
WESTTOWN TOWNSHIP 
PLANNING COMMISSION MEETING AGENDA 

Wednesday, November 8, 2023 – 7:00 pm 
Stokes Assembly Hall – Township Administration Building 

1039 Wilmington Pike, West Chester, PA 
 

For general inquiries or questions about any of the items on this agenda, please contact the Township 
office either by phone (610) 692-1930 or via e-mail at administration@westtown.org.  

 
Call to Order and Pledge of Allegiance 
 
Adoption of Agenda 
 
Approval of Minutes 
Planning Commission Meeting October 18, 2023 
 
Announcements 

1. Conditional Use Hearing #4 for the Stokes Estate Flexible Development Is Scheduled for 
Wednesday, November 29, 2023 at 7:00 pm.  

Public Comment – Non-Agenda Items  

Old Business 
1. Ordinance Amendments – Parking Regulations 

The Township staff with the assistance of the Township traffic engineer has prepared draft 
changes to Chapter 170, Article XVII, Off-Street Parking and Loading, including but not 
limited to shared parking, parking reserve area and shopping center parking to allow for 
modifications to the number of required parking spaces and to encourage conversion of 
parking to landscaped areas.   

2. Ordinance Amendments – Outdoor Burning 
The Township staff has prepared draft changes to the existing outdoor burning regulations 
with the assistance of the Township Emergency Management Coordinator (EMC) that 
intend to provide clarity on permitted use of fire pits and other outdoor fire burning devices 
and to prevent nuisances caused by outdoor burning.  

New Business 
1. Sketch Application – Westtown Marketplace Bank 

The applicant, Westtown AM West TIC, LLC, has submitted a sketch plan for the proposed 
development of a Chase Bank on the property at 1502 West Chester Pike known as the 
Westtown Marketplace shopping center, located within the C-1 Neighborhood and Highway 
Commercial Zoning District.  The sketch plan for a one-story 3,294 square feet drive-in 
bank is similar to the plans previously submitted under the zoning variance application.  The 
revised plan reflects the overall shopping center’s parking compliance based on a ratio of 
3.5 parking spaces per 1,000 square feet of gross leasable area.  

Public Comment 
 
Reports 

1. Board of Supervisors Meeting November 6, 2023 – Brian Knaub/Jack Embick 
2. Environmental Advisory Council Meeting October 24, 2023 – Russ Hatton 



 
Adjournment 
Next PC Meeting: November 22, 2023, 7:00 PM 
PC Representative at next Board of Supervisors Meeting:  

-  Monday November 20, 2023, 7:30 PM – Russ Hatton/Kevin Flynn 
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WESTTOWN TOWNSHIP PLANNING COMMISSION 
MEETING MINUTES 

Stokes Assembly Hall, 1039 Wilmington Pike 
Wednesday, October 18, 2023 – 7:00 PM 

Present 

Commissioners – Russ Hatton (RH), Jack Embick (JE), Tom Sennett (TS), Jim Lees (JL), Brian 
Knaub (BK), Joseph Frisco (JF) and Kevin Flynn (KF) were present.  Also present were Bob 
Flinchbaugh, Township Engineer, Albert Federico, Township Traffic Engineer and Gerry DiNunzio, 
Township Fire Marshal.  

Call to Order and Pledge of Allegiance 

Mr. Hatton called the meeting to order at 7:07 PM.  

Adoption of Agenda (JE/JL) 6-0 
Mr. Embick made a motion to adopt the agenda.  Mr. Lees seconded.  All were in favor of the motion.  

Approval of Minutes (JE/TS) 6-0 

Mr. Embick made a motion to adopt the meeting minutes from October 4, 2023. Mr. Sennett 
seconded.  All were in favor of the motion.  

Announcements 
None 

Public Comment – Non Agenda Items 
None 

Old Business 
1. Land Development Application – Westtown School 

Gina Gerber, an attorney with Riley Riper Hollin & Colagreco, on behalf of the applicant, 
recapped that the Township consultants have reviewed the applicant’s submission and issued 
review letters.  She suggested reviewing the revised waivers request and outstanding items that 
the applicant and the Township consultants disagree on. Ms. Gerber referred to the landscaping 
plan sheet, specifically the area along Shady Grove Way, and explained that the ordinance 
requires a certain degree of perimeter landscaping around the subject parcel; however, the 
applicant is asking for a waiver to put in a different landscaping design that is not compliant with 
the ordinance in terms of the type and number of trees and shrubs.  She further explained that 
the reason for this waiver was to comply with the landscaping design along Shady Grove Way 
approved by the Board of Supervisors (BOS), which was proposed as a part of the solar energy 
system installation on the same parcel.  The design included the expansion of landscaping 
proposed for the solar energy project along the southern portion of the roadway to the north at 
the intersection of Shady Grove Way and Oak Lane in a similar fashion.  Ms. Gerber added that 
the applicant asks not to put any further perimeter landscaping on that parcel due to various 
reasons, including the existing mature line of trees along portions of the property, the fact that 
Oak Lane is a private roadway already lined with trees on one side and with properties on both 
sides owned by the school, a very significant change of grade between the fields to undergo 
improvements and Oak Lane, and potential encroachment of required buffering along Oak Lane 
onto the fields impacting long-term maintenance.  She argued that placing additional landscaping 
will serve no purpose in terms of mitigating sound or creating visual screening due to factors as 
mentioned above.  Ms. Gerber further added that in terms of calculations (i.e., number of trees) 
to meet the perimeter landscaping requirements, the applicant is asking either for a credit for 
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already approved landscaping associated with the solar project or for a deduction from the overall 
perimeter for which landscaping is required.   

Mr. Hatton did not have any objections to allow for credit or deduction as long as the net of 
required trees is the same.  Mr. Embick did not have any objections to waiving the buffering 
requirement along Oak Lane, but wanted more details on how the landscaping design would look 
like along Shady Grove Way considering the difference in intensity of use between athletic fields 
and the solar panel facility and how the proposed design relates to current regulations.  Ms. 
Gerber believed that no shrubbery was proposed, which would allow for a view through the 
bottom of planted trees, which was purposely designed to address the neighbor’s concerns of 
preserving a visual vista of agricultural land instead of providing dense screening blocking the 
views from across Shady Grove Way.  Bob Flinchbaugh explained that the solar energy system 
did not go through the land development process, which requires compliance with the perimeter 
landscaping provisions, and instead the landscaping design was determined as part of the 
conditional use process, but it did not need to follow the specific ordinance requirements.  Mr. 
Embick reiterated that there was only one neighbor who expressed an objection to originally 
proposed dense landscaping for the solar project with the school working with that neighbor to 
create a compromise, and asked whether any other neighbors came forward.  Mr. Flinchbaugh 
and Ms. Carter responded that no other comments were received by the Township pertaining to 
the landscaping for that project.  Mr. Sennett asked Mr. Flinchbaugh if he had any objections to 
the applicant’s waiver requests pertaining to perimeter landscaping.  Mr. Flinchbaugh said he did 
not.  Mr. Sennett asked for a consensus from the Planning Commission on the request.  The PC 
members agreed to the waiver request not to add landscaping along Oak Lane.   

