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- THE EQUNTY OF CHESTER

i
COMMISSIONERS :  PLANNING COMMISSION |
Carol Aichcle ; Governsnent Services Center, Sr'mc 270
Terence Farrell o 601 Westtown Road y
Karhi Cozzone . , P.0.Box 2747 .
West Chester, PA 19380-0990
RONALD T BélLEY. AICP (610) 344-6285 Fax: (610) 344-6515
. August 18, 2008

Betty Randzin, Manager

‘Wallace Township

P.O.Box670

Glenmoore, PA 19343
Re:  Amendment to the meg Ordinance:
Planmed Country (;lub Commmuty

# 4421 - Wallace TDW'nShl";

The Chester County Plannmg womnusmon has reviewed a proposed amendment to the zoning ordinance as
submitted pursuant to the pravisions of the Permsylvania Mumicipalities Plarmmg Code’ (MPC), Section
609(c). We received this referral for review on July 21, 2008, and we have also received commments from
Township residents.
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DESCRIPTION OF TH&: IDMENT: ‘ ' |
The amendment inc]udés the following six Sections: .

A. Section 1 of t]1c 'ammcment defines “Alley.” ' I

;

B. Sections 2 and 3 of| the amendment add “Planned Counfry Club Commn * (BPCCC) as a
conditional use n the FRR Flexible Rural Residential District and in the I Ind Dlstnct

C. Section 4 adds A mew| Sccuon 1323 Conditional Use “Planned Country Club Cormmty ” which
contains general rcgulanons definitions that specifically apply to the Planned Country Club
Commmmity hmd use, and lists of permitted PCCC-related uses in the FRE Flexible Rural
Rcmdcntlal D131nct and in the I Industrial District (by conditional use). Development standards are

included, which h provide for density, bulk and lot standards, greenway lands, mifiimum tract size,

parking, si and other standards. Specific regulations relate to go]_t'courses -
) D. Section 5 of thc‘amm ent contains the severability provisions. |
E. Section 6 states; the e zctive date of the amendment. '
CONSIDERATIONS: :
1. The amendmeqt proyides for the establishment of a residential and recreatignal facility with

characteristics tbat could potentially draw interest from a wide geographic area tf:at may extend to
adjacent ]ZI]]J]].[CIpa]l‘D cs, and counties and beyond. Such facilities are somnum.t;s referred to as
“destination resorts,” which have common characteristics that typicalty inclade:
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s A _vm-icgy of ‘resu'IEDCt: types, such as facilities for long~tenn oc.cupancy or tra:mcnt use, :md i
guest houses (as mrhcatad in Sectmn 1323 B of the amcndment) '
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Qutles such as country clubs, smnumng pools, resimn-ants spas, golf?
If clubs, and recreation-related retail uses (also a,s mdmaveé in Section '
. of the B.menr]mcnt) ‘

ixtensive ¢ es f0 a site’s physical enviropment (ie., gradmg, wood‘land remcval
. construgtion of ‘stormwater management facilitics, ‘ete) to fa,cﬂm.tc the PCCC’s
mcrean_gnal eln'neng ts, such as the go]f course and park:mg lots for patmns !
. 3 B |
o 2. Desmlanon rcsorts ag ah land use, do not appear to be considered by the 1986 V\fa]lace Township '
Comprehznsm: Plan, whmh appears to designate the majority of the FRK Flexible Rural’
Residential District and the I Industria]l District as within the “Agncultmal/Rmal Residential” and |
“Open Space/Conscrv mon” category, The FRR. Flex:lble Rural Residential D1stnct in the Township |
. Zoning Qrdmagc_e smtcs that this District is mtended to accommodatc a vmety of housing '
opporhmities andpro fect the Township’s sensitive environmental resources (Section 400. A), but’
ﬂns D1sl11ct’ “Prrp e’; statement does not reflect the non-res*xdenta] and commercml elements of
i ; E - E : |
3. The Chcstcr Cmmty Plannmg Commission does not endorse this amendirnmt as it is currently
Wntten, becausc of th: fo]lcrwmg' ;
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. 'I'he land uses permitted in the amendment do mot appear to e ‘cobsistent with the

