliers which may be disruptive to the 

neighborhood shall not be made between the hours of 8 p.m., prevailing time, and 

8 a.m., prevailing time. 

9. There shall be no permanent exterior storage of material or refuse resulting from 

the home occupation. 

10. All commercial vehicles shall be parked on the same lot as the home occupation, 

and only one commercial vehicle may be parked outside of a garage, enclosed 

structure, or screened parking space within the lot boundaries. Such a commercial 

vehicle shall have no more than two axles and shall be no greater than 26,000 

pounds. There shall be no storage of tractor trailers on the lot on which the home 

occupation is located.  

 

F. Standards Applicable to No-Impact Home Occupations. 

 

In addition to other applicable criteria of this Chapter, the following standards shall apply 

to No-Impact home occupations: 

1. No employees shall be permitted, except the inhabitant of the dwelling in which 

the home occupation is located who is the principal of the No-Impact home 

occupation. 

2. A no-impact home occupation shall be permitted in any dwelling type. 

3. No retail sales, exclusive of telephone solicitation, may be conducted. 

4. The activity may be conducted only within the dwelling unit and may not occupy 

more than twenty (20) percent of the total floor area or 400 square feet, whichever 

is greater. 

5. The activity shall not require the delivery of materials and goods by trucks larger 
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than 26,001 pounds GVWR or having more than two rear axles. 

6. The activity may not generate any solid waste or sewage discharge in volume or 

type that is not normally associated with residential use in the neighborhood. 

7. The activity may generate no more than sixteen (16) one-way vehicle trips per 

day by customers, clients, salespersons, or suppliers. 

8. Except where approved by the Zoning Hearing Board, a property shall have no 

more than one No-Impact home occupation per dwelling unit. In addition, a No- 

Impact home occupation shall be permitted by right on the site of a rural 

occupation, where such use is authorized under this Chapter.  

9. Home occupations shall be limited to those occupations customarily conducted 

within a dwelling unit. Such uses shall include: 

a. Artists and artisans. 

b. Authors and composers. 

c. Beauticians and barbers. 

d. Office facilities, excluding medical offices and dental offices. 

e. Individual tutoring. 

f. Preparation of food or food products to be sold or served off-site. 

g. Individual musical instruction, provided that no instrument shall be 

amplified to be audible at the property line. 

h. Telephone solicitation. 

i. Dressmaking, sewing, and tailoring. 

j. A business activity which, as determined by the Zoning Officer, will have 

no greater impact on the surrounding neighborhood, when conducted as a 

home occupation, than those listed above. 

 

G. Standards Applicable to Limited Impact Home Occupations. 

 

In addition to other applicable criteria of this Chapter, the following standards shall apply 

to limited impact home occupations: 

1. Limited impact home occupations shall be permitted only in single-family 

detached dwellings or an accessory structure to a single-family detached dwelling. 

2. The area used for a limited impact home occupation shall not exceed thirty (30) 

percent or 600 square feet of the total floor area of the principal residential 

structure or accessory structure, except for family day care home which shall meet 

applicable State requirements. 

3. No more than one person, other than resident members of the immediate family, 

may be employed or subcontracted at the residence. Use of non-resident 

employees must have prior approval from the Zoning Hearing Board. 

4. No more than two clients at any one given time are allowed to be visiting to 

conduct business on the premises related to the limited impact home occupation. 

5. One exterior sign no greater than a total of four (4) square feet in size shall be 

permitted per each limited impact home occupation. It shall not be illuminated or 

animated. 

6. No articles shall be sold or offered for sale except those produced on the 

premises. Such sales must have prior approval by the Zoning Hearing Board. 

7. Where employees or customer visits are anticipated, off-street parking shall be 
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provided in sufficient capacity to prevent interference with normal residential 

parking in the neighborhood. Minimum off-street parking requirements shall 

apply as designated in Part 9, “General Regulations.” 

8. Beauty parlors and barber shops may be permitted as a limited home occupation 

provided that no more than two stylist or barber chairs are provided and all other 

provisions of this Chapter are met. 

9. Instructional services may be permitted as a limited home occupation provided 

that a maximum of three students may be instructed at any one time. 

 

H. Standards Applicable to Rural Occupations. 

 

In addition to other applicable criteria of this Chapter, the following standards shall apply 

to rural occupations: 

1. The party proposing to conduct the rural occupation shall either be the lot owner, 

or a member of the lot owner’s immediate family on which the use is to be 

located. The lot owner or a member of the lot owner’s immediate family shall also 

reside on the property on which the use is to be located. Immediate family shall be 

defined as the spouse, parents, grandparents, children, grandchildren and great-

grandchildren.  

2. When there is a change in ownership or occupancy of the property where a rural 

occupation exists or when there is a proposed change in the type of business, the 

Zoning Officer shall review the proposed change to see if it conforms to the 

original approval or if changes shall be made. 

3. Only one rural occupation use shall be permitted on any eligible property. A 

property with a rural occupation may be permitted a limited impact home 

occupation under §27-1032.A.1 of this Chapter, subject to approval of the Zoning 

Hearing Board, and is permitted to have a no-impact home occupation under 

paragraph of this Section. 

4. A rural occupation does not require the deed restricting of a parcel of land, and 

further subdivision of the parcel shall be permitted only as long as the existing 

parcel continues to meet all criteria outlined in this Chapter or any subsequent 

amendment to this Chapter. 

5. Application Required. The applicant shall set forth in his application that he will 

comply with all rules and regulations of all government authorities having 

jurisdiction over the applicant’s business. In addition, the applicant shall provide 

all information necessary to demonstrate compliance with the requirements 

contained in this Section and this Chapter. 

6. Permits and Inspections Required. A use and occupancy permit is required prior 

to beginning a rural occupation. The issuance of a use and occupancy permit for a 

rural occupation shall be deemed an authorization of the Township Zoning 

Officer to inspect annually and reissue the use and occupancy permit, based on 

compliance with all requirements of this Chapter. 

7. Uses Permitted. The following uses are permitted as rural occupations: 

a. Blacksmith shop, farrier, farm equipment shop, tinsmithing, or tool 

sharpening shop. 

b. Butcher shop, bakery, or craft shop. 
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c. Processing of locally produced agricultural products. 

d. Preparation of food or food products to be sold or served off-site. 

e. Veterinary office. 

f. The manufacturing, assembly, warehousing, sales, repair and/or servicing 

of household articles, including such items as chairs, tables, clocks, 

cabinets and other similar carpentry-type items, as well as decorative iron 

work and other articles for use in the home. 

g. Sales and repair of appliances and small engines. 

h. Dry goods store. 

i. Greenhouse. 

j. Taxi, limousine, or hauling services, provided all vehicles are housed 

inside the building used for the rural occupation. 

k. Harness shop, plumbing shop, upholstery shop, shoe shop, printing shop, 

tailor/dressmaking/sewing/hatters shop, welding or metal fabrication 

services on a customer basis, or quilt shop.  

l. Home builder/remodeling business, or other building trades. 

m. Grain mills or feed supply operations. 

8. Uses Prohibited. The following uses are prohibited as rural occupations: animal 

rendering; fuel and fertilizer distribution; composting and other farm waste 

storage facilities; recycling businesses; heavy manufacturing such as the building 

and repair of dumpsters; automobile, truck, boat or other motor vehicle sales, 

service and repair facilities; wholesale distribution of industrial products, 

including lumber and coal yards, building material storage yards, contractors’ 

equipment and storage yards, and commercial warehouses; any custom or 

commercial hauling or spreading of solid, slurry or liquid wastes. 

9. Hazardous Uses Prohibited. No use that requires application or permitting by the 

PA DEP for the handling of hazardous waste or other substances shall be 

permitted. 

10. Use and Design Standards and Requirements. Rural occupations shall be 

permitted in accordance with the following use and design standards and 

requirements: 

a. The following standards shall apply to a rural occupation:

Prop

erty 

Size 

(gros

s 

acres

) 

Max. Building 

Coverage (Principal 

Building)

Max. # Employees 

(non-family 

members) 

Max. Land 

Area 

Devoted to 

Use
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3 to 5 2,000 sq. ft. 2 0.50 acres 

>5 to 10 3,000 sq. ft. 3 0.75 acres 

>10 to 15 4,000 sq. ft. 4 1.00 acres 

>15 to 20 5,000 sq. ft. 5 1.25 acres 

>20 6,000 sq. ft. 6 1.50 acres 

 

b. Principal Rural Occupation Building. The rural occupation shall be 

conducted within a completely enclosed accessory building.  This building 

shall be the principal rural occupation building, and may be an existing 

accessory building at least one (1) year old or a newly constructed, 

conforming building. If a new building is constructed for the rural 

occupation, it shall be located to the side or rear of the principal dwelling 

unit, and shall be set back a minimum of 100 feet from all lot lines and 

rights-of-way. 

c. Additional Buildings Permitted. The rural occupation may also utilize two 

additional buildings, one to house a power supply and one to store 

materials. 

i. The power supply building shall not exceed 500 square feet and 

may be located adjacent to the principal rural occupation building. 

ii. The storage building shall not exceed fifty (50) percent of the gross 

floor area of the principal rural occupation buildings, nor exceed 

the height of the principal rural occupation building. The storage 

building may be connected to the principal rural occupation 

building, but such connection shall be by breezeway roof only. 

d. Architectural Design. All rural occupation buildings shall be designed and 

built to be visually consistent with traditional farmsteads and residential 

uses and shall afford minimal external evidence of the nature of the rural 

occupation. 

e. Parking and Loading. All off-street parking and loading spaces shall 

conform to Part 9, “General Regulations”. Parking lots shall be provided 

only at the side or to the rear of the buildings housing the rural occupation. 

f. Performance Standards. The home occupation may not use any equipment 

or process that creates noise, vibration, glare, fumes, odors, or electrical 

interference, including interference with radio or television reception that 

is detectable in the neighborhood. Standards for compliance shall be those 

found in Part 9, “General Regulations” of this Chapter. 

g. Outdoor Storage. The outdoor storage of materials, products or supplies 

connected with a rural occupation shall be permitted in accordance with 

the following standards: 

i. In no case shall outdoor storage be permitted in the front yard of 

the building housing the rural occupation. 

ii. Materials, products or supplies shall not be stacked to a height 

greater than twelve (12) feet. 

iii. A vegetative screening buffer shall be provided around the outdoor 
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storage area to mitigate the visual impact from adjoining properties 

and the street right-of-way in accordance with the requirements of 

Part 9, “General Regulations”. 

iv. Any outdoor facility for hazardous chemicals, as identified by the 

O.S.H.A., shall be a double-walled tank or shall be located on 

impervious pavement completely enclosed by an impervious dike 

high enough to contain the total volume of liquid kept in the 

storage area, plus the accumulated rainfall of a 50-year storm. 

Storage tanks for any petroleum products not exceeding 275 

gallons in size may be exempted from this requirement, provided 

they comply with any applicable State or Federal requirements. 

h. Signs. One non-illuminated sign not exceeding eight (8) square feet shall 

be permitted and shall be set back a distance at least equal to its height 

from every lot line and road right-of-way and shall not interfere with 

required sight triangles. 

i. Retail Sales Permitted. When a rural occupation involves retail sales, the 

sales and display area shall not exceed fifteen (15) percent of the first floor 

area of the principal rural occupation building. The fifteen (15) percent 

retail sales and display area shall not be in addition to the proposed first 

floor area. 

j. All roof-mounted storage/fuel tanks and other equipment shall be suitably 

screened or enclosed so as not to be visible from any property line or road, 

using materials visually compatible with the building on which they are 

located. 

k. Driveways. All rural occupations shall comply with the following 

requirements: 

i. All driveway intersections, whether existing or proposed, shall 

conform to the sight distance requirements of the Township or the 

Pennsylvania Department of Transportation, whichever govern- 

mental body has jurisdiction. The applicant shall demonstrate that 

the land use provides for the safe and efficient movement of traffic. 

ii. Any rural occupation shall have a paved driveway apron extending 

thirty (30) feet into the parcel from the roadway. In addition, 

access drives and parking areas shall be of sufficient length and 

size to accommodate the off-road stacking of delivery and 

customer vehicles. 

iii. The applicant shall furnish evidence from the Chester County 

Health Department and/or the Pennsylvania Department of 

Environmental Protection that an approved means of sewage 

disposal shall be utilized. 

l. Waste Collection and Disposal. All rural occupations shall comply with 

the following requirements: 

i. All trash dumpsters shall be located within a side or rear yard of 

the building used for the rural occupation and be completely 

enclosed within a masonry or fenced enclosure equipped with a 

self-latching door or gate. 
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ii. Evidence shall be provided indicating that the disposal of all 

material and wastes shall be accomplished in a manner that 

complies with State and Federal regulations. No burning of waste 

shall be permitted; except that untreated or unpainted wood scraps 

may be used for heating purposes. Proper disposal of materials and 

wastes shall be done on a regular basis. All solid wastes generated 

by a rural occupation shall be disposed of in a trash dumpster or 

stored inside until the wastes can be disposed of properly. 

m. Hours of Operation. Rural occupations shall only be conducted between 

the hours of 6 a.m. and 9 p.m. 

n. Vehicles Used for Rural Occupation. Not more than one vehicle, with not 

more than two rear axles, and no more than one trailer, connected with 

the rural occupation may be maintained on the lot in conjunction with 

the rural occupation. 

 

§27-1034. Junkyards 

 

A. The minimum gross lot area requirement shall be two (2) acres, and no junkyard use shall 

exceed a maximum size of five (5) acres. 

B. The applicant shall demonstrate compliance with all applicable performance standards 

stated in Section 27-905 of this Chapter. 

C. In all other respects, any junkyard shall comply with the requirements of Ord. 87-2000, 

6/14/2000, “Honey Brook Township Junkyard Ordinance,” [Chapter 10, Part 1] and any 

amendments thereto. 

  

§27-1035. Kennels, Boarding Kennels, and Animal Shelters. 

 

A. Purpose. The intent of these regulations is to provide for the operation of kennels in 

compliance with State laws (including the Municipalities Planning Code and Dog Law) 

that are compatible with the enjoyable use of properties by adjoining and neighboring 

residents and property owners. 

 

B. Applicability. Kennels, boarding kennels, and animal shelters must meet the following 

minimum standards and regulations: 

1. A kennel shall be deemed a principal use of a property. Where such use is located 

on a property containing a residential or agricultural use, it shall be considered a 

second principal use. A boarding kennel may be considered an accessory use 

where co-located within an animal hospital or veterinary office/clinic. An animal 

shelter may be considered as either a principal or accessory use, subject to the 

approval of the Board of Supervisors.  

2. Only one boarding kennel or animal shelter shall be permitted on any eligible 

property. Up to two kennels (other than boarding kennels or animal shelters) shall 

be permitted on any eligible property. 

3. A kennel, boarding kennel, or animal shelter does not require the deed restricting 

of a parcel of land; however, any further subdivision of the parcel shall be 

permitted only as long as the use continues to meet all criteria outlined in this 
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Chapter or any subsequent amendment to this Chapter. 

 

C. Permits Required. A Use and Occupancy Permit is required prior to beginning operation 

of a kennel, boarding kennel, or animal shelter.  Such permit shall be authorized after 

compliance with the standards of this section has been verified.  A Use and Occupancy 

Permit shall be required annually beginning in the year after the initial use and occupancy 

permit is issued.  The applicant shall provide all information necessary to demonstrate 

compliance with the requirements contained in this Chapter, including a full site plan 

showing the location of all buildings intended for primary enclosures, locations for 

disposal of waste, outdoor exercise areas, employee and customer parking, supply 

deliveries, fencing, buffering, and ingress and egress locations. 

 

D. Use and Design Standards. The following standards shall apply to the operation of a 

kennel, boarding kennel or animal shelter: 

1. Minimum Lot Area. The minimum gross lot area shall be two (2) acres for each 

kennel, boarding kennel, or animal shelter in the A-Agricultural, RC-Resource 

Conservation, and BI-Business Industrial Districts, unless the non-commercial 

kennel is located on a property adjacent to a residential zoning district, in which 

case the minimum gross lot area shall be five (5) acres.  The minimum gross lot 

area shall be ten (10) acres for each commercial kennel, boarding kennel, or 

animal shelter.  In the MUC-Mixed Use Commercial District, the minimum gross 

lot area shall be five (5) acres for any veterinary office/clinic or animal hospital 

that also offers a boarding service without outdoor kennels or runs. 

2. Minimum Setbacks. All buildings, exercise areas, outdoor runs, structures and 

other appurtenances in which animals are housed or allowed to move about shall 

be located at least sixty (60) feet from all lot lines or street right-of-way lines in 

the A-Agricultural or RC-Resource Conservation zoning districts, and shall be 

located at least fifty (50) feet from all lot lines or street right-of-way lines in the 

BI-Business Industrial zoning district, unless the kennel is located on a property 

adjacent to a residential zoning district, in which case the required minimum 

setback in the A-Agricultural, RC-Resource Conservation, and BI-Business 

Industrial Districts shall be increased to 150 feet from all lot lines or street right-

of-way lines. Where the kennel is provided as part of a veterinary office, 

veterinary clinic, or animal shelter, the building housing the kennel shall have a 

setback of at least 150 feet from all lot lines or street right-of-way lines, unless the 

property on which such building is proposed or located is at least ten (10) acres in 

size, in which case such setbacks shall be 300 feet. Accessory buildings and 

structures not housing animals shall comply with the required standards in the 

applicable zoning district. 

3. All kennels, boarding kennels, or animal shelters shall comply with all applicable 

state statutes and regulations relative to kennels and the boarding of dogs, cats and 

other pets and sale and/or the breeding of dogs. 

4. No dog shows or competitions shall be permitted. 

5. All kennels, boarding kennels, and animal shelters which are adjacent to a 

residential zoning district shall be buffered from adjoining properties by a planted 

screen or fence to reduce noise and decrease visibility. 
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§27-1036. Life Plan Community. 

 

A. A Life Plan Community shall meet the following standards and regulations: 

1. A tract of land to be developed for a Life Plan Community shall be under single 

and separate ownership, or, in the case of multiple ownership, shall be developed 

according to a single overall plan with common authority and responsibility for all 

components and phases of the development. 

2. When applying for zoning approval, the applicant shall submit a plan for the 

overall design and improvement of the planned development.  A development 

plan for the entire tract of land containing the planned mixed use or mixed use 

residential development shall be prepared. The development plan shall link 

access, buildings, structures, and open areas in a comprehensive manner. 

3. The applicant shall also submit, as part of the zoning approval submittal, an 

Existing Features Plan in accordance with the provisions of the Township 

Subdivision and Land Development Ordinance, prepared at the same scale as the 

Site Plan provided in accordance with paragraph A.2 above. 

4. A Life Plan Community shall include Independent Living Residences, Assisted 

Living Residences and skilled nursing beds in a Nursing Facility located on site, 

subject to the density limitations set forth herein. 

5. A Life Plan Community may include other uses intended principally to serve the 

residents or staff of the Life Plan Community or to facilitate the operation and 

management of the Community, including administrative offices and operational 

facilities, child or adult day care, personal service shops such as barber shop, 

beauty salon or commissary; branch bank and/or automated teller machine; dining 

facilities; community center; library; cultural, educational, social, religious and 

recreational facilities; fitness center and swimming pool; physical therapy 

facilities, physicians’ offices, patient hostel, rehabilitative services center or 

wellness center, specialized facilities for “memory care,” or Alzheimer’s and/or 

dementia care, and other medical facilities, or other similar uses.  Any such 

facilities may be available for use or patronage by persons other than those 

residing or employed within the Life Plan Community. 

6. Development of any facilities within a Life Plan Community, including 

residential components, may be phased to reflect the anticipated timing of need, 

subject to any conditions of approval imposed by the approving entity. If at any 

time, the number of nursing beds or Assisted Living Residences exceeds actual 

demand from within the Life Plan Community, persons from outside the 

Community may be permitted to occupy such nursing beds or residences on a 

temporary basis. 

7. Plans submitted for zoning approval shall include and demonstrate adherence to a 

master plan for site demolition and/or retention of existing buildings, 

improvements, and other existing features; and for the layout of proposed 

buildings and open spaces, parking and access management, fire protection and 

emergency medical services, non-vehicular circulation and landscaping, including 

all components and phases proposed for the development of the Life Plan 

Community.  The master plan also shall document long-term ownership and 
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management means and proposed guarantees. 

8. The architectural design of the Life Plan Community shall include finishes, 

textures, extensions, placement of glass and other features to mitigate the visual 

impact(s) of larger buildings as viewed from any street.  At the time of zoning 

approval, the applicant shall demonstrate that the overall design of the Life Plan 

Community, in terms of the locations, form, massing, height, and architecture of 

all structures and facilities, as applicable, taken as a whole, shall minimize 

impacts to surrounding residences, neighborhoods and public roads.  The 

applicant shall submit typical architectural elevations and landscaping cross-

sections as necessary to demonstrate compliance with this provision. 

9. A coordinated system of non-motorized, ADA compliant, access means shall be 

provided throughout the Life Plan Community, including sidewalks, bicycle 

routes, and trails as necessary to connect all buildings and parking areas and to 

interconnect with pedestrian and bicycle circulation means outside the 

development, where recommended by the Township. 

10. Wheelchair access to all dwelling units and community facilities, in accordance 

with the Americans with Disabilities Act of 1990, (42 USC §§12101 et seq.) shall 

be provided in the design of structures, pedestrian walkways and parking lots. 

Where practical and desirable, buildings shall be interconnected by means of 

covered or enclosed walkways. 

11. The proposed use shall obtain all applicable State and Federal permits, licenses, 

and certificate of need, as applicable to the proposed use, as well as zoning 

approval prior to the issuance of a zoning permit. 

 

§27-1037. Medical Clinic. 

 

A. A medical clinic shall meet the following standards and regulations: 

1. The minimum lot size shall be 15,000 square feet. 

2. Parking areas shall be placed on the side or rear of the lot only, except where the 

medical clinic is established within a planned mixed-use development or shopping 

center, and the parking is integrated with the larger use. 

3. Site illumination shall be shielded from residential uses and limited to parking and 

pedestrian walkways. 

4. All loading and trash areas shall be properly screened in accordance with Part 9, 

“General Regulations.” 

 

§27-1038. Medical Marijuana Dispensary 

 

A. Medical Marijuana Dispensaries shall meet the following standards and regulations: 

1. The lot or property line of such business shall not be located within 1,000 feet of 

the lot or property line of a public, private, or parochial school or day-care center, 

as provided for by 35 P.S. §10231.802.  Only the Pennsylvania Department of 

Health through the dispensary permitting process may adjust or waive this 

provision. 

2. Provide a copy of the permit for medical marijuana dispensary issued by the 

Pennsylvania Department of Health. 
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3. Provide a copy of the security information for the dispensary permit issued by the 

Pennsylvania Department of Health. 

 

§27-1039. Medical Marijuana Grower/Processor 

 

A. Medical Marijuana Grower/Processor uses shall meet the following standards and 

regulations: 

4. Provide a copy of the permit for medical marijuana growing/processing issued by 

the Pennsylvania Department of Health. 

5. Provide a copy of the security information for the growing/processing permit 

issued by the Pennsylvania Department of Health. 

6. No such business or activity may change to another type of business or activity, 

except upon application to an approval by the Board of Supervisors of such 

change as a conditional use subject to the criteria set forth herein. 

 

§27-1040. Mini-Warehouse (Self-Storage Units). 

 

A. Mini-warehouses or self-storage units shall meet the following standards and regulations: 

1. Access shall be from a collector or arterial street as defined by the Honey Brook 

Township and Borough Multi-Municipal Comprehensive Plan. 

2. The use shall be subject to review by emergency personnel (police, fire) regarding 

security and fire protection.  

3. All self-service storage warehouse facilities shall be enclosed by an open metal 

fence of not less than eight (8) feet in height. Said fencing may be placed outside 

of the building setback lines provided that all screening required by this Chapter 

is between the fence and the property lines.  

4. All internal driveways and aisles which have traffic traveling in two directions 

shall be at least thirty (30) feet in width. Any driveway which has traffic 

proceeding in one direction shall be at least twenty-four (24) feet in width if it 

services self-storage facilities on both sides of the driveway. If the driveway with 

traffic traveling in one direction services self-storage facilities on only one side, it 

shall be a minimum of twenty (20) feet in width. Driveway designations, 

locations, and interior circulation shall be set forth on the plans accompanying the 

land development application. 

5. The exterior fencing shall be provided with a lockable gate, and said gate shall be 

kept locked except during such time that the premises is open to the public or 

lessees of the facilities. During such time that the premises are so open to the 

public, there shall be an on-site manager provided, or his designee, who shall 

remain on the premises during all hours that the facility is open. A manager’s 

quarters shall be permitted on the facility as an accessory use. 

6. All storage shall be located within an enclosed building except for any boat or 

recreational vehicle which may be stored outside in designated areas, provided 

they are screened so as not to be visible from adjacent streets, residential uses, or 

residentially zoned land. The storage of partially dismantled, wrecked, inoperable, 

unlicensed or unregistered vehicles is prohibited. 

7. The storage of flammable liquids (except in the gas tanks of boats or recreational 
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vehicles stored outside), highly combustible or explosive materials, or hazardous 

chemicals shall be prohibited. 

8. The use of property utilized for self-storage shall be limited to the storage of 

residential, commercial or professional goods or records to which access is 

needed on a limited basis, i.e., general wholesale or retail distribution or sales are 

prohibited. 

9. Except as provided in subsection A.10 below, all storage shall be within closed 

buildings built on a permanent foundation of durable materials. Trailers, box cars 

or similar impermanent or movable structures shall not be used for storage. 

10. Outdoor storage shall comply with the following requirements: 

i. Outdoor storage of automobiles, boats, and recreation vehicles is 

permitted provided they are screened so as not to be visible from adjacent 

streets, residential uses or residentially zoned land. 

ii. A maximum of twenty (20) percent of the total site area may be used for 

such outdoor storage. 

iii. Stored vehicles shall not interfere with traffic movement through the 

complex. 

11. Lighting shall be in accordance with the requirements of Part 9, “General 

Regulations.” 

 

§27-1041. Multi-Family Dwelling. 

 

A. A multi-family dwelling is a residential building containing three or more dwelling units, 

including, but not limited to, townhouses, quadraplexes, and apartments, each with 

independent kitchen, bathroom and bedroom facilities. Multi-family dwellings shall be 

permitted in accordance with the following standards and regulations: 

1. The area and bulk regulations under the applicable zoning district shall apply. 

2. Multi-family developments consisting of multiple buildings shall adhere to the 

following regulations: 

a. The maximum length of a multi-family building shall be 160 feet. 

b. Multi-family buildings are encouraged to be located in clusters that create 

common open areas, rather than situated parallel to one another. Where 

clustering is not feasible due to site conditions, there shall be no more than 

three abutting buildings parallel to each other within the development. 

c. The following minimum separation distances between buildings shall be 

met in order to provide individual units with some level of privacy: 

i. Front or facing walls (long wall) – fifty (50) feet. 

ii. Facing end walls (short wall) – twenty (25) feet. 

iii. Outdoor lighting shall be in accordance with Part 9, “General 

Regulations.” 

3. Staggered setback of dwelling units and a variation in facade design shall be 

encouraged to offer visual variety, individualism, and some private yard area. It is 

recommended that no more than three contiguous units shall have the same facade 

setback within a building, nor three contiguous units have the same facade. 

Changes in setbacks shall be a minimum of two (2) feet. 

4. Buildings within the development shall be designed to provide individual 
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dwelling units with views and direct access to required open areas. 

5. Dwelling units shall be set back a minimum of fifteen (15) feet from common 

parking areas and shall be set back a minimum of twenty-five (25) feet from 

common refuse areas. Dwelling units must be setback a minimum of twenty-five 

(25) feet from the tract boundary. 

6. Sidewalks shall be provided to connect dwellings with parking areas, 

recreational/open areas, and refuse facilities. 

7. Buffering and Landscaping shall be in accordance with Part 9, “General 

Regulations,” in addition to which all areas not covered by impervious surfaces 

shall be landscaped and, maintained with suitable ground cover and plants. 

Existing vegetation is encouraged to be maintained for landscaping purposes. 

8. Required parking shall adhere to those standards set forth in Part 9, “General 

Regulations.” 

a. Parking areas shall be adequately landscaped to provide shade, to screen 

vehicles from public streets, and to reduce glare and noise within the 

development. 

b. Parking lots shall be setback a minimum of twenty-five (25) feet from any 

right-of-way and shall be screened with landscaping. 

c.  Landscaping shall be provided around the perimeter of all parking areas, 

except for access points and walkways. 

9. All multi-family developments shall comply with the requirements of §22-625, 

“Recreational Uses and Open Space Land,” of the Honey Brook Township 

Subdivision and Land Development Ordinance [Chapter 22]. 

 

§27-1042. Municipal Landfill. 

 

A. A Municipal Landfill shall meet the following standards and regulations: 

1. Any landfill approved under the terms of this Section shall be owned and operated 

by the Township or by an Authority of which the Township is an active 

participating member.  The proposed facility shall conform to all requirements of 

the Pennsylvania Department of Environmental Protection. 

2. All solid waste processing operations shall be conducted within a wholly-enclosed 

building. 

3. No refuse shall be deposited or stored, and no building or structure shall be 

located, within 300 feet of any lot line and 500 feet of any land within a 

residential zone. 

4. Any area used for the unloading, transfer, storage, processing, incineration, or 

deposition of refuse must be completely screened from ground-level view at the 

property line. The use of an earthen berm is recommended whenever possible. In 

addition, such areas must also be completely enclosed by an eight (8) foot high 

fence, with no openings greater than two (2) inches in any direction. 

5. The application for zoning approval must include written documentation 

demonstrating how the applicant will comply with all applicable State and Federal 

standards and regulations. 

6. All driveways into the site shall be paved for a distance of at least 200 feet from 

the street right-of-way line. In addition, a fifty (50) foot long gravel section of 
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driveway should be placed beyond the preceding paved section to collect any mud 

that may have accumulated on the wheels of any vehicles. 

7. Access to the site shall be limited to those posted times when an attendant is on 

duty. In order to protect against indiscriminate and unauthorized dumping, all 

areas of the site shall be protected by locked barricades, fences, gates, or other 

means to prohibit access to the area at unauthorized times or locations. 

8. Hazardous waste, as identified by the Pennsylvania Department of Environmental 

Protection, shall not be disposed of within the subject property. 

9. The application for zoning approval must include a working plan to prevent the 

scattering of debris and litter, as well as clean-up of the same. 