Mr. Flynn asked whether the landscaping design will be visually consistent and cohesive along 
Shady Grove Way.  Ms. Gerber noted that was the intent.  Mr. Embick pointed out that the terrain 
along Shady Grove Way was variable and questioned whether the proposed landscaping would 
be effective in screening the view of athletic fields from the houses located along the east side 
of Shady Grove Way.  Mr. Flynn reiterated that only one neighbor voiced his concerns which the 
school addressed.  Ms. Carter referred to the picture on the screen provided by the school 
showing the rendering of proposed landscaping along Shady Grove Way.  Chris Benbow, Head 
of School, explained that the rendering is the result of collaborative work with the neighbor, Joe 
Burns, who provided a photograph of the view from his property towards the school, which was 
digitally populated with trees showing the progression of growth over time.  The PC expressed 
support for waivers pertaining to perimeter landscaping as requested by the applicant.  

Mr. Hatton went over the outstanding items in the review letter issued by the Township engineer.  
He asked whether the comments from the Township lighting consultant had been addressed.  
Ms. Gerber confirmed that the only remaining item was the consultant’s request to reserve any 
further comment or indicate compliance when the scoreboard is installed.  She pointed out that 
the scoreboard would be dimmable and could be adjusted to satisfy the compliance 
requirements.  Mr. Flinchbaugh noted that majority of comments in the review letter are technical 
in nature.  Mr. Hatton asked about the compliance with the size of parking spaces.  Ms. Carter 
referenced Section 170-1702 of the ordinance and explained that there is a provision that permits 
the reduction of size for certain number of parking spaces in case of schools.  She recapped that 
the applicant proposes to provide 169 parking spaces with 10 per cent of those to be reduced in 
size as permitted by the ordinance.  Mr. Hatton questioned how it would be possible to know the 
size of a specific parking space and reasons behind that requirement. 

Mr. Embick asked what happens when a designed stormwater Best Management Practice (BMP) 
has exceeded the capacity to accommodate the runoff due to the increase in the frequencies 
and intensities of the storms.  Mr. Flinchbaugh responded that the requirement is to provide a 
capacity for some type of overflow within these facilities, such as an emergency spillway or a 
pop-up emitter, in the event that a BMP fails or in the event of a greater than 100-year storm.  
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Mr. Sennett asked whether there were any outstanding items pertaining to stormwater 
management that Mr. Flinchbaugh had concerns about.  Mr. Flinchbaugh responded that there 
were several items for the applicant to address, but was under the impression that the applicant 
was working on complying with those items.  

Ms. Gerber explained that in response to concerns raised by the BOS and the PC about the 
safety at the intersection of Oak Lane and Westtown Road, the applicant investigated the issue 
and concluded that there was no sufficient information or factual data supporting the assumption 
that this intersection is not functioning correctly.  She acknowledged that the turning radius is not 
35 feet as required by the ordinance, but explained that in order to comply, several additional 
improvements would need to be done, including removal of the existing wall, regrading and 
relocation of the existing stormwater management facility and a utility pole.  Ms. Gerber further 
noted that no additional traffic is anticipated and there is no evidence suggesting that required 
radius would significantly improve the condition, and argued that the cost far exceeded the 
benefit of making that improvement.  Mr. Flynn raised a question about contractor parking during 
the construction.  Mike Rufo, the applicant’s contractor, explained that the existing stone parking 
area would be used as a staging area for materials and equipment.  Mr. Hatton asked why 
additional parking is proposed if no additional traffic is anticipated.   

Mr. Federico explained that during the review of the traffic study provided by the applicant, it was 
apparent that the addition of field lights will create some additional traffic at night, but concluded 
that the traffic was not so substantive as to require capacity based improvements.  He pointed 
out that while there was no documented pattern of collisions at the intersection, and the design 
of the intersection is substandard relative to the horizontal curve with the house located on the 
inside of the curve as an obstruction.  Mr. Federico suggested shifting the road further away from 
the house and making that curve larger.  He further explained the ordinance requirement for the 
applicant to provide the additional right-of-way (ROW), and recommended that such ROW was 
requested within the reasonable vicinity of the curve to accommodate future intersection 
improvements.  Mr. Federico suggested 27 feet of additional ROW to be designated to bring it to 
the full 60 feet, as required for collector road.  Mr. Sennett raised a question about the possibility 
of installing traffic control.  Jason Best, landscape architect with the ELA Group, explained that 
traffic data does not warrant the stop sign.  Mr. Sennett expressed his surprise that the roadway 
does not warrant the stop sign but warrants potential major intersection improvements.  Mr. 
Federico explained that traffic signals are not intended to slow traffic down or to address 
geometric safety issues, but to assign a right of way to vehicles going through the intersection.  
Mr. Best noted that the applicant intends on working with the Township and PennDOT if it is 
determined that intersection improvements are needed in the future.   

Mr. Sennett asked whether the school wants to preserve the stone wall at the corner of Oak Lane 
and Westtown Road for aesthetic reasons.  Mr. Best confirmed that in order to accommodate the 
required 35-foot radius, the stone wall would have to be relocated.  Mr. Sennett expressed his 
support for preserving the wall while acknowledging the importance of traffic safety.  Ms. Gerber 
recapped that the school proposed to dedicate 13.5 feet of future ROW on the plan to allow for 
future improvements to the intersection.  Mr. Best pointed out that in the last year, there were no 
accidents reported at that intersection based on data provided by the Westtown-East Goshen 
Regional Police Department (WEGO PD).  Mr. Lees asked whether any other physical 
improvements could be done at that intersection for now.  Mr. Federico believed that signage 
and/or markings could be considered and suggested he would work with Mr. Best on potential 
options.   

