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INTRODUCTION

Schuylkill Township adopted a Comprehensive Plan in April 1991. This Addendum represents the
update to the Land Use element of the Comprehensive Plan.

While Schuylkill Township is participating in a multi-municipal initiative as part of the Phoenixville
Area Regional Comprehensive Plan, this Land Use element is intended to more speciycally set
the stage for subsequent Amendments to the Ordinances. The multi-municipal plan involves
Phoenixville Borough, and Charlestown, East Pikeland, East Vincent and West Vincent Townships.
The multi-municipal plan is also scheduled for adoption in 2005.

This Addendum is based on a growth management tool known as the Transect. The Transect,
described in greater detail in the following section, is intended to be a system to organize and
classify land use, land development, and physical parameters. The Transect is derived from The
Congress for the New Urbanism, as discussed in Chapter 2. While Schuylkill Township already
has a system of zoning districts, permitted uses, lot area requirements, etc. that repect the relative
proximity to Phoenixville Borough, this Land Use element provides the basic tool to determine a
clearer path for future growth in Schuylkill Township.

By directing and shaping development according to a continuum of transitional characteristics, we
can allocate higher intensity land uses and higher intensity development into places that are more
suitable and better equipped to accommodate them. For example, in those portions of Schuylkill
Township that are adjacent to the Borough of Phoenixville we already ynd the most developed
road network and system of public sewer and water services. We also ynd the highest intensities
of land use and the smallest lots. In contrast, several sections of Schuylkill Township are less
developed and have natural features worthy of conservation.

The ygures and tables that follow provide the conceptual basis for future land use and land
development intensity from the Most Rural, to More Urban landscapes of Schuylkill Township. In
so doing, this Update to the Land Use element of the Comprehensive Plan is very consistent with
the philosophy of the Chester County Comprehensive Plan: Landscapes 2020.

Articles Ill and VI of the Pennsylvania Municipalities Planning Code pertain to the Comprehensive
Plan and Zoning respectively. Excerpts of these Articles that shed light on the Transect include:

A Article Ill, Section 301.(a) (6)
fiA plan for the protection of natural and historic resources...This includes, but is not
limited to, wetlands and aquifer recharge zones, woodlands, steep slopes, prime
agricultural land, pood plains, unique natural areas and historic sites.0

A Article VI, Section 603.(a) (5)
fizoning ordinances should repect the policy goals of the statement of community
development objectives...and give consideration to the character of the municipality,
the needs of the citizens and the suitabilities and special nature of particular parts of
the municipality.0
A Article VI, Section 603. (b) (5)
1-1
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fizoning ordinances...may permit, prohibit, regulate, restrict and determine:
Protection and preservation of natural and historic resources and prime agricultural land
and activities.o

A Article VI, Section 603.(c) (7)
fizoning ordinances may contain:
provisions to promote and preserve prime agricultural land, environmentally sensitive
areas and areas of historic signiycance.o

A Article VI, Section 603.(g) (1)
fizoning ordinances zoning ordinances shall protect prime agricultural land and may
promote the establishment of agricultural security areas.o

A Article VI, Section 604.(1)
fiThe provisions of zoning ordinances shall be designed:
To promote, protect and facilitate any or all of the following: preservation of the natural,
scenic and historic values in the environment and preservation of forests, wetlands,
aquifers and poodplains.o

A Article VI, Section 604.(3)
fiThe provisions of zoning ordinances shall be designed:
To promote, protect and facilitate any or all of the following:
To preserve prime agriculture and farmland considering topography, soil type and
classiycation, and present use.o

A Article VI, Section 605.(2)
fiWhere zoning districts are created, all provisions shall be uniform for each class of
uses or structures, within each district, except that additional classiycations may be
made within any district:
For the regulation, restriction or prohibition of uses and structures at, along or near:
natural or artiycial bodies of water; places of relatively steep slope or grade;
places having unique historical, architectural or patriotic interest or value; or pood
plain areas, agricultural areas, sanitary landylls, and other places having a special
character or use affecting and affected by their surroundings.o

Schuylkill Township has chosen to seriously consider these excerpts from the Planning Statute
to structure the Land Use component of the Comprehensive Plan Addendum. As such, there is
a multiple overlay concept in effect. Schuylkill Township has carefully looked at all of the natural
features shown in the Natural Features map to provide an additional dimension to the Character
Zones and Transect Zones described in the next chapter.
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CONSIDERATIONS

During the early stages of the preparation of this Comprehensive Plan Addendum, the Task
Force raised concerns and expressed many ideas about future growth and change in Schuylkill
Township. Key to these insights was a sense of variation from one section of the Township to
another, especially relative to differences in development patterns, land use, roads, sewer and
water, and other infrastructure, depending on the proximity of properties to the Borough of Phoe-
nixville. The historical continuum of development over the past 100 years has resulted in more
development near Phoenixville, and less development away from Phoenixville. The Township
also studied and evaluated the range of natural resources that exist. The collective thinking of
the Task Force lead to the consideration of the Transect as a planning tool as discussed below.