10. The facility shall employ qualified facility operators responsible for supervising 

all activities relating to unloading, processing, transfer, and deposition of solid 

waste. 

11. Leak-proof and vector-proof containers shall be provided for the storage of: [a] 

any waste that cannot be used in any disposal process, or [b] material that is to be 

recycled. Such containers shall be designed to prevent their being carried by wind 

and/or water and shall be stored within a wholly- enclosed building. 

12. No more solid waste shall be stored on the property than is necessary to keep the 

facility in constant operation. Under no circumstance shall such waste be stored 

longer than seventy-two (72) hours. 

13. Any application for zoning approval shall include a contingency plan for the 

disposal of solid waste in the event of a facility shutdown. 

14. Leachate from the solid waste shall be disposed of in a manner in compliance 

with all applicable State and Federal laws or regulations. If leachate is to be 

discharged to a municipal sewage facility, appropriate permits shall be obtained 

from the applicable agencies and authorities. In no event shall leachate be 

disposed of in a storm sewer, to the ground, or in any other manner inconsistent 

with Department of Environmental Protection regulations. 

15. Water Needs and Supply. 

a. Any application for zoning approval shall include an analysis of the 

quantity of raw water needs (groundwater or surface water) from either 

private or public sources. If the source is from a municipal system, the 

applicant shall submit documentation that the public authority will supply 

the water needed. 

b. A water system which does not provide an adequate supply of water for 

the proposed landfill, considering both quantity and quality, or does not 

provide for adequate groundwater recharge considering the water 

withdrawn by the proposed landfill, shall not be approved. 

c. The applicant also shall submit a water feasibility study to enable the 

approving entity to evaluate the impact of the proposed landfill on the 

groundwater supply and on existing wells. The study shall be prepared, 

submitted, and evaluated in accordance with the terms of §27-1020 that 

address the commercial use of water. 

16. Any application for zoning approval shall provide an analysis of the physical 

conditions of the primary road system serving the proposed landfill. The analysis 

shall include information on the current traffic flows on this road system and 



 

 

198 

 

projections of the amount and type of traffic generated by the proposed landfill. 

Improvements to the road or roads shall be provided by the applicant to assure 

safe turning movements to and from the site and safe through-movements on the 

existing roads. 

17. A perimeter landscaped buffer area not less than 100 foot in width shall be located 

along all property lines. No structures, storage, parking, or any other related 

activity or operation shall be permitted within this landscaped area. Any fence or 

other non-vegetative screening erected on the site shall not be located within this 

landscaped area. 

 

§27-1043. Non-Tower Wireless Communication Facilities. 

 

A. General Requirements for Non-Tower Wireless Communication Facilities (WCF). The 

following standards and regulations shall apply to all Non-tower Wireless 

Communications Facilities, regardless of location: 

1. Permitted in All Zoning Districts Subject to Regulations. Non-tower WCFs are 

permitted by right in all zoning districts subject to the restrictions and conditions 

prescribed below and subject to the prior written approval of the Township. 

Applicants proposing installations on existing buildings or towers shall submit 

evidence of agreements and/or easements necessary to provide access to the 

existing building or tower so that installation and maintenance of the equipment 

can be accomplished. 

2. Standard of Design and Care. Any non-tower WCF shall be designed, 

constructed, operated, maintained, repaired, modified and removed in strict 

compliance with all current applicable technical, safety and safety-related codes, 

including, but not limited to, the most recent editions of the American National 

Standards Institute (ANSI) Code, National Electrical Safety Code, Pennsylvania 

Construction Code Act and Regulations and National Electrical Code, and shall 

not affect pedestrian or vehicular traffic. Design certification from a Pennsylvania 

registered professional engineer is required to attest that the existing structure can 

adequately support the proposed equipment installation. Detailed construction and 

elevation drawings, indicating antenna locations and mounting design, shall be 

submitted by the applicant.  Any WCF shall at all times be kept and maintained in 

good condition, order and repair by qualified maintenance and construction 

personnel, so that the same shall not endanger the life of any person or any 

property in the Township. 

3. Wind. Any non-tower WCF structures shall be designed to withstand the effects 

of wind according to the standard designed by the American National Standards 

Institute as prepared by the engineering departments of the Electronics Industry 

Association, and Telecommunications Industry Association (ANSFEINTIA-222-

E Code, as amended). 

4. Public Safety Communications. No non-tower WCF shall interfere with public 

safety communications or the reception of broadband, television, radio or other 

communications services enjoyed by occupants of nearby properties. 

5. Aviation Safety. Non-tower-based WCFs shall comply with all Federal and State 

laws and regulations concerning aviation safety, and any applicable airport zoning 
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regulations, if any. The WCF applicant shall furnish a statement from the FCC, 

FAA and Commonwealth Bureau of Aviation that the non-tower-based WCF 

complies with applicable regulations or is exempt from these regulations. 

6. Radio Frequency Emissions. No non-tower WCF may, by itself or in conjunction 

with other WCFs, generate radio frequency emissions in excess of the standards 

and regulations of the FCC, including but not limited to, the FCC Office of 

Engineering Technology Bulletin 65 entitled “Evaluating Compliance with FCC 

Guidelines for Human Exposure to Radio Frequency Electromagnetic Fields,” as 

amended. 

7. Historic Buildings. Non-tower WCFs may not be located on a building or 

structure that is listed on either the National or Pennsylvania Registers of Historic 

Places or on any property or structure which has been designated by the Township 

as being of historic significance. 

8. Removal. In the event that use of a non-tower WCF is discontinued, the owner 

shall provide written notice to the Township of its intent to discontinue use and 

the date when the use shall be discontinued. Unused or abandoned WCFs or 

portions of WCFs shall be removed as follows: 

a. All abandoned or unused non-tower WCFs and accessory facilities shall 

be removed within three (3) months of the cessation of operations at the 

site unless a time extension is approved by the Township. 

b. If the non-tower WCF or accessory facility is not removed within three (3) 

months of the cessation of operations at a site, or within any longer period 

approved by the Township, the non-tower WCF and/or associated 

facilities and equipment may be removed by the Township and the cost of 

removal assessed against the owner of the WCF. 

9. Timing of Approval. Within thirty (30) calendar days of the date that an 

application for a non-tower WCF is filed with the Township, the Township shall 

notify the applicant in writing of any information that may be required to 

complete such application. Except as provided for in Section 27-1043.B.3 below, 

the Township shall make its final decision on whether to approve an application 

within sixty (60) calendar days of receipt of such application and shall advise the 

applicant in writing of such decision. If additional information was requested by 

the Township to complete an application, the time required by the applicant to 

provide the information shall not be counted toward the Township’s 60-day 

review period. 

10. Permit Fees. The Township may assess appropriate and reasonable permit fees 

directly related to the Township’s actual costs in reviewing and processing the 

application for approval of a non-tower WCF. 

11. Stealth Technology/Aesthetic Impact. The WCF shall employ the most current 

stealth technology available in an effort to appropriately blend into the 

surrounding environment and minimize aesthetic impact. The application of the 

stealth technology chosen by the WCF applicant shall be subject to the approval 

of the Township. The Township retains the right to deny an application for the 

construction or placement of a non-tower WCF based upon visual and/or land use 

impact. 

12. The regulations set forth herein for non-tower wireless communications facilities 
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shall not apply to non-commercial antennas and towers (as defined). 

 

B. Substantial Change to Non-Tower WCF. In addition to the provisions in Section 27-

1043.A, the following regulations shall also apply to all non-tower wireless 

communication facilities that Substantially Change (see definitions) the physical 

dimensions of the WCF itself or the wireless support structure to which they are attached: 

1. Retention of Experts. The Township may hire any consultant(s) and/or expert(s) 

necessary to assist the Township in reviewing and evaluating the application for 

approval of the WCF and, once approved, in reviewing and evaluating any 

potential violations of the terms and conditions of this Chapter. The applicant 

and/or owner of the WCF shall reimburse the Township for all costs of the 

Township’s consultant(s) in providing expert evaluation and consultation in 

connection with these activities. 

2. Bond. Prior to the issuance of a permit, the owner of each individual non-tower 

WCF shall, at its own cost and expense, obtain from a surety licensed to do 

business in Pennsylvania and maintain a bond, or other form of security 

acceptable to the Township Solicitor, in an amount of $25,000 for each individual 

non-tower WCF, to assure the faithful performance of the terms and conditions of 

this Chapter. The bond shall provide that the Township may recover from the 

principal and surety any and all compensatory damages incurred by the Township 

for violations of this Chapter, after reasonable notice and opportunity to cure. The 

owner shall file a copy of the bond with the Township. 

3. Timing of Approval. Within thirty (30) calendar days of the date that an 

application for a non-tower WCF is filed with the Township, the Township shall 

notify the applicant in writing of any information that may be required to 

complete such application. Within ninety (90) calendar days of receipt of a 

complete application for a non-tower WCF that constitutes a substantial change, 

the Township shall make its final decision on whether to approve the application 

and shall advise the applicant in writing of such decision. If additional 

information was requested by the Township to complete an application, the time 

required by the applicant to provide the information shall not be counted toward 

the Township’s 90-day review period. 

4. License and Insurance.  In addition, the applicant shall submit a copy of its 

current Federal Communications Commission (FCC) license; the name, address 

and emergency telephone number for the operator of the communications tower 

or antennae; and a certificate of insurance evidencing general liability coverage in 

the minimum amount of $1,000,000 per occurrence and property damage 

coverage in the minimum amount of $1,000,000 per occurrence covering the 

communications tower or antenna. 

5. If such non-tower WCF that constitutes a Substantial Change is located outside 

the rights-of-way, then the following additional requirements shall apply: 

a. Development Regulations. Non-tower WCFs shall be co-located on 

existing structures, such as existing buildings or tower-based WCFs 

subject to the following conditions: 

i. The combined maximum height of the WCF and wireless support 

structure does not exceed 125 feet. 
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ii. If the WCF applicant proposes to locate the communications 

equipment in a separate building, the building shall comply with 

the minimum requirements for the applicable zoning district. 

iii. A minimum eight foot (8’) high security fence shall surround any 

separate communications equipment building. Vehicular access to 

the communications equipment building shall not interfere with the 

parking or vehicular circulations on the site for the principal use. 

 

b. Design Regulations. 

i. Non-tower WCFs, which are mounted to a building or similar 

structure, may not exceed a height of 15 feet above the roof or 

parapet, whichever is higher, unless the WCF applicant obtains a 

special exception from the Township’s Zoning Hearing Board. 

ii. All non-tower WCF applicants must submit documentation to the 

Township justifying the total height of the non-tower structure. 

Such documentation shall be analyzed in the context of such 

justification on an individual basis. 

iii. Antennae, and their respective accompanying support structures, 

shall be no greater in diameter than any cross-sectional dimension 

than is reasonably necessary for their proper functioning. 

c. Removal, Replacement, Modification. 

i. The removal and replacement of non-tower WCFs and/or 

accessory equipment for the purpose of upgrading or repairing the 

WCF is permitted, so long as such repair or upgrade does not 

increase the overall size of the WCF or the numbers of antennae. 

ii. Any material modification to a wireless communication facility 

shall require a prior amendment to the original permit or 

authorization. 

d. Inspection. The Township reserves the right to inspect any WCF to ensure 

compliance with the provisions of this Chapter and any other provisions 

found within the Township Code or State or Federal law. The Township 

and/or its agents shall have the authority to enter the property upon which 

a WCF is located at any time upon reasonable notice to the operator, to 

ensure such compliance. 

 

C. Non-Tower WCFs Inside Rights-of-Way. In addition to the provisions in Section 27-

1043.A, and 27-1043.B if applicable, the following regulations shall also apply to all 

non-tower wireless communication facilities located in the rights-of-way (ROW), 

regardless of whether they constitute a Substantial Change or not: 

1. Co-location. Non-tower WCFs in the ROW shall be co-located on existing poles, 

such as existing utility poles or light poles. IF co-location is not technologically 

feasible, the WCF Applicant shall locate its non-tower WCF on existing poles or 

freestanding structures that do not already act as Wireless Support Structures with 

the Township’s approval. 

2. Design Requirements. 

a. WCF installations located above the surface grade in the public ROW 
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including, but not limited to, those on streetlights and joint utility poles, 

shall consist of equipment components that are no more than six (6) feet in 

height and that are compatible in scale and proportion to the structures 

upon which they are mounted. All equipment shall be the smallest and 

least visibly intrusive equipment feasible. 

b. Antennae and all support equipment shall be treated to match the 

supporting structure. WCFs and accompanying equipment shall be 

painted, or otherwise coated, to be visually compatible with the support 

structure upon which they are mounted. 

c. Compensation for ROW Use. In addition to permit fees as described 

above, every non-tower WCF in the ROW is subject to the Township’s 

right to fix annually a fair and reasonable compensation to be paid for use 

and occupancy of the ROW. Such compensation for ROW use shall be 

directly related to the Township’s actual ROW management costs 

including, but not limited to, the costs of the administration and 

performance of all reviewing, inspecting, permitting, supervising and 

other ROW management activities by the Township. The owner of each 

non-tower WCF shall pay an annual fee to the Township to compensate 

the Township for its costs incurred in connection with the activities 

described above. The annual ROW management fee for non-tower WCFs 

shall be determined by the Township and authorized by resolution of 

Township Board of Supervisors and shall be based on the Township’s 

actual ROW management costs as applied to such non-tower WCF. 

3. Time, Place and Manner. The Township shall determine the time, place and 

manner of construction, maintenance, repair and/or removal of all non-tower 

WCFs in the ROW based on public safety, traffic management, physical burden 

on the ROW, and related considerations. For public utilities, the time, place and 

manner requirements shall be consistent with the police powers of the Township 

and the requirements of the Public Utility Code. 

4. Equipment Location. Non-tower WCFs and accessory equipment shall be located 

so as not to cause any physical or visual obstruction to pedestrian or vehicular 

traffic, or to otherwise create safety hazards to pedestrians and/or motorists or to 

otherwise inconvenience public use of the ROW as determined by the Township. 

In addition: 

a. In no case shall ground-mounted equipment, walls, or landscaping be 

located within 18 inches of the face of the curb or within an easement 

extending onto a privately-owned lot. 

b. Ground-mounted equipment shall be located underground. In the event an 

applicant can demonstrate, to the satisfaction of the Township Engineer, 

that ground-mounted equipment cannot be undergrounded, then all such 

equipment shall be screened, to the fullest extent possible, through the use 

of landscaping or other decorative features to the satisfaction of the 

Township. 

c. Required electrical meter cabinets shall be screened to blend in with the 

surrounding area to the satisfaction of the Township. 

d. Any graffiti on any wireless support structure or on any accessory 
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equipment shall be removed at the sole expense of the owner within 10 

business days of notice of the existence of the graffiti. 

e. Any underground vaults related to non-tower WCFs shall be reviewed and 

approved by the Township. 

f. Non-tower WCFs shall not be located within an easement other than a 

utility easement.  

g. New ground mounted cabinets shall not be installed above ground directly 

in front of a residential structure. 

5. Relocation or Removal of Facilities. Within sixty (60) days following written 

notice from the Township, or such longer period as the Township determines is 

reasonably necessary or such shorter period in the case of an emergency, an 

owner of a WCF in the ROW shall, at its own expense, temporarily or 

permanently remove, relocate, change or alter the position of any WCF when the 

Township, consistent with its police powers and applicable Public Utility 

Commission regulations, shall have determined that such removal, relocation, 

change or alteration is reasonably necessary under the following circumstances: 

a. The construction, repair, maintenance or installation of any Township or 

other public improvement in the right-of-way. 

b. The operations of the Township or other governmental entity in the right-

of-way. 

c. Vacation of a street or road or the release of a utility easement. 

d. An emergency as determined by the Township. 

6. The Township shall be named as an additional insured on all applicable insurance 

policies. 

 

§27-1044. Outdoor Café. 

 

A. An Outdoor Café shall meet the following standards and regulations: 

1. Prior to constructing or maintaining an outdoor café, an applicant for this use shall 

first apply for and secure a permit from the Township in accordance with the 

following: 

a. An applicant shall submit in writing to the Zoning Officer, along with the 

required fee, an application including the following: 

i. Name of address of the applicant. 

ii. Plan specifying the location of the outdoor café, including a 

calculation of proposed occupant amount, seating capacity, and 

location. 

iii. Written consent of the property owner, if other than the applicant. 

iv. Indoor seating capacity. 

v. Other similar information as may be required from time to time. 

b. No action shall be taken on any application for a permit under this section 

until the application has been completed fully and the application fee, as 

required by the schedule of fees established and amended from time to 

time by resolution of the Board of Supervisors, paid in full. 

2. The outdoor café shall have a minimum indoor seating capacity of fifteen (15) 

persons. 
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3. Outdoor café uses, adjacent to residential uses, shall stop serving customers on or 

before 9 p.m. prevailing time on weekdays and clear all tables of food, beverages, 

and customers on or before 10 p.m., and 10 p.m. prevailing time on weekends and 

clear all tables of food, beverages, and customers on or before 11 p.m. 

4. Any beverages shall not be served in glass containers. 

5. This use shall not be located on or extend onto a public sidewalk or right- of-way. 

6. This use shall be associated with a principal use of a restaurant or tavern and shall 

be located abutting that building in which the principal use is located, and shall be 

located on the same lot as that principal use. 

7. The outdoor café should be separated from parking areas or traffic flow area by 

fencing or buffering, however in any location where the outdoor café is not 

separated from the flow of traffic or parking areas, no table shall be located within 

five (5) feet of the curb or the boundary of that area, whichever is closer. 

8. The applicant shall maintain the outdoor café in accordance with all Township 

ordinances and State and Federal laws, as well as rules and regulations 

promulgated and adopted by the Township which pertain to this use. 

9. The applicant shall remove the outdoor café within ten (10) days after written 

notice of the Township or Zoning Officer determines that this use is detrimental 

to the health, safety, and general welfare of the Township or its residents as 

follows: 

a. The outdoor café is no longer being used as such. 

b. This use has been temporarily or permanently closed for violation of any 

Township, State, or Federal law and/or regulation. 

c. This use is operated in violation of any ordinance or regulations of Honey 

Brook Township. 

10. The Township may, from time to time, add regulations or rules that it deems 

necessary to facilitate the purposes, as defined, and functioning of this use, and 

these rules and regulations shall be approved by Board of Supervisors. 

 

§27-1045. Outdoor Farm Market. 

 

A. An Outdoor Farm Market shall meet the following standards and regulations: 

1. Establishment of an outdoor farmers market shall be sponsored by one or more 

organization(s) or governmental entity, and will be wholly responsible for the 

organization, operation, clean-up, and safety of the outdoor market event. 

2. The outdoor farmers market may operate any time between 7:00 a.m. and 7:00 

p.m., with set-up and take-down permitted no more than one (1) hour before 7:00 

a.m. or after 7:00 p.m. 

3. The sponsoring organization or governmental entity shall coordinate the dates and 

times, site layout, parking, vehicle storage, and other key elements of the event 

with the State Police and local emergency services at least thirty (30) days in 

advance of the opening day of the market.  A managing representative of the 

sponsoring organization shall be present during the outdoor farmers market hours 

of operation to oversee the event and to insure that all conditions of zoning 

approval, and these standards, are observed at all times. 

4. The sponsoring organization or governmental entity shall provide a sufficient 
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number of portable public restroom facilities to meet anticipated crowd levels and 

be responsible for their maintenance and removal after the close of each outdoor 

market day. 

5. Items to be sold at the outdoor market shall exclude any products of a national 

chain or franchise, alcoholic beverages, firearms, tobacco, motor vehicles, 

antiques, collectables, adult toys or novelties, or any other product or item that is 

not consistent with the definition of outdoor farmers market contained in Part 2 of 

this Chapter. 

 

§27-1046. Personal Care Home. 

 

A. A personal care home shall be subject to the following standards and regulations: 

1. Requirements for sewage facilities, water supply, and area and bulk shall be those 

applicable to a single-family detached dwelling in the zoning district where the 

personal care home is permitted by this Chapter. 

2. Off-street parking shall comply with the specific requirements of Part 9, “General 

Regulations” of this Chapter. 

 

§27-1047. Planned Mixed Use Commercial, and Planned Mixed Use Residential, 

Development. 

 

A. Planned Mixed Use Commercial Development and Planned Mixed Use Residential 

Development shall meet the following standards and regulations: 

1. When applying for zoning approval, the applicant shall submit a plan for the 

overall design and improvement of the planned development.  A development 

plan for the entire tract of land containing the planned mixed use or mixed use 

residential development shall be prepared per the Site Plan requirements of 

Section 27-1301.A. The development plan shall link access, buildings, structures, 

and open areas in a comprehensive manner. 

2. The applicant shall also submit, as part of the zoning approval submittal, an 

Existing Features Plan in accordance with the provisions of the Township 

Subdivision and Land Development Ordinance, prepared at the same scale as the 

Site Plan provided in accordance with paragraph A.1 above. 

3. Any zoning approval application for a planned mixed use commercial or mixed 

use residential development shall be accompanied by submission of architectural 

drawings and/or plans of sufficient detail to illustrate the character of the intended 

exterior design of all structures, including: 

i. Massing, scale, proportion, roofline, relationship among façade elements. 

ii. Relationship to the streetscape.   

4. Zoning approval shall be contingent upon agreement by the applicant or 

applicants that the tract shall be developed under single direction in accordance 

with the terms of approval granted by the approving entity. 

5. Only those uses permitted in the MUC or MUR District in which a planned mixed 

use development is proposed shall be allowed in that planned mixed use 

development. 

6. Uses such as multi-family dwellings, Life Plan Community, or any other use 
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permitted in the underlying zoning district in which a planned mixed use or mixed 

use residential development is permitted, shall comply with the supplemental 

requirements of that use in accordance with this Part. 

7. The following uses shall be permitted as accessory to any office or commercial 

mixed use development: child day care facility meeting the requirements of §27-

1023; cafeteria or restaurant for use primarily by employees of the use; and 

recreational uses designed for use primarily for employees of the use.  

8. Vehicular access for the use shall from a collector or arterial road as classified by 

the Honey Brook Township and Borough Multi-Municipal Comprehensive Plan. 

Where access cannot be provided from a collector or arterial, access from a local 

street in a residential district or area should be avoided wherever possible.  The 

tract and uses therein shall have access via a common ingress and egress.  

9. Interior roadways for access and circulation shall be provided in accordance with 

the standards in the Township Subdivision and Land Development Ordinance 

[Chapter 22]. 

10. Curbs and sidewalks shall be provided along all public rights-of-way. Sidewalks 

abutting a public right-of-way shall coordinate with an internal pedestrian 

circulation system which allows for safe and convenient movement of 

pedestrians. Sidewalk and trail improvements shall reflect their continuation 

through any adjoining neighborhood, tract, or parcel. 

11. Parking, landscaping, buffers and screening, lighting, signs, and access shall be in 

accordance with Part 9, “General Regulations.” 

12. There shall be a landscaped perimeter buffer along all side and rear property lines 

that abut an agricultural or residential zoning district or an agricultural or 

residential use. The minimum buffer width shall be as follows 

i. Fifteen (15) feet where proposed single-family dwellings abut existing 

single-family dwellings; 

ii. Twenty-five (25) feet where proposed multi-family dwellings abut 

existing multi-family dwellings; 

iii. Thirty-five (35) feet where proposed non-residential buildings abut any 

existing residential dwelling. 

iv. No improvements other than sidewalks, paths, and stormwater 

conveyances shall be permitted within the landscaped perimeter buffer. 

v. The buffer area shall comply with §§27-907 and 27-908 of this Chapter. 

13. No parking or loading facilities, excluding sidewalks and paths, and necessary 

access ways to a public street, shall be located closer than twenty-five (25) feet 

from any lot line, and less than ten (10) feet from any street line. 

14. To the extent that parking areas are visible from public streets, visual impacts 

shall be mitigated through introduction of landscape screening, architectural block 

walls, landscaping combined with pedestrian paving materials, or other design 

means acceptable to the Township. 

15. Where any individual commercial building façade is visible from any public 

right-of-way and exceeds forty (40) feet in length, there shall be both a clear 

dimensional differentiation of roofline, and an offset in façade of at least ten (10) 

feet to create effective facades that are no longer than forty (40) feet.  Street trees 

with tree wells, or other streetscape and pedestrian amenities shall be used to 
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balance façade offsets.  The Township may allow a commercial building with a 

façade longer than forty (40) feet if the proposed design emulates characteristic 

historical building forms such as barns, stables, churches, meeting houses, or 

other public buildings.  Building arrangements which rely on repeated use of the 

same long façade element shall not be approved.  Where an individual 

commercial building façade exceeds forty (40) feet in length, the building design 

or use layout shall limit the length of the streetscape frontage occupied by any one 

use to the greatest extent practicable by providing for inviting, interior accessory 

or independent business uses with the streetscape-fronting portion of the building 

(e.g., the café and/or floral operations within a grocery store, or a small, 

independent service or retail use).  In all cases, blank walls, facades, and windows 

shall be kept to a minimum. 

16. No less than twenty (20) percent of the gross tract area shall be permanently 

restricted as common open space for a planned mixed use residential 

development.  The open space shall meet the requirements of Chapter 22, 

Subdivision and Land Development Ordinance. 

17. For shopping centers or mixed commercial developments, the application shall be 

accompanied by a working plan for the clean- up and disposal of litter, and trash 

receptacles shall be provided outside any establishment with take- out service or 

convenience shopping. 

18. Establishments storing outdoor shopping carts or having other outdoor storage 

shall provide defined areas on the site for storage which shall be clearly marked 

and defined for storage. Other than shopping carts, no permanent storage of 

merchandise, articles or equipment shall be permitted outside a building, unless 

screened in accordance to Part 9, “General Regulations.” 

 

§27-1048. Public, Private, and Trade Schools. 

 

A. Any Public, Private, or Trade School shall be subject to the following standards and 

regulations: 

1. All off-street parking facilities shall be set back not less than twenty-five (25) feet 

and screened from adjoining lot lines. 

2. All principal structures shall be set back at least 100 feet from any lot used for 

agricultural or residential purposes. 

3. Outdoor recreation areas shall be provided for all educational facilities below the 

college level at a rate of 100 square feet per individual enrolled. Off-street parking 

areas shall not be utilized as recreation areas, and recreation areas shall not be 

located within the front yard and must be setback at least twenty-five (25) feet 

from all other lot lines. Except where separated by a minimum of 300 feet, 

outdoor recreation areas shall be screened from adjoining agriculturally- zoned or 

residentially-zoned properties and properties in agricultural or residential use by 

means of fences, plantings, or decorative enclosures sufficient to screen activities 

from adjacent lots. Fencing shall be provided at all locations where public safety 

is at issue. Any vegetative materials located within the recreation area shall be 

non-harmful (i.e., not thorny, poisonous, allergenic, etc.). 

4. For any school with an enrollment of fifty (50) or more students, the applicant 
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shall provide a traffic impact study for the proposed use. The traffic impact study 

shall be prepared in accordance with the requirements stated in the Township 

Subdivision and Land Development Ordinance [Chapter 22]. 

5. Enrollment, for the purposes of this Section, shall be defined as the largest 

number of students on the site at any one time during a seven (7) day time period. 

 

§27-1049.       Public Utility Buildings or Facilities. 

 

A. Where an applicant secures an exemption from zoning requirements through petition to 

the Pennsylvania Public Utility Commission in accordance with the terms of §619 of the 

MPC, 53 P.S. §10619, as otherwise required by this Chapter shall not be required. In such 

case, however, the following regulations shall be required: 

1. The minimum lot area and lot width requirements of the base zoning district shall 

not be applicable. 

2. Any principal building or structure shall be located no closer than 100 feet from 

any lot line. 

3. The maximum impervious surface and maximum height limits of the base zoning 

district shall be applicable. 

4. The approving entity shall give particular attention to measures proposed by the 

applicant to protect neighboring properties from excessive noise, light, or other 

visual intrusion, and may impose specific conditions to ameliorate such potential 

impacts. 

 

§27-1050. Quarrying (Mining). 

 

A. Any Quarrying or Mining operation shall be subject to the following standards and 

regulations: 

1. The minimum gross lot area for any quarry shall be five (5) acres. The lot width, 

yard, and impervious surface requirements of §27-1803.C of this Chapter shall be 

applicable to a quarry. 

2. All applicable rules and regulations promulgated by the Pennsylvania Department 

of Environmental Protection, 25 Pa.Code, Chapter 77, and 25 Pa.Code, Chapter 

123, are incorporated herein by reference as though more fully set forth herein. 

Any violation of such regulations shall constitute a violation of this Chapter. 

3. The applicant shall file with the Township duplicate sets of applications and 

supporting data submitted to the Department of Environmental Protection as part 

of any quarrying or mining application. A copy of each permit or violation issued 

to the applicant by the Department of Environmental Protection shall be filed with 

the Township within two (2) weeks of receipt by the operator. 

4. Vegetative screening shall be provided along the perimeter of the property as 

required by Part 9, “General Regulations”. Such screening also shall be provided 

along any public road frontage. 

5. A substantial fence or earthen barrier measuring at least six (6) feet in height shall 

be placed around the area of actual quarrying to prevent unauthorized persons 

form entering the area. 

6. Any application for use as a quarry shall meet the requirements of 
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§27-1042.A(15) regarding water needs and supply. 

7. Any application for use as a quarry shall meet the requirements of 

§27-1042.A(16) regarding traffic, road conditions, and road improvements. 

8. Quarrying shall be undertaken only with respect to minerals occurring naturally 

on the property. Spoil piles, slag, solid waste, or other materials shall not be 

brought to the property for the extraction of minerals. 

9. No quarry or other surface mining operation shall generate or emit air pollutants 

or noise in excess of standards established by the Commonwealth of 

Pennsylvania. 

10. All quarries, surface mines, or other areas where minerals are extracted by the 

surface mining method shall comply with the requirements of the Surface Mining 

Conservation and Reclamation Act, 52 P.S. §1396.1 et seq., and its rules and 

regulations, and/or any other applicable State law, rules, and regulations, as 

presently existing or as may be hereafter enacted or promulgated, which rules and 

regulations are incorporated herein by reference. Any violation of such statute, 

rule, or regulation shall constitute a violation of this Chapter. 

11. All quarries, surface mines, or other areas where minerals are extracted by the 

surface mining method, excluding extraction of minerals by a landowner for his 

own noncommercial purposes from land owned or leased by him, but including 

all other extractions, shall be licensed under the Surface Mining Conservation and 

Reclamation Act, 52 P.S. §1396.1 et seq., and/or any other applicable State law. 

12. Gates shall be located at all entrances and shall be locked except during business 

hours. 