Mr. Embick made a motion to recommend approval of the Preliminary and Final Land 
Development application for the Westtown School Oak Lane project and waivers as 
requested by the applicant in the October 18, 2023 waiver request letters prepared by 
Traffic Planning and Design, Inc. and ELA Group Inc., conditioned upon a final resolution 
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of any concerns raised by the Township consultants.  Mr. Sennett seconded.  All were in 
favor of the motion. JE/TS (7-0) 

2. Ordinance Amendments – Parking Regulations 
In considering potential amendments to the Township’s parking regulations, the PC asked Al 
Federico  to research several other requirements pertaining to parking, specifically potentially 
increasing the required number of parking spaces for single family and multi-family dwellings.  
Mr. Federico referenced the Township’s existing code requirements of 3 parking spaces for single 
family homes and 2 parking spaces for each dwelling unit within multi-family building. In general, 
the minimum requirement within the suburban areas is 2 parking spaces for single family homes, 
thus, Mr. Federico believed that Westtown’s requirement is sufficient.  He also referred to the 
ordinance where the BOS may require a street with a sufficient paved width to allow on-street 
parking on one or both sides if determined it should be necessary to meet parking requirements.  
Mr. Federico recommended that language be revised.  He also brought up the previous 
discussion on parking within garages, and noted that a typical parking space is 9 feet by 18 feet 
and with a garage of 20 feet by 20 feet one can potentially fit two sedans.  He further explained 
that the ordinance requires a specific setback for residential parking from the street line to the 
parking area, which makes the beginning of the driveway not be counted towards meeting the 
parking requirements.  Mr. Federico suggested to some language to mitigate that.  Ms. Carter 
noted that the proposed ordinance language removes specified parking requirements for the 
visual art center (VAC) and that some of the use-specific parking requirements referenced in 
Section 170-1705 might not be reflected in the proposed shared parking table.  Mr. Federico 
believed that shared parking provisions would not be applicable to the proposed VAC and 
considered the VAC as an entertainment use, but promised to look into that.  Mr. Hatton asked 
whether residential parking requirements can be established based on the square footage of the 
house.  Mr. Federico explained that typically the number of parking spaces is determined by the 
number of units and/or bedrooms regardless of the house size, stating that the number of parking 
spaces needed would probably be the same, as it would equate to the same number of 
occupants.  He noted that the Township can consider asking for additional parking space for 
bedroom additions.  Ms. Carter referred to the ordinance that requires an additional parking space 
for an accessory dwelling unit (ADU).   

3. Ordinance Amendments - Fences 
Mr. Patel, 811 E. Sage Road, referred to the document he provided to the Township dated 
October 11, 2023 with proposed changes to the ordinance regulating fences.  He noted that some 
recommendations might not be substantial in nature.  Mr. Hatton explained that the reasons for 
the requirement that the smooth and more finished side of the fence to face onto any abutting lot 
or public road are aesthetics.  Mr. Patel argued that in some instances it might be challenging to 
determine which side is more finished like in a case of an aluminum fence.  Ms. Carter agreed, 
but explained that it is determined during the permit review process and in the case of a split rail 
fence, wire mesh is required to be installed on the inside where it can be accessible by the 
property owner for maintenance purposes.  Mr. Hatton asked Mr. Patel whether in his opinion 
deer responds more or less to the visibility of a fence or the height.  Mr. Patel believed the height 
of the fence would prevent deer from running through, as deer might not see well at night.   He 
further noted that greater visibility fence addresses security and law enforcement related 
concerns.   Mr. Patel suggested allowing a 5-foot privacy fence, but if the height is increased to 
8 feet, the Township could require a see-though fence (i.e., 80-90% visibility).  He pointed out 
that it would address residents’ concerns related to damages to their yards due to deer browsing.  
Ms. Carter noted that some municipalities require high visibility of the top portion of the fence if it 
exceeds a certain height.  Mr. Hatton asked Mr. Patel’s thoughts on the use of barbed wire.  Mr. 
Patel shared that some websites recommend barbed wire as deer determent.  Ms. Carter 
believed that it would be more appropriate for anti-trespassing purposes and within the industrial 
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and/or commercial districts and not residential areas.  Mr. Embick raised a question about farm 
related uses that might require barbed wire fencing.  Mr. Hatton suggested that barbed wire 
should be permitted in agricultural use areas.  Mr. Patel suggested that the determination to 
permit the use of barbed wire should be governed by the Zoning Officer.  Mr. Embick believed 
that would place too much discretion on one person.  Ms. Carter agreed, and questioned how a 
determination could be made whether one yard is more damaged by deer browse than another.  
Mr. Embick suggested it would be somehow defined and addressed in the ordinance language.  
Based on her research on deer fencing, Ms. Carter noted that a fence needs to be between 8 
and 10 feet high to be effective.  Mr. Sennett pointed out multiple properties with pool fencing 
that is 4 feet high and no indication that deer gets in.  Mr. Embick believed that fencing has an 
impact on wildlife habitat by reducing the browsing area, pushing deer into the yards.   Mr. Patel 
reiterated that the lack of proper fencing creates a safety concern for his health.  The PC 
continued their general discussion pertaining to specific setbacks, types of fences, and permit 
requirements.  Ms. Carter suggested adding recommended language in tracked changes to be 
discussed further.  The PC agreed.  

4. Ordinance Amendments - Outdoor Burning 
Gerry DiNunzio summarized his request to amend the outdoor burning requirements to provide 
some clarity when it comes to the use of fire pits.  He explained that the majority of outdoor 
burning complaints that the fire department receives relate to the use of fire pits, which are 
permitted.  He referred to the memo prepared by Ms. Carter that summarized the potential 
concerns related to the use of outdoor recreational devices and provided recommendations on 
ordinance changes, including a requirement for no burning after a certain hour and continuous 
supervision.  Mr. DiNunzio expressed concern that limiting burning to certain hours may be too 
restrictive on recreational burning.  Ms. Carter pointed out that the noise ordinance limits 
unreasonable noise between 7am to 10pm and asked for feedback whether the use of some 
outdoor recreational devices, such as bonfire, shall be consistent with these time limitations.  Mr. 
Hatton asked about the impact of smoke.  Mr. DiNunzio responded that in his 34 years of 
experience, indoor fireplaces make just as much smoke as outdoor ones.  Mr. Embick wanted to 
know how many complaints were related to fire pits.  Mr. DiNunzio said that out of dozen burning 
complaints, about 10 were related to the use of fire pits, which did not require any enforcement.  
He wanted to make it clear that fire pits are allowed and to educate the public on this subject to 
reduce the number of frivolous complaints.   Mr. Embick asked whether fire pits are required to 
be installed on the specific surfaces.  Mr. DiNunzio noted that they may not be used on the 
flammable surface like a deck and must be placed no closer than 10 feet away from the house.  
He believed that most people use common sense, but it would be helpful to have specific 
requirements.  Mr. Knaub asked about the reason for limiting open burning from 8am to 4pm.  
Mr. DiNunzio explained that it probably had to do with the timing of sunset.  Ms. Carter suggested 
adding recommended language as discussed in tracked changes to be discussed further.  The 
PC agreed.  