Townsh:p ] 1md use policies as expressed in the 1986 Wallace Townslnp CDmprehCﬂSlve

Plan. ;_ i E |

o . & i L H f
. Thc amendnmt is very broadly-written. In the absence of qlcarly ed locational
st*andargs the permitted land uses that are allowed in the amendmient could oceur
t}n'ougb_out a ]arge portion of the Township, in areas that would be mconsmtcnt with the
1996 Chmter Cmmty Comprehenswe Plan, Landscapes _ ‘

{ ko |
. Thc egfects of ,PCCC land. uses that are allowed in t]'.\e amendmeéent could 'hava broadly-
uences that do not appear to be adequately contm]fed by the regulauans m

Desnnatlon rcsorts are recemng imcreased interest from developers a.nd fheu- patrons, and’ thesc
facﬂmcs shou]d be l-eoogmzcd and regu]awd by rmmlcq:ahtles as land uscs that hnve 1m1quc

Comprehenswe Plar app&ars to designate the majority of the FR.R Flexible Rurel Residential
Digtrict and fﬂe I Indypstrial District within the “Agncultln'aVRural Kesidenitial” and ‘Open
Spaoe/Conservatmn” land use categories. The Townsb.tp should dete.mnnc how (or whcther) fhe
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| v amendmc-nt and revmt the 1986 Wal.lace Township Comprehenswc Plan to dotermine where
d&stmaﬁon resoﬂgts she nld be considered within the Township. We sugg&st ’rhe Townshlp conmder
th ._followmg 381U 11émakcsthzseva1uau0n

. Because of | i stmatlon resort’s potential imnpacts, Wh]ch typucally reqmre mg:nﬁcant _
vegetauon at d _woodland clearing, significant wafer use, mcreased demands’ for ~
wastewater twanm:nt, and increased stormwater flow, the Township should ‘determine’
approptiate Ipcations in the Township where the destination resort oould be permitted.

i mi adverse effects on sensmve cnwronmental resourccs

PR - A

 NWRK ¥
I R W e

I-: : !

r-\n

- LE . EEEN ,
.= The ,Tp,v\_cnsl}p should consider locational criteria to help ensure 1i]at a proposed Plarmed'
Country Clubh Comnmumity would have convenient access to approprmte Toadway netwotk'
conmections. As a r regional destination, the PCCC should be located on (or have access to)
a,¢0 T IC d - . o
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‘uses. Without such controls, the Townshxp would bé lws able to ansum
that ad thIl i trafﬁc can be acmmmodated by local roadways, and f.ﬁat thc PCCC would

E l
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- The Town 1 p, usmg additional zoning language ued to adopted pia.n policies, shou]d
cons1dcr ho water and sewer services will be provided for a PCCC Sewage d.lsposa.]
famhnes sh uld be compat{blc with the Township’s policies on pmmctmg sensitive

, es and the Brandywine Creek. The Township shoulé[ also ensure that the
: and water facilities will be able to upemte and malntam them into the
futl.n'e Wltho t relymg on Towns]np funds. )
p should encourage the integration of the. PCCC mth othcr ncarby
_ rccrcanonal opRormmnes such as the Struble Trail and parklands and also encomage
pubhc acccs to such recreational areas. Designs slwuld facmtate mtcrconnecnons vvlf.h ‘
1oca.l reoreaﬂona] pathways and destinations. -«, _
z-
4. Upon the comlgletto of these Comprehensive Plan evaluatlons, the Cou;prehenswc Plan shoulc{ o
Jbe amended accordi 'gly After the C0mprchens1vc Plan’s revisions, the necessary amend:ments
to the Zonmg Jrdinancy
’pohcles T]:ns oo sisfe : cy of the Zoning Ordinance with the Townsh:p 5 Comprehenswe Plan” 1s_.
necessary | bccausc s ctlon 603.(j) of the Pennsylvania Municipalities Plannmg Code requires that '
Izon.mg ordmanccs shhl ;:c gencerally consistent with the municipal comprehmswc plan
?
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5. W'hen the Townshlp amves at the point where Zoning Ordinance Ianguage oHm be prepared to
facﬂxmte the devel t of destination resorts as contemplated in the updated Comprehenmve
Plan, we suggest that fhe following issues should be considered;
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