13. All explosives shall be stored in a permanent building properly located in 

accordance with state law, rules, and regulations. 

14. All blasting operations shall conform to the latest regulations of the Pennsylvania 

Department of Mines and Mineral Industries and also with all applicable Federal 

laws, rules, and regulations. Blasting shall not be permitted between 5 p.m. and 7 

a.m. the following day, nor at any time on Sundays or holidays. 

15. All proposed entrances and exits to the operation shall be designed and improved 

in a manner which does not allow mud or gravel to be deposited or accumulate on 

or along abutting public streets. 

16. Where the subject property is adjacent to a property containing a residence, no 

stockpiles, waste piles, or processing equipment shall be closer than 1,000 feet to 

the lot line of the residential use, and no part of the quarry pit, internal private 

access drive, truck parking area, scales, or operational equipment shall be closer 

than 500 feet to the lot line of the residential use. 

17. No part of a quarry pit, stockpiles, waste piles, processing equipment, scales, 

operational equipment, or truck parking area shall be closer than 100 feet to the 

right-of-way of a public street. 

18. Except where other setback requirements of this Section are greater, no part of a 

quarry pit, stockpiles, waste piles, or processing equipment shall be closer than 

200 feet to a lot line. 

19. Except where other setback requirements of this Section are greater, no private 

access drive, truck parking area, scales, or operational equipment shall be closer 

than 100 feet to any lot line. 



 

 

210 

 

20. The applicant shall provide quarry rehabilitation information and include a plan 

which demonstrates the following: 

a. Within two (2) years after the termination of quarrying operations, the area 

of actual quarrying operations will be rehabilitated to a condition of 

reasonable physical attractiveness and, as practical, restored. 

b. The slope of earth material in any excavated pit shall not exceed the angle 

of slippage. 

21. When the filling of any portion of the pit is desirable and economically feasible, 

such fill material must be able to sustain a vegetative cover of grass, plants, and 

trees, and such must be provided. 

22. To prevent any silt, erosional debris, or other loose material from filling any 

existing drainage course or encroaching on existing public roads or private 

property, all surface drainage exiting or developing by or through the top soil 

shall be controlled by dikes, barriers, or drainage structures. All measures to 

control natural drainage or flood water must be approved by the Township 

Engineer. 

23. Within two (2) years after termination of operations, all plant and equipment shall 

be removed. Foundations and piers from any structure may remain in the ground 

if substantially covered. 

 

§27-1051. Recreational Use (Indoor/Outdoor). 

 

A. Recreational uses, whether indoor or outdoor, shall be subject to the following standards 

and regulations: 

1. Impervious coverage for the proposed use shall not exceed the maximum lot 

coverage standard of the applicable zoning district. 

2. Buildings, structures, equipment, parking, storage, loading, accessways, or paved 

areas, excluding bicycle or foot pathways shall not be located closer than fifty 

(50) feet to any residential lot line, with any permanent outdoor facility such as a 

swimming pool or tennis court setback a minimum of seventy-five (75) feet from 

any residential use or district. 

3. An outdoor recreation use shall require a minimum lot size of one (1) acre. 

4. Auxiliary uses, such as a restaurant or snack bar shall be restricted in their use to 

employees, patrons, members and guests of the principal use. Such establishments 

shall present no visible evidence from any public street of their commercial 

character which would attract persons other than employees, patrons, members 

and guests. 

5. Where access can be provided from more than one street, vehicular access shall 

not be provided from a local street in a residential district or residential 

development, if possible. 

6. Automatic amusement games associated with these uses shall include coin-

operated machines, mechanical machines, or electronic machines, which operate 

as a game of skill or amusement.  

7. No audio speakers or equipment shall be installed inside or outside the location of 

such use that would cause sounds to emanate to the exterior of the premises. 

8. All recreational uses shall have at least one attendant on duty during operating 
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hours. 

9. Parking, lighting, landscaping, screening, and signage shall be subject to the 

provisions of Part 9, General Regulations. 

10. A master plan for the tract of land shall be prepared as part of the application 

process for these uses. The master plan shall provide sufficient data to ascertain 

the impact of such facilities of the Township. 

 

§27-1052.  Recycling Center. 

 

A. A recycling center shall be subject to the following standards and regulations: 

1. The applicant shall provide an explanation of the scope of operation and any 

measures used to mitigate problems associated with noise, fumes, dust, litter, and 

vector control. 

2. The applicant shall conduct regular maintenance of the site to assure the 

immediate collection of stray debris. 

3. Prior to the issuance of a Use and Occupancy Permit, the applicant shall 

demonstrate compliance with any and all State and Federal regulations, and shall 

document a satisfactory plan for internal circulation and vehicle movements in 

relation to drop-off areas and temporary parking. 

 

§27-1053. Renewable Energy Systems. 

 

A. It is the purpose of these regulations to promote the safe, effective and efficient use of 

renewable energy systems to reduce the consumption of utility-supplied energy, heat, hot 

water, or any combination of the above, while protecting the health, safety and welfare of 

the residents of the Township, and while protecting adjacent land uses through 

appropriate zoning and land-use controls.  Non-utility supplied energy systems not 

specified herein may be permitted subject to zoning approval. Where, in the course of 

reviewing a permit application for any renewable energy system, it is deemed advisable 

for the Township to retain the services of the Township engineer or any other consultant, 

all reasonable costs therefore shall be borne by the applicant. 

 

B. Geothermal Energy Systems. Geothermal energy systems shall be permitted in all 

zoning districts, subject to the following standards and regulations: 

1. Accessory Use. A closed-loop geothermal energy system shall be permitted in 

all zoning districts as an accessory use, where the energy supplied is solely 

for the use of principal and accessory uses permitted on the subject 

property. Open-loop geothermal energy systems shall not be permitted. 

2. Permitting. A zoning permit and building permit, consistent with or 

independent of the PA Uniform Construction Code, shall be required prior to 

installation of any geothermal energy system. Applicable manufacturer 

specifications and Chester County Health Department permit shall be 

submitted to Honey Brook Township as part of the application for any 

permit. 

3. Design. The design, installation and operation of geothermal energy systems 

shall be permitted in conformance with all applicable regulation under 



 

 

212 

 

Section 501 of the Chester County Health Department Rules and 

Regulations and shall conform to applicable industry standards, including 

those of the American National Standards Institute (ANSI), the International 

Ground Source Heat Pump Association (IGSHPA), the American Society for 

Testing and Materials (ASTM), the Air Conditioning and Refrigeration 

Institute (ARI), or other similar certifying organizations, and shall comply with 

the Township Building Code and with all other applicable Township 

requirements. 

4. Appurtenances. All or any mechanical equipment (appurtenances) 

associated with and necessary for the operation of the Geothermal Energy 

System shall comply with all accessory setbacks for the zoning district in which 

the system is installed. 

5. Heat-Transfer Fluids. Closed-loop geothermal systems shall utilize heat-

transfer fluids conforming to all standards set by the PA Department of 

Environmental Protection (DEP).  A permanent sign must be attached to the 

heat pump specifying that only approved heat-transfer fluids must be used. 

6. Disrepair. If the geothermal energy system enters into a state of disrepair, it 

shall be the responsibility of the property owner to properly maintain the 

geothermal energy system or to decommission the system within six (6) 

months from the date the system enters such a state or immediately in any 

case determined to be a safety hazard. 

7. Abandonment and Decommissioning. 

Where the use of any geothermal energy system is abandoned, it shall be 

the responsibility of the property owner to cap and seal the in-ground 

portion(s) of the system.  The property owner may further be required to 

evacuate (pump out) the fluid(s) in the system and to fill the borehole(s) 

with bentonite or an acceptable alternative. 

8. Any earth disturbance as a result of decommissioning or removal of any 

geothermal energy system shall be graded and reseeded. 

 

C. Outdoor Wood-fired Boilers.  Outdoor Wood-fired Boilers or outdoor hydronic 

heaters, known generally as OWBs, shall be permitted in the A-Agricultural and RC-

Rural Conservation districts on properties of ten (10) acres or greater, and in the BI-

Business Industrial District regardless of lot size, subject to the following standards and 

regulations: 

1. Accessory Use. OWBs shall be permitted as accessory uses, including accessory 

structures, where the energy supplied is solely for the use of principal and 

accessory uses permitted on the subject property.  OWBs shall not be permitted as 

a principal use in any district. 

2. Permitting. A zoning permit and building permit, consistent with or 

independent of the PA Uniform Construction Code, shall be required prior to 

installation of any OWB. Applicable manufacturer specifications shall be 

submitted to Honey Brook Township as part of the application for any 

permit. 

3. Design. The design and installation of OWBs shall conform to applicable 

industry standards, including those of the US Environmental Protection 
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Agency (EPA), American National Standards Institute (ANSI), 

Underwriters Laboratories (UL), the American Society for Testing and 

Materials (ASTM), or other similar certifying organizations, and shall comply 

with the Township Building Code and with all other applicable fire and life 

safety requirements. 

4. Compliance with Other Regulations. At the time of permit application, the 

owner of the OWB shall provide evidence indicating that the maintenance and 

operation of the OWB will be in compliance with applicable Operations and 

Performance Standards set forth by DEP as well as in compliance with all air 

emissions quality standards promulgated by the U.S. Environmental 

Protection Agency (EPA), PA DEP, or other relevant state or federal agency 

including emissions of dust and particulates. 

5. Setback Requirements. All OWBs shall be located a minimum distance of 

one hundred fifty (150) feet from any property line or street right-of-way. 

6. Historic Structures. If an OWB is proposed to be located within 100 feet of any 

Historic Structure as may be designated by the Township or determined to be 

eligible for listing on the National Register of Historic Places by the Pennsylvania 

Historical and Museum Commission or the National Park Service, such OWB 

shall be subject to conditional use approval at the sole discretion of the Township 

upon a finding that the proposed system will not adversely impact the historical 

significance or landscape context of the subject Historic Structure or Historic 

Resource. 

7. Stack. All OWBs shall have a permanent attached stack. The minimum height of 

all stacks shall be twenty (20) feet above the ground and otherwise installed 

according to the manufacturer’s specifications. 

8. Abandonment or Disrepair. If the OWB is ever abandoned or enters into a state of 

disrepair, it shall be the responsibility of the property owner to remove or properly 

maintain the OWB within six (6) months from the date the system enters such a 

state or immediately in any case determined to be a safety hazard. 

9. Decommissioning. Any earth disturbance as a result of the removal of the OWB 

shall be graded and reseeded. 
 
D. Solar Energy Systems.  Solar energy systems shall be permitted, subject to the following 

regulations and with the understanding that when a provision herein does not specifically 

refer to either accessory or principal uses, it shall apply to both:  

1. Principal Use. A solar energy system as a principal use shall be subject to the 

following standards and regulations, and as otherwise provided herein: 

a. The maximum area occupied by a principal solar energy system on any lot 

shall be ten (10) acres; 

b. Notwithstanding lot coverage limitations set forth in the base zoning 

district(s), the maximum impervious coverage for a principal solar energy 

system and any accessory or appurtenant structures shall be twenty percent 

(20%) of the gross lot area; 

c. A principal solar energy system shall be set back a minimum of one 

hundred (100) feet from any public right-of-way, any lot line, and any 

historic structure as may be designated by the Township or determined to 

be eligible for listing on the National Register of Historic Places by the 
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Pennsylvania Historical and Museum Commission or the National Park 

Service; 

d. The entire facility comprising a principal solar energy system and its 

appurtenant and accessory structure(s) and equipment shall be enclosed by 

a fence, barrier or other appropriate means to prevent or restrict 

unauthorized persons or vehicles from entering the facility.  Clearly 

visible warning signs shall be placed on the fence, barrier or at the 

perimeter of the facility to inform individuals of potential voltage 

hazards.  All mechanical equipment associated with the facility 

shall be completely enclosed by a minimum eight (8) feet high 

fence with a self-locking gate. 

e. Proper aisle ways between panel cluster sections, at least eight feet (8’) in 

width shall be provided for safe access to clusters. DC/AC inverters shall 

be installed at each cluster, in addition to an automatic disconnect device. 

f. A principal solar energy system shall not include the colocation of 

batteries or other equipment used to store the energy output from the 

system except where adequate safety precautions are included in the 

design of the system. 

g. A principal solar energy system shall be serviced by an adequate water 

supply for firefighting purposes.  

2. Accessory Use. A solar energy system shall be permitted in all zoning districts as 

a permitted accessory use, subject to the provisions set forth herein.  A system 

shall be considered an accessory solar energy system only if it supplies electrical 

or thermal power primarily for the use of principal and other accessory uses 

permitted on the subject property, or properties in the case of community or 

virtual net metering as provided below.  

a. Individual net metering. When a property upon which an accessory solar 

energy system is installed also receives electrical power supplied by a 

utility company, excess electrical power generated and not presently 

needed for on-site use may be used by the utility company, as long as the 

electrical power generated is used primarily for on-site use. The owner of 

the accessory solar energy system shall provide written confirmation that 

the public utility company has been informed of the customer’s intent to 

install an interconnected customer-owned generator and also approves of 

such connection. Systems not connected to the public utility grid shall be 

exempt from this requirement. 

b. Community net metering. Community net metering is similar to individual 

net metering, but permits the net metering credits from an accessory solar 

energy system to be distributed among two or more electric meters, for 

example, where several homeowners cooperatively install a solar energy 

system.  Such systems shall be permitted where all standards set forth 

herein are met. 

c. Virtual net metering. Virtual net metering may be permitted where an 

accessory solar energy system is installed in a different location from the 

meter or meters being credited with the solar energy that is produced, 

subject to conformance with all standards set forth herein. Instead of a 
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direct connection to the accessory solar energy system, the consumer of 

electricity is credited with the amount of electricity that the system offsets 

through connection into the grid at its location. Virtual net metering may 

apply to individual or community solar energy systems(s).  

3. Permitting. A zoning permit and building permit, consistent with or independent 

of the PA Uniform Construction Code, shall be required prior to installation of 

any solar energy system. Applicable manufacturer specifications shall be 

submitted to Honey Brook Township as part of the application for any permit. 

4. Design. The design and installation of the solar energy system shall conform to 

applicable industry standards, such as those of the American National Standards 

Institute (ANSI), Underwriters Laboratories, the American Society for Testing 

and Materials (ASTM), or other similar certifying organizations, and shall comply 

with the Township Building Code and with all other applicable fire and life safety 

requirements. 

5. Grid Interconnection. A solar energy system connected to the utility grid shall 

provide written authorization from the local utility company acknowledging and 

approving such connection. 

6. Transmission lines.  All power transmission lines from the solar energy system to 

any building or other structure shall be located underground, unless it can be 

demonstrated, to the satisfaction of the Zoning Officer, in consultation with the 

Township Engineer, that this is infeasible. 

7. Appurtenances. All or any mechanical equipment (appurtenances) associated with 

and necessary for the operation of the solar energy system shall comply with all 

accessory setbacks for the zoning district in which the system is installed. 

8. Hazardous Materials.  No solar energy system shall contain hazardous substances 

as defined in the Pennsylvania Hazardous Sites Cleanup Act, 35 P.S. § 6020.101, 

et seq. 

9. Lighting.  Solar energy systems shall not be artificially lighted except to the 

extent required for safety or by any applicable federal, state or local authority. 

10. No Advertising.  Solar energy systems and appurtenant or accessory structures 

shall not display any advertising, except for reasonable identification of the panel 

or other equipment manufacturer, and the facility owner. 

11. Vehicular Access.  All solar energy systems shall be located where there is a 

means of vehicular access from a public or private street. 

12. Glare.  

a. Solar collectors shall be installed so as to prevent glare or concentrated 

solar radiation as may otherwise be directed onto other properties or onto 

roadways such that a nuisance situation is created.  Anti-reflective surface 

materials or coatings shall be used to preclude glare to the extent feasible.  

b. The Applicant or the installer or manufacturer of the solar energy system 

shall submit with the application for permit approval, as applicable, a 

signed statement including the following: 

i. certification that the proposed system shall not produce glare or 

reflect concentrated solar radiation visible beyond the property 

lines of the property upon which the solar energy system shall be 

located such that a nuisance situation is created;  
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ii. acknowledgement that, should any glare or concentrated solar 

radiation produced prove to be visible beyond the property lines of 

the property upon which the solar energy system shall be located, 

at any time subsequent to the installation of the system, such that, 

in the opinion of the Zoning Officer, a nuisance situation or safety 

hazard arises for another property owner or the travelling public, 

the Township may at its discretion require mitigative action or may 

require the removal of the system or portion thereof generating the 

glare or reflected solar radiation; 

iii. acknowledgement that, should any mitigation or system removal 

deemed necessary by the Township fail to be dealt with in 

accordance with the Township’s determination within six (6) 

months of notification of the landowner and/or system owner, or 

immediately in any case determined to be a safety hazard, the 

Township may implement such mitigation or remove such systems 

as it deems necessary, costs therefore to be reimbursed within 

ninety (90) days and, if not, a commensurate lien shall be placed 

upon the property; 

iv. acknowledgement that the obligations set forth herein shall 

continue so long as the subject solar energy system remains in 

operation and that any subsequent property owner shall be so 

notified. 

13. Historic Structures. If an accessory solar energy system is proposed to be 

mounted on or located within 100 feet of any Historic Structure as may be 

designated by the Township or determined to be eligible for listing on the 

National Register of Historic Places by the Pennsylvania Historical and Museum 

Commission or the National Park Service, such system shall be subject to 

conditional use approval at the sole discretion of the Township as provided herein 

and upon a finding that the proposed system will not adversely impact the 

historical significance or landscape context of the subject Historic Structure. 

14. Solar Access Easements. A solar energy system shall be located to ensure solar 

access without reliance on adjacent properties. Where any applicant desires to 

ensure that solar access to a solar energy system shall not be obstructed over time 

by permissible uses or activities on any adjacent property (i.e. by planting or 

growth of vegetation, new construction, etc.), it shall be the responsibility of the 

owner of the solar energy system to obtain appropriate solar access easement(s) 

from neighboring property owner(s) and to notify the Township upon the 

recording of any such easement(s). All solar access easements shall be recorded in 

the office of the Chester County Recorder of Deeds 
 
15. Roof-Mounted Systems: 

a. Under no circumstance shall the solar energy system extend beyond the 

edge of the roof. 

b. Notwithstanding otherwise applicable height limitations, a roof-mounted 

solar energy system may exceed the height of the ridgeline of any sloping 

roof upon which it is mounted by no more than one (1) foot, where the 

pitch of the roof exceeds a ratio of 1/3.  
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c. Notwithstanding otherwise applicable height limitations, a roof-mounted 

solar energy system on a flat roof, or where the pitch of the roof is less 

than a ratio of 1/3, may exceed the height of the roof at its highest point by 

no more than four (4) feet. 

d. Roof-mounted solar energy systems shall not be counted as adding to any 

impervious coverage calculation. 

e. All roof mounted systems must have/accommodate safe access for fire 

service and maintenance, as deemed appropriate by the Zoning Officer, 

Building Code Officer and/or Fire Marshal. 

f. Structural integrity: for any roof-mounted solar energy system, the 

applicant must demonstrate to the satisfaction of the Building Code 

Officer, by credible evidence that the structural integrity of the structure is 

such that it can adequately support the roof-mounted system being 

considered. 

16. Ground-Mounted (Free-Standing) Systems: 

a. Principal ground-mounted solar energy systems shall meet the setback 

requirements, size, and impervious coverage limitations set forth in §27-

1048.D.1 above. 

b. Accessory ground-mounted solar energy systems shall meet all setback 

requirements for an accessory structure for the zoning district in which 

installed, and shall be subject to the maximum impervious coverage 

limitations of the underlying zoning district.  

c. Accessory ground-mounted solar energy systems shall not be installed 

within the required front yard setback, shall not be located in the area 

between the front yard setback and the principal structure on the lot, nor 

shall be located along any street frontage (e.g., in a side yard abutting a 

street). 

17. Impervious coverage. For the purposes of this Ordinance, all “at grade” or “above 

grade” features and facilities relating to ground-mounted solar energy systems, 

including appurtenances, shall be considered impervious surface.  The extent of 

impervious coverage of sloping panels shall be measured as equal to their 

horizontal footprint. 

18. Abandonment or Disrepair. If the solar energy system is ever abandoned or enters 

into a state of disrepair, it shall be the responsibility of the property owner to 

remove or properly maintain the solar energy system within six (6) months from 

the date the system enters such a state or immediately in any case determined to 

be a safety hazard. 

19. Decommissioning. If a ground-mounted solar energy system is ever removed, any 

earth disturbance as a result of the removal of the ground-mounted solar energy 

system shall be graded and reseeded to the satisfaction of the Township. 
 
E. Wind Energy Systems.  Wind energy systems shall be permitted in all zoning districts, 

subject to the following standards and regulations: 

1. Accessory Use. Accessory wind energy systems shall be permitted in all zoning 

districts as a permitted accessory use, subject to the provisions set forth herein.  A 

System is considered an accessory wind energy system only if it supplies 

electrical power primarily for on-site use of principal or accessory uses permitted 
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on the subject property.  Wind energy systems shall not be permitted as a 

principal use.  

2. Permitting. A zoning permit and building permit, consistent with or independent 

of the PA Uniform Construction Code, shall be required prior to installation of 

any wind energy system. Applicable manufacturer specifications shall be 

submitted to Honey Brook Township as part of the application for any permit. 

3. Design. The design and installation of the wind energy system shall conform to 

applicable industry standards, such as those of the American National Standards 

Institute (ANSI), Underwriters Laboratories, Det Norske Veritas, Germanischer 

Lloyd Wind Energies, the American Society for Testing and Materials (ASTM), 

or other similar certifying organizations, and shall comply with the Township 

Building Code and with all other applicable fire and life safety requirements. 

DC/AC inverters shall be installed at the base of each wind energy system, in 

addition to an automatic disconnect device. 

4. Grid Interconnection. When a property upon which an accessory wind energy 

system is installed also receives electrical power supplied by a utility company, 

excess electrical power generated and not presently needed for on-site use may be 

used by the utility company, as long as the electrical power generated is used 

primarily for on-site use. The owner of the accessory wind energy system shall 

provide written confirmation that the public utility company has been informed of 

the customer’s intent to install an interconnected customer-owned generator and 

also approves of such connection. Systems not connected to the public utility grid 

shall be exempt from this requirement. 

5. Historic Structures. If a wind energy system is proposed to be mounted on or 

located within 100 feet of any Historic Structure as may be designated by the 

Township or determined to be eligible for listing on the National Register of 

Historic Places by the Pennsylvania Historical and Museum Commission or the 

National Park Service, such system shall be subject to conditional use approval at 

the sole discretion of the Township upon a finding that the proposed system will 

not adversely impact the historical significance or landscape context of the subject 

Historic Structure or Historic Resource. 

6. Transmission Lines. All power transmission lines from the wind energy system to 

any building or other structure shall be located underground. 

7. Appurtenances. All or any mechanical equipment associated with and necessary 

for the operation of the wind energy system shall comply with all accessory 

setbacks for the zoning district in which the system is installed. 

8. Height Limitations. 

a. Maximum. The maximum height for a wind energy system shall not 

exceed thirty-five (35) feet except where approved up to a maximum of 

seventy (70) feet as a conditional use. 

b. Minimum. The minimum height of the lowest position of the wind turbine 

blade shall be fifteen (15) feet above the ground. If the wind turbine 

proposed is a Vertical Axis Wind Turbine (also referred to as a “helix 

type” turbine), the height between the lowest point of the turbine and the 

ground may be reduced to ten (10) feet. 

9. Setback Requirements. Minimally, all wind energy systems must meet the setback 
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requirements for accessory structures for the underlying zoning district.   In 

addition, wind energy systems shall be set back a horizontal distance equal to 

their height from any property line or residential dwelling, excluding any dwelling 

on the lot on which the wind energy system is located. No wind energy systems 

shall be installed within the required front yard setback and shall not be located 

along any street frontage (e.g., in a side yard abutting a street). Additionally, all 

Wind energy systems must be set back sufficiently from any above-ground utility 

lines, radio, television, or telecommunication towers so as to present no danger to 

those lines or structures, as certified by the applicant’s engineer. No portion of 

any accessory wind energy system shall extend over parking areas, access drives, 

driveways or sidewalks. 

10. Noise limitations. Wind energy systems shall not generate noise which exceeds 

fifty-five (55) decibels, or ten (10) decibels above ambient noise, in any hour, 

whichever is higher. Noise is measured from the property line of the closest 

neighboring inhabited structure or nearest habitable structure setback line on any 

abutting property. The ambient sound measurement, known as “A-weighted 

sound level,” is taken where the noise from the wind turbine cannot be heard, or 

with the wind turbine shut down. The ambient sound level shall be considered the 

level that is exceeded ninety (90) percent of the time when the noise 

measurements are taken. Any noise exceeding this level may be subject to the 

nuisance provisions of Chapter 6 of the Honey Brook Township Code. 

Notwithstanding the above, the fifty-five (55) decibel or ten (10) decibel over 

ambient level may be exceeded during short-term events such as utility outages 

and/or severe wind storms. 

11. Lot Coverage. The footprint of a wind energy system shall be calculated as part of 

the overall lot coverage. 

12. Structural Integrity. For any roof-mounted wind energy systems, such as micro-

turbine systems or horizontal- or vertical-axis turbines, the applicant must 

demonstrate to the Building Code Inspector, by credible evidence, that the 

integrity of the structure is such that it can adequately support the system being 

considered. 

13. Storage Structures. When an accessory building is necessary for storage cells or 

related mechanical equipment, the accessory building shall not have a floor area 

exceeding two hundred (200) square feet, and shall comply with the accessory 

structure requirements specified within the underlying zoning district. 

14. One Turbine per Lot. No more than one (1) wind energy system (wind turbine) 

shall be permitted per lot, except where approved as a conditional use. A wind 

energy system made up of a number of adjacent micro-turbine panels is 

considered one system for the purposes of this paragraph. 

15. Braking. All wind energy systems shall be equipped with an adequate braking 

system to prevent excessive speed. Such system may include aerodynamic 

overspeed controls (including variable pitch, tip, and other similar systems) and/or 

mechanical brakes. Mechanical brakes shall be operated in a fail-safe mode. 

16. Lighting. Wind energy systems shall not be artificially lighted, except to the 

extent required by the Federal Aviation Administration (FAA). 

17. Colors. Wind energy systems shall be a non-obtrusive color acceptable to the 
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Township, such as white, off-white or gray. 

18. Shadow Flicker. All wind energy systems shall, to the extent feasible, be sited to 

prevent shadow flicker on any occupied building on adjacent properties. 

19. Climbing. Wind energy systems shall be equipped with an appropriate anti-

climbing device, or otherwise made unclimbable, to prevent unauthorized access 

to the system. 

20. Advertising and signage. Wind energy systems shall not be used to display 

advertising, signage, banners or similar materials, with the exception of any 

manufacturer’s labels or warning placards. Any such sign shall have an area not to 

exceed four (4) square feet. 

21. Conditional Use Approval.  In consideration of conditional use approval where 

required pursuant to this Section, in addition to review of the standards for 

conditional use approval set forth in Part 13. Conditional Use, of this Chapter, the 

Board of Supervisors shall be satisfied that the wind energy system will not 

unduly impact near-by property owners or the travelling public or that potential 

impacts are mitigated by design of the system or structure(s) upon which it is 

mounted, by distance from points of visibility, or by the presence of intervening 

topography, vegetation or structures.   

22. Abandonment or Disrepair. If the wind energy system is ever abandoned or enters 

into a state of disrepair, it shall be the responsibility of the property owner to 

remove or properly maintain the wind energy system within six (6) months from 

the date the system enters such a state or immediately in any case determined to 

be a safety hazard. 

23. Decommissioning. If a wind energy system is ever removed, any earth 

disturbance as a result of the removal of the system shall be graded and reseeded 

to the satisfaction of the Township. 
 
F. Manure Digesters.  Manure digesters (also known as anaerobic digesters) shall be 

permitted in the A-Agricultural District on properties of ten (10) acres or greater, and in 

the BI- Business Industrial District regardless of lot size, subject to the following 

standards and regulations:  

1. Accessory use.  A manure digester shall be permitted as an accessory use only if it 

supplies electrical or thermal power primarily for on-site use of principal or 

accessory uses permitted on the subject property.  A manure digester shall not be 

permitted as a principal use. 

2. Permitting.  A zoning permit and building permit, consistent with or independent 

of the PA Uniform Construction Code, shall be required prior to installation of 

any manure digester. The Applicant shall submit the following to Honey Brook 

Township as part of the application for any permit: 

a. Applicable manufacturer specifications; 

b. Documentation that performance standards for siting to minimize impacts 

on neighboring properties have adequately been addressed, including 

considerations of odor, prevailing wind patterns, proximity to non-

agricultural properties, operational noise, and specific hours of operation. 

c. Evidence of all necessary federal and state regulatory agencies’ approvals 

shall be included with the application. 

d. A letter from the Chester County Conservation District (CCCD) that (1) 
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states that the applicant’s Manure Digester design has been reviewed and 

approved by the CCCD and that all regulations and requirements of the 

State manure management program have been satisfied, or (2) states that 

CCCD will not review the design or that no review is required under 

applicable laws and regulations, Where a CCCD review letter has been 

requested but the CCCD has failed to respond within sixty (60) days, the 

Applicant shall provide evidence to verify such. 

3. Design and Installation. 

a. The design and installation of any manure digester shall conform to 

applicable industry standards and shall comply with the Township 

Building Code and with all other applicable fire and life safety 

requirements. 

b. Manure digesters shall be designed and constructed in compliance with the 

applicable guidelines outlined in the Pennsylvania Department of 

Environmental Protection’s Bureau of Water Quality Management 

publication(s), and any revisions, supplements and replacements thereto 

by the PA DEP. 

c. Manure digesters shall also be designed and constructed in compliance 

with any other applicable federal, state, county and Township laws and 

regulations. 

d. A certified professional, qualified to do such, shall furnish and 

demonstrate to the Township compliance with all details of construction, 

operation, maintenance and necessary controls related to the manure 

Digester. 

4. Grid Interconnection. When a property upon which the facility is installed also 

receives electrical power supplied by a utility company, excess electrical power 

generated and not presently needed for on-site use may be used by the utility 

company, as long as the electrical power generated is used primarily for on-site 

use. The owner of the manure digester shall provide written confirmation that the 

public utility company has been informed of the customer’s intent to install an 

interconnected customer-owned generator and also approves of such connection. 

Systems not connected to the public utility grid shall be exempt from this 

requirement. 