5. Ordinance Amendments – Managed Meadows 
Ms. Carter explained that the draft language to permit managed meadows as permitted property 
use has been previously presented to the PC for review, but no further discussion transpired.  
She wanted to see if the PC had any comments to be incorporated into the final draft and/or any 
concerns.  Mr. Hatton added that the Township Environmental Advisory Council (EAC) 
recommends implementing an ordinance that supports the establishment of managed meadows 
and provides regulatory requirements for their future care and maintenance, in preparation for a 
potential establishment of managed meadow on the Crebilly Farm property once it is transferred 
the Township.  He further explained that the EAC wants to see these requirements codified prior 
to that as the EAC is working towards establishing a managed meadow on the small portion of 
open space within the Plumly subdivision.  Mr. Hatton noted that the Township owns and 
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maintains the open space, and the EAC, based on determination by the consultants, proposed 
to introduce wildflowers and other plantings to attract native insects, like bees.  Ms. Carter pointed 
out that managed meadows serve various purposes from helping with water quality to providing 
healthy habitats, and depending on that purpose need to be planted and maintained in a certain 
way.  She noted that the way the Township ordinance is currently written, it does not allow for 
weeds taller than 10 inches, which contradicts the idea behind the managed meadow installation.  
Mr. Embick asked whether managed meadows would be permitted in all zoning districts.  Ms. 
Carter confirmed.  She raised concern about how to differentiate between overgrown grass and 
a managed meadow, and suggested focusing regulations on Township-owned properties at this 
time, prior to trying to address it for privately owned properties.  Mr. Hatton was not in favor of 
permitting managed meadows within residential areas.  Mr. Embick thought that managed 
meadows might be of interest to Westtown School and some other areas of the Township.  He 
acknowledged the growing trend of replacing the lawn with other plantings, but cautioned that 
some people still preferred the aesthetics of a traditional mowed lawn.  The PC supported the 
idea of regulations applicable to Township-owned properties only, with potential to expand that 
permitted use over time.  Ms. Carter suggested adding recommended language as discussed in 
tracked changes to be discussed further.  The PC agreed. 

New Business 
None 

Public Comment 
None 
 
Reports 
1. Mr. Embick made the BOS report from the October 16 meeting.   

Adjournment (JE/TS) 6-0 

The meeting was adjourned at 9:57 PM. 

Respectfully submitted, 

Mila Carter 

Planning Commission Secretary 



The following Code does not display images or complicated formatting. Codes should be viewed online. This 
tool is only meant for editing.  

Article XVII  
Off-Street Parking and Loading  

§ 170-1700 General requirements.  
A. Applicability 

(1) 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 article.  

(c) An existing building is altered so as to increase the amount of parking space required, as determined by 
this article.  

(2) Structures and uses in existence as of the date of adoption of this chapter shall not be subject to the 
requirements of this article, so long as the use is not changed nor its extent or density increased. No 
parking facility now serving structures or uses shall, in the future, be reduced below the requirements of 
this chapter.  

(3) All required parking facilities shall be provided and maintained for as long as the use which they are 
designed to serve remains in existence.  

B. Decreased parking demand. When a building or structure undergoes a decrease in the number of 
dwelling units, gross floor area, seating capacity, number of employees, or other unit of measure 
specified hereinafter as a means for determining required off-street parking or loading facilities, or when 
the application of the standards herein would result in a requirement for fewer total off-street parking or 
loading spaces than are provided on the subject site, the available off-street parking and loading 
facilities may, upon approval by the Township, be so reduced accordingly; provided, however, that 
existing off-street parking or loading facilities may be so decreased only when the parking or loading 
facilities remaining would equal or exceed the off-street parking or loading requirements resulting from 
application of the provisions of these standards to the entire building, activity, or structure, as modified.  

C. 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.  

D. Front yard parking restriction. No motor home, travel trailer, boat, or boat trailer shall be parked within 
any front yard. [Amended 5-2-2005 by Ord. No. 2005-4]  

E. 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 this article.  



§ 170-1701 Location.  
A. Except as provided under the terms of § 170-1706 of this article, all parking spaces shall be on the same 

lot as the principal building which they serve.  

B. No parking or paved area, except for permitted driveways or accessways, shall directly abut a public 
street. The minimum setback from the street line to the parking area shall be equal to that specified in 
§ 170-1701D of this chapter. Each such area shall be separated from the street by a curb, planting strip, 
wall or other suitable barrier against vehicles. [Amended 5-2-2005 by Ord. No. 2005-4]  

C. A garage may be located wholly or partly inside the walls of the principal building, or may be attached 
to the outer walls. If separated from the principal building, the garage shall conform to all accessory 
building requirements.  

D. The minimum distance for parking areas, as measured from the street line, shall be equal to the greater 
of 1/2 of the front yard building setback line or the setback prescribed for parking areas in the particular 
district in which the parking area is located. [Amended 3-3-2003 by Ord. No. 2003-2; 5-2-2005 by 
Ord. No. 2005-4]  

§ 170-1702 Size.  
A. The following schedule of parking space and layout standards shall apply to all but commercial/retail 

parking facilities, in accordance with this article: 

  

Angle of Parking 
Row to Driveway 

Aisle 

  
30° 45° 60° 90° 

 

Depth 
of 
parking 
row 

17' 20' 21' 18' 

 

Width 
of 
parking 
space 

9.5' 9.5' 9.5' 9.5' 

 

Width 
of aisle 

11' 

(1 
way

) 

13' 

(1 
way

) 

18' 

(1 
way

) 

24' 

(1 or 
2 

way) 

(1) Parking spaces for commercial/retail uses shall be a minimum of 20 feet in depth and 10 feet in width.  

(2) Parallel parking spaces shall be at least 24 feet in length and eight feet in width.  

(3) In the case of churches, schools and office parks, where parking is at a ninety-degree angle and a 
twenty-four-foot aisle is provided, 10% of the spaces shall be 9.5 feet by 18 feet. The remainder may be 
nine feet by 18 feet. [Amended 12-5-1994 by Ord. No. 94-6]  



B. Wheel stops: The Board may approve the use of continuous curbs as wheel stops and thus measure the 
size of parking spaces to be two feet less in length than otherwise required. In such instances, the 
parking layout should allow for the vehicle to overhang the curb by two feet; such overhang area must 
be clear of all obstructions (signs, trees, etc.) and may not be regarded as required landscaped area or 
pedestrian circulation space.  

§ 170-1703 Design and maintenance standards.  
A. General on-site circulation design standards. 

(1) There shall be an adequate, safe, and convenient arrangement of pedestrian circulation facilities, 
roadways, driveways, off-street parking and loading space. Pedestrians moving between buildings shall 
not be unnecessarily exposed to vehicular traffic.  