Over the past 10 years, several iSmart Growtho movements have emerged on the national scene.
The Congress for the New Urbanism (CNU) (www.cnu.org) has a Charter that advocates urban
revitalization as well as the conservation of prime agricultural lands and other natural habitats.
As part of the consultant team, Thomas J. Comitta, AICP, has worked with CNU members to
organize and implement a system for regional and municipal planning that considers a Rural to
Urban Transect as a viable way to address development patterns, land uses, land use intensity,
development characteristics and infrastructure. Figure 1. iNeighborhood Structureo is a diagram
that depicts the transitional characteristics of the Transect on a conceptual basis. The Task Force
acknowledged early in the planning process that the Transect should be used as the planning tool
to formulate the Plan.

An analysis of Figure 1. demonstrates the importance of T-Zones T-1, T-2, T-3, and T-4.
Phoenixville Borough demonstrates characteristics akin to T-Zones T-5 and T-6. The translation
of the diagrammatic and conceptual T-Zones from Figure 1. is interpreted and expressed for
Schuylkill Township in Figure 2. iCharacter Zoneso. The T-1, T-2, T-3 and T-4 Character Zones
are as follows:

T-1 Most Rural: Farmland, Horse Farms, and Woodland/Forested Areas
T-2 More Suburban: already subdivided, and not T-1, T-3, or T-4

T-3 Most Suburban/Less Urban: not as intense as T-4

T T T~ T

T-4 More Urban: closer to Phoenixville, and adjoining Phoenixville

In addition to the Character Zones expressed in Figure 2., two other overlay type maps have been
prepared. Figure 8., Historical Sites, and Figure 10., Natural Features, are included in this Chapter
as other important considerations.

The degree to which conditions and characteristics vary by each character zone is addressed in
Chapter 3.
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TRANSITION OF LAND USE AND DEVELOPMENT CHARACTERISTICS

There are three manifestations of the Character Zones listed in this section. Table 1. lists the
variations in each character zone from the standpoint of :

A Transitional Characteristics From One Character Zone to Another

These transitional characteristics are the most variable and truly change
depending on the location in the Transect.

A Speciyc Characteristics of One of More Character Zones

These speciyc characteristics are distinct or unique in one or more
character zones.

A Uniform Characteristics Within the Character Zones

These uniform characteristics have the least variability from one character
zone to another.

The variations indicated in Table 1. are intended to enable the Township to allocate more suitable
or appropriate conditions or outcomes in each of the character zones shown in Figure 1.
In addition to land use or land intensity decisions that can be linked to each character zone, land
development types can also be prescribed to character zones. Examples of land use and land
development variations from T-1, to T-2, to T-3, to T-4 are as follows:

A lowest density to higher density

A larger lots to smaller lots

A narrow roads to wide street

Table 1. provides the full declension of the character zones.
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Table 1: TRANSITION OF LAND USE AND DEVELOPMENT CHARACTERISTICS
Relative to Proposed Character Zones T-1, T-2, T-3, T-4