5. Operation and Performance Standards. The proposed use shall be subject to any 

applicable Operation and Performance Standards set forth by DEP. 

6. Setback Requirements. Manure digesters shall not be located within fifty (50) feet 

of any side property line, within seventy-five (75) feet of any rear property line, 

within one hundred fifty (150) feet from any residential structure other than that 

of the property owner, or within one hundred (100) feet of any public road right-

of-way. 

7. Historic Structures. If a manure digester is proposed to be located within 100 feet 

of any Historic Structure as may be designated by the Township or determined to 

be eligible for listing on the National Register of Historic Places by the 

Pennsylvania Historical and Museum Commission or the National Park Service, 

installation of the Manure Digester shall be subject to conditional use approval at 

the sole discretion of the Township upon a finding that the proposed System will 



 

 

222 

 

not adversely impact the historical significance or landscape context of the subject 

Historic Structure or Historic Resource. 

8. Lot Coverage. The footprint of a manure digester shall be calculated as part of the 

overall lot coverage. 

9. Abandonment or Disrepair. If the manure digester is ever abandoned or enters 

into a state of disrepair, it shall be the responsibility of the property owner to 

remove or properly maintain the manure digester within six (6) months from the 

date the system enters such a state or immediately in any case determined to be a 

safety hazard. 

10. Decommissioning. If a manure digester is ever removed, any earth disturbance as 

a result of the removal of the manure digester shall be graded and reseeded to the 

satisfaction of the Township. 

 

§27-1054. Residential Conversion. 

 

A. The following standards and regulations shall apply to residential conversions: 

1. Single-family detached dwellings converted to two dwelling units shall maintain 

the appearance of a single-family detached dwelling with a single front entrance. 

The resulting dwelling units may share a single front entrance. Additional 

entrances, when required, may be placed on the side or rear of the buildings. 

Exterior stairways and fire escapes shall be located on the rear wall in preference 

to either side wall, and shall in no case be located on a front facade facing a street. 

Except as may be necessary for reasons of safety, there shall be no major 

alteration of the building in connection with the residential conversion. 

2. The minimum lot area and bulk regulations for single-family detached dwellings 

in the district in which the residential conversion is proposed shall be met. 

3. The following minimum floor areas requirements shall be met: 

Type of Unit     Minimum Floor Area 

Efficiency     550 sq. ft. 

One bedroom     650 sq. ft. 

Two bedrooms    800 sq. ft. 

Three bedrooms (maximum permitted) 1000 sq. ft. 

4. Separate kitchen and bathroom facilities shall be provided per unit. All applicable 

Township Building Code and Chester County Health Department regulations and 

permits requirements regarding the installation of these facilities shall be met and 

indicated on all plans. Approval from all applicable agencies is necessary prior to 

issuance of a building permit by the Township. 

5. Trash receptacles shall be screened so as not to be visible from the street or 

abutting properties except on scheduled days for trash pick-up. 

6. Site and floor plans for the residential conversion shall be included with the 

application for conversion indicating both exterior and interior building 

alterations. 

7. The off-street parking space requirements of this Chapter shall be met, in 

accordance with Part 9, “General Regulations.” 

 

§27-1055.  Restaurant, Including Fast-food Restaurant and Drive-through Service. 
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A. The following standards and regulations shall apply to Restaurants, including Fast-food 

Restaurant and Restaurant with Drive-through Service. 

1. The permit application shall be accompanied by a working plan for the clean-up 

and disposal of litter. 

2. Dumpsters or similar large-scale outdoor trash receptacles shall be completely 

screened from view, and access gates shall be closed at all times when not in use. 

3. Exterior seating and/or play areas shall be completely enclosed by a three (3) foot 

high fence. 

4. No part of any structure on the subject property shall be located within 200 feet of 

the boundary of the A, NR, or RC District. 

5. All lighting within the subject tract shall be designed and located so as not to 

produce a glare or direct illumination onto abutting properties or street rights-of 

way. 

6. Prior to the issuance of a Use and Occupancy Permit, the applicant shall 

demonstrate compliance with county, state, and federal regulations. 

7. For any fast-food restaurant, noise shall be controlled to avoid any impact on 

nearby residential properties. 

8. For any restaurant with drive-through service, outside loud speakers shall be 

audible only to persons in the immediate vicinity of the order-placing or pick-up 

areas. 

 

§27-1056. RESERVED. 

 

§27-1057. Tower-Based Wireless Communication Facilities. 

 

A. Tower-Based Wireless Communication Facilities (WCF) shall be required to meet the 

following standards and regulations: 

1. Residential Areas. No tower-based WCF shall be located in a road right-of-way or 

within 500 feet of a lot in residential use, regardless of zoning district. The 

distance from the base of a proposed tower-based WCF to the nearest point on 

any lot line, lease line and license line shall not be less than the full height of the 

tower structure. No more than one tower-based WCF shall be placed on any one 

lot, or leased or licensed parcel, nor within one thousand feet (1,000’) of another 

tower-based WCF. Tower-based WCFs are permitted only in the BI – Business 

Industrial and RC-Resource Conservation Zoning Districts as specified.  

2. Gap in Coverage. An applicant for a tower-based WCF must demonstrate that a 

significant gap in wireless coverage exists with respect to all wireless operators in 

the applicable area and that the type of WCF being proposed is the least intrusive 

means by which to fill that gap in wireless coverage. The existence or non-

existence of a gap in wireless coverage shall be a factor in the Township’s 

decision on an application for approval of tower-based WCF’s. 

3. Sole Use on a Lot. A tower-based WCF is permitted as a sole use on a lot subject 

to the minimum lot area and yards complying with the requirements for the 

applicable zoning district. A subdivision plan shall be required for any lot or lease 

parcel created for occupancy by a tower-based WCF and communications 
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equipment building. A land development plan shall be required prior to 

construction of any tower-based WCF and communications equipment building.  

4. Combined with Another Use. A tower-based WCF may be permitted on a 

property with an existing use or on a vacant parcel in combination with another 

agricultural, industrial, commercial, institutional or municipal use, subject to the 

following conditions: 

a. The existing use on the property may be any permitted use in the 

applicable district, and need not be affiliated with the communications 

facility. 

b. Minimum Lot Area. The minimum lot shall comply with the requirements 

for the applicable district and shall be the area needed to accommodate the 

tower-based WCF and guy wires, the equipment building, security fence, 

and buffer planting. 

c. Minimum Setbacks. The tower-based WCF and accompanying equipment 

building shall comply with the requirements for the applicable zoning 

district, provided that no tower-based WCF shall be located within 500 

feet of a lot in residential use. 

5. Notice. Upon receipt of an application for a tower-based WCF, the Township 

shall mail notice thereof to the owners of all adjoining properties, and to the 

owners of every property within five hundred (500) feet of the actual location of 

all improvements related to the tower-based WCF.  

6. Co-location. An application for a new tower-based WCF shall not be approved 

unless the Township finds that the wireless communications equipment planned 

for the proposed tower-based WCF cannot be accommodated on an existing or 

approved structure or building. Any application for approval of a tower-based 

WCF shall include a comprehensive inventory of all existing towers and other 

suitable structures within a 2-mile radius from the point of the proposed tower, 

unless the applicant can show to the satisfaction of the Township that a different 

distance is more reasonable, and shall demonstrate conclusively why an existing 

tower or other suitable structure cannot be utilized. 

7. Standard of Design and Care. Any tower-based WCF shall be designed, 

constructed, operated, maintained, repaired, modified and removed in strict 

compliance with all current applicable technical, safety and safety-related codes, 

including, but not limited to, the most recent editions of the American National 

Standards Institute (ANSI) Code, the Uniform Construction Code (UCC), 

National Electric Safety Code, National Electric Code, as well as the accepted and 

responsible workmanlike industry practices of the National Association of Tower 

Erectors. Structure design certification from a Pennsylvania registered 

professional engineer is required and the tower capacity shall be indicated. 

Detailed construction and elevation drawings, indicating antenna locations and 

mounting design, shall be submitted by the applicant. Any tower-based WCF 

shall at all times be kept and maintained in good condition, order and repair by 

qualified maintenance and construction personnel, so that the same shall not 

endanger the life of any person or any property in the Township. 

8. Design Regulations. 

a. The WCF shall employ the most current stealth technology available in an 
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effort to appropriately blend into the surrounding environment and 

minimize aesthetic impact. The application of the stealth technology 

chosen by the WCF applicant shall be subject to the approval of the 

Township. 

b. Any height extensions to an existing tower-based WCF shall require prior 

approval of the Township. The Township reserves the right to deny such 

requests based upon aesthetic and land use impact, or any other lawful 

considerations related to the character of the Township. 

c. Any proposed tower-based WCF shall be designed structurally, 

electrically, and in all respects to accommodate both the WCF applicant’s 

antennas and comparable antennae for future users. 

d. Any Tower-Based WCF over forty (40) feet in height shall be equipped 

with an anti-climbing device, as approved by the manufacturer. 

9. Wind. Any tower-based WCF structures shall be designed to withstand the effects 

of wind according to the standard design by the American National Standards 

Institute as prepared by the engineering departments of the Electronics Industry 

Association, and Telecommunications Industry Association (ANSFEINTIA-222-

E Code, as amended). 

10. Height. Any tower-based WCF shall be designed at the minimum functional 

height and shall not exceed a maximum total height of 150 feet, which height 

shall include all subsequent additions or alterations. All tower-based WCF 

applicants must submit documentation to the Township justifying the total height 

of the structure.  

11. Lighting. Tower-based WCF shall not be artificially lighted, except as required by 

law and as may be approved by the Township. If lighting is required, the applicant 

shall provide a detailed plan for sufficient lighting, demonstrating as unobtrusive 

and inoffensive an effect as is permissible under State and Federal regulations. 

12. Surrounding Environs. 

a. The WCF applicant shall ensure that the existing vegetation, trees and 

shrubs located within proximity to the WCF structure shall be preserved to 

the maximum extent possible. 

b. The WCF applicant shall submit a soil report to the Township complying 

with the standards of Appendix I: Geotechnical Investigations, ANSI/ETA 

222-B, as amended, to document and verify the design specifications of 

the foundation of the tower-based WCF. 

13. Visual or Land Use Impact. The Township reserves the right to deny an 

application for the construction or placement of any tower-based WCF based 

upon visual and/or land use impact. 

14. Fence / Screen. 

a. A security fence having a minimum height of eight feet (8’) shall 

completely surround any tower-based WCF or any building housing WCF 

equipment. 

b. An evergreen screen that consists of a hedge or a row of evergreen trees 

shall be located along the perimeter of the security fence. 

c. The WCF applicant shall submit a landscape plan for review and approval 

by the Township Planning Commission for all proposed screening. 
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15. Identification. All tower-based WCF’s shall post a notice in a readily visible 

location identifying the name and phone number of a party to contact in the event 

of an emergency, subject to approval by the Township. 

16. Historic Buildings or Districts. No tower-based WCF may be located on a 

building or structure that is listed on either the National or Pennsylvania Registers 

of Historic Places or on any property or structure which has been designated by 

the Township as being of historic significance. 

17. Appearance. Towers shall be galvanized and/or painted with rust-preventive paint 

of an appropriate color to harmonize with the surroundings. 

18. Accessory Equipment. 

a. Ground-mounted equipment associated to, or connected with, a tower-

based WCF shall be underground or enclosed in a structure. In the event 

that an applicant can demonstrate that the equipment cannot be located 

underground to the satisfaction of the Township Engineer, then the ground 

mounted equipment shall be screened from public view using stealth 

technologies, as described above. 

b. All utility buildings and accessory structures shall be architecturally 

designed to blend into the environment in which they are situated and shall 

meet the minimum setback requirements of the underlying zoning district. 

c. The communications equipment building shall comply with the required 

yards and height requirements of the applicable Zoning District for a 

principal structure. Such building shall not exceed a maximum footprint of 

200 square feet. No building may be used as an office or as a broadcast 

studio. Employees are permitted to visit the site as often as necessary for 

maintenance and inspection of the building and facility. No building or 

WCF may be used for long term vehicle storage or for other outdoor 

storage.  

19. Additional Antennae. As a condition of approval for all tower-based WCFs, the 

WCF applicant shall provide the Township with a written commitment that it will 

allow other service providers to co-locate antennae on tower-based WCFs where 

technically and economically feasible. The owner of a tower-based WCF shall not 

install any additional antennae without obtaining the prior written approval of the 

Township. 

20. Public Safety Communications. No tower-based WCF shall interfere with public 

safety communications or the reception of broadband, television, radio or other 

communications services enjoyed by occupants of nearby properties. 

21. Radio Frequency Emissions. No tower-based WCF may, by itself or in 

conjunction with other WCF’s, generate radio frequency emissions in excess of 

the standards and regulations of the FCC, including but not limited to, the FCC 

Office of Engineering Technology Bulletin 65 entitled “Evaluating Compliance 

with FCC Guidelines for Human Exposure to Radio Frequency Electromagnetic 

Fields”, as amended. 

22. Noise. Tower-based WCF’s shall be operated and maintained so as not to produce 

noise in excess of applicable noise standards under State law and the Township 

Code of Ordinances, except in emergency situations requiring the use of a backup 

generator, where such noise standards may be exceeded on a temporary basis 
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only. 

23. Aviation Safety. Tower-based WCFs shall comply with all Federal and State laws 

and regulations concerning aviation safety, and any applicable airport zoning 

regulations, if any. The WCF applicant shall furnish a statement from the FCC, 

FAA and Commonwealth Bureau of Aviation that the tower-based WCF complies 

with applicable regulations or is exempt from these regulations. 

24. Access Road. A paved access road, of at least ten feet (10’) in width, in an 

easement of at least twenty feet (20’) in width, turnaround space and a minimum 

of one off-street parking space shall be provided to ensure adequate emergency 

and service access to tower-based WCF. Maximum use of existing roads, whether 

public or private, shall be made to the extent practicable. Road construction shall 

at all times minimize ground disturbance and the cutting of vegetation. Road 

grades shall closely follow natural contours to assure minimal visual disturbance 

and minimize soil erosion. Where applicable, the WCF owner shall present 

documentation to the Township that the property owner has granted an easement 

for the proposed facility. 

25. Bond. Prior to the issuance of a permit, the owner of a tower-based WCF shall, at 

its own cost and expense, obtain from a surety licensed to do business in 

Pennsylvania and maintain a bond or other form of security acceptable to the 

Township Solicitor, in an amount of $100,000 to assure the faithful performance 

of the terms and conditions of this Chapter. The bond shall provide that the 

Township may recover from the principal and surety any and all compensatory 

damages incurred by the Township for violations of this Chapter, after reasonable 

notice and opportunity to cure. The owner shall file the bond with the Township.    

26. License and Insurance.  In addition, The applicant shall submit a copy of its 

current Federal Communications Commission (FCC) license; the name, address 

and emergency telephone number for the operator of the tower-based WCF or 

antennae; and a certificate of insurance evidencing general liability coverage in 

the minimum amount of $1,000,000 per occurrence and property damage 

coverage in the minimum amount of $1,000,000 per occurrence covering the 

tower-based WCF, antenna, and related facilities.   

27. Timing of Approval. Within thirty (30) calendar days of the date that an 

application for a tower-based WCF is filed with the Township, the Township shall 

notify the applicant in writing of any information that may be required to 

complete such application. All applications for tower-based WCFs shall be acted 

upon within 150 days of the receipt of a fully completed application for the 

approval of such tower-based WCF and the Township shall advise the applicant in 

writing of its decision. If additional information was requested by the Township 

to complete an application, the time required by the applicant to provide the 

information shall not be counted toward the 150-day review period. 

28. Permit Fees. The Township may assess appropriate and reasonable permit fees 

directly related to the Township’s actual costs in reviewing and processing the 

application for approval of a tower-based WCF, as well as related inspection, 

monitoring and related costs pursuant to a fee schedule adopted and as amended 

from time to time by the Township Board of Supervisors. 

29. Retention of Experts. The Township may hire any consultant(s) and/or expert(s) 
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necessary to assist the Township in reviewing and evaluating the application for 

approval of the tower-based WCF and, once approved, in reviewing and 

evaluating any potential violations of the terms and conditions of this Chapter. 

The applicant and/or owner of the WCF shall reimburse the Township for all 

costs of the Township’s consultant(s) in providing expert evaluation and 

consultation in connection with these activities. 

30. Nonconforming Uses. Nonconforming tower-based WCFs which are hereafter 

damaged or destroyed due to any reason or cause may be repaired and restored at 

their former location, but must otherwise comply with the terms and conditions of 

this Chapter.   

31. Maintenance. The following maintenance requirements shall apply: 

a. Any tower-based WCF shall be fully automated and unattended on a daily 

basis and shall be visited only for maintenance or emergency repair. 

b. Such maintenance shall be performed to ensure the upkeep of the facility 

in order to promote the safety and security of the Township’s residents. 

c. All maintenance activities shall utilize nothing less than the best available 

technology for preventing failures and accidents. 

32. Inspection. The Township reserves the right to inspect any tower-based WCF to 

ensure compliance with the provisions of this Chapter and any other provisions 

found within the Township Code or State or Federal law. The Township and/or its 

agents shall have the authority to enter the property upon which a WCF is located 

at any time, upon reasonable notice to the operator, to ensure such compliance. 

33. Removal. In the event that use of a tower-based WCF is planned to be 

discontinued, the owner shall provide written notice to the Township of its intent 

to discontinue use and the date when the use shall be discontinued. Unused or 

abandoned WCFs or portions of WCFs shall be removed as follows: 

a. All unused or abandoned tower-based WCFs and accessory facilities shall 

be removed within twelve (12) months of the cessation of operations at the 

site unless a time extension is approved by the Township. 

b. If the WCF and/or accessory facility is not removed within twelve (12) 

months of the cessation of operations at a site, or within any longer period 

approved by the Township, the WCF and accessory facilities and 

equipment may be removed by the Township and the cost of removal 

assessed against the owner of the WCF. 

c. Any unused portions of tower-based WCFs, including antennas, shall be 

removed within twelve (12) months of the time of cessation of operations. 

The Township must approve all replacements of portions of a tower-based 

WCF previously removed. 

 

§27-1058. Treatment Center. 

 

A. A Treatment Center shall be required to meet the following standards and regulations: 

1. A minimum gross lot area of ten (10) acres shall be provided. 

2. Principal buildings shall be set back a minimum of 250 feet from the lot line of 

any existing residential use. 

3. The applicant shall provide a written description of all types of residents the use is 
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intended to serve over the life of the use and occupancy permit. Any future 

additions or modifications to this list shall require additional zoning approval, to 

include a new special exception or conditional use approval if a new treatment 

center would be then subject to such approval. 

4. The applicant shall demonstrate, to the satisfaction of the approving entity, that 

the use will provide adequate supervision and security measures to protect public 

safety. 

5. The approving entity may place conditions on the use as necessary to protect 

public safety, including conditions on the types of residents and security 

measures. 

6. The use shall provide temporary treatment which shall not routinely exceed 

twelve (12) months and shall not be a long-term residential use. 

 

§27-1059. Upper Floor Dwelling Unit or Live/Work Unit. 
 

A. Upper Floor Dwelling Units or Live/Work Units shall be required to meet the following 

standards and regulations: 

1. The following minimum floor areas requirements shall be met: 

Type of Unit     Minimum Floor Area 

Efficiency     550 sq. ft. 

One bedroom     650 sq. ft. 

Two bedrooms    800 sq. ft. 

Three bedrooms (maximum permitted) 1000 sq. ft. 

2. Separate kitchen and bathroom facilities shall be provided per unit. All applicable 

Township Building Code and Chester County Health Department regulations and 

permits requirements regarding the installation of these facilities shall be met and 

indicated on all plans. Approval from all applicable agencies is necessary prior to 

issuance of a building permit by the Township. 

3. Total floor area devoted to apartment dwelling units within the structure shall not 

exceed four times the total floor area of the ground floor nonresidential use or 

uses. 

4. Entrance to any apartment dwelling unit may be shared with another unit or units, 

but shall be independent of the nonresidential use or uses. 

5. Off-street parking required for each apartment dwelling unit shall be in 

accordance with Part 9, “General Regulations”, and shall be in addition to the 

parking required for the nonresidential use or uses except to the extent that a 

reduction in parking is approved at the discretion of the Township. 

6. Where two or more apartment dwelling units are to be created above the ground 

floor, requisite approvals of interior layout, emergency exits, etc. shall be 

obtained from the Pennsylvania Department of Labor and Industry, and a copy 

provided to the Zoning Officer and local fire company upon receipt of such 

approval. 

7. Trash receptacles shall be screened so as not to be visible from the street or 

abutting properties except on scheduled days for trash pick-up. 

8. For any residential conversion, site and floor plans shall be included with the 

application for upper floor dwelling unit or live/work unit, indicating both exterior 
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and interior building alterations. 

 

§27-1060. Veterinary Office or Veterinary Clinic. 

 

A. A veterinary office or veterinary clinic shall be permitted when in accordance with the 

following standards: 

1. The minimum gross lot area for a veterinary office or veterinary clinic shall be as 

follows: 

a. Without animal housing capability: see minimum lot area of zoning 

district. 

b. With animal hospital: three (3) acres 

c. With accessory boarding kennel use: five (5) acres. 

2. Each veterinary office or clinic shall have all exercise areas or pens entirely 

fenced to prevent animals from leaving the property and set back a minimum of 

seventy-five (75) feet from all lot lines. All accessory buildings and structures 

shall be set back a minimum of twenty-five (25) feet from rear and side property 

lines. 

3. All buildings and structures associated with a veterinary office or clinic shall be 

sound insulated. 

4. The sale of related products shall remain accessory to the veterinary office or 

clinic, and shall occupy no more than twenty-five (25) percent of the total floor 

area of the principal building. 

5. There shall be no outdoor storage of materials. 

6. All veterinary offices or veterinary clinics shall be meet Pennsylvania State 

licensing and codes. 

7. All animals shall be inside an enclosed building between the hours of 8 p.m. 

prevailing time and 7 a.m. prevailing time.  

 

§27-1061.  Wholesale Agricultural Produce Auctions, Stockyards, and Buying Stations. 

 

A. The following regulations and standards shall apply to any Wholesale Agricultural 

Produce Auctions, Stockyards, and Buying Stations when established as the principal use 

of a lot or parcel and not accessory and incidental to a working farm: 

1. The subject tract shall front on and gain access from either an arterial or collector 

road as identified in the Honey Brook Township and Borough Multi-Municipal 

Comprehensive Plan, or a street in a proposed subdivision or land development 

plan in the BI – Business Industrial District, which conforms to prevailing arterial 

or collector street design and improvement requirements. 

2. While the maximum gross lot area for the land use shall not exceed five (5) acres 

in area, the use shall be of approximate size and design so that vehicular and 

pedestrian traffic to and from the use will not create undue congestion or hazards 

within the general neighborhood. 

3. All driveways, parking areas, and loading zones shall be proposed to be surfaced 

and maintained in a manner acceptable to the approving entity.   Adequate 

parking and loading areas shall be provided and shall not be permitted on or along 

any public road. 
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4. The owner and/or operator of the land use shall be responsible for removing any 

mud from public roads caused by vehicles traveling to and from the facility. 

5. Any approval of such use shall establish the permissible days and hours of the 

operation for the land use. 

6. Soil erosion, sedimentation, and storm water runoff shall be controlled in 

accordance with all applicable laws and regulations. 

7. Screening and/or landscaping may be required by the approving entity as a 

condition of approval. 

8. The zoning application shall be accompanied by a working plan for the clean-up 

and disposal of litter on the subject property. 

9. All outdoor loudspeaker and lighting systems shall be designed, arranged, and 

operated to prevent a nuisance on adjoining properties. 

10. No building or parking facility shall be located within one hundred (100) feet of 

any adjacent residential property. 

11. Stockyards shall have a manure storage plan and nutrient management plan 

approved by the Chester County Conservation District.   

 

§27-1062.  Wholesale Distribution, Storage, Warehouse. 

 

A. The following standards and regulations shall apply to all Wholesale Distribution, 

Storage, and Warehouse uses. 

1. All tractor trailer parking, outdoor storage, and loading/unloading areas visible 

from beyond the tract boundary shall be screened in accordance with the 

requirements in Part 9, “General Regulations” of this Chapter. 

2. Plantings also shall comply with the following standards: 

a. Trees shall be selected, in part, for resistance to diesel exhaust. 

b. Trees shall be planted on the exterior side of any required berm, any wall 

permitted in place of such a berm, any wall used for screening, any fence, 

and/or any evergreen screening. Trees may be planted on the top of any 

berm for purposes of effective screening. 

3. Township requirements for landscaping the interior of parking areas shall not be 

applicable to this use. 

4. Any truck entrance, loading/unloading area, outdoor storage, or truck parking area 

shall be a minimum of 250 feet from any residential use. 

5. There shall be an appropriate system to contain and properly dispose of any fuel, 

grease, oils, or similar pollutants that may spill or leak where such substances are 

stored or where vehicles are fueled, repaired, or maintained.  
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Part 11 

Nonconforming Uses and Structures 

______________________________________________________________________________ 

 

§27-1101. Applicability. 

 

The regulations of this Part shall apply to existing lots, structures, uses and signs that do not 

conform to the regulations of the zoning district in which they are located and were either in 

existence prior to the effective date of this Chapter, or subsequent amendments, or are rendered 

nonconforming by the adoption of this Chapter. As such, they shall be known and regarded as 

nonconforming, and the following regulations, as applicable, shall apply to them. Provided, 

however, that the burden of proof shall remain upon the landowner to prove that a lot, structure, 

use or sign is lawfully nonconforming under the procedure in §27-1103. 

 

§27-1102. Alteration, Restoration, Enlargement and Use of Nonconformities. 

 

A. Nonconforming Lots. A lot which contains no structures and which is held in single and 

separate ownership on the effective date of this Chapter, or subsequent amendments, or 

rendered nonconforming by this Chapter, which does not meet the minimum lot area 

requirement or lot width requirement at the building line of the zoning district in which it 

is located, or which is of such unusual dimensions that the owner cannot reasonably 

comply with one or more of the other dimensional requirements of the zoning district in 

which it is located, may be used or a structure may be erected thereon for use as limited 

by the use regulations of the zoning district in which the lot is located, subject to the 

following conditions: 

1. The owner does not own or control contiguous property sufficient to enable the 

owner to comply with the minimum lot area, width, building coverage, yard and 

height regulations and design standards of the zoning district in which the 

property is located. If two (2) or more lots, combination of lots, or portions of 

lots, which are adjacent and held under single ownership are of record at the time 

of passage or amendment of this Chapter, and if all or part of the lots do not meet 

the requirements established for lot width and/or area, the land involved shall be 

considered to be an undivided parcel for the purpose of this Chapter.  

2. The proposed structure or use shall comply with the design standards and the 

width, impervious coverage, yard and height regulations, except minimum lot size 

and lot width at the building line, of the zoning district in which the lot is located. 

Otherwise, the lot shall not be used or a structure erected unless a variance is 

granted by the Zoning Hearing Board. 

 

B. Nonconforming Structures. 

1. Continuation. Any lawful nonconforming structure existing on the effective date 

of this Chapter, or subsequent amendments, or rendered nonconforming by this 

Chapter, may continue to exist and be used. Such structures shall not further 

deviate from the provisions of this Chapter, except as explicitly provided herein. 

a. Restoration. Any lawful nonconforming structure which has been 
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involuntarily damaged by fire, explosion, flood or similar cause or legally 

condemned as unsafe, may be restored or reconstructed within the limits 

of the existing foundation or footprint as the damaged structure, provided 

that: The restored or reconstructed structure shall not exceed its original 

dimensions. 

b. Restoration or reconstruction shall commence within 1 year from the date 

of damage, destruction or condemnation, and shall be completed within 

one year of the date of the commencement of such work. 

c. The use of the restored or reconstructed nonconforming structure shall be 

in accordance with this Part. 

d. These provisions shall not apply to a nonconforming structure that is at 

least 50 years old at the time of application. 

2. Alteration and Enlargement. 

a. Any lawful nonconforming structure existing on the effective date of this 

Chapter, or subsequent amendments, or rendered nonconforming by this 

Chapter, may be altered or enlarged, provided that such alteration or 

enlargement conforms to all of the lot area, width, impervious coverage, 

yard requirements, height and design standards of the zoning district in 

which it is located. If the new addition or enlargement cannot meet the 

requirements, it shall not be permitted unless, upon application, the 

Zoning Hearing Board grants a variance. 

b. Notwithstanding the provisions in subparagraph (1) above, a structure fifty 

(50) years old or older at the time of application that is nonconforming due 

to encroachment within the one or more yard setbacks, but is located 

outside all legal rights-of-way, shall be permitted to be altered or 

expanded without the necessity of a variance as follows: 

i. An addition or expansion which is located within the required front 

yard, provided that the alteration or expansion is no closer to the 

street line than the existing structure, and side and rear yards are 

met. 

ii. An addition or expansion which is located within the required rear 

yard, provided that the addition or expansion is no closer to the 

rear lot line than the existing structure, and the front and side 

yards are met. 

iii. An addition or expansion which is located within a required side 

yard, provided that the addition or expansion is not closer to the 

side lot line than the existing structure, and that the minimum front 

yard, rear yard and aggregate side yard are met. 

c. If a nonconforming structure is used or occupied by a nonconforming use, 

any alteration or enlargement of the structure shall be in compliance with 

the limitations of Subsection C below. 

 

C. Nonconforming Uses. 

1. Continuation. Any lawful nonconforming use of a structure or of land legally 

existing on the effective date of this Chapter, or subsequent amendments, or 

rendered nonconforming by this Chapter, may continue to exist and be used. 
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2. Alteration and Expansion. The alteration or expansion of a nonconforming use of 

a structure or of land shall be permitted only if a special exception is granted by 

the Zoning Hearing Board pursuant to Part 14, and only in strict conformity with 

the following regulations:  

a. Such alteration or expansion shall conform to all of the lot area, width, 

impervious coverage, height and yard regulations and design standards of 

the zoning district in which it is located. 

b. The alteration or extension of the nonconforming use shall be limited to 

and permitted on only the same lot that was in existence when the use first 

became nonconforming. 

c. The total increase in area of the nonconforming use of a structure shall not 

exceed an aggregate total of more than fifty (50) percent of the total floor 

area which is devoted to the nonconforming use. Floor area shall be based 

upon the total floor area of the structure at the time the use first became 

nonconforming. For example, if all other requirements of this Chapter are 

met, a nonconforming use may be expanded once by twenty (20) percent, 

and a second time by not more than 30 percent of the total floor area of the 

structure as it existed at the time the use first became nonconforming. If 

prior to the effective date of this restriction the use has been expanded by a 

percentage greater than fifty (50) percent, it shall not be entitled to any 

further expansion under this Section. 

d. The total increase in area of the nonconforming use of land shall be 

limited to a distance of 250 feet in any direction from the existing 

nonconforming use or to an area not to exceed an aggregate total of more 

than fifty (50) percent of the total area of the original lot which is devoted 

to the nonconforming use, whichever is lesser. 