(2) Roads, pedestrian walks, bicycle facilities, and open space shall be designed as integral parts of an 
overall site design. They shall be properly related to existing and proposed buildings and appropriately 
landscaped.  

(3) Landscaped, paved, and comfortably graded pedestrian walks, appropriate also for use by wheelchairs, 
shall be provided along the paths of the most intense use, particularly from building entrances to parking 
areas and adjacent buildings. Such walks shall have a minimum width of four feet.  

(4) The materials used in the design of paving, lighting fixtures, retaining walls, fences, curbs, and benches 
shall be of good appearance, easily maintained, and appropriate to their function.  

(5) Ramps shall be provided, giving access from parking areas to the building served, for disabled persons 
utilizing wheelchairs.  

(6) 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. 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 designed and 
landscaped so as not to impair visibility needed for traffic flow and turning movements. A maximum of 
20 parking spaces shall be permitted without being separated by a landscaped area/island with a 
minimum 10 feet width. [Amended 3-3-2003 by Ord. No. 2003-2]  

(7) The design of access and traffic control and of interior circulation shall, in all other respects, comply 
with the requirements of §§ 170-1510 and 170-1513, respectively, of this chapter.  

B. General on-site parking design standards. 

(1) Parking spaces shall have a dust-free, all-weather surface; this requirement shall be met by paving 
unless otherwise approved by the Board of Supervisors. Pervious surfaces such as porous paving, 
concrete lattice blocks, or gravel may be substituted if approved by the Board, e.g., for reserve or 
overflow parking. Pervious surfaces shall be the only permitted means of providing parking in areas 
subject to floodplain regulations. [Amended 9-5-2017 by Ord. No. 2017-3]  

(2) Parking areas shall have a minimum slope of 1% in any direction to provide for drainage, and a 
maximum slope of 5% in any direction for safety, user convenience, and stormwater management.  

(3) All parking spaces shall be marked by durable painted lines at least four inches wide and extending the 
length of the space, or by curbs or other means, to indicate individual spaces. Signs or markers located 
on the surface within a parking lot shall be used as necessary to assure efficient and safe traffic 
operation.  



(4) Lighting shall be provided to illuminate any off-street parking spaces to be used at night. Lighting 
facilities shall comply in all applicable respects with the standards in § 170-1514 of this chapter.  

(5) Parking area landscaping and screening shall be accomplished in accordance with §§ 170-1507 and 170-
1508 of this chapter.  

(6) Any person operating or owning a parking lot shall keep it free, as may be practical, of dust and loose 
particles and shall promptly remove snow and ice from the surface of the parking lot. Such person shall 
also keep all adjacent sidewalks free from dirt, ice, sleet, and snow and shall keep the sidewalks in a 
safe condition for use by pedestrians.  

(7) All signs, markers, or any other methods used to indicate direction of traffic movement and location of 
parking spaces shall be maintained in a neat and legible condition. Any walls or landscaping, as well as 
surfacing and curbing of the parking lot, shall be maintained in good condition throughout their use, and 
the Board shall have the authority to prohibit the use of the area for parking purposes unless and until 
proper maintenance, repair, or rehabilitation is completed.  

§ 170-1704 Handicapped parking.  
[Amended 3-3-2003 by Ord. No. 2003-2]  

Handicapped parking and related facilities shall conform to the requirements of Pennsylvania Act 235, the 
Universal Accessibility Act, as amended. In addition, the following regulations shall apply, unless 
superseded by further amendments to the aforementioned Act and its rules and regulations: 

A. In any parking area where the total number of parking spaces exceeds five, a minimum of one space for 
each 25 total spaces or fraction thereof shall be designed and designated for physically handicapped 
persons. Number of spaces: Any parking lot including four or more off-street parking spaces shall 
include a minimum of one handicapped space. The following number of handicapped spaces shall be 
provided, unless a revised regulation is officially established under the Federal Americans With 
Disabilities Act: 

 

Total number of parking Spaces on 
Lot 

Required Minimum Number/ Percent of handicapped 
Parking Spaces 

 

1 to 25 1 

 

26 to 50 2 

 

51 to 75 3 

 

76 to 100 4 

 

101 to 150 5 

 

151 to 200 6 

 

201 to 300 7 

 

301 to 400 8 



 

Total number of parking Spaces on 
Lot 

Required Minimum Number/ Percent of handicapped 
Parking Spaces 

 

401 to 500 9 

 

501 to 1,000 2% of required number of spaces 

 

1,001 or more 20, plus 1% of required number of spaces over 1,000 

B. Location. Handicapped parking spaces shall be located where they would result in the shortest 
reasonable accessible distance to a handicapped-accessible building entrance. Curb cuts shall be 
provided as needed to provide an accessible route from the handicapped spaces to an accessible 
entrance.  

C. Minimum size. Each required handicapped parking space shall be eight feet by 18 feet. In addition, each 
space shall be adjacent to a five-feet-wide access aisle. Such access aisle may be shared by two 
handicapped spaces by being placed between them. However, one out of every eight required 
handicapped parking spaces shall have an adjacent access aisle of eight feet width instead of five feet.  

D. Slope. Handicapped parking spaces shall be located in areas of less than 2% slope in any direction.  

E. Marking. All required handicapped spaces shall be well-marked by clearly visible signs and pavement 
markings. Blue paint is recommended.  

F. Paving. Handicapped parking spaces and adjacent areas needed to access them with a wheelchair shall 
be covered with a smooth surface that is usable with a wheelchair.  

§ 170-1705 Schedule of required parking.  
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. When the determination of the number of off-street parking 
spaces results in a requirement of a fractional space, any fraction of 1/2 space or less should be disregarded 
and any fraction over 1/2 space shall count as one space. 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. 

A. Residential and lodging uses. 

(1) Single-family and two-family dwellings: Three parking spaces for each dwelling unit. The Board of 
Supervisors may require that a street include sufficient paved width to allow on-street parking along one 
or both sides of the street if determined to be necessary to meet parking needs. [Amended 3-3-2003 by 
Ord. No. 2003-2]  

(2) Mobile homes: two parking spaces per dwelling unit.  

(3) Townhouses, apartments, and similar multifamily dwellings: 2.5 parking spaces per dwelling unit, 0.5 
spaces of which may be located in convenient overflow areas for guests. The allowable parking for 
apartments designed for and exclusively occupied by individuals over the age of 55 may be reduced to 
1.5 parking spaces per household with the specific approval of the Board of Supervisors. Garage parking 
spaces serving a townhouse or apartment shall only count as 0.5 parking spaces. The Board of 
Supervisors may require that a street include sufficient paved width to allow on-street parking along one 
or both sides of the street if determined to be necessary to meet parking needs. [Amended 5-3-1999 by 



Ord. No. 99-2; 3-3-2003 by Ord. No. 2003-2]  

(4) Motel, hotel: 1.2 parking spaces for each sleeping room or suite offered for tourist accommodation. 
Additional parking spaces shall be provided, equal to 60% 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 motel.  