TRANSITIONAL CHARACTERISTICS FROM ONE CHARACTER ZONE TO ANOTHER

T4 T2 T3 T-4 OTHER
BUILDING COVERAGE MINIMAL MORE MORE MODERATE/MOST
BUILDING/STRUCTURE HEIGHT
Buildings 30 FT. /2 STORY 35 FT. /3 STORY 35 FT. /3 STORY 35 FT. /3 STORY
BUILDING SIZE (FOOTPRINTS) SMALL MODERATE MODERATE LARGER EXCEPT ON SMALL LOTS
CURBS NO CURBS NO CURBS GRANITE GRANITE EXCEPT WITH STORMWATER MANAGEMENT
DRIVEWAYS 9FT. 9FT. 10 FT. 10 FT.
FENCES MINIMAL, RUSTIC, SPLIT RAIL » PRIVACY/PICKET
HISTORIC RESOURCES PROTECTION WIDE SET BACK MODERATE MODERATE NARROW SETBACK
HOME OCCUPATION NO-IMPACT HOME - BASED BUSINESS » MORE RETAIL CLASS B
LOT COVERAGE MINIMAL MORE MORE MODERATE/MOST
LOT SIZE/LOT AREA LARGE MEDIUM MEDIUM SMALL
MAX. CUT OF GRADE MINIMAL MINIMAL MORE MORE
PEDESTRIAN THOROUGHFARES
Pathways TRAILS SIDEWALKS SIDEWALKS SIDEWALKS
RESIDENTIAL DENSITY LOWEST VERY LOW MEDIUM HIGHER
CAMPUS TYPES
School X(SE) X
SEWAGE DISPOSAL SYSTEMS ON-LOT ON-LOT PUBLIC PUBLIC
STREETS
Widths 18 FT. 24 FT. 24 FT. 24/28 FT. WIDE W/ON-STREET PARKING (T-4)
UTILITIES
Stormwater Facilities NATURAL FEATURES ———» STORM SEWERS STORM SEWERS STORM SEWERS
WATER SUPPLY SYSTEMS WELL/ON-LOT WELL/ON-LOT PUBLIC PUBLIC
YARD DEPTHS DEEP SHALLOW/FRONT LOADED
SPECIFIC CHARACTERISTICS OF ONE OR MORE CHARACTER ZONES
T-1 T2 T3 T4 OTHER
CAMPUS TYPES
Medical X X
Professional/Office X(SE) X(SE) X
CELL TOWERS X
CIRCULATION
Collector Streets PERIPHERY
Cul-de-Sac X X
COMMUNITY FACILITIES
Educational Facilities X X
Libraries X X
Medical Facilities X X
Parks/Recreational Facilities X
HOUSING TYPES
Age Qualified Housing X X
Mobile Home Park X
Multi-Family X
Two-Family X
INFILL DEVELOPMENT X X
KEEPING OF LIVESTOCK X X
LAND USE
Agricultural X X
Commercial X
Industrial X
Institutional X X
LANDSCAPING
Berms X X X
MIXED-USE X ALSO IN VILLAGE OR HAMLET
NATURAL FEATURES
Agricultural Land Protection X X
PARKING
Off-Street (Lots) X
On-Street X X
PEDESTRIAN THOROUGHFARES
Equestrian X X
PUBLIC TRANSPORTATION X X
RETAINING WALLS X X
SETTLEMENT TYPES
Cluster X X X
Neighborhood X X
Subdivision X X X
Town X
Village X X
SCENIC ROADS PROTECTION X X X
SHOPPING TYPES
Individual Stores X X ALSO IN VILLAGE OR HAMLET
Shopping Centers X
STREET LIGHTS X X
TDR
Receiving Areas X X
Sending Areas X X X
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UNIFORM CHARACTERISTICS WITHIN THE CHARACTER ZONES

T4 T-2 T3 T4 OTHER

BUILDING/STRUCTURE HEIGHT

Structures-Silos 65 FT. 65 FT. 65 FT. 65 FT.
CIRCULATION

Local Streets X X X X

HISTORIC/CULTURAL PLACES X X X X
HOUSING TYPES

Single Family Detached X X X X

Granny Flats X X X X
LANDSCAPING

Buffers/Screening X X X X
LAND USE

Open Space X X X X

Recreational X X X X

Residential X X X X
NATURAL FEATURES

Flood Plain Management X X X X

Riparian Buffers X X X X

Steep Slope Protection X X X X

Woodlands Conservation X X X X
NOISE QUIET QUIET QUIET QUIET
ON -LOT STORMWATER MGMT. X X X X
ON-LOT STORMWATER RECHARGE X X (WHERE SOILS PERMIT) X (WHERE SOILS PERMIT) X(WHERE SOILS PERMIT)
PEDESTRIAN THOROUGHFARES

Bicycling X X X X
SETTLEMENT TYPES

Hamlet X X X X
SIGNAGE MINIMAL MINIMAL MINIMAL REASONABLE
STREETS

Pavements MACADAM/ASPHALT MACADAM/ASPHALT MACADAM/ASPHALT MACADAM/ASPHALT T-1: PRIVATE-GRAVEL
STREET TREES X X X X NATIVE, SEE ORD.
TOPSOIL TRANSPORT X X X X
TRAFFIC CONTROLS X X X X
TREE REPLACEMENT X X X X NATIVE, SEE ORD.
UTILITIES

Solid Waste Disposal PRIVATE CONTRACT PRIVATE CONTRACT PRIVATE CONTRACT PRIVATE CONTRACT

KEY: SE=Special Exception

Refer to images on pages 5-1 to 5-18 for illustrations..