3. Change in Use. Once changed to a conforming use, whether within a structure or 

on land, the conforming use shall not be permitted to revert to a nonconforming 

use. A nonconforming use may be changed to another nonconforming use only 

when approved by the Zoning Hearing Board as a special exception pursuant to 

Part 14 and under the following conditions: 

a. The applicant shall prove that the proposed nonconforming use cannot 

reasonably be changed to a use permitted in the zoning district in which it 

is located. 

b. The applicant shall prove that the proposed change in use will have the 

same or less impact than the existing nonconforming use with respect to 

the following factors: 

i. Traffic impact, including trip generation, traffic congestion, traffic 

safety and traffic access to the property. 

ii. The performance standards specified in Part 9. 

iii. Compatibility with nearby dwellings. 

iv. Landscaping. 

v. Stormwater management. 

4. Construction of Agricultural Structures. Whenever a nonconforming agricultural 

use exists on a parcel in excess of twenty (20) acres, a barn, outbuilding, or 

similar structure may be constructed thereon for the purposes of animal husbandry 
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or the storage of agricultural product which is raised and grown on the site, so 

long as such barn, outbuilding, or structure is set back at least 100 feet from any 

lot line and complies in all other respects with applicable regulations.  

 

§27-1103. Registration of Nonconforming Uses and Structures. 

 

Landowners may apply to register a nonconforming use or structure with the Zoning Officer on 

forms provided by the Township with sufficient evidence in the form of building permits, use 

and occupancy permits, photographs, zoning orders, assessment records or sworn affidavits to 

allow the Zoning Officer to make a determination. The Zoning Officer may conduct such 

additional investigation as deemed necessary, and shall issue a written determination whether the 

land, building or structure is a legal nonconforming use within forty-five (45) days of the 

application. Appeals of the Zoning Officer’s determination shall be made to the Zoning Hearing 

Board in accordance with Part 14. 

 

§27-1104. Abandonment of Nonconforming Use or Structure. 

 

A. Whenever a lawful nonconforming use of land or of a structure is abandoned or 

discontinued or the use is removed for a period of twelve (12) consecutive months, or the 

structure constituting or housing the nonconformity is razed and not reconstructed within 

a period of twelve (12) consecutive months, such abandonment or discontinuance shall be 

presumed to constitute an intention to abandon or discontinue such use, and subsequent 

use of such land or structure shall conform to the regulations of the zoning district in 

which it is located, unless the Zoning Hearing Board, as a matter of law, determines that 

such abandonment has not occurred. 

 

B. These provisions shall not apply to a nonconforming structure that is at least fifty (50) 

years old at the time of application. 

 

§27-1105. Rules of Interpretation. 

 

A. No special exception shall be granted under the provisions of this Part with respect to any 

property where the requested special exception will result in violations of other lot area, 

width, impervious coverage, setback, height and yard regulations and design standards of 

the zoning district in which the property is located, unless a variance is granted by the 

Zoning Hearing Board from the regulation which is otherwise applicable. The owner of a 

nonconforming use or other nonconformity has no inherent right to expand, alter or use 

any nonconformity in conflict with the applicable zoning district regulations. 

 

B. In those zoning districts in which the district regulations establish different design 

standards or lot area, width, impervious coverage, setback, height or yard regulations for 

uses permitted as of right, by special exception or by conditional use, no lot shall be 

construed to be nonconforming for purposes of the regulations of this Part which 

complies with the minimum lot area and other regulations applicable to uses permitted as 

of right. The regulations applicable to uses permitted by special exception or by 

conditional use shall not render the lot nonconforming, unless the owner demonstrates 
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that the lot cannot reasonably be used for any use permitted as of right in such zoning 

district, or the Zoning Hearing Board grants a variance from the applicable regulations. 

 

C. No provision of this Part which establishes a specific percentage limitation upon the 

expansion of a nonconforming use shall be construed to automatically authorize an 

expansion to the maximum permitted, nor shall a variance related to any nonconformity 

be granted from the applicable zoning district regulations in excess of the minimum 

variance necessary to afford relief. It shall be incumbent upon the applicant to prove the 

need for such expansion consistent with established principles of law.  
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Part 12 

Administration and Enforcement 

______________________________________________________________________________ 

 

§27-1201. Interpretation and Application. 

 

The provisions of this Chapter, in its interpretation and application, shall be held to be minimum 

requirements adopted for the promotion of the public health, safety, and general welfare. Every 

use, lot, structure, building, or sign shall conform to all provisions of this Chapter except those 

exempted by or under this Chapter. Nothing in this Chapter shall require any change in plans or 

construction of a building for which a building permit has been issued by the Township prior to 

the effective date of this Chapter and which is completed within one (1) year of the effective date 

of this Chapter. 

 

§27-1202. The Zoning Officer. 

 

The provisions of this Chapter shall be administered and enforced by the Zoning Officer, who 

shall be appointed by and serve at the pleasure of the Board of Supervisors. The Zoning Officer 

shall meet qualifications established by the Township and shall be able to demonstrate to the 

satisfaction of the Board of Supervisors a working knowledge of municipal zoning. The Zoning 

Officer shall administer this Chapter in accordance with its literal terms and shall not have the 

power to waive or modify any term or condition of this Chapter or permit any construction or 

any use or change of use which does not conform to this Chapter. The Zoning Officer may be 

provided with assistance of such persons as the Board of Supervisors may direct. 

 

§27-1203. Duties and Powers of the Zoning Officer. 

 

The Zoning Officer shall be charged with the duty and shall have the power to enforce literally 

the provisions of this Chapter and its amendments. The Zoning Officer shall have such duties 

and powers as are conferred upon him by this Chapter and as reasonably implied for the purposes 

of enforcement. These duties may include, but are not limited to, the following: 

 

A. Receive and examine all applications for permits governed by this Chapter and issue such 

permits only when in conformance with the provisions of this Chapter and with other 

Township ordinances, provided, however, that the issuance of a permit shall not be 

deemed a waiver of the requirements of any Township ordinance. 

 

B. Keep an official record of all business and activities, including complaints of a violation 

of any of the provisions of this Chapter and of the action taken consequent to each such 

complaint. Record and file all applications for permits with accompanying plans and 

documents.  All such records shall be open to public inspection. 

 

C. Before issuing any permit, and at his discretion, examine or cause to be examined all 

buildings, structures, signs, or lands and portions thereof for which an application has 

been filed  
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D. Issue cease and desist orders and order, in writing, correction of all conditions found to 

be in violation of the provisions of this Chapter. Such written orders shall be served 

personally, by general mailing, or by certified mail upon persons, firms, or corporations 

deemed by the Zoning Officer to be violating the terms of this Chapter. It shall be 

unlawful for any person to violate any such order lawfully issued by the Zoning Officer, 

and any person violating any such order shall be guilty of a violation of this Chapter. 

 

E. Issue permits for special exception uses or for variances only after such uses and/or 

buildings have been approved by the Zoning Hearing Board. 

 

F. With the approval of the Board of Supervisors, or when directed by the Board, institute 

any appropriate enforcement proceedings to prevent unlawful use; to restrain, correct, or 

abate violations so as to prevent the unlawful occupancy or use of any building, structure, 

or land; or to prevent any illegal act, conduct, business, or use in or about such premises. 

 

G. Revoke by order a permit issued: 

1. Under a mistake of fact. 

2. Contrary to the law or the provisions of this Chapter. 

3. On the basis of any false statement or misrepresentation of fact in the application 

or on the plans on which the permit or approval was based, if it is found that work 

performed or the use to which the property is put is not in conformance with the 

application. 

 

H. Maintain a map showing the current zoning classification of all land in the Township. 

 

I. Upon the request of the Board of Supervisors, the Planning Commission, or the Zoning 

Hearing Board present to such bodies facts, records, or reports to assist them in making 

decisions. 

 

J. Submit monthly to the Board of Supervisors a written statement of all permits, violations, 

and stop-work orders recommended or promulgated. 

 

K. Review and issue determinations on applications from landowners seeking to register a 

use or structure as legally nonconforming, in accordance with the terms of §27-1103 of 

this Chapter. 

 

§27-1204. Building Permits. 

 

A building permit shall be required, in accordance with regulations promulgated by the 

Township, where a building or structure is to be erected, constructed, reconstructed, structurally 

altered, or moved. Application for and issuance of a building permit, and the work to be 

performed under the terms of any building permit, shall conform to the requirements of the 

Pennsylvania Uniform Construction Code [Chapter 5, Part 1]. 

 

§27-1205. Requirement for Use and Occupancy Permit. 
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A. It shall be unlawful for any person to use or occupy any building, other structure, or land 

until a use and occupancy permit has been duly issued. 

 

B. A use and occupancy permit shall be required prior to any of the following: 

1. Use and occupancy of any building or other structure hereafter erected or altered 

for which a building permit is required. 

2. Change in the use of any building or structure or any part thereof. 

3. Use of land or change in the use thereof, except that the use of vacant land or 

change in use for cultivation shall not require a use and occupancy permit. 

4. Change in use or extension of a nonconforming use. 

5. Operation of any home occupation as may be provided under terms of this 

Chapter. 

 

C. It is the responsibility of the property owner to notify the Zoning Officer of a change in 

use of a building or structure or any part thereof or the completion of any activity 

authorized by a building permit. 

 

§27-1206. Application for Use and Occupancy Permit. 

 

A. Any application for a use and occupancy permit shall be made in writing by the 

landowner or his authorized agent on a form furnished by the Township. The application 

shall contain all information necessary to enable the Zoning Officer to determine 

compliance with this chapter and other applicable regulations. As determined by the 

Zoning Officer, applications shall be accompanied by: 

1. One copy of any approved plot plan, land development plan, or other data and 

information deemed appropriate by the Zoning Officer to evaluate compliance 

with this chapter and other applicable regulations. 

2. One copy of the architectural plans for any proposed building or structure under 

application. 

3. If the activity triggering the requirement for a use and occupancy permit has not 

been approved through the Township’s Subdivision and Land Development 

process (Chapter 22), but is to be served by a public sewer or water authority or 

private sewer or water utility company, and involves a new sewer or water 

connection or a potential increase in either sewer discharge through an existing 

sewer connection or water usage through an existing water connection, then 

Applicant shall provide written confirmation from such public sewer or water 

authority or private sewer or water utility company that it has either issued a 

permit or approval for such activity or that no such permit or approval is required. 

 

§27-1207. Issuance of Use and Occupancy Permit. 

 

A. No use and occupancy permit shall be issued until the Zoning Officer has certified that 

the proposed use complies with all provisions of this Chapter and all other applicable 

regulations of the Township, any public sewer or water authority or private sewer or 

water utility company, Chester County, and the Commonwealth of Pennsylvania, and has 

inspected the property to confirm compliance. 
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B. Within 15 days after receipt of the application, the Zoning Officer shall either approve or 

deny the application and notify the applicant accordingly. If the application is denied, the 

Zoning Officer shall provide the applicant, in writing, the reasons for the denial. 

 

C. Upon approval of an application, the Zoning Officer shall issue a use and occupancy 

permit to the applicant for the use indicated on the approved application. 

 

D. Upon request, the Zoning Officer may issue a temporary use and occupancy permit for a 

period not to exceed 6 months to enable partial occupancy of a building pending 

completion of construction or alteration. The Zoning Officer may attach conditions and 

safeguards to such a temporary occupancy permit to protect the occupants and the public. 

 

§27-1208. Permits for Temporary Uses. 

 

A. The Zoning Officer may issue a permit for the following temporary uses: 

1. Sales and Construction Trailers. Temporary structures, located on a tract 

undergoing development, that are utilized for construction management purposes 

may, while serving that function, remain on the tract only during active 

development of the property. Removal shall occur immediately upon completion 

of the development process. Sales trailers may be located on such a tract only 

during active development of the property, but shall be removed no later than 1 

year following the start of construction. 

2. Temporary Dwelling Units. A temporary dwelling unit, whether stationary or 

mobile, may be placed on a lot where an existing dwelling has been damaged or 

destroyed and is being rebuilt, or is being remodeled. The applicant shall 

demonstrate that a permanent use, in compliance with the applicable terms of this 

Chapter, is being pursued with due diligence and that the temporary dwelling unit 

will be utilized for the minimum practical time period and removed immediately 

upon the expiration of that period. The temporary use permit shall be issued for a 

time period not to exceed 1 year, and may be extended only in accordance with 

the terms of the Pennsylvania Uniform Construction Code [Chapter 5, Part 1]. 

 

B. A building permit shall be required to address adequate anchoring/tie-down, electrical 

service, and water/sanitation concerns. 

 

C. A use and occupancy permit shall be required prior to the utilization of any temporary 

structure, and shall be issued only in accordance with the terms of this Section. 

 

D. Any temporary structure shall comply with all applicable area and bulk regulations for 

the zoning district in which it is to be situated. 

 

§27-1209. Determination of Fees. 

 

A. Permit Applications. Application fees for permits governed by this Chapter, including use 

and occupancy permits, temporary use permits, sign permits, and building permits, shall 
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be paid in accordance with a fee schedule adopted by resolution of the Board of 

Supervisors. 

 

B. Applications or Appeals before the Board of Supervisors or Zoning Hearing Board. 

1. Upon submission of an application or appeal before either the Board of 

Supervisors or the Zoning Hearing Board, the applicant shall deposit an amount 

of money in accordance with a schedule of applicant expenses, adopted by 

resolution of the Board of Supervisors. 

2. If, at any time, the charges then made against the applicant’s deposit shall reduce 

the remaining balance to an amount less than fifteen (15) percent of the initial 

deposit amount and thereby render the balance insufficient to insure payment of 

all expenses that may accrue in the disposition of the pending appeal or 

application, the applicant shall, upon notice from the Township, provide 

additional deposits to assure adequate funds to pay such expenses as they may 

accrue. 

3. The failure of the Township or the Zoning Hearing Board to require and obtain 

additional deposits from time to time shall not relieve the applicant from liability 

for expenses in excess of deposits. 

4. Any amount deposited in excess of actual final expenses shall be refunded to the 

applicant. 

5. The applicant shall be responsible for all costs related to the public hearing that 

are authorized by and consistent with the Municipalities Planning Code, 53 P.S. 

§10101 et seq. 

6. Responsibility for the costs of a conditional use hearing shall be the same as those 

specified in the Municipalities Planning Code, 53 P.S. §10101 et seq., for a 

hearing before the Zoning Hearing Board. 

7. An application for conditional use, special exception, variance, validity challenge, 

curative amendment, petition for a zoning change, or appeal shall not be deemed 

complete or to have been filed until all application fees, charges, and expenses 

have been paid in full. Required fees shall accompany the application. 

 

§27-1210. Enforcement Notice. 

 

A. If it appears to the Township that a violation of this Chapter has occurred, the Township 

shall initiate formal enforcement proceedings by sending an enforcement notice as 

provided in this Section. The Zoning Officer may informally request compliance prior to 

instituting formal proceedings. 

 

B. The enforcement notice shall be sent to the owner of record of the parcel in which the 

violation has occurred, to any person who has filed a written request to receive 

enforcement notices regarding that parcel, and to any other person requested in writing by 

the owner of record. 

 

C. An enforcement notice shall state at least the following: 

1. The name of the owner of record and any other person against whom the 

Township intends to take action. 
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2. The location of the property in violation. 

3. The specific violation with a description of the requirements which have not been 

met, citing in each instance the applicable provisions of this Chapter. 

4. The date before which the steps for compliance must be commenced and the date 

before which the steps must be completed. 

5. That the recipient of the notice has the right to appeal to the Zoning Hearing 

Board within a prescribed period of time in accordance with procedure set forth in 

this Chapter. 

6. That failure to comply with the notice within the time specified, unless extended 

by appeal to the Zoning Hearing Board, constitutes a violation with possible 

sanctions clearly described. 

7. In any appeal of an enforcement notice to the Zoning Hearing Board, the 

Township shall have the responsibility of presenting its evidence first. 

8. Any filing fee paid by a party to appeal an enforcement notice to the Zoning 

Hearing Board shall be returned to the appealing party by the Township if the 

Zoning Hearing Board, or any court in a subsequent appeal, rules in the appealing 

party’s favor. 

 

§27-1211. Causes of Action. 

 

A. Whenever a violation of this Chapter occurs or is alleged to have occurred, any person 

may file a written complaint.  Such complaint, stating fully the causes and basis thereof, 

shall be filed with the Zoning Officer who shall record such complaint, investigate, take 

action thereon as provided by this Chapter, and report to the Board of Supervisors 

regarding the complaint and the action thereon. 

 

B. Where any building, structure, landscaping, or land is or is proposed to be erected, 

constructed, reconstructed, altered, converted, maintained, or used in violation of this 

Chapter or any prior enabling laws, the Board of Supervisors or, with the approval of the 

Board of Supervisors, the Zoning Officer or other duly authorized officer of the 

Township, or any aggrieved owner or tenant of real property who shows that his property 

or person will be substantially affected by the alleged violation, in addition to other 

remedies, may institute any appropriate action or proceeding to prevent, restrain, correct, 

or abate such building, structure, landscaping, or land, or to prevent, in or about such 

premises, any act, conduct, business, or use constituting a violation. 

 

C. Where any such action is instituted by a landowner or tenant, notice of that action shall 

be served upon the Township at least thirty (30) days prior to the time the action is begun 

by serving a copy of the complaint on the Board of Supervisors. No such action may be 

maintained until such notice has been given. 

 

§27-1212. Enforcement Remedies. 

 

A. Any person, partnership or corporation who has received a notice of violation from the 

Zoning Officer may either correct the violation within the allotted time period, or if 

believed to be wrongfully served, promptly file an appeal with the Zoning Hearing Board 
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pursuant to Part 14 of the Zoning Ordinance. 

 

B. Any person, partnership, or corporation who or which has violated or permitted the 

violation of the provisions of this Chapter or any prior enabling laws shall, upon being 

found liable therefore in a civil enforcement proceeding commenced by the Township, 

pay a judgment of not more than $500, plus all court costs, including reasonable attorney 

fees incurred by the Township as a result thereof. No judgment shall commence or be 

imposed, levied, or payable until the date of the determination of a violation by the 

magisterial district judge. If the defendant neither pays nor timely appeals the judgment, 

the Township may enforce the judgment pursuant to the applicable rules of civil 

procedure.  

 

C. Each day that a violation continues shall constitute a separate violation, unless the 

magisterial district judge determining that there has been a violation further determines 

that there was a good faith basis for the person, partnership, or corporation violating this 

Chapter to have believed that there was no such violation, in which event there shall be 

deemed to have been only one such violation until the fifth day following the date of the 

determination of a violation by the magisterial district judge and thereafter each day that 

a violation continues shall constitute a separate violation. 

  

D. All judgments, costs, and reasonable attorney fees collected for the violation of this 

Chapter shall be paid over to the Township. 

 

§27-1213. Official Records. 

 

Official records in zoning matters shall be kept on file at the Township office. These records 

shall include, but not be limited to, all applications received, copies of all permits issued, copies 

of orders and findings of the Zoning Hearing Board, written complaints of alleged violations, 

records of all inspections made, a current copy of this Chapter and all amendments, the Zoning 

Map, and all other pertinent information. The records, including the written statement of all 

permits issued and violations and stop work orders recommended or promulgated, shall be 

available for the use of the Township government and inspection by any interested party during 

normal office hours. 

 

§27-1214. Municipal Liability. 

 

The granting of any permit under this Chapter shall create no liability upon, nor a cause of action 

against, any Township official or employee for damages or injury that may occur from the use, 

construction, or enlargement of structures or the use of land. 

 

§27-1215. Mediation Option. 

 

Parties to proceedings authorized in this Chapter may utilize mediation as an aid in completing 

such proceedings. Any such mediation procedure shall be conducted in accordance with the 

terms of §908.1 of the Municipalities Planning Code, as amended, 53 P.S. §10908.1. 
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Part 13 

Conditional Use  

______________________________________________________________________________ 
 

§27-1301. Intent. 

 

This Part provides for certain uses to be permitted within the Township as conditional uses. 

These uses may not be appropriate at every location within a zoning district, and accordingly, the 

Board of Supervisors has established standards and procedures by which to evaluate and decide 

upon conditional use applications. It is intended that these uses, which have the potential for 

substantial impact upon the community, shall comply with the regulations hereinafter set forth. 

The Board of Supervisors shall have the power to approve conditional uses. 

 

§27-1302. Content of Conditional Use Application. 

 

A. Applications for conditional use shall be filed with the Board of Supervisors, through the 

Township Secretary, on such forms prescribed for that purpose, and shall include the 

application form, required filing fee, and shall state the following information: 

1. Name and address of the applicant; 

2. Name and address of the owner of the real estate to be affected by the proposed 

conditional use application; 

3. Evidence of authorization to act on behalf of the property owner(s) where the 

applicant is other than the legal or equitable owner of the property; 

4. Description and location of the real estate on which the conditional use is 

proposed, including applicable tax parcel number(s); 

5. Statement of the present zoning classification, present land use, and existing 

improvements for the real estate in question; 

6. Statement of the Section of this Chapter authorizing the proposed conditional use; 

and 

7. Narrative description of the proposed use and site improvements. 

 

B. Site Plan. The application for conditional use shall be accompanied by a proposed site 

plan to include the following information: 

1. Site Plan shall be drawn to a scale of one (1) inch equals one hundred (100) feet.  

2. Location, dimensions, use, coverage, and height of proposed buildings and 

proposed improvements in relation to property and street lines.  

3. Dimensional features showing compliance with the applicable area, width, 

coverage, yard, natural and historic protection standards, and other design 

standards as specified in the Township Zoning Ordinance. 

4. Location, dimension, and arrangements of proposed facilities including sidewalks, 

parking areas, site access, and interior circulation, off-street loading and 

unloading, and lighting for these areas.  

5. Location, dimensions, and arrangement of all areas devoted to open space, ground 

cover, trees, plantings, and recreation.  

6. Provisions for handling of stormwater drainage, treatment of disposal of sewage, 

and supply of water.  
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7. A copy of the last recorded subdivision plan of which the property is part. 

8. Locations and design of all on-site and off-site improvements related to access 

control and traffic capacity. 

 

C. In addition to the above information, for conditional use applications for use of the Open 

Space Design Option, the required information for determining compliance with Section 

27-2003.A, Permitted Density Calculation, and Section 27-2003.B, Minimum Restricted 

Open Space, shall be provided with the application. 

D. Existing Features Analysis.  Any application for conditional use approval involving 

subdivision or land development, ultimately subject to submission and approval in 

accordance with the Honey Brook Township Subdivision and Land Development 

Ordinance, shall be accompanied by an Existing Features Plan in accordance with the 

provisions of the Township Subdivision and Land Development Ordinance, prepared at 

the same scale as the Site Plan provided in accordance with Section 27-1302.B.2 above. 

E. Traffic Analysis.  Any application for conditional use approval involving a use or use(s) 

which can be expected to generate more than fifty (50) trips during any peak hour, based 

on the most current version (8th edition) of the Trip Generation Manual published by the 

Institute of Transportation Engineers (ITE), shall be accompanied by traffic studies 

demonstrating feasible compliance with the objectives of this ordinance, the Township 

Subdivision and Land Development Ordinance, and the Honey Brook Township and 

Borough Multi-Municipal Comprehensive Plan, as applicable.  Such studies shall 

estimate traffic volumes, turning movements, and levels of service at intersections, and 

potentially unsafe conditions existing prior to development as well as any that may be 

reasonably expected to occur after proposed development and shall suggest action(s) to 

mitigate any anticipated reduction of level of service or other negative impact to traffic 

conditions resulting from the development as proposed. 

 

Section 1303.  Application Review Procedures. 

 

A. Upon receipt of a complete conditional use application, the Township Secretary shall 

submit the application for recommendation to the Township Planning Commission, and 

the Planning Commission shall perform a review and provide a report to the Board of 

Supervisors concerning the grant of approval or disapproval of the proposed use. No 

formal hearing before the Planning Commission shall be required.  The Planning 

Commission shall submit any recommendation regarding the subject application to the 

Board of Supervisors at or prior to the public hearing held by the Board of Supervisors.  

If the Planning Commission fails to submit any recommendations to the Board of 

Supervisors by the time set by the Board for public hearing, the Board shall proceed to 

consider such application without the recommendation of the Commission.  

 

B. The hearing shall be conducted by the Board of Supervisors or the Board may appoint 

any member or an independent attorney as a hearing officer.  The decision, or where no 

decision is called for, the findings shall be made by the Board of Supervisors.  However, 

the appellant or the applicant, as the case may be, in addition to the municipality, may, 
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prior to the decision of the hearing, waive decision or findings by the Board of 

Supervisors and accept the decision or findings of the hearing officer as final. 

 

C. The Board of Supervisors shall schedule a hearing for public review and comment.  Such 

hearing shall be held within sixty (60) days of filing of the application for conditional use 

approval, unless the applicant waives this requirement, or extends this time limit.  Should 

the Applicant submit new or revised plans for the use subject to Conditional Use 

application between the time of the original submission and the time set by the Board of 

Supervisors for public hearing, the review period shall start anew and prior plans shall be 

deemed withdrawn.  The Conditional Use application shall be in accordance with the 

following procedures: 

 

1. Notice of public hearing shall be in the publication of a newspaper of general 

circulation in the Township in accordance with the requirements for public notice 

established in the Municipalities Planning Code. Property owners within three 

hundred (300) feet of the application property shall be notified in the same 

manner as provided for zoning hearings under Part 14, “Zoning Hearing Board”, 

no less than fourteen (14) days prior to the scheduled hearing.  Additionally, like 

notice thereof shall be given to the Applicant, the Zoning Officer, and to any 

person who has made timely written request for the same.  Notice of the hearing 

shall be conspicuously posted on the affected tract of land at least one (1) week 

prior to the date of the hearing. Proof of proper notification shall be required as a 

precondition before any formal action on the application, yet the failure of any 

person or entity to receive notice given pursuant to this section shall not constitute 

grounds for any court to invalidate the actions of the Township for which notice 

was given. 

 

2. The parties to the hearing shall be the Township, any person affected by the 

application who has made a timely appearance of record before the Board of 

Supervisors and any other persons, including civic or community organizations, 

permitted to appear by the Board of Supervisors. The Board of Supervisors shall 

have the power to require that all persons who wish to be considered parties must 

enter appearances in writing on forms provided by the Board of Supervisors.  

 

3. The Chairman or Acting Chairman of Board of Supervisors, or the Township 

Solicitor acting on the Board’s behalf, shall have the power to administer oaths 

and issue subpoenas to compel the attendance of witnesses and the production of 

relevant documents and papers, including witnesses and documents required by 

the parties. 

 

4. Formal rules of evidence shall not apply, but irrelevant, immaterial, or unduly 

repetitious evidence may be excluded by the Board of Supervisors.  

 

5. The Board of Supervisors shall keep a stenographic record of the proceedings and 

copies of the graphic or written material received in evidence shall be available to 

any party at cost.  
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6. The Board of Supervisors shall render a written decision within forty-five (45) 

days after the last hearing before the Board of Supervisors, approving the 

application, approving the application subject to conditions, or denying the 

application.  However, all hearings must be completed no later than one hundred 

(100) days after the completion of the Applicant’s case.  Any aggrieved party may 

apply to the Court of Common Pleas for a time extension for good cause.  If the 

Board of Supervisors fails to complete a hearing within this time period, the 

application shall be deemed approved.  Where the application is contested or 

denied, the decision shall be accompanied by findings of fact and conclusions 

based thereon, together with the reasons for the final decision. 

 

7. A copy of the final decision shall be delivered to the applicant and the parties 

personally or sent by registered mail with return receipt to them no later than the 

day following the decision.   

 

D. Appeals from a determination of the Board of Supervisors pursuant to any conditional 

use application shall be only as prescribed within such times permitted by the applicable 

provisions of Act 247, the Municipalities Planning Code.  

 

E. In granting a conditional use approval, the Board of Supervisors may also attach such 

conditions and safeguards, in addition to those expressed in this Ordinance, as it may 

deem necessary to implement the purpose of Act 247, the Municipalities Planning Code, 

as amended, and this Ordinance.  Conditional uses shall be subject to compliance with 

particular standards contained in this Ordinance and criteria defined in the application 

review process.  The standards described shall be deemed additional and shall in no way 

impair any other applicable standard from this or any other Township ordinance. 

 

F. The Applicant shall have the burden to prove, by a preponderance of the evidence, that 

the proposed use will comply in all respects with this and other applicable Township 

Ordinances, County, State or Federal regulations.  The Board of Supervisors may retain 

such consultants as necessary to review and certify the accuracy of submitted plans and 

documents, reasonable and necessary charges therefore to be borne by the Applicant.  

When the Applicant does not provide information as required, then it shall be presumed 

that the proposed use is not in accordance with the requirements applicable for the 

granting of conditional use approval. 

 

G. If the Board of Supervisors approves the conditional use application and site plan, such 

approved plan shall accompany any application for subdivision of land or land 

development as prescribed by the Township Subdivision and Land Development 

Ordinance in addition to the requirements normally required and any application for a 

building permit.  

 

H. Any grant of conditional use approval shall be deemed null and void twelve (12) months 

from the date of such approval, if within that period, no application is made for a building 

permit, a use and occupancy permit, or a subdivision or land development approval, as 



 

 

248 

 

appropriate, unless the Board of Supervisors shall grant an extension.  

 

 Any request to extend the twelve (12) month expiration period shall be properly filed 

with the Township Secretary thirty (30) days in advance of the expiration date.  The 

request shall include the reason why the extension is required, a reasonable estimate of 

the time needed to obtain the necessary approvals, and a qualified statement that there has 

been no change in the conditional use application or the neighborhood in which the 

property is located.  Failure to diligently pursue necessary approvals shall not be grounds 

for an extension. 

 

Section 1304.  General Review Conditions for Approval. 

 

A. In reviewing an application for conditional use, the Board of Supervisors shall evaluate 

the degree of compliance with the following conditions.  It shall be the burden of the 

Applicant to demonstrate compliance with all applicable criteria.  