(5) Nursing home: 1.5 parking spaces for every two beds that can be provided at maximum design capacity 
of the facility.  

(6) Residential care facilities. [Amended 2-5-2001 by Ord. No. 2001-3]  

(a) With 20% or more of the total bed count dedicated to residents requiring continual health-care services: 
1.0 spaces for every five resident beds or 1.0 spaces for every four dwelling units, whichever is greater.  

(b) With less than 20% of the total bed count dedicated to residents requiring continual health care: 1.0 
space for every three resident beds or 2.0 spaces for every five dwelling units, whichever is greater.  

(7) Adult community development: Two off-street parking spaces shall be required for each dwelling unit. 
However, in the case of townhouse dwellings, an average of 0.5 spaces per dwelling unit may be located 
along interior streets in locations that are convenient to the dwellings being served, provided that the 
street is of sufficient width. [Added 5-3-1999 by Ord. No. 99-2]  

(8) Continuing care retirement community (CCRC): In a CCRC, off-street parking shall be provided in 
clear proximity to each use being served as follows: [Added 9-15-2008 by Ord. No. 2008-1]  

(a) One parking space shall be provided for each employee on the largest shift; plus  

(b) One parking space for every four assisted living residences; plus  

(c) One parking space for every five beds in a nursing facility; plus  

(d) Parking spaces for each independent living residence in an apartment structure in the amount of1.3; plus  

(e) Two parking spaces for each independent living residence in a single-family, two-family or townhouse 
structure; plus  

(f) Additional reserve or overflow parking or parking for guests and visitors as required by the Board as a 
condition of conditional use approval, based upon evidence demonstrating the need therefor.  

B. Retail and service uses. [Amended 3-3-2003 by Ord. No. 2003-2]  

(1) Indoor retail businesses: Parking or storage space for all vehicles used in the conduct of business, plus 
five parking spaces per 1,000 square feet of floor area of rooms accessible to customers. For a shopping 
center, see § 170-1609.  

(2) Theaters, recreation centers, swimming pools, skating rinks, and other public or private recreation and 
amusement facilities: 

(a) One parking space for every three 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 persons regularly employed on the premises at a peak period of use.  

(b) 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.  



(3) Bowling alleys: Five parking spaces per lane.  

(4) Banks, credit unions, and related retail financial service organizations: 

(a) One parking space per 75 square feet of floor area devoted to customer service and related circulation; 
plus  

(b) 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.  

(5) Restaurant or similar use: 

(a) One space per three seats; or  

(b) One space per 100 square feet of total floor area, whichever yields the greater number of spaces.  

(6) Carry-out, drive-in, drive-through, or other fast-food restaurant: 

(a) Twenty-four parking spaces for every 1,000 square feet of gross leasable area, plus two parking spaces 
for every three employees.  

(b) Fas-food restaurants providing drive-through window service shall be sited in such a manner that at least 
10 vehicles can stand in line awaiting such service without blocking access to otherwise required 
parking spaces.  

(7) Automobile service stations: Parking or storage space for all vehicles used directly in the conduct of the 
business, plus: 

(a) One parking space for each gas dispenser;  

(b) Three spaces for each service bay or similar facility; and  

(c) One space for every two persons employed on the premises.  

(8) Grocery store or supermarket: Six spaces per 1,000 square feet of gross leasable area, unless part of a 
shopping center containing an additional 50,000 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 § 170-1608.  

(9) Funeral home: 

(a) One space for every four seats available for persons attending memorial services; or  

(b) One space for every 50 square feet of gross leasable floor area, whichever yields the greater number of 
spaces.  

(10) Automobile sales: 

(a) Spaces for parking of vehicles for sale or lease, which shall not be required to meet minimum dimension 
and aisle width requirements.  

(b) One space for customer parking for every 25 vehicles offered for sale or lease.  

(c) One space per employee.  

(d) Four spaces for every service bay or similar facility.  



C. Offices. 

(1) General offices (including office campus as provided in Article XII): One parking space per 200 square 
feet of gross floor area for business, professional, governmental, or institutional offices, including 
associated storage areas for files, equipment, or office supplies, but excluding medical or dental offices.  

(2) Medical or dental offices: One off-street parking space shall be provided per 150 square feet of gross 
habitable floor area. [Amended 9-15-2008 by Ord. No. 2008-1; 4-4-2022 by Ord. No. 2022-03]  

D. Industrial and warehouse uses: 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 yields the greater 
number of spaces.  

E. Community service uses and places of assembly. 

(1) 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 
parking spaces per five 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.  

(2) University, college, academy, or similar institution of higher learning: One parking space for each 
resident student and each faculty or staff residence on the site, plus two parking spaces for each five 
seats occupied at maximum capacity, in combination, of any assembly hall, auditorium, stadium, 
gymnasium, or other places of assembly on the campus.  

(3) Schools: 

(a) Private vocational or similar adult trade school or training center: One space per student.  

(b) Elementary school, nursery school, day-care center: One space per 15 students.  

(c) Middle or junior high school: One space per 10 students, plus one space per 10 fixed seats in an 
auditorium.  

(d) High school: One space per four students, plus one space per 10 fixed seats in an auditorium.  

F. Miscellaneous uses. 

(1) Libraries, museums, galleries, and similar uses: Parking or storage space for all vehicles used directly in 
the operation of such establishment, plus four parking spaces for each 1,000 square feet of total floor 
area.  

(2) Private clubs, lodges, or other organizations of a fraternal, civic, union-related, religious, or similar 
nature: One parking space for each four members, or one space per 50 square feet used for assembly, 
dining, meetings, or other specific use of the club facilities, whichever yields the greater number of 
spaces, plus one additional parking space for every two persons regularly employed on the premises.  

(3) Hospitals and rehabilitative services centers: 0.85 spaces per employee on duty at any one shift change 
or 0.65 spaces per full-time equivalent total employment, whichever yields the greater number of 
spaces, plus additional parking spaces for visitors on the basis of 0.6 spaces per bed. [Amended 9-15-
2008 by Ord. No. 2008-1]  

(4) 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.  



G. Other uses. The Board shall determine with which of the preceding categories of parking regulation any 
unlisted use shall comply.  

§ 170-1706 Shared parking.  
A. Up to 50% of the parking spaces required for a theater or other place of primarily evening 

entertainment, for a church, for multifamily dwelling units, for a VAC, or for a school may be provided 
and used jointly by banks, offices, certain retail stores, repair shops, service establishments, VAC 
accessory uses, and similar uses which are not normally open, used or operated during evening hours 
(beyond normal business hours of 8:00 a.m. to 5:00 p.m.) if specifically approved by the Board. 
[Amended 12-16-2013 by Ord. No. 2013-6]  

B. Written agreement assuring the retention for such purpose shall be properly drawn and executed by the 
parties concerned and approved as to form and execution by the Township Solicitor, and shall be filed 
and made part of the application for a building permit.  

C. Such approval may be rescinded by the Board and additional parking shall be obtained by the owners, in 
the event that the Board determines that such joint use is resulting in a public nuisance or otherwise 
adversely affecting the public health, safety, or welfare.  

D. Upon approval of the Board, as prescribed in Subsection B above, two or more uses may satisfy their 
individual parking requirements in a common parking lot, provided that the number of parking spaces in 
the lot equals the sum of the parking spaces required for each use. Parking spaces shall be located so 
that no space is greater than 500 feet from the building or use it is intended to serve, except in the case 
where off-street parking for a VAC use is provided off premises under § 170-802G, in which case such 
parking spaces may be located 650 feet from property on which the VAC use is located. [Amended 12-
16-2013 by Ord. No. 2013-6]  

E. Shared or common parking lots shall be provided with appropriate signage indicating the buildings 
and/or uses for which the spaces have been made available.  

§ 170-1707 Parking reserve area.  
The number of parking spaces to be constructed may be less than the number required herein only where the 
following conditions are met to the satisfaction of the Township: 

A. Evidence is submitted firmly documenting that the special nature of the proposed occupancy or use of 
the building requires less parking area or fewer spaces than that required by this article.  

B. The land development plan submitted by the applicant indicates that the location and layout of that 
portion of the required parking or loading area deemed unnecessary at the time of application can and 
will be constructed on the surface of the site, according to the requirements of this article, in the event 
that the Township determines at any time that all or any additional portion of this parking or loading is 
necessary and in the interest of the public health, safety, and welfare.  

C. In no event shall that authorized portion of the required parking area which is not to be constructed, but 
reserved for possible future use, be counted as open space or other nonpaved area required by other 
provisions of this chapter.  

D. The parking reserve area shall be designed so that any required minimum area of vegetative cover 
would be maintained in the event that the parking reserve area is subsequently developed.  

E. The parking reserve area shall be landscaped according to an approved plan and in accordance with 
§ 170-1507 of this chapter.  

F. The parking reserve area shall have no building, whether temporary or permanent, erected on it at any 



time, except as provided in § 170-1709A.  

§ 170-1708 Parking standards for single-family residential dwellings.  
In addition to the Schedule of Required Parking, § 170-1705A(1), the following regulations shall apply to 
single-family residential dwellings: 

A. Use of residential parking facilities. Parking facilities accessory to a residential use in any district shall 
be used solely for the parking of passenger automobiles and not more than one commercial vehicle of 
not more than two tons' gross weight utilized by occupants of the dwelling to which such facilities are 
accessory, or by guests of such occupants. [Amended 5-2-2005 by Ord. No. 2005-4]  

B. A garage may be located wholly or partly inside the walls of the principal building, or may be attached 
to the outer walls. If separated from the principal building, the garage shall conform to all accessory 
building requirements.  

C. Areas devoted to surface parking may occupy no more than 50% of any required front, side, or rear 
yard.  

D. Parking spaces shall have a dust-free, all-weather surface; this requirement shall be met by paving 
unless otherwise approved by the Board of Supervisors. Pervious surfaces such as porous paving, 
concrete lattice blocks, or gravel may be substituted if approved by the Board, e.g., for reserve or 
overflow parking. Pervious surfaces shall be the only permitted means of providing parking in areas 
subject to floodplain regulations. [Amended 9-5-2017 by Ord. No. 2017-3]  

E. Parking areas shall have a minimum slope of 1% in any direction to provide for drainage, and a 
maximum slope of 5% in any direction for safety, user convenience, and stormwater management.  

§ 170-1709 Shopping center parking.  
A. Except as specified in Subsection B below, a minimum of 4.5 spaces shall be provided for each 1,000 

square feet of gross leasable area, or fraction thereof, within the proposed shopping center. In addition, a 
parking reserve area, consistent with the terms of § 170-1707, shall be designed and shown on the plan 
so that, if developed, it would yield a ratio of 5.0 spaces for each 1,000 square feet of gross leasable 
area. If, at the end of the sixth year following full development of the tract, the parking reserve area or 
any part thereof has not been developed as an additional parking area, the applicant or the then present 
landowner may petition the Board for permission to develop or otherwise utilize the parking reserve 
area in accordance with the terms of this chapter.  

B. A minimum of 4.0 spaces shall be provided for each 1,000 square feet of gross leasable area or fraction 
thereof devoted to office use. An initial reduction of up to 25% of this area may be permitted by the 
Board, provided that sufficient land is reserved and properly identified as such to meet the full 
requirements of this chapter, should the Board subsequently deem it necessary.  

§ 170-1710 Off-street loading.  
Adequate space shall be provided to accommodate the loading and unloading of trucks, tractors, and trailers 
servicing any commercial, industrial, or large-scale residential or institutional use. Loading berth space 
which is utilized for the location of trash collection or compaction units shall be provided for and shall be in 
addition to the loading space requirements provided in this section. 

A. Area of loading berths or spaces. 

(1) A required off-street loading berth to be utilized in conjunction with any use requiring tractor trailer 
delivery shall be at least 12 feet in width and at least 65 feet in length, exclusive of aisle and maneuver 
space, and shall have a vertical clearance of at least 14 feet.  



(2) Required loading spaces to serve commercial uses and other facilities with similar needs shall be at least 
12 feet in width and at least 35 feet in length, and may be located parallel to the building served.  

B. Access to loading area. Each required off-street loading space or berth shall be afforded appropriate 
means of vehicular access to a street, highway, or alley in a manner which will least interfere with 
traffic movement.  

C. Surfacing. All open off-street loading areas shall be improved with a compacted select gravel base and 
surfaced with an all-weather dustless material, suitably designed for the intended use to a standard 
approved by the Township Engineer.  

D. Screening. All loading berths or spaces and truck circulation areas which abut a residential district shall 
be set back at least 100 feet therefrom unless they are completely screened therefrom by building walls, 
or a solid fence, wall, or landscaping, or any combination thereof, not less than six feet in height. In no 
case shall such spaces or berths be closer than 35 feet therefrom. Screening shall further comply with 
the standards of § 170-1508 of this chapter.  

E. Number of spaces. 

(1) Buildings with commercial, industrial, or storage use which exceed 6,000 square feet of gross leasable 
area shall be provided with a minimum of one off-street loading berth.  