1. The proposed use is consistent with the purpose of the Article whereby it is 

permitted, the overall purpose of the Zoning Ordinance, the Community 

Development Objectives as contained in Article I, and with the policies 

articulated in the Honey Brook Township and Borough Multi-Municipal 

Comprehensive Plan. The proposed use will satisfy all of the relevant provisions 

and requirements of the Township Subdivision & Land Development Ordinance 

and any other applicable ordinance, code and/or regulations. 

2. The proposed use shall be limited to those authorized as conditional uses within 

the zoning district in which the lot or parcel is located.  

3. The proposed use is located in an area or areas for which the lot is suited, is 

consistent with the nature of land uses existing on immediately adjacent 

properties, and will be designed, constructed, and maintained in a manner which 

complements the appearance and character of the neighborhood. 

4. If the development is to be carried out in successive stages, each stage shall be so 

planned that the condition and intent of this Ordinance shall be fully complied 

with at the completion stage.  

5. If containing more than one (1) building, the development will consist of a 

harmonious grouping of buildings or other structures.  

6. The proposed use will be in the public interest and serve the health, safety, morals 

and general welfare of the Township. 

7. The proposed use is consistent with, and will have no adverse effect upon, the 

logical extension of public services and utilities, such as a public water, public 

sewer, police, fire protection, recreational opportunities, open space, and public 

schools. 

8. Proposed new construction and proposed change in use of existing buildings will 

be compatible with and in keeping with the existing character of the 

neighborhood. 

9. The proposed use reflects an environmentally sensitive approach to land planning 
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and design, will be sited in a manner sensitive to existing site conditions including 

streams, vegetation, and other natural resources, and is consistent with the natural 

resource protection standards of Part 8 of this Chapter. 

10. The location and layout of the proposed use is suitable with respect to probable 

effects upon highway traffic, and assures adequate access arrangements in order 

to protect major streets and highways from undue congestion and hazard.  The 

Board of Supervisors may require that the Applicant demonstrate that the 

proposed use shall not result in a lowering of the level of service on adjacent road 

segments and intersections as defined by the most recent edition of the Highway 

Capacity Manual from the Transportation Research Board.  As a policy, proposed 

projects should incorporate designs which assure safe and efficient access and 

maintain a level of service "C", as a minimum, on all adjacent road segments and 

intersections. 

11. The interior traffic circulation for the proposed use shall provide safe and 

convenient circulation for all users including vehicular and pedestrian modes.  

Applicant shall demonstrate that sufficient safeguards such as parking, traffic 

control, screening, and setbacks can be implemented to remove any potential 

adverse influences the use may have on adjoining uses.  Emergency design 

considerations will be addressed in the proposed plan.  

12. The adequacy of sanitation and public safety provisions shall be adequate and a 

certificate of adequacy of sewage and water facilities from the appropriate 

Township Official shall be provided where required or deemed necessary.  

13. The proposed use will be developed using stormwater management techniques 

and soil erosion and sedimentation control techniques deemed effective by the 

Township Engineer and the Chester County Soil Conservation District. 

14. Review of conditional use applications for use of the Open Space Design Option, 

shall specifically take into consideration the standards and requirements of Part 

20. Open Space Design Option. 

15. In review and consideration of the issues set forth above, the Board of Supervisors 

may require that the applicant submit appropriate impact analyses prepared by 

recognized professional(s) acceptable to the Township, including, but not limited 

to, environmental impact assessment, fiscal impact analyses, recreation impact 

assessment, and Historic Resource Impact Study. 

B. The Board of Supervisors may impose such conditions, in addition to those required, as 

may be necessary to assure that the intent of the Zoning Ordinance is complied with, 

which conditions may include, but are not limited to, harmonious design of buildings, 

planting and its maintenance as a sight or sound screen, the minimizing of noise, glare, 

noxious, offensive or hazardous elements, adequate standards of parking and sanitation. 
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Part 14 

Zoning Hearing Board 

______________________________________________________________________________ 
 

§27-1401. Purpose and Jurisdiction. 

 

A. The purpose of this Chapter is to establish regulations to govern the 

establishment, functions, and procedures of the Township Zoning Hearing Board, 

hereinafter called “Board.” 

 

B. The Zoning Hearing Board shall have exclusive jurisdiction to hear and render 

final adjudications in the following matters based on the MPC: 

1. Substantive challenges to the validity of this Chapter or Zoning Map, 

except those brought before the Board of Supervisors pursuant to §609.1 

and 916.1(a)(2) of Act 247, as amended, 53 P.S. §§10609.1, 

10916.1(a)(2). 

2. Challenges to the validity of this Chapter or Map raising procedural 

questions or alleged defects in the process of enactment or adoption 

which challenges shall be raised by an appeal taken within thirty (30) 

days after the effective date of this Chapter. Where the ordinance 

appealed from is the initial Zoning Ordinance of the municipality and a 

Zoning Hearing Board has not been previously established, the appeal 

raising procedural questions shall be taken directly to court. 

3. Appeals from the determination of the Zoning Officer including, but not 

limited to the granting or denial of any permit, or failure to act on the 

application therefor, the issuance of any cease and desist order, 

misinterpretation or misapplication of any provision of a valid ordinance 

or map, or any valid rule or regulation of the Township governing the 

action of the Zoning Officer. 

4. Applications for variances from the terms of this Chapter, pursuant to 

§910.2 of Act 247, as amended, 53 P.S. §10910.2. 

5. Applications for special exceptions under this Chapter pursuant to §27- 

1409, or such provisions within a land use ordinance, pursuant to §912.1 

of Act 247, as amended, 53 P.S. §10912.1. 

6. Appeals from the Zoning Officer’s determination under §916.2 of Act 

247, as amended. 

7. Appeals from the determination of the Zoning Officer or Township 

Engineer in the administration of this Chapter or provision thereof with 

reference to sedimentation and erosion control and stormwater 

management insofar as the same relate to development, not involving 

applications under Article V or Part VII of Act 247, 53 P.S. §§10501 et 

seq., 10701 et seq. 

 

§27-1402. Establishment and Membership. 

 

A. There shall be a Zoning Hearing Board consisting of three residents of the 
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Township who shall be appointed by resolution of the Board of Supervisors. 

 

B. The term of office shall be three (3) years and shall be fixed so that the term of 

office of one member shall expire each year. 

 

C. The Zoning Hearing Board shall promptly notify the Board of Supervisors of any 

vacancy. Appointments to fill vacancies shall be only for the unexpired portion 

of the term. 

 

D. Members of the Zoning Hearing Board shall hold no other offices in the 

Township. 

 

E. The Board of Supervisors shall appoint by resolution a resident of the Township 

to serve as an alternate member of the Zoning Hearing Board. The term of the 

alternate member shall be three (3) years, and the alternate member shall hold no 

other office in the Township. When seated pursuant to the provisions of §27-

1403.3 below, an alternate shall be entitled to participate in all proceedings and 

discussions of the Zoning Hearing Board to the same and full extent as provided 

by law for Zoning Hearing Board members, including specifically the right to 

cast a vote as a voting member during the proceedings, and shall have all the 

powers and duties set forth in this Chapter, and as otherwise provided by law. 

Any alternate may participate in any proceeding or discussion of the Zoning 

Hearing Board but shall not be entitled to vote as a member of said Zoning 

Hearing Board nor be compensated pursuant to §27-1405.2 below, unless 

designated as a voting alternate member pursuant to §27-1403.3 below. 

 

F. Any member of the Zoning Hearing Board may be removed for malfeasance, 

misfeasance or nonfeasance in office or for other just cause by majority vote of 

the Board of Supervisors, taken after the member has received fifteen (15) days 

advance notice of the intent to take such a vote. A hearing before the Board of 

Supervisors will be held in connection with the vote if the member shall request 

it in writing. 

 

§27-1403. Organization of the Zoning Hearing Board. 

 

A. The Zoning Hearing Board shall elect, from its members, its officers, who shall 

serve annual terms as such and may succeed themselves. 

 

B. For the conduct of any public hearing and the taking of any action, a quorum 

shall not be less than a majority of all the members of the Zoning Hearing Board, 

but the Zoning Hearing Board may appoint a hearing officer from its own 

membership to conduct any hearing on its behalf and the parties may waive 

further action by the Board, as provided in §27-1406. 

 

C. If, by reason of absence or disqualification of a member, a quorum is not 

reached, the Chairman of the Zoning Hearing Board shall designate the alternate 
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member to sit on the Zoning Hearing Board. The alternate member shall continue 

to serve on the Zoning Hearing Board in all proceedings involving the matter or 

case for which the alternate was initially appointed, until the Zoning Hearing 

Board has made a final determination of the matter or case. 

 

D. The Zoning Hearing Board may make, alter and rescind rules and forms for its 

procedure consistent with the provisions of this Chapter and the laws of the 

Commonwealth. 

 

E. The Zoning Hearing Board shall keep full public record of its business, which 

records shall be property of the Township, and shall submit a report of its 

activities to the Township Board of Supervisors once each year. 

 

§27-1404. Application for Hearings. 

 

A. Applications for hearings before the Zoning Hearing Board shall be filed with the 

Board, together with the proper fee in accordance with §27-1405 of this Chapter. 

 

B. An application for a special exception or variance from the terms of this Chapter 

shall state: 

1. The name and address of the applicant. 

2. Name and address of the owner of the real estate to be affected by the 

proposed application. 

3. Description and location of the real estate to be affected by such proposed 

change. 

4. Statement of the present zoning classification, present land use, and 

existing improvements of the real estate in question. 

5. Statement of the section of this Chapter authorizing the proposed special 

exception or variance and reasons why it should be granted. 

6. Description of the proposed use and improvements. 

7. Site plan indicating the location, use, arrangement, building height, and 

dimensional features showing compliance with applicable area, width, 

coverage, yard, and design standards as specified in the zoning district in 

which the site in question is located, of all existing and proposed 

improvements and facilities. 

8. In the event that any required information is not furnished, the application 

shall be refused and the fee returned to the applicant. 

 

§27-1405. Expenditures and Fees. 

 

A. Within the limits of funds appropriated by the Board of Supervisors, the Zoning 

Hearing Board may employ or contract for secretaries, clerks, legal counsel, 

consultants and other technical and clerical services. The Board may employ 

legal counsel, but the attorney cannot be the Solicitor for the Board of 

Supervisors. 

 



 

 

253 

 

B. Members of the Board, including the alternative member when designated in 

accordance with §27-1403.3 of this Chapter, may receive compensation for the 

performance of their duties, as may be fixed by the Board of Supervisors. In no 

case shall the amount of compensation exceed the rate authorized to be paid to 

the members of the Board of Supervisors. 

 

C. The applicant before the Board shall deposit with the Township Treasurer the 

appropriate filing fee as set forth in the fee schedule adopted by resolution of the 

Board of Supervisors. 

 

D. The Board of Supervisors may prescribe reasonable fees with respect to hearings, 

as per §27-1406, below, before the Zoning Hearing Board. Fees for said hearings 

may include compensation for the secretary and members of the Zoning Hearing 

Board, notice and advertising costs and necessary administrative overhead 

connected with the hearing. The costs, however, shall not include legal expenses 

of the Zoning Hearing Board, expenses for engineering, architectural or other 

technical consultants or expert witness costs. 

 

§27-1406. Hearings. 

 

A. The Zoning Hearing Board shall conduct hearings and make decisions in 

accordance with the following requirements: 

1. The Board shall fix a reasonable time and place for public hearings. 

Notification of said hearing shall be provided, as set forth in §27-1407 

below. 

2. The first hearing shall be commenced within sixty (60) days from the date 

of the applicant’s request, unless the applicant has agreed in writing to an 

extension. Each subsequent hearing shall be held within forty-five (45) 

days of the prior hearing, unless otherwise agreed to by the applicant. The 

hearing shall be completed no later than 100 days after the completion of 

the applicant’s case in chief, unless extended for good cause upon 

application to the Court of Common Pleas. 

3. The hearings shall be conducted by the Zoning Hearing Board or the 

Board may appoint any member or an independent attorney as the hearing 

officer. The decision, or where no decision is called for, the findings, 

shall be made by the Board, however, the appellant or the applicant, as 

the case may be, in addition to the Township, may, prior to the decision 

of the hearing, waive decision or findings by the Board and accept the 

decision or findings of the hearing officer as final. 

4. The parties to the hearing shall be the Township, any person affected by 

the application who has made timely appearance of record before the 

Board, and any other person including civic or community organizations 

permitted to appear by the Board. The Board shall have the power to 

require that all persons who wish to be considered parties enter 

appearances in writing. 

5. The Chairman or Acting Chairman of the Board or the hearing officer 
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presiding, shall have power to administer oaths and issue subpoenas to 

compel the attendance of witnesses and the production of relevant 

documents and papers, including witnesses and documents requested by 

the parties. 

6. The parties shall have the right to be represented by counsel and shall be 

afforded the opportunity to respond and present evidence, to argument 

and to cross-examine adverse witnesses on all relevant issues. 

7. Formal rules of evidence shall not apply, but irrelevant, immaterial, 

unduly repetitious and hearsay evidence may be excluded. 

8. The Board or the hearing officer, as the case may be, shall keep a 

stenographic record of the proceedings. The appearance fee for a 

stenographer shall be shared equally by the applicant and the Board. The 

cost of the original transcript shall be paid in full by the Board if the 

transcript is ordered by the Board or hearing officer, or shall be paid in 

full by the person appealing from the decision of the Board if such appeal 

is made, and in either event, the cost of additional copies shall be paid by 

the person requesting such copy or copies. 

9. The Board or the hearing officer shall not communicate, directly or 

indirectly, with any party or his/her representatives in connection with 

any issue involved, except upon notice and opportunity for all parties to 

participate, shall not take notice of any communication, reports, staff 

memoranda, or other materials, except advice from their solicitor, unless 

the parties are afforded an opportunity to contest the material so noticed 

and shall not inspect the site or its surroundings with any party or his 

representative after the commencement of the hearing unless all parties 

are given an opportunity to be present. 

10. The Board or the hearing officer, as the case may be, shall render a 

written decision, or when no decision is called for, make written findings 

on the application within forty-five (45) days after the last hearing before 

the Board or hearing officer. Each decision shall be accompanied by 

findings and conclusions based thereon, together with the reasons 

therefor. Conclusions based on any provisions of this Chapter or of any 

act, rule or regulation shall contain a reference to the provision relied on 

and the reasons why the conclusion is deemed appropriate in light of the 

facts found. If the hearing is conducted by the hearing officer and there 

has been no stipulation that this decision or findings are final, the Board 

shall make his/her report and recommendations available to the parties 

within forty-five (45) days, and the parties shall be entitled to make 

written representations thereon to the Board prior to final decision or 

entry of findings, and the decision of the Board shall be entered no later 

than thirty (30) days after the report of the hearing officer. Where the 

Board fails to render a decision within the forty-five (45) day period 

required by this paragraph, or fails to hold a hearing within sixty (60) 

days from the applicant’s request, unless the applicant has agreed or shall 

agree in writing to an extension of time, the decision shall be deemed to 

have been rendered in favor of the applicant. Where a decision has been 
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rendered in favor of the applicant because of the failure of the Board to 

meet or render a decision as herein above provided, the Board shall give 

public notice of said decision with ten (10) days from the last day the 

Board could have met to render a decision, as per Act 247, as amended. If 

the Board shall fail to provide such notice, the applicant may do so. 

Nothing in this subsection shall prejudice the right of any party opposing 

the application to appeal the decision to a court of competent jurisdiction. 

11. A copy of the final decision, or where no decision is called for, of the 

findings shall be delivered to the applicant personally or mailed to 

him/her not later than the day following its date. To all other persons who 

have filed their name and address with the Board not later than the last 

day of the hearing, the Board shall provide, by mail or otherwise, brief 

notice of the decision or findings and a statement of the place at which 

the full decision or findings may be examined. 

 

§27-1407. Notice of Hearings. 

 

A. The Zoning Hearing Board shall give public notice of any public hearing as 

 follows: 

1. The public notice herein required shall state the name of the applicant, the 

location of the lot or building; the general nature of the question involved, 

and the date, time and location of the hearing. 

2. Public notice shall be published in a newspaper of general circulation 

within the Township indicating the above in paragraph A.1. Such public 

notice shall be published once a week for two successive, not less than 

seven (7), nor more than thirty (30) days prior to the hearing. 

3. Written notice shall be given to the applicant, Board of Supervisors, the 

Zoning Officer, Township Secretary, Township Planning Commission, 

and to any person who has made a timely request for the same, or who 

have registered their names and addresses for this purpose with the 

Board. 

4. Written notice of said hearing shall be conspicuously posted on the 

affected tract of land at least one week prior to the hearing. 

5. The Board may mail written notice thereof to the owner, if the address is 

known, or to the occupant of every lot on the same street within 500 feet 

of the lot or building in question and of every lot not on the same street 

within 200 feet of said lot or building. Failure to give this notice, either in 

part or in full, as stated by this paragraph, shall not invalidate any action 

taken by the Board. 

6. In addition thereto, the public notice may note that a copy of the 

landowner’s application, including plans and proposed amendments may 

be examined by the public at the Township during regular business hours. 

 

§27-1408. Appeals to the Zoning Hearing Board. 

 

A. The landowner affected, any person aggrieved by any decision of the Board, or 
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any officer of the Township may file an appeal under §§27-1401.B.2, 1401.B.3, 

1401.B.6, and 1401.B.7 of this Chapter with the Board in writing specifying the 

grounds thereof within the time required by the Municipalities Planning Code, 53 

P.S. §10101 et seq., or as provided by the rules of the Board. 

 

B. Requests for a variance or special exception may be filed by any landowner, or 

any tenant with permission of the landowner. The appropriate fee, as established 

by the fee schedule adopted by resolution by the Board of Supervisors, shall be 

paid in advance for each appeal or application for a variance or special exception. 

 

§27-1409. Granting of Variances. 

 

A. The Board shall hear and decide requests for variances where it is alleged that the 

provisions of this Chapter inflict unnecessary hardship on the applicant. The 

Board may grant a variance, provided the following findings are made, where 

relevant, in a given case: 

1. That there are unique physical circumstances or conditions, including 

irregularity, narrowness or shallowness of lot size or shape, or 

exceptional topographical or other physical conditions peculiar to the 

particular property, and that the unnecessary hardship is due to such 

conditions and not the circumstances or conditions generally created by 

the provisions of this Chapter in the district in which the property is 

located. 

2. That, because of such physical circumstances or conditions, there is no 

possibility that the property can be developed in strict conformity with 

the provisions of this Chapter and that the authorization of a variance is, 

therefore, necessary to enable the reasonable use of the property. 

3. That such unnecessary hardship has not been created by the applicant. 

4. That the variance, if authorized, will neither alter the essential character 

of the neighborhood or district in which the property is located, nor 

substantially or permanently impair the appropriate use or development 

of adjacent property, nor be detrimental to the public welfare. 

5. That the variance, if authorized, will represent the minimum variance that 

will afford relief and will represent the least modification possible of the 

regulation in issue. 

6. In granting any variance, the Board may attach such reasonable 

conditions and safeguards as it may deem necessary to implement the 

purposes of this Chapter. 

  

§27-1410. Granting of Special Exceptions. 

 

A. In granting a special exception, the Board 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 Act 247, 53 P.S. §10101 et seq. and this 

Chapter. The Board shall hear and decide requests for special exceptions where 

this Chapter has stated special exceptions to be granted of denied by the Zoning 
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Hearing Board pursuant to the following standards and criteria, in addition to 

such other requirements and standards as may be required by law and other 

provisions of this Chapter: 

1. The size, scope, extent and character of the special exception request is 

consistent with the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and with the purpose and intent of the 

zoning district involved. 

2. The proposed special exception character and type of development 

constitutes an appropriate use in the area consistent with the character and 

type of development in the area surrounding the location for which the 

request is made and will not substantially impair, alter, or detract from the 

use of surrounding property or from the character of the neighborhood, 

the number, extent, and scope of nonconforming uses in the area, and the 

presence or absence in the neighborhood of conditions or uses which are 

the same or similar in character to the condition or use for which the 

applicant seeks approval. 

3. The proposed special exception serves the health, safety, welfare, and the 

best interest of the Township. 

4. The proposed modification is reasonable in terms of the logical, efficient 

and economical extension of public services and facilities, such as public 

water and sewers, police and fire protection, transportation and public 

schools. 

5. The proposed special exception shall comply with the Township 

Subdivision and Land Development Ordinance [Chapter 22]. 

6. The recommendations of the Planning Commission on the proposed 

development plan should be reviewed, where such plan is required. The 

Board shall not be bound by such recommendations, nor shall the Board 

be bound by the action of the Board of Supervisors in relation to the 

development plan. 

7. The proposed use shall limit the total number of new access points, 

reduce the need for on-street parking, and encourage the frontage of 

buildings on parallel marginal roads, or on roads perpendicular to the 

highway. 

8. The proposed special exception is suitable with respect to traffic on the 

roads or highways in order to protect streets and highways from undue 

congestion and provides for adequate access and off-street parking 

arrangements in order to protect major streets and highways from undue 

congestion and hazard. 

9. 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 or sewer service, and 

any other alterations to the site’s predevelopment condition, shall be 

consistent with Township’s 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. 

10. All commercial or industrial parking, loading, access or service areas 
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shall be illuminated at night while  in use, in accordance with Part 9, 

General Regulations, and that such lighting, including sign lighting, shall 

be arranged so as to protect neighboring properties from discomfort or 

hazardous interference of any kind. 

 

§27-1411. Expiration of Special Exceptions and Variances. 

 

Unless otherwise specified by the Zoning Hearing Board, a special exception or variance shall 

expire and become null and void if the applicant fails to obtain a building permit, a use and 

occupancy permit, or a subdivision and land development approval as the case may be, within 

six (6) months from the date of authorization thereof. The Zoning Hearing Board, upon 

application, may for good cause extend the variance or special exception for an additional six (6) 

month period. 

 

§27-1412. Time Limitations. 

 

A. No aggrieved person shall be allowed to file any proceedings with the Board later than 

thirty (30) days after an application for development, preliminary or final, has been 

approved by the Board of Supervisors if such proceeding is designed to secure reversal or 

to limit approval in any manner unless such person alleges and proves that he/she had no 

notice, knowledge, or reason to believe that such approval had been given. The failure of 

anyone other than the applicant to appeal from an adverse decision by the Zoning Officer 

on a challenge to the validity of an ordinance or map pursuant to §709 of Act 247, the 

Municipalities Planning Code, 53 P.S. §10709, or from an adverse decision by the 

Zoning Officer on a challenge to the validity of an ordinance or map pursuant to §916.2 

of Act 247, the Municipalities Planning Code, 53 P.S. §10916.2, shall preclude an appeal 

from a final approval, except in the case where the final submission substantially deviates 

from the approved tentative approval. 

 

B. All appeals from determinations adverse to the landowners shall be filed by the 

landowner within thirty (30) days after notice of determination is issued. 

 

§27-1413. Stay of Proceedings. 

 

Upon filing of any proceeding referred to in §27-1408 and during its pendency before the Board, 

all land development pursuant to any challenged zoning ordinance, order or approval of the 

Zoning Officer or of any agency or body, and all official action thereunder shall be stayed unless 

the Zoning Officer or any other appropriate agency or body certifies to the Board facts indicating 

that such stay would cause imminent peril to life or property. In such case, the development or 

official action shall not be stayed otherwise than by a restraining order, which may be granted by 

the Board, or by the court having jurisdiction of zoning appeals on petition after notice to the 

Zoning Officer or other appropriate agency or body. Procedures shall be in accordance with Act 

247. 

 

§27-1414. Appeals to Court. 
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Any person aggrieved by any decision of the Board, or any taxpayer, or any officer of the 

Township may, within thirty (30) days after entry of the decision of the Board as provided in 42 

Pa.C.S. §5572, or, in the case of a deemed decision, within thirty (30) days after the date upon 

which notice of said deemed decision is given as set forth in §27-1406.1.J of this Chapter appeal 

to the Court of Common Pleas of Chester County by petition, duly verified, setting forth that 

such decision is arbitrary, capricious, an abuse of discretion or otherwise not in accordance with 

law, specifying the grounds upon which such person relies.  
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Part 15 

Amendments 

______________________________________________________________________________ 
 

§27-1501.  Power to Amend 

 

The regulations, restrictions, and boundaries set forth in this Ordinance and on the Official 

Zoning Map may, from time to time, be amended, supplemented, changed, or repealed through 

amendment by the Board of Supervisors. 

 

A. Who May Initiate 

 

Proposals for amendment, supplement, change or repeal may be initiated by the Board of 

Supervisors on its own motion, by the Planning Commission, or by petition of one or 

more residents of the Township.  Such petitions shall be signed and acknowledged and 

submitted in writing to the Township Secretary. 

 

1. A landowner who desires to challenge on substantive grounds the validity of this 

Ordinance or any provisions thereof, which prohibit or restrict the use or 

development of land in which he has an interest, may, as an alternative to 

submitting a validity challenge to the Zoning Hearing Board pursuant to Section 

1405 of this Ordinance and to Section 916.1 of the Pennsylvania Municipalities 

Planning Code, submit a Curative Amendment to the Board of Supervisors with a 

written request that his challenge and proposed amendments be heard and 

decided, as provided in Section 609.1 and Section 916.1(a)(2) of the Pennsylvania 

Municipalities Planning Code. 

 

 B. Planning Commission Review  

 

1. Proposals originated by the Board of Supervisors, by petition of Township 

residents, or by Curative Amendment, shall be referred to the Planning 

Commission at least thirty (30) days prior to any public hearing on the proposed 

amendment.  The Planning Commission shall submit to the Board of Supervisors 

a report of its recommendations, including any additions or modifications to the 

original proposal, prior to the public hearing. 

 

C.         Review by Chester County Planning Commission 

  

1. All proposals for amendment, supplement, change or repeal which are 

subsequently drafted into an ordinance to amend this Ordinance or the Official 

Zoning Map shall be submitted to the Chester County Planning Commission for 

recommendations at least thirty (30) days prior to the public hearing on the 

proposed amendment. 

 

3. No action shall be taken by the Board of Supervisors until the Chester County 
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Planning Commission comments are received, unless thirty (30) days pass 

without comments being received. 

 

D. Public Hearing 

   

1. Before voting on enactment of an amendment, the Board of Supervisors shall hold 

a public hearing thereon.  Public notice shall be provided pursuant to the 

requirements the Pennsylvania Municipalities Planning Code.  Notice shall be 

placed on the Township website and also be mailed to any civic association or 

association of residents in the Township who shall have registered their name and 

address for this purpose with the Board of Supervisors.  If a proposed amendment 

affects any land or structure within five hundred (500) feet of an adjoining 

municipality, notice of the hearing and a copy of the proposal may be forwarded 

to the Secretary of the governing body of the municipality at least fifteen (15) 

days prior to the hearing. 

 

2. If, after any public hearing held upon an amendment, the proposed amendment is 

changed substantially, or is revised, to include land not previously affected by it, 

the Board of Supervisors shall hold another public hearing, pursuant to public 

notice, before proceeding to vote on the amendment.  

 

3. Within thirty (30) days of enactment, the Township shall forward a copy of the 

amendment to the Chester County Planning Commission. 

  

§27-1502.  Curative Amendments 
  

A. Landowner Initiated 

  

A landowner who desires to challenge on substantive grounds the validity of this 

Ordinance or any provisions thereof, which prohibit or restrict the use or development of 

land 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 amendments be heard 

and decided, as provided for in Section 609.1 of the Pennsylvania Municipalities 

Planning Code. 

 

1. For a curative amendment request, the applicant shall pay the Township all fees 

required under the applicable Township fee schedule. 

 

B. Township Initiated 

 

The Township may declare by formal action that the Zoning Ordinance or portions 

thereof are substantially invalid and may propose to prepare a curative amendment to 

overcome such validity, as provided for in Section 609.2 of the Pennsylvania 

Municipalities Planning Code.  

 

 



 

 

262 

 

 

Part 16 

RESERVED 

______________________________________________________________________________ 
 

§27-1601.  RESERVED 
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Part 17 

A - Agricultural District 

______________________________________________________________________________ 

 

§27-1701. Statement of Intent. 

 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the A- Agricultural District is established to 

encourage the preservation of large rural areas for agricultural, forest, and conservation.  This 

district includes much of the Township’s Class I, Class II, and Class III agriculturally productive 

soils, as well as many lands permanently protected by conservation easement.  It also includes 

lands and streams which form the upper reaches of the Brandywine watershed.  The regulations 

set forth herein are intended to achieve the following specific purposes: 

 

A. To minimize incompatible land uses and manage their potential impacts on the district’s 

agricultural and open lands, and headwaters of the East and West Branches of the 

Brandywine River. 

B. To support the existing agricultural economy. 

C. To support Honey Brook Township’s land preservation policies contained within its 

adopted Land Preservation Plan.   

D. To enable potential residential development to be transferred to other, more appropriate 

locations within the Township and Honey Brook Borough through the use of this Chapter’s 

Transferable Development Rights provisions. 

 

Residents of the A - Agricultural District must be willing to accept the impacts associated with 

daily farming practices and related businesses. 

 

§27-1702. Use Regulations. The following uses are permitted within the A District when in 

compliance with the provisions of this district, the applicable provisions of Part 9, General 

Regulations, the applicable provisions of Part 10, Supplemental Use Regulations, and any other 

applicable provisions of this Chapter. 

 

A. Uses Permitted by Right. A building or other structure may be erected, altered, or used, 

and a lot may be used or occupied, for any one of the following principal uses, together 

with the permitted accessory uses, by right in accordance with the terms of this Chapter: 

1. Agricultural uses. 

2. Forestry/timber harvesting. 

3. Rural occupation. 

4. The severance of Transferable Development Rights (TDRs) per the requirements 

of Part 7 of this Chapter. 

5. Split-off of an agricultural-residential lot for single-family dwelling or municipal 

use purposes.  

6. Woodland or game preserve, wildlife sanctuary, or other conservation purpose. 

7. Single-family detached dwelling on an existing lot, or single-family detached 

dwellings on lots proposed to be created through subdivision of a lot into not 
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more than three (3) lots. 

8. No-impact home occupation. 

9. Kennel, boarding kennel, or animal shelter. 

10. Municipal use. 

11. Accessory dwelling unit. 

12. Non-tower wireless communication facility. 

13. Bed and breakfast establishment. 

14. Equestrian center. 

15. Veterinary office or clinic, or animal hospital. 

16. Cemetery, less than five acres in size. 

17. Elder Cottage Housing Opportunity (ECHO) dwelling. 

 

B. Uses Permitted by Special Exception. The following uses shall be permitted when 

approved as a special exception by the Zoning Hearing Board in conformance with Part 

14 and any other applicable provisions of this Chapter: 

1. Single-family detached dwellings on tracts to be subdivided into more than three 

(3) lots and not using the lot split-off provisions of this Chapter.  

2. Limited impact home occupation. 

3. Cemetery, five acres in size or larger.  

4. Church or similar places of worship. 

5. Golf course.  

6. Camp ground or camping park. 

7. Public utility building and facilities. 

8. Wholesale agricultural produce auctions, stockyards, and buying stations. 

9. Concentrated animal feeding operation. 

10. Dead animal composting facility. 

 

C. Uses Permitted as Conditional Uses. The following uses shall be permitted when 

approved as a conditional use by the Board of Supervisors in accordance with Part 13. 

Conditional Use, and any other applicable provisions of this Chapter: 

1. Public school. 

 

D. Accessory uses. The following accessory uses shall be permitted, provided that they shall 

be incidental to any of the foregoing permitted uses and where in compliance with all 

applicable provisions of this Chapter: 

1. Manure storage facility. 

2. Display and sale of produce or nursery products. 

3. Private garage or private parking area. 

4. Agricultural and non-agricultural accessory buildings. 

5. Non-commercial swimming pool/hot tub and tennis courts. 

6. Non-commercial antenna and towers. 

7. Renewable energy systems. 

8. Garage/yard and private vehicle sales. 

9. Keeping of animals. 

10. Temporary structure, building, or use. 

11. Other customary accessory structures and uses. 
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§27-1703. Area and Bulk Regulations. 

 

A. Single-family detached dwellings and any other use permitted in §27-1702 not otherwise 

regulated by this Chapter: 

1. Minimum gross lot area: 10 acres. Except a lot shall have not less than 2 acres of 

contiguous land complying with the definition of “lot area” as found in this 

Chapter. 

2. Minimum lot width at building setback line:  150 feet. 

3. Minimum front yard: 40 feet.  

4. Minimum side yard: 20 feet. 

5. Minimum rear yard: 60 feet. 

6. Maximum impervious surface ratio: 5% of the lot area. 

7. Minimum lot width at street line: 50 feet. 

8. Maximum Height of Buildings and Structures:  

i. Single-family detached dwellings, other permitted uses: 35 ft. 

a. General farm buildings and silos: 80 feet. 

9. Setback Requirements for Livestock and Poultry Structures: 

i. Any structure used for the raising, keeping or breeding of livestock 

or poultry shall not be less than sixty (60) feet from any lot line; 

provided, however, that the setback distance shall be increased to 

100 feet when the structure houses livestock in excess of ten (10) 

animals or poultry in excess of 100 birds. 

10. Area and Bulk Regulations Applicable to Nonconforming Lots. On any lawfully 

nonconforming lot in existence at the date of adoption of this Chapter, the area 

and bulk standards in §27-1705.D through F shall be applicable. 

 

§27-1704. Design Standards. 

 

A. The following design standards shall govern all uses, as applicable, in this zoning 

district: 

1. Lighting, screening and buffering, and outdoor storage shall be in 

accordance with Part 9, “General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance 

with Part 9, “General Regulations.  

 

§27-1705. Creation of Lots from Agricultural Lots. 

 

A. To be eligible under the terms of this Section, a lot must qualify as agricultural land. To 

qualify as agricultural land: 

1. The lot shall be enrolled under and subject to the restrictions of the Pennsylvania 

Farmland and Forest Land Amusement Act of 1974, 72 P.S. §5490.1 et seq., or 

the Act of January 13, 1966, P.L. (1965) 1292, §1 et seq., 16 P.S. §11941 et seq. 

2. The lot shall be contained within the Township Agricultural Security Area. 
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B. If not qualified under the terms of paragraphs A.1 and A.2 above, and only where deemed 

acceptable by the Board of Supervisors, the lot shall be shown to be producing or 

potentially productive farmland on the basis of: (1) current agricultural activity on the lot, 

investments made, and/or loans secured by the landowner for agricultural practices on the 

lot; and (2) a majority of the gross lot area of the lot contains prime agricultural soil (Soil 

Classes I, II, or III in the Soil Survey of Chester and Delaware Counties, U.S. Natural 

Resources Conservation Service). 

 

C. An eligible lot shall have sufficient area such that the residual lot shall comply with the 

area and bulk regulations of §27-1703.A1.  

 

D. The owner of an eligible lot may create a lot through subdivision from the lot under the 

terms of this Section. Such terms shall supersede the otherwise applicable standards of 

this Part. 

 

E. The landowner shall be permitted to create, in any twelve (12) month period, one (1) lot 

intended solely for residential use with a single-family detached dwelling unit. 

 

F. Any such lot shall conform to the following regulations: 

1. Minimum gross lot area:   one (1) acre. 

2. Maximum gross lot area:   two (2) acres. 

3. Minimum lot width:    one hundred fifty (150) feet at the  

      building setback line. 

4. Minimum front yard:    sixty (60) feet. 

5. Minimum  side yards:    twenty (20) feet each side 

6. Minimum rear yard:    sixty (60) feet. 

7. Maximum impervious surface:  twenty percent (20%)  of gross lot 

area.  

 

G. Limitations to acreage applicable to creation of lots under this section: 

1. Starting from the date of enactment of this Chapter, the total acreage of the lots 

created under the terms of this section cumulatively shall not exceed ten (10) 

acres of gross lot area or ten (10) percent of the gross area of the lot at the date of 

enactment of this chapter, whichever is less and further subject to the provisions 

of subsection G.2 below. 

2. For the purposes of the ten (10) percent calculation set forth in subsection G.1 

above, the gross area of the lot at the time of the application for subdivision 

pursuant to this subsection shall exclude the following: 

i. Any area subject to conservation easement; 

ii. Any area used to calculate transferable development rights which already 

have been severed, less any area in excess of the minimum which would 

have been necessary to justify the transferable development rights already 

severed. 

 

H. When proposing to create a lot under the terms of this Section, the landowner shall 

comply with the requirements for a minor plan under the terms of the Township 
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Subdivision and Land Development Ordinance [Chapter 22]. 

 

I. In presenting a sketch plan as required under that ordinance, the landowner shall discuss 

the land use and site design implications of the proposed lot with the Township Planning 

Commission regarding road access, driveway location, avoidance of a strip of frontage 

lots on existing roads, compatibility with Township objectives concerning retention of 

rural character, the viability of continuing or potential agricultural use of the lot, and 

maximum protection for prime agricultural soils on the lot. 

 

J. Consistent with these objectives, and unless deemed clearly infeasible or otherwise 

undesirable by the Township, the additional dwelling unit should be located adjacent to 

any existing dwellings. 

 

K. The landowner shall demonstrate that the proposal is consistent with the applicable terms 

of the Pennsylvania Farmland and Forest Land Amusement Act of 1974, 72 P.S. §5490.1 

et seq., or the Act of January 13, 1966, P.L. (1965) 1292, §1 et seq., 16 P.S. §11941 et 

seq., the Township Agricultural Security Area, or any other program, covenant, or 

restriction affecting the property. 

 

L. Upon creation of a lot under terms of this Section, a note shall be placed on the final plan 

for recording, indicating the maximum amount of acreage and number of lots eligible to 

be created in the future under the terms of this Section. 

 

§27-1706.      Agricultural Nuisance Disclaimer. 

 

Lands within the A - Agricultural District are intended principally for use in commercial 

agricultural production, including the keeping or raising of livestock or poultry. Owners, 

residents, and other users of a lot may be subjected to inconvenience, discomfort, and the 

possibility of injury to a lot and health arising from normal and accepted agricultural practices 

and operations including, but not limited to, noise, odor, dust, the operation of machinery of any 

kind, the storage and disposal of manure, the application of fertilizers, herbicides, and pesticides. 

Owners, residents, and users of a lot should be prepared to accept these conditions and are 

hereby put on official notice that §4 of the Pennsylvania Act 133 of 1982, “the Right to Farm 

Law,” 3 P.S. §951 et seq., may bar them from obtaining a legal judgment against such normal 

agricultural operations.  
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Part 18 

RC – Resource Conservation District 

 

§27-1801. Statement of Intent. 

 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the RC – Resource Conservation District is 

established to help protect the Township’s areas characterized by the presence of sensitive 

natural features; support agriculture and forestry; and allow for rural-residential living 

opportunities.  This district includes much of the Township’s woodlands and steeply-sloped 

lands, as well as lands permanently protected by conservation easement.  The regulations set 

forth herein are intended to achieve the following specific purposes: 

 

A. To minimize incompatible land uses and manage their potential impacts on the district’s 

steeply-sloped and forested lands, and high groundwater recharge areas of the Brandywine 

watershed. 

B. To provide areas for low-density, rural residential living opportunities without the need for 

supporting public water or sewer services. 

C. To ensure new development is designed to be optimally consistent with the sloped and 

wooded features of the Welsh Mountain and Barren Hills sectors of the Township. 

D. To support Honey Brook Township’s land preservation policies contained within its 

adopted Land Preservation Plan. 

E. To enable potential residential development to be transferred to other, more appropriate 

locations within the Township and Honey Brook Borough through the use of this Chapter’s 

Transferable Development Rights provisions. 

 

§27-1802. Use Regulations. The following uses are permitted within the RC District when 

in compliance with the provisions of this district, the applicable provisions of Part 9, General 

Regulations, the applicable provisions of Part 10, Supplemental Use Regulations, and any other 

applicable provisions of this Chapter. 

 

A. Uses Permitted by Right. A building or other structure may be erected, altered, or used, 

and a lot may be used or occupied, for any one of the following principal uses, together 

with the permitted accessory uses, by right in accordance with the terms of this Chapter: 

1. Agricultural uses. 

2. Forestry/timber harvesting. 

3. Rural occupation on lots greater than ten (10) acres.  

4. Woodland or game preserve, wildlife sanctuary, or other conservation purpose. 

5. Single-family detached dwelling. 

6. Accessory dwelling unit. 

7. No-impact home occupation. 

8. Kennel, boarding kennel, or animal shelter. 

9. Municipal use. 

10. Non-tower wireless communication facility. 

11. The severance of Transferable Development Rights (TDRs) per the requirements 
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of Part 7 of this Chapter. 

12. Bed and breakfast establishment. 

13. Equestrian center. 

14. Cemetery, less than five acres in size. 

15. Elder Cottage Housing Opportunity (ECHO) dwelling. 

 

B. Uses Permitted by Special Exception. The following uses shall be permitted when 

approved as a special exception by the Zoning Hearing Board in conformance with Part 

14 and any other applicable provisions of this Chapter: 

1. Limited-impact home occupation. 

2. Cemetery, five acres in size or larger. 

3. Church or similar place of worship. 

4. Camping ground or camping park. 

5. Public utility building or facility. 

6. Tower-based Wireless communication facility 

 

C. Uses Permitted as Conditional Uses. The following uses shall be permitted when 

approved as a conditional use by the Board of Supervisors in accordance with Part 13 and 

any other applicable provisions of this Chapter: 

1. Quarry. 

2. Single-family residential subdivisions filed pursuant to Part 20, Open Space 

Design Option, of this Chapter. 

 

D. Accessory uses. The following accessory uses shall be permitted, provided that they shall 

be incidental to any of the foregoing permitted uses and where in compliance with all 

applicable provisions of this Chapter: 

1. Manure storage facility. 

2. Display and sale of produce or nursery products. 

3. Private garage or private parking area. 

4. Agricultural and non-agricultural accessory buildings. 

5. Non-commercial swimming pool/hot tub and tennis courts. 

6. Non-commercial antenna and towers. 

7. Renewable energy systems. 

8. Garage/yard and private vehicle sales. 

9. Keeping of animals. 

10. Temporary structure, building, or use. 

11. Other customary accessory structures and uses. 

 

§27-1803. Area and Bulk Regulations. 

 

A. Single-Family Detached Dwellings. 

1. Minimum gross lot area:   5 acres. 

2. Minimum net lot area:    60,000 square feet. 

3. Minimum front yard:    60 feet. 

4. Minimum side yard:    30 feet. 

5. Minimum rear yard:    60 feet. 
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6. Maximum impervious surface ratio:  8% of the lot area. 

7. Minimum lot width at street line:  50 feet. 

8. Where a lot of record is determined to be lawful nonconforming as to minimum 

lot area as of April 9, 2008, such lot shall be permitted to undergo minor plan 

review procedures, including lot line adjustments and other transfers of acreage, 

provided such procedures shall not reduce the gross lot area to less than 60,000 

square feet in area.  

9. Any lot of record determined to be lawful nonconforming as to minimum lot area 

as of April 9, 2008, shall comply with the minimum yard and lot width 

requirements as given above, except that such lots shall be permitted a maximum 

impervious surface ratio of fifteen (15) percent of the lot area.  

 

B. Single-family detached dwellings utilizing the Open Space Design Option shall be 

governed by regulations in Part 20. 

 

C. Other Uses Permitted in §27-1802 and Not Otherwise Regulated by this Chapter: 

 

1. Minimum net lot area:    2 acres. 

2. Minimum lot width:    200 feet at the building 

        setback line. 

3.  Minimum front yard:    60 feet. 

4. Minimum side yards:    60 feet each. 

5. Minimum rear yard:    75 feet. 

6. Maximum impervious surface ratio:  20% of gross lot area. 

7. Minimum lot width at street line:  50 feet. 

 

D. Maximum Height of Buildings and Structures: 

1. Single-family detached dwellings, other permitted uses: 35 ft. 

2. General farm buildings and silos:    80 feet. 

 

§27-1804.      Design Standards. 

 

A. The following design standards shall govern all uses, as applicable, in this zoning 

district: 

1. Lighting, screening and buffering, and outdoor storage shall be in 

accordance with Part 9, “General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance 

with Part 9, “General Regulations.  

 

§27-1805. Forestry Activities and Future Subdivision or Land Developments. 

 

If a lot within the RC-Resource Conservation District undergoes a timber harvesting operation 

that removes all the trees prior to submittal or approval of a subdivision or land development 

application involving the harvested area, such lot shall not be approved for subdivision or land 

development for a period of three (3) years. 
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Part 19 

BI – Business Industrial District 

____________________________________________________________________________ 

 

§27-1901.  Purpose. 
 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan, and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the BI- Business Industrial District is 

established to meet the business and industrial land use needs of Honey Brook Township and 

Honey Brook Borough. The BI District has been established in Honey Brook Township where 

convenient access to both highways and public services (sewer and water) exist, and where 

residential uses exist or are planned at a very low density. The BI District is intended to provide for 

a wide range of employment related uses which, in some cases, may exhibit characteristics such as 

excessive noise, dust, odor, or glare, that are incompatible with residential uses.  The regulations set 

forth herein are intended to achieve the following specific purposes:   

 

A. To provide for industrial and larger-scale business, service, and automobile-oriented uses 

that generate employment, and which may not be compatible with the Borough’s Town 

Center District or the Township’s Mixed Use Residential or Mixed Use Commercial 

Districts.   

 

B. To provide for a variety of uses which will be an asset to the Honey Brook Borough and 

Honey Brook Township, from the standpoint of local service, and in the Township, in 

terms of diversification of the local tax base and manufacture of added-value products 

from nearby farms. 

  

C. To provide appropriate safe-guards to protect the public health and safety through the 

control of noise, vibrations, dust, and particulate emissions, sulfur oxides, smoke, odor, 

toxic matter, detonable materials, fire hazards, glare, heat, radioactive radiation, liquid or 

solid wastes, and electromagnetic radiation, and through access management and internal 

circulation standards. 

 

D. To provide opportunity and incentives for the receipt of Transferable Development 

Rights (TDR) within the Township through the use of this Chapter’s Transferable 

Development Rights provisions. 

 

§27-1902.  Use Regulations. The following uses are permitted within the BI District when in 

compliance with the provisions of this district, the applicable provisions of Part 9, General 

Regulations, the applicable provisions of Part 10, Supplemental Use Regulations, and any other 

applicable provisions of this Chapter. 

 

A. Uses permitted by right. 

 

A building or other structure may be erected, altered, or used, and a lot may be used or 

occupied, for any one of the following principal uses, together with the permitted 
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accessory uses, by right in accordance with the terms of the Ordinance: 

 

1. Industrial activities involving processing, production, repair, packaging, or testing 

of materials, goods, and/or products by industries primarily performing 

conversion, assembly, or nontoxic chemical operations. 

2. Wholesale distribution of commercial or industrial products, including lumber and 

coal yard, building material storage yard, contractor’s equipment and storage 

yard, and commercial warehouse, subject to the standards of Section 27-1062. 

3. Scientific or industrial research or engineering laboratory, product testing facility, 

and/or design center. 

4. Business, professional or government office building, but excluding medical or 

dental offices. 

5. Mini-warehouse (self-storage units). 

6.  Automobile/truck sales, service, and repair. 

7. Mobile and modular home sales, service, and/or repair facility. 

8. Restaurant, including take-out and outdoor cafe. 

9. Studio for performing or visual arts. 

10. Municipal use. 

11. Recreational use, indoor. 

12. Winery, distillery, or brewery. 

13. Emergency services station. 

14. Bus station. 

15. Retail and wholesale plant nursery. 

16. Solid waste transfer facility. 

17. Recycling center. 

18. Trade school. 

19. Public utility building or facilities. 

20. Hotel, motel, or inn. 

21. Non-tower wireless communication facility. 

22. Medical marijuana grower/processor. 

23. Kennel, boarding kennel, or animal shelter. 

24. Agricultural uses. 

25. Forestry/timber harvesting. 

26. Auto service station. 

27. Fuel dispensing station. 

28. Day care facility for children or adults. 

29. Bus storage area. 

30. Trucking or freight terminal. 

31. Car or truck wash. 

32. Food stands and fast food restaurant with drive-through service. 

33. Electric substation. 

34. Commercial use of water resources. 

35. Wholesale agricultural produce sale, stockyard, or buying station. 

36. Church or similar place of worship. 

37. Dead animal composting facility. 

38. Concentrated animal feeding operation (CAFO). 
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39. Methane generator as a principal use. 

40. Solar energy system as a principal use. 

41. Tower-based wireless communication facility. 

42. Retail stores, including grocery and convenience stores, involving the sale of 

goods or services to the general public, excluding drive-up or drive-thru services, 

automobile service stations, or fuel-dispensing facilities. 

    

B. Uses permitted by special exception. 

   

Within the BI – Business Industrial District the following uses may be permitted by the 

Zoning Hearing Board as a Special Exception in accordance with the provisions set forth 

in Part 14 and any other applicable provisions of this Chapter: 

 

1. Outdoor farmers market. 

2. Laundry, dry cleaning or dyeing plant. 

3. Commercial flea market, antique auction and market. 

4. Treatment center. 

 

C. Uses permitted as conditional use. 

  

Within the BI – Business Industrial District any one of the following uses shall be 

permitted when approved as a Conditional Use by the Board of Supervisors in 

accordance with Part 13 and any other applicable provisions of this Chapter:  

 

1.  Airport, helipad or heliport. 

2.  Quarrying. 

3.  Junkyard. 

4.  Municipal landfill. 

5.  Adult Commercial Use. 

6.  Any other use not elsewhere provided for in this Ordinance, or in the zoning 

ordinance of the Borough of Honey Brook, and which use is not explicitly 

excluded from this District, which: 1) is, in the judgment of the Board of 

Supervisors, of the same general character as the uses permitted herein; or 2) 

required by law to be permitted in a municipality.   

 

D. Accessory Uses. 

 

 The following accessory uses shall be permitted, provided that they shall be incidental to 

any of the foregoing permitted uses and where in compliance with all applicable provisions 

of this Chapter: 

1. Manure storage facility. 

2. Display and sale of produce or nursery products. 

3. Private garage or private parking area. 

4. Agricultural and non-agricultural accessory buildings. 

5. Non-commercial swimming pool/hot tub and tennis courts. 

6. Non-commercial antennas and towers. 
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7. Renewable energy systems. 

8. Garage/yard and private vehicle sales. 

9. Keeping of animals. 

10. Temporary structure, building, or use. 

11. Other customary accessory structures and uses. 

 

§27-1903. Area and Bulk Regulations. 

 

A. Area and Bulk Regulations for any single principal use. 

 

 1. Minimum net lot area for agricultural uses,   10 acres   

  and forestry/timber harvesting 

2. Minimum net lot area for all other uses  2 acres 

 3. Minimum lot width 

   All uses at street line:    50 feet 

   All uses at building line:   150 feet 

 4. Minimum front, side, and rear yards, all uses  50 feet. 

 5. Maximum impervious lot coverage 

   Without TDRs     65 percent 

   With TDRs     80 percent 

6. Maximum building height 

 Without TDRs 35 feet 

 With TDRs 50 feet 

 

B. Modification of Standards through Receipt of TDRs 

Maximum impervious cover or maximum height may be increased as provided in 

subsection A above, through receipt of TDRs.  In addition, for any development where at 

least five (5) TDRs are received, any applicable area and bulk requirement other than 

maximum impervious coverage or maximum height may be modified, subject to 

Conditional Use approval as provided in Part 13.  Such modifications shall be limited to 

no more than twenty-five (25) percent of the otherwise applicable standard.   

 

§27-1904. Design Standards. 

 

A. The following design standards shall govern all uses, as applicable, in this zoning 

district: 

1. Lighting, screening and buffering, and outdoor storage shall be in accordance 

with Part 9, “General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance with 

Part 9, “General Regulations. 
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B. Noise.  

1. All operations, with the exception of those exempted in subsection B.2 below, 

shall be further limited by the standards listed in the table below, which describes 

the maximum sound pressure level permitted from any source and measured in 

any abutting zoning district. 

 

 
Frequency Band 

(Cycles/Second) 

Maximum Permitted Sound Pressure Level 

(Decibels) 

 0 to 150 67 

 150 to 300 59 

 300 to 600 52 

 600 to 1200 46 

 1200 to 2400 40 

 2400 to 4800 34 

 Above 4800 32 

  

2. The following sources of noise are exempt from the standards listed in the table in 

subsection B.1 above: 

a. Transportation vehicles not used in the ordinary cause of business and not 

under the control of the owner, tenant, or lessor. 

b. Occasionally used safety signals, warning devices, and emergency 

pressure relief valves. 

c. Temporary construction activity between the hours of 7:00 a.m. and 7:00 

p.m. 
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Part 20 

OPEN SPACE DESIGN OPTION 

________________________________________________________________________ 

 

§27-2001.  PURPOSE 

 

A. In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the Open Space Design Option (OSDO) 

is established to provide landowners and developers with an alternative form of 

residential subdivision.  Landowners and developers have increased design flexibility in 

return for greater open space set-asides by utilizing this option.  The regulations set forth 

herein are intended to achieve the following specific purposes: 

1. To conserve open land, including those areas containing unique and sensitive 

natural resources such as woodlands, steep slopes, streams, floodplains, and 

wetlands. 

2. To provide greater design flexibility and efficiency in the siting of buildings and 

infrastructure, including the opportunity to reduce length of roads, utilities, and 

the amount of paving and impervious surface required for residential 

development. 

3. To reduce erosion and sedimentation through the retention of existing vegetation, 

the minimization of development on steep slopes, and the reduction of earth 

disturbance. 

4. To implement the policies of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan to protect environmentally sensitive areas, 

address recreation and open space needs, and to preserve the Township’s scenic 

and rural character. 

5. To promote rural residential living opportunities with direct visual access to open 

land, with amenities in the form of common open space and recreational trails. 

6. To provide options for landowners to minimize impacts on sensitive 

environmental resources, reduce disturbance of natural and cultural features, and 

conserve scenic views. 

7. To provide flexible standards for addressing varying circumstances and interests 

of individual landowners and the unique characteristics of their properties. 

 

§27-2002.  GENERAL REGULATIONS 
 

A. Minimum Area of Parent Tract.  A tract of land using the Open Space Design Option 

shall be of sufficient area to permit the development of not less than three (3) dwelling 

units under applicable density calculation. 

  

B.        Permitted Uses. 

 

Except as limited pursuant to Section 2002.A above, use of the Open Space Design 
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Option may include any principal and accessory residential use(s) permitted in the base 

zoning district and any open space use(s) pursuant to Section 2005.A.2 hereinafter set 

forth, subject to all applicable regulation herein. 

 

C. Applicable Approval Process. 

1.   Use of the Open Space Design Option shall be limited to the RC and NR Districts, 

and when approved by the Board of Supervisors as a conditional use in 

accordance with the provisions of Part 13. 

2. Sketch Plan Submission.  Any applicant for use of the Open Space Design Option 

is strongly encouraged to submit a Sketch Plan to the Honey Brook Township 

Planning Commission in accord with the Sketch Plan submission provisions of 

the Honey Brook Township Subdivision and Land Development Ordinance 

[Chapter 22].  In addition to the purposes of a sketch plan defined in Chapter 22,  

the purpose of the Sketch Plan submission is to discuss community development 

and open space resource conservation objectives with the Planning Commission 

prior to formal conditional use or subdivision or land development application.  

The Sketch Plan shall consist of those maps and materials listed in the Township 

Subdivision and Land Development Ordinance.  Upon written request from the 

applicant and if the Board of Supervisors and Planning Commission have 

previously reviewed a Sketch Plan and site analysis of the proposed development, 

the Board of Supervisors may elect to consider the preliminary subdivision plans 

concurrently with the Conditional Use approval where applicable. 

 

D. Water Supply. 

 

All uses shall be served by individual water supply systems located on the same lot as the 

use being served and adequate to supply the intended use.  As part of a conditional use 

application, the use of the development’s open space for water supply wells may be 

requested subject to the provisions of Section 2005.A.2.f.  

 

E. Sewage Disposal. 

 

All uses shall be served by individual on-lot sewage disposal systems with both the primary 

system and a suitable replacement system location available on the same lot as the use being 

served.  Submission of appropriate soil test results shall be required in order to demonstrate 

suitability of both primary and potential back-up system locations.  As part of a conditional 

use application, the use of the development’s open space for the back-up drainfield location 

may be requested subject to the provisions of Section 2005.A.2.f.  The back-up drainfield 

location shall be bound by an easement, approved by the Township, and recorded at the time 

of subdivision, which precludes any other use of this area and favors the Township for 

purposes of inspection.  

.  

F. Single Plan. 

 

The tract, or tracts in the case of contiguous or non-contiguous parcels, of land to be 
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developed shall be in one ownership or, if in multiple ownership, shall be developed 

according to a single plan with common authority and responsibility. 

 

§27-2003.  DENSITY, AREA & BULK REGULATIONS. 

 

A. Permitted Density Calculation. 

 

1. The maximum permissible number of lots or dwelling units on any tract in the 

RC - Resource Conservation District utilizing the Open Space Design Option 

shall be calculated by multiplying the net lot area of the tract by 0.40.  The 

product of any such calculation may be rounded to the nearest whole number: 

2. The maximum permissible number of lots or dwelling units on any tract or parcel 

in the NR-Neighborhood Residential District utilizing the Open Space Design 

Option shall be calculated by multiplying the net lot area of such tract by 3.0.  The 

product of any such calculation may be rounded to the nearest whole number. 

 

 Note: Applicant is advised that the maximum number of units calculated under the 

provisions herein may not always be achievable while meeting requirements for minimum 

restricted open space and all other standards, criteria, and regulations herein.   

 

B. Minimum Restricted Open Space.   

1. A minimum of sixty-five (65) percent of the gross lot area of the tract shall be in 

restricted open space for developments utilizing the Open Space Design Option 

within the RC District. 

2. A minimum of fifty (50) percent of the gross lot area of the tract shall be in 

restricted open space for developments utilizing the Open Space Design Option 

within the NR District. 

 

C. Density and Open Space Determinations for Split-zoned Properties. 

 

1. Density Calculations.  Where a single contiguous tract of land falls into more than 

one zoning district, the gross density of development permitted shall be calculated 

separately based on permitted residential use in each zoning district. Where the 

applicant demonstrates to the satisfaction of the Board of Supervisors that a 

development more fully in compliance with the objectives of this Article shall 

result, the gross density of development on the entire tract may be calculated as 

the sum of the density calculations made for each district separately.  In such 

cases, ultimate placement of dwelling units may reflect a uniform plan for the 

entire tract without regard to zoning district boundaries within the tract. 

2. Open Space Calculations. Where a contiguous tract of land falls into more than 

one zoning district, the open space requirement for the entire tract shall be 

calculated as the sum of that required in each district separately, without regard to 

ultimate geographic location of open space parcels relative to each zoning district. 
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D. Residential Area and Bulk Regulations for OSDO developments. 

 

1. Minimum individual net lot area: 

a. RC District:     40,000 square feet. 

b. NR District: 

i. Single-family     7,500 square feet 

ii. Two-family     6,000 sq.ft. per dwelling unit 

2. Minimum lot width: 

a. RC District:     120 feet. 

b. NR District: 

i. Single-family   65 feet at building setback line 

ii. Two-family   45 feet at building setback line 

3. Minimum tract perimeter yard: Any yard abutting the pre-existing perimeter of the 

tract shall comply with the conventional setbacks set forth in the base zoning 

district, notwithstanding the provisions set forth below.  

4. Minimum front yard: 

a. RC District:    40 feet 

b. NR District:    25 feet  

5. Minimum rear yard: 

 a. RC District:     40 feet 

 b. NR District:    35 feet 

6. Minimum side yard: 

 a. RC District:    20 feet 

 b. NR District:    10 feet   

7. Additional building setbacks.  In addition to individual yard setbacks, all new 

residential structures in an Open Space Design Option (OSDO) development shall 

meet the following standards unless modified subject to approval as a conditional 

use: 

a. From crop or pasture land:  one hundred (100) feet. 

b. From buildings or barnyards housing livestock:  three hundred (300) feet. 

c. From active recreation areas such as courts, playing fields, or golf fairways, 

greens or driving ranges: one hundred fifty (150) feet. 

8. Coverage regulations: 

a. Maximum lot coverage: 

i. RC District:    25 percent 

ii. NR District: 

 (a) Single-family  45 percent 

 (b) Two-family  50 percent    

9. Maximum building height:    35 feet. 

 

§27-2004.  CONSERVATION & DEVELOPMENT DESIGN STANDARDS 

  

A. General Development Standards.  All applicable standards provided in Part 9 of this 

 Chapter shall apply to any development utilizing the Open Space Design Option. 
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B.  Required Design Process. 

 

 Use of the Open Space Design Option shall follow a four-step design process as 

described below. Applicants are required to document the design process for the sketch 

plan and conditional use applications, and in sufficient detail to demonstrate compliance 

with the following procedure.  This procedure is established to guide the design process 

and is not intended to further constrain density calculations, open space requirements, or 

area and bulk regulations. 

 

1. Step 1:  Delineation of Open Space Lands and Development Areas 

 Open space lands and development areas shall be delineated according to the 

following procedure:    

a. All lands excluded or partially excluded from determination of the net lot 

area of the tract shall be delineated. 

b. A preliminary open space network shall be delineated to include lands 

identified pursuant to subsection B.1.a above to the greatest extent 

practicable and consistent with the resource protection standards set forth 

in Part 8.  At a minimum, the preliminary open space network shall further 

include additional lands necessary to meet the minimum restricted open 

space requirement as calculated in accordance with Section 2003.B.  This 

additional open space component shall be delineated so as to affect 

maximum consistency with the open space design standards set forth 

herein. 

c. Potential development areas shall constitute the residual areas of the 

tract(s) once the preliminary open space network has been delineated. 

 

2. Step 2:  Location of House Sites 

Proposed house sites shall be located within the potential development areas and 

shall be designed to: 

a. Fit the tract's natural topography, minimizing need for changes in 

topography or disturbance to existing vegetation; 

b. Be located no less than fifty (50) feet from any area within the preliminary 

open space network delineated in Step 1 above; 

c. Provide views of and access to adjoining open space areas (without 

encroaching upon them in a manner visually intrusive to users of such 

areas); 

d. Minimize visibility from exterior roads and other properties; and 

e. Be able to be served by adequate water and sewage facilities. 

 

3. Step 3:  Alignment of Streets and Trails 

a. Once proposed house site locations are identified, the applicant shall 

delineate a system for vehicular access to each house in a manner 

conforming to the tract's natural topography and providing for a safe and 

efficient pattern of circulation and ingress and egress to and from the tract. 

b. Houselots shall generally be accessed from interior streets, rather than 
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from external roads bordering the tract. 

c. The locations of streets and driveways shall minimize intrusion into and 

adverse impacts to the open space network.  Interconnection between 

separate development areas as well as existing or potential development 

areas on adjoining tracts shall be encouraged. 

d. A tentative network of trails shall also be delineated, connecting streets 

and development areas with various natural and cultural features within 

the open space network.  Potential trail connections to adjacent parcels 

shall also be shown in areas where a Township trail network is envisioned.  

 

4. Step 4:  Design of Lot Lines 

Lot lines for the subdivision should be drawn as the last step in the design 

procedure. They should follow the configuration of house sites and streets in a 

logical and flexible manner, should be consistent with the applicable dimensional 

standards of Section 2003.D, as applicable, and should provide for logical 

management of open space areas consistent with the provisions of this Section. 

 

C. Special Provisions for Conservation of Historic Resources. 

 

1. Historic resources shall be preserved to the greatest degree practicable, through 

incorporation into development plans and design, including historic structures, 

ruins or sites, historic road or other transport traces, paths and trails, and any other 

historic landscape features. 

2. Density Bonus for Conservation of Historic Resources.  In addition to the 

maximum permissible number of lots or dwelling units otherwise permitted on 

any tract developed under the Open Space Design Option, the applicant may 

provide dwelling units and lots therefore through the renovation or adaptive reuse 

of structures included in the Historic Sites Survey of Honey Brook Township 

subject to compliance with the standards in Section 2004.C.3 below.  Except 

where physically infeasible due to existing locational and/or structural attributes, 

all such dwelling units must comply with applicable lot and yard area 

requirements for the base zoning district in which the structure is located. 

3. Standards for Historic Resources Utilized for Density Bonus. Where maintenance, 

renovation or reuse of any structure included in the Historic Sites Survey of Honey 

Brook Township is proposed in order to develop dwelling units in addition to the 

maximum otherwise permissible, the applicant shall comply with the following 

standards: 

a. Applicant shall demonstrate to the satisfaction of the Board of Supervisors 

that development plans involving historical structures shall adequately 

conserve the historical integrity of such structures, particularly in terms of 

how they are viewed from any adjacent public street or road; 

b. Authentic period materials and colors or appropriate modern replication 

shall be utilized on any portion of any historic structure or enlargement 

thereof visible from any existing or proposed public right-of-way; 

c. Applicant shall maintain sufficient landscaped or buffer area surrounding 
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historic structures to retain the integrity of the historical landscape setting.  

Applicant may demonstrate mitigation of impacts to historical landscape 

setting through introduction of vegetation or other screening in harmony 

with such landscape setting and through retention of view lines which 

visually link historic structures to their landscape setting; 

d. Facilities and equipment for heating/air conditioning, trash collection and 

compaction, and other structural elements not in keeping with historical 

architectural themes shall be concealed architecturally or otherwise 

screened from view; 

e. Where bonus density is provided, Applicant shall provide for long-term 

protection of affected historic structures through establishment of appropri-

ate deed restrictions, easement(s) or other agreement in a form acceptable to 

the Township. 

 

D. Open Space Resource Protection. The location of proposed open space shall take into 

consideration the resource protection, open space, and potential trail corridor 

recommendations of the Honey Brook Township and Borough Multi-Municipal 

Comprehensive Plan.  During the conditional use review process, the Board of 

Supervisors shall be satisfied that the applicant has incorporated the following resources 

into the open space to the fullest extent practicable: 

1. Stream channels, floodplains, wet soils, swales, springs and other lowland areas, 

including adjacent buffer areas required to ensure their protection. 

2. Significant natural areas of species listed as endangered, threatened, or of special 

concern, such as those listed in the Statewide Natural Diversity Inventory. 

3. Moderate to steep slopes, particularly those adjoining water courses and ponds, 

where disturbance and resulting soil erosion and sedimentation could be 

detrimental to water quality. 

4. Healthy woodlands, particularly those performing important ecological functions 

such as soil stabilization and protection of streams, wetlands and wildlife habitats. 

5. Areas where precipitation is most likely to recharge local groundwater resources 

because of topographic and soil conditions affording high rates of infiltration and 

percolation. 

6. Hedgerows, groups of trees, large individual trees of botanic significance, and 

other vegetation features representing the site's rural past. 

7. Class I, II and III agricultural soils as defined by the USDA Natural Resource 

Conservation Service. 

8. Historic structures and sites. 

9. Visually prominent topographic features such as knolls, hilltops and ridges, and 

scenic viewsheds as seen from public roads (particularly those with historic 

features). 

10. Existing trails connecting the tract to other locations in the Township. 

 

§27-2005.  OPEN SPACE DESIGNATION & MANAGEMENT STANDARDS 

 

A. Open Space Designation & Use. 

1. The location and layout of restricted open space shall be configured so as to serve 
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residents adequately and conveniently and to promote adherence to resource 

protection standards in Section 2004.D above, and shall further conform to the 

following conditions: 

a. A portion of the designated restricted open space equal in area to no less 

than twenty-five (25) percent of the gross lot area of the tract shall exclude 

areas comprised of designated flood hazard districts, wetlands, slopes in 

excess of twenty-five (25) percent, sewage treatment or disposal facilities or 

areas, stormwater management basins, areas devoted to golf or commercial 

recreation. 

b. No portion of the designated restricted open space shall be measured as 

contributing to the minimum required restricted open space area where it: 

i.  is within twenty-five (25) feet of any residential structure except 

historic structures; 

ii.  is occupied by any parking area or any non-residential structure 

except historic structures and structures devoted to permitted 

agricultural or non-commercial recreational use(s); 

iii.  extends less than seventy-five (75) feet in the narrowest dimension 

at any point; 

iv.  comprises stormwater management facilities, except that areas 

devoted to stormwater management facilities may be included 

within the minimum required restricted open space area where the 

Applicant can demonstrate to the satisfaction of the Township 

Engineer that such facilities are designed to: 

a) promote recharge of the groundwater system; 

b) be available and appropriate for active or passive 

recreational use or scenic enjoyment; and 

c) otherwise conform to the purposes, standard, and criteria for 

open space set forth in this Article. 

For example, a long low berm graded to reflect natural contour 

could be designed to: 1) blend into the scenic landscape; 2) permit 

passive recreational use over the top of it; while 3) providing a 

relatively large linear area for seepage of stormwater into the 

groundwater system. 

c. Open space shall be interconnected with open space areas on abutting 

parcels wherever possible to promote the establishment of an interconnected 

and continuous network of open space, and shall include, where 

appropriate, provisions for pedestrian pathways for general public use to 

create linked systems within the Township. 

 

2. Use of Open Space.  Areas designated for open space purposes, regardless of 

ownership, may be used for any of the following, subject to all applicable 

provisions of this Chapter: 

a. Conservation of open land in its natural state (e.g., woodland, fallow field, 

or managed meadow); 
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b. Agricultural and horticultural uses, including raising crops or livestock 

and wholesale nurseries, but not including Combined Area Feedlot 

Operations, dead animal composing facilities, or wholesale farm produce 

auctions, stockyards, or buying stations.   

c. Forestry/timber harvesting. 

d. Public, common, or private green, park or outdoor recreation area.  

Commercial recreational use(s) may be permitted where approved as a 

conditional use where the Board of Supervisors is satisfied that such use(s) 

are consistent with the purposes of this Section. 

 e. Golf courses. 

f. Individual water supply facilities and individual sewage disposal systems to 

the extent that it is not practicable to locate such facilities on individual lots.  

The placement of individual water and individual sewer facilities in open 

space areas shall be subject to all applicable regulations and shall be 

permitted only where the Board of Supervisors is satisfied that adequate 

provision(s) for the long-term management and maintenance of such 

facilities are guaranteed and that the placement of such systems in open 

space areas does not significantly compromise compliance with all other 

applicable standards for the designation, use and management of open 

space; 

g. Stormwater management facilities, subject to the provisions of 

measurement of minimum required open space stipulated in Section 

2005.A.1.b.iv. above; 

h. Where water, sewer, or stormwater management facilities are located within 

restricted open space, easements satisfactory to the Board of Supervisors 

shall be established to require and enable the maintenance of such facilities 

by the appropriate parties. 

i. Easements for drainage, access, utilities, sewer or water lines, or other 

public uses.  Above ground utility and rights-of-way may traverse open 

space and conservation areas, but shall not count towards the minimum 

required open space. 

j. Structures principally used for any of the above permitted open space uses, 

subject to compliance with any applicable limitations on measurement of 

minimum restricted open space.  The size of any structure proposed for 

open space as permitted by this subsection is subject to review and approval 

of the Board of Supervisors as part of any Conditional Use approval, and 

shall not result in removal of, or impacts to, any natural or cultural resources 

which have been specifically protected through the restricted open space 

design. 

k. The use of restricted open space for recreational use of All-Terrain Vehicles 

(ATVs), four-wheel drive vehicles, and motorcycles, and for rifle ranges is 

specifically prohibited. 

l. As a condition of approval, the Township may require that open space areas 

be provided with sufficient perimeter parking, and with safe and convenient 
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access by adjoining street frontage or other rights-of-way or easements 

capable of accommodating pedestrian, bicycle, and maintenance and vehicle 

traffic, and containing appropriate access improvements. 

m. Open space shall be suitably landscaped either by retaining existing 

natural cover and wooded areas and/or according to a landscaping plan to 

protect open space resources. 

 

B. Standards for Ownership of Restricted Open Space. 

 

 Except to provide for permitted open space uses, required open space shall be restricted 

from further subdivision or development by conservation easement, created in a form 

acceptable to the Township, co-held by at least two separate parties (e.g., the Township, 

Chester County, or a conservation organization), and duly recorded in the office of the 

Recorder of Deeds of Chester County. Subject to such permanent easement and the 

approval of the Board of Supervisors, restricted open space land in any open space 

development may be owned by a homeowners' association, the Township, a land trust or 

other conservation organization recognized by the Township, or by a similar entity, or may 

remain in private ownership.   

1. Offer of Dedication. 

 The Township may, but shall not be required, to accept dedication in the form of 

fee simple ownership of restricted open space land. Where the Township accepts 

dedication of restricted open space land that contains improvements, the Board of 

Supervisors may require the posting of financial security to ensure structural 

integrity of said improvements as well as the functioning of said improvements for 

a term not to exceed eighteen (18) months from the date of acceptance of 

dedication.  The amount of financial security shall not exceed fifteen (15) percent of 

the actual cost of installation of said improvements. 

2. Homeowners' Association. 

 The restricted open space land and associated facilities may be held in common 

ownership by a Homeowners' Association.  The Association shall be formed and 

operated under the following provisions: 

a. The developer shall provide a description of the Association including its 

bylaws and proposed means of maintaining the open space.  The developer 

shall further provide satisfactory proof of adoption of the Association 

bylaws and copy of all declaration(s) of covenants, easements, restrictions 

or similar document(s) regulating the use and maintenance of the property.  

b. The Association shall be organized by the developer and operated with 

financial subsidization by the developer, before the sale of any lots within 

the development; 

c. Membership in the Association is mandatory for all purchasers of homes 

therein and their successors.  The conditions and timing of transferring 

control of the Association from developer to homeowners shall be 

identified; 

d. The Association shall be responsible for maintenance and insurance on 

common open space land and any permitted improvements thereon, 

enforceable by liens placed by the Homeowners' Association.  The 
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Township has the right, but not the obligation, to enforce maintenance of 

common open space land, and may place liens to recover its costs.  Any 

governmental body with jurisdiction in the area where the development is 

located may place liens on the owners of the lots subject to membership in 

the Homeowners’ Association and/or the open space to collect unpaid taxes; 

e. The members of the Association shall share equitably the costs of 

maintaining and developing such common land.  Shares shall be defined 

within the Association declaration and bylaws.  Association dues shall be 

structured to provide for both annual operating costs and to cover projected 

long-range costs relating to the repair of any capital facilities (which shall 

be deposited in a sinking fund reserved for just such purposes); 

f. In the event of a proposed transfer, within the methods here permitted, of 

common open space land by the Homeowners' Association, or of the 

proposed assumption of maintenance of such land by the Township, notice 

of such action shall be given to all property owners within the development 

within fifteen (15) days of proposed transfer; 

g. The Association shall have or hire adequate staff to administer common 

facilities and properly and continually maintain the common open space 

land; 

h. The Homeowners' Association may lease open space lands to any other 

qualified person, or corporation, for operation and maintenance of such 

lands, but such a lease agreement shall provide: 

1) that the residents of the development shall at all times have access to 

the open space lands contained therein (except that access to land 

that is actively farmed shall be limited to times of the year when the 

fields are fallow); 

2) that the common open space land to be leased shall be maintained 

for the purposes set forth in this Ordinance; and 

3) that the operation of open space facilities may be for the benefit of 

the residents only, or may be open to the residents of the Township, 

at the election of the developer and/or Homeowners' Association, as 

the case may be. 

 i. The lease shall be subject to the approval of the Board of Supervisors and 

any transfer or assignment of the lease shall be further subject to the 

approval of the Board of Supervisors.  Lease agreements so entered upon 

shall be recorded with the Recorder of Deeds of Chester County within 

thirty (30) days of their execution and a copy of the recorded lease shall be 

filed with the Secretary of the Township; 

j. Homeowners' Association documentation demonstrating compliance with 

the provisions herein shall be filed with the Final Subdivision and Land 

Development Plans.  At the time of Preliminary Plan submission, Applicant 

shall provide draft Homeowners' Association documentation with sufficient 

detail to demonstrate feasible compliance with this Section. 

k. All applicable Homeowners’ Association documentation shall be reviewed 

and approved by the Township Solicitor and shall be recorded in the 

Office of the Chester County Recorder of Deeds at the time of recording 
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of Final Plans and prior to issuance of any building permit. 

l. Any costs accrued on the part of the Township in regard to the 

administration, review or approval of any required activities of the 

Homeowners’ Association shall be reimbursed by the Association within 

ten (10) days after written demand by the Township.  Upon failure of the 

Association to pay such costs by the time required, there shall be added 

thereto interest at the rate of fifteen (15) percent per annum as well as all 

costs incurred by the Township in collection thereof.  All such costs, 

including court costs and attorney's fees, shall constitute a municipal lien and 

be enforceable as such against the Association and shall apply, pro rata, 

against all lot owners who are members of the association, in addition to 

applying to any affected open space. 

3. Condominiums. 

The restricted open space land and associated facilities may be held in common 

through the use of condominium agreement(s), approved by the Board of 

Supervisors.  Such agreement shall be in conformance with the Uniform 

Condominium Act of 1980.  All common open space land shall be held as 

"common elements" or "limited common elements."  To the degree applicable, 

condominium agreement(s) shall comply with the provisions of Section 2005.B.2 

above, set forth for Homeowners' Associations.  Condominium agreement(s) shall 

be filed with the Final Subdivision and Land Development Plans.  At the time of 

Preliminary Plan submission,  

Applicant shall provide draft condominium agreement(s) with sufficient detail to 

demonstrate compliance with this Section. 

4. Dedication of Easements. 

 The Township may, but shall not be required to, accept easements for public use of 

any portion or portions of restricted open space land, title of which is to remain in 

common ownership by condominium or homeowners association, as applicable. 

5. Transfer of Easements to a Private or Public Conservation Organization 

 With the permission of the Township, an owner may transfer easements to a 

private, nonprofit, organization recognized by the Township, among whose purpose 

it is to conserve open space and/or natural resources, provided that: 

a. the organization is acceptable to the Board of Supervisors, and is a bona 

fide conservation organization with perpetual existence; 

b. the conveyance contains appropriate provision for proper reverter or 

retransfer subject to the approval of the Township in the event that the 

organization becomes unwilling or unable to continue carrying out its 

functions; and 

c. a maintenance agreement acceptable to the Board of Supervisors is entered 

into by the developer and the organization. 

6. Private Ownership of Restricted Open Space. 

a. Restricted open space may be retained in ownership by the Applicant or 

may be transferred to other private parties subject to compliance with all 

standards and criteria for restricted open space herein. 

b. All or portions of the designated restricted open space, where permitted by 

the Board of Supervisors, may be included within or divided among one or 



 
 

 

288 

 

more of the individual lots.  Where deemed appropriate, the Board of 

Supervisors may require that responsibility for maintenance of restricted 

open space be conferred upon and/or divided among the owners of one or 

more individual lots.  

 

C. Maintenance of Open Space and Common Facilities 

Unless otherwise agreed to by the Board of Supervisors, the cost and responsibility of 

maintaining common facilities and open space shall be borne by the property owner, 

condominium association, homeowners’ association, or conservation organization as 

outlined below. 
1. Required Open Space Management Plan. 

The applicant shall provide a plan for the long term management of the restricted 
open space which is to be created as part of the development, including maintenance 
and management of any wastewater disposal, water supply, stormwater management 
or any other common facilities which may be located within areas of restricted open 
space.   

a. Open Space Management Plan Information Such a plan shall include a 
 narrative discussion of the following items: 

i. The manner in which the restricted open space and any facilities 
included therein will be owned and by whom it will be managed and 
maintained; 

ii. The conservation, land management and agricultural techniques and 
practices which will be used to conserve and perpetually protect the 
restricted open space, including conservation plan(s) approved by the 
Chester County Conservation District where applicable; 

iii. The professional and personnel resources that will be necessary in 
order to maintain and manage the property; 

iv. The nature of public or private access that is planned for the 
restricted open space; and  

v. The source of money that will be available for such management, 
preservation and maintenance on a perpetual basis.   

b. At the time of Conditional Use application, the applicant shall provide a 
conceptual open space management plan (COSMP) with sufficient detail to 
demonstrate feasible compliance with the provisions required under this 
Section.  

c. At the time of Preliminary/Final Subdivision Plan application, the applicant 
shall provide the final draft open space management plan incorporating any 
comments or conditions applied to the COSMP.  The Board of Supervisors 
may require that the final open space management plan be recorded with the 
Final Subdivision and Land Development Plans, in the Office of the 
Recorder of Deeds of Chester County. 

d. The Board of Supervisors may require as a condition of subdivision and/or 
land development approval that appropriate management contracts be 
established as evidence of the ability to adhere to the provisions of the 
approved open space management plan.  

e. In order to allow for the changing needs inherent in the perpetual 
management of land, the open space management plan shall contain a 
provision to the effect that it may be changed by written application to the 
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Board of Supervisors.  Approval of such application by the Board shall not 
be unreasonably withheld or delayed, so long as: 
i. The proposed change is feasible, is consistent with the purposes of 

preservation of open space set forth in this Section and with the 
approved subdivision and land development plans; and 

ii. The plan for such change avoids a likelihood of the obligation for 
management and maintenance of the land falling upon the Township 
without the consent of the Board of Supervisors. 

2. Provisions for Maintenance of Restricted Open Space  
a. In the event that a homeowners’ association, condominium, any successor 

organization, or any owner of the open space shall, at any time after 
establishment of a development containing open space land, fail to maintain 
such land in reasonable order and condition in accordance with the 
development plan, the open space management plan and/or association or 
condominium documents as applicable, the Township may serve written 
notice upon the owner of record, setting forth the manner in which the owner 
of record has failed to maintain the open space land in reasonable order and 
condition. 

b. Failure on the part of a homeowners’ or condominium association to 
adequately maintain the open space land in reasonable order and condition 
shall constitute a violation of this Ordinance.  The Township is hereby 
authorized to give notice, by personal service or by United States mail, to the 
owner or occupant, as the case may be, of any violation, directing the owner 
to remedy the same within twenty (20) days. 

c. Upon default by any owner, homeowners’ association, conservation 
organization, or other entity responsible for maintenance of restricted open 
space and/or associated facilities, where such maintenance is required under 
the terms of the open space management plan, homeowners’ association or 
condominium documents, any subdivision and/or land development plan for 
the property, the zoning approval for the property, or under any applicable 
requirements of any Township ordinances, permits or approvals, or where 
such maintenance is otherwise necessary to abate a nuisance, emergency, 
hazard or other condition threatening persons or property or the public 
health, safety or welfare, the Township may, but shall not be obligated, to 
take the following actions: 
i. Upon thirty (30) days advance written notice to the person, 

association or entity responsible for such maintenance (or any such 
lessor period as may be specified in the notice in instances of 
emergency) and the failure of the responsible individual, entity or 
association within such thirty (30) day period (or such lessor period 
in the event of an emergency) to perform the necessary maintenance 
and otherwise remedy the condition set forth in the Township's 
notice, to enter upon the open space,  accessing the same through any 
other lands of such entity, association or individual as may be 
necessary, to perform such maintenance and take any other action 
necessary to correct the condition provided in the Township's notice.   

ii. Any and all costs incurred by the Township in connection with such 
notice and maintenance shall be paid by the responsible individual, 
entity or association within ten (10) days after written demand by the 
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Township.  Upon failure of the responsible entity, association or 
individual to pay such costs by the time required, there shall be 
added thereto interest at the rate of fifteen (15) percent per annum as 
well as all costs incurred by the Township in collection thereof.   
a) All such costs of maintenance, remediation, notices, and 

collection, including court costs and attorney's fees, shall 
constitute a municipal lien and be enforceable as such against 
the responsible entity, individual or association.  

b) Such lien shall extend to all property of such individual, 
entity or association within the development containing the 
affected open space.  

c) In the case of an association, such lien shall apply, pro rata, 

against all lot owners who are members of the association, in 

addition to applying to the affected open space. 

 

D. Open Space Performance Guarantees.  Where intended as common or public amenities, 

all landscape improvements, plantings, accessways, and recreational facilities within 

designated open space areas shall be provided by the developer.  A performance bond or 

other security acceptable to the Township shall be required to cover costs of installation 

of such improvements in the open space area.  The performance bond or other security 

shall be in the same form and adhere to the same conditions as otherwise required for 

proposed improvements by the Honey Brook Township Subdivision and Land 

Development Ordinance. 
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PART 21 

MHP – MOBILE HOME PARK OVERLAY DISTRICT 

______________________________________________________________________________ 

 

 

§27-2101. Purpose. 

 

In accordance with the planning goals of the Honey Brook Township and Borough Multi-

Municipal Comprehensive Plan and the purpose statements and community development 

objectives set forth in Article I of this Ordinance, the MHP – Mobile Home Park Overlay District 

is established to accommodate single-family detached dwellings in the form of mobile and 

manufactured homes within the Township where access to public facilities and services is 

available.  The regulations set forth herein are intended to achieve the following specific purposes: 

 

A. To provide primarily for single-family residential living opportunities where homes are 

located within a mobile home park, served by public water and sewer systems, and with 

convenient access to public roads; 

 

B. To implement the Mobile Home Park Overlay land use category of the 2015 Honey Brook 

Township and Borough Multi-Municipal Comprehensive Plan. 

 

C. To provide for mobile home park development in a manner consistent with the low- to 

medium-density residential character of the eastern end of the Township, utilizing public 

water and sewer, and providing recreational and other community services for the park’s 

residents. 

 

D. To guide development in a manner that preserves the character of the surrounding 

residential neighborhoods; and  

 

E. To permit complementary uses within a mobile home park development, including 

community laundry facilities, community playgrounds and recreational spaces, and 

common areas for visitor parking and screened outdoor storage.  

 

§27-2103. Use Regulations.  The following uses are permitted within the MHP District when 

in compliance with the provisions of this district, the underlying or base district, the applicable 

provisions of Part 9, General Regulations, the applicable provisions of Part 10, Supplemental Use 

Regulations, and any other applicable provisions of this Chapter. 

 

A. Uses permitted by right. 

 

1. Mobile home park providing for the use and occupancy of two or more mobile 

homes. 

2. Municipal use. 

 

B. Accessory uses. 
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1. Any accessory uses for a mobile home park including an office for the park 

manager, laundry, recreational facilities, outdoor storage area, visitor parking area, 

and retail sale of food and convenience items. 

 

§27-2104.  Site Requirements. 

 

A. No site shall be developed for use as a mobile home park which is not served by public 

sewer and by public water (or by a sewage plant approved by the Township Board of 

Supervisors and by the Pennsylvania Department of Environmental Protection).   

 

B. No site shall be approved for development as a mobile home park which is less than ten 

(10) acres in size. 

 

§27-2105. Area, Density, Width, Yard and Height Regulations for Mobile Homes and 

Accessory Structures within Mobile Home Parks. 

 

A. Minimum mobile home lot size per mobile home 

1. Single width mobile home          6,000 sq. ft. 

2. Double width mobile home          8,000 sq. ft. 

 

B. Maximum density of mobile homes           6 dwelling units per net acre 

(Dwelling Units) 

 

C. Minimum mobile home lot width       50 feet 

(Measured at the minimum building setback line) 

 

D. Minimum setback line for mobile homes from property line 

of mobile home park and street line boundary     50 feet 

 

E. Front yard – minimum        25 feet 

(Front streets internal to the mobile home park) 

 

F. Side yards 

1. Individual           5 feet 

2. Aggregate         30 feet 

 

G. Minimum distance between mobile homes      30 feet 

 

H. Minimum distance between mobile homes and service or 

accessory building or common parking facility     30 feet 

 

I. Maximum impervious coverage          40% 

 

J. Parking area setbacks.  Parking areas shall be set back from property lines according to the 

following: 

1. Front.  No closer than the ultimate right-of-way as specified in the Subdivision and 
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Land Development Ordinance [Chapter 22]. 

2. Side.          25 feet 

3. Rear.          50 feet 

 

K. Requirements for Common Open Space Areas 

1. Minimum amount of common open space: thirty (30) percent of the gross lot area 

of the tract containing the mobile home park, in addition to those areas designated 

to meet buffering requirements. 

2. Standards for the location, design, and function: Common open space areas shall 

be designed to: 

 a. Protect sensitive natural features on the site 

b. Be substantially free of structures, except those designed for recreational 

purposes. 

c. Provide appropriate active recreation facilities and opportunities for 

residents of the mobile home park, as approved by the Board of Supervisors.  

Such recreation areas and facilities shall: 

i. Comply with the requirements in Chapter 22, Subdivision and Land 

Development Ordinance Section 27-625, except for the calculation 

for land to be dedicated and the calculation for the total amount of 

fees in lieu of dedication. 

ii. Comprise an area not less than twenty-five (25) percent of the total 

common open space area provided within the mobile home park, 

unless the Board specifically approves a lesser amount of land in 

response to the applicant’s alternative plan for the common open 

space.  In evaluating any proposed reduction in the twenty-five (25) 

percent minimum area requirement, the Board shall weigh the 

degree to which it meets the active recreation needs of the proposed 

mobile home park’s intended residents and its consistency with the 

Township Comprehensive Plan. 

d. Be easily accessible to all lots within the mobile home park by means of 

sidewalk, path, trail, and/or bikeway, without the need for pedestrians to 

walk in the street, cartway, or cross private property to reach the recreation 

areas or facilities. 

 

§27-2106. Design Standards. 

 

B. The following design standards shall govern all uses, as applicable, in this zoning 

district, except as modified herein: 

1. Lighting, screening and buffering, and outdoor storage shall be in 

accordance with Part 9, “General Regulations.” 

2. Signage shall be in accordance with Part 9, “General Regulations.” 

3. Parking, loading, access, and interior circulation shall be in accordance 

with Part 9, “General Regulations.  

 

§27-2107. Additional Standards for Mobile Home Parks. 
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A. Not more than two access roads shall be constructed to serve as an entrance and exit to any 

single street located outside of the site. 

 

B. A community building shall be provided where thirty (30) or more lots or rental spaces are 

approved. The size, time of construction, facilities contained and operating policies shall 

be submitted for review by the Planning Commission and approval by the Board of 

Supervisors in conjunction with the land development plan review process.  

 

C. No more than five (5) adjacent mobile home lots or rental spaces shall be located so that 

they are parallel to each other. 

 

D. No accessory structure on a mobile home lot shall exceed eighty (80) square feet of 

building coverage, and no such structure, deck, or patio shall be located within five (5) feet 

of any side or rear property line or in any portion of the front yard. 

 

E. A fenced, paved area for temporary storage of accessory trailers, campers, boats and other 

recreational vehicles, and limited to the personal property of current park residents, may 

be provided as part of the park development.  This area shall be exclusive of any area used 

to satisfy the common open space area requirements of Subsection K. above.  No vehicles 

or material shall be stored in this area which constitutes Junk, as defined in Part 2 of this 

Chapter. Such area shall be adequately separated, and effectively screened, from 

surrounding park lots, unit rental spaces, public streets, and adjoining residential uses or 

residentially zoned property.   

 

F. Screening and buffering:  Any mobile home park tract that contains road frontage on any 

existing road in the Township shall provide visual screening and buffering measures along 

such frontage in accordance with the terms of §§27-907 and 908 of this Chapter. 

 

§27-2108. Nonresidential Use. 

 

No part of a mobile home park shall be used for nonresidential purposes, except for those permitted 

accessory uses of Section 27-2103.B.   

 