(2) Commercial or other uses which do not exceed 6,000 square feet of gross leasable area, and which 
involve regular deliveries as part of their operation, shall be provided with a minimum of one off-street 
loading space.  

F. Location. Loading and unloading areas shall not be located between the building setback line and the 
street line. No delivery vehicle shall park on any sidewalk. Adequate space shall be provided to 
accommodate the loading and unloading of trucks, tractors, and trailers servicing any commercial, 
industrial, or large-scale residential or institutional use. Loading berth space which is utilized for the 
location of trash collection or compaction units shall be provided for and shall be in addition to the 
loading space requirements provided in this section. [Amended 3-3-2003 by Ord. No. 2003-2]  

 



The following Code does not display images or complicated formatting. Codes should be viewed online. This 
tool is only meant for editing.  

Article XVII  
Off-Street Parking and Loading  

§ 170-1700 General requirements.  
A. Applicability 

(1) 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 article.  

(c) An existing building is altered so as to increase the amount of parking space required, as determined by 
this article.  

(2) Structures and uses in existence as of the date of adoption of this chapter shall not be subject to the 
requirements of this article, so long as the use is not changed nor its extent or density increased. No 
parking facility now serving structures or uses shall, in the future, be reduced below the requirements of 
this chapter.  

(3) All required parking facilities shall be provided and maintained for as long as the use which they are 
designed to serve remains in existence.  

B. Decreased parking demand. When a building or structure undergoes a decrease in the number of 
dwelling units, gross floor area, seating capacity, number of employees, or other unit of measure 
specified hereinafter as a means for determining required off-street parking or loading facilities, or when 
the application of the standards herein would result in a requirement for fewer total off-street parking or 
loading spaces than are provided on the subject site, the available off-street parking and loading 
facilities may, upon approval by the Township, be so reduced accordingly; provided, however, that 
existing off-street parking or loading facilities may be so decreased only when the parking or loading 
facilities remaining would equal or exceed the off-street parking or loading requirements resulting from 
application of the provisions of these standards to the entire building, activity, or structure, as modified.  

C. 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.  

D. Front yard parking restriction. No motor home, travel trailer, boat, or boat trailer shall be parked within 
any front yard. [Amended 5-2-2005 by Ord. No. 2005-4]  

E. 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 this article.  
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§ 170-1701 Location.  
A. Except as provided under the terms of § 170-1706 of this article, all parking spaces shall be on the same 

lot as the principal building which they serve.  

B. No parking or paved area, except for permitted driveways or accessways, shall directly abut a public 
street. The minimum setback from the street line to the parking area shall be equal to that specified in 
§ 170-1701D of this chapter. Each such area shall be separated from the street by a curb, planting strip, 
wall or other suitable barrier against vehicles. [Amended 5-2-2005 by Ord. No. 2005-4]  

C. A garage may be located wholly or partly inside the walls of the principal building, or may be attached 
to the outer walls. If separated from the principal building, the garage shall conform to all accessory 
building requirements.  

D. The minimum distance for parking areas, as measured from the street line, shall be equal to the greater 
of 1/2 of the front yard building setback line or the setback prescribed for parking areas in the particular 
district in which the parking area is located. [Amended 3-3-2003 by Ord. No. 2003-2; 5-2-2005 by 
Ord. No. 2005-4]  

§ 170-1702 Size.  
A. The following schedule of parking space and layout standards shall apply to all but commercial/retail 

parking facilities, in accordance with this article: 

  
Angle of Parking Row to Driveway Aisle 

  
30° 45° 60° 90° 

 

Depth of parking row 17' 20' 21' 18' 

 

Width of parking space 9.5' 9.5' 9.5' 9.5' 

 

Width of aisle 11' 

(1 way) 

13' 

(1 way) 

18' 

(1 way) 

24' 

(1 or 2 way) 

(1) Parking spaces for commercial/retail uses shall be a minimum of 20 feet in depth and 10 feet in width.  

(2) Parallel parking spaces shall be at least 24 feet in length and eight feet in width.  

(3) In the case of churches, schools and office parks, where parking is at a ninety-degree angle and a 
twenty-four-foot aisle is provided, 10% of the spaces shall be 9.5 feet by 18 feet. The remainder may be 
nine feet by 18 feet. [Amended 12-5-1994 by Ord. No. 94-6]  

B. Wheel stops: The Board may approve the use of continuous curbs as wheel stops and thus measure the 
size of parking spaces to be two feet less in length than otherwise required. In such instances, the 
parking layout should allow for the vehicle to overhang the curb by two feet; such overhang area must 
be clear of all obstructions (signs, trees, etc.) and may not be regarded as required landscaped area or 
pedestrian circulation space.  

§ 170-1703 Design and maintenance standards.  
A. General on-site circulation design standards. 

(1) There shall be an adequate, safe, and convenient arrangement of pedestrian circulation facilities, 
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roadways, driveways, off-street parking and loading space. Pedestrians moving between buildings shall 
not be unnecessarily exposed to vehicular traffic.  

(2) Roads, pedestrian walks, bicycle facilities, and open space shall be designed as integral parts of an 
overall site design. They shall be properly related to existing and proposed buildings and appropriately 
landscaped.  

(3) Landscaped, paved, and comfortably graded pedestrian walks, appropriate also for use by wheelchairs, 
shall be provided along the paths of the most intense use, particularly from building entrances to parking 
areas and adjacent buildings. Such walks shall have a minimum width of four feet.  

(4) The materials used in the design of paving, lighting fixtures, retaining walls, fences, curbs, and benches 
shall be of good appearance, easily maintained, and appropriate to their function.  

(5) Ramps shall be provided, giving access from parking areas to the building served, for disabled persons 
utilizing wheelchairs.  

(6) 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. 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 designed and 
landscaped so as not to impair visibility needed for traffic flow and turning movements. A maximum of 
20 parking spaces shall be permitted without being separated by a landscaped area/island with a 
minimum 10 feet width. [Amended 3-3-2003 by Ord. No. 2003-2]  

(7) The design of access and traffic control and of interior circulation shall, in all other respects, comply 
with the requirements of §§ 170-1510 and 170-1513, respectively, of this chapter.  

B. General on-site parking design standards. 

(1) Parking spaces shall have a dust-free, all-weather surface; this requirement shall be met by paving 
unless otherwise approved by the Board of Supervisors. Pervious surfaces such as porous paving, 
concrete lattice blocks, or gravel may be substituted if approved by the Board, e.g., for reserve or 
overflow parking. Pervious surfaces shall be the only permitted means of providing parking in areas 
subject to floodplain regulations. [Amended 9-5-2017 by Ord. No. 2017-3]  

(2) Parking areas shall have a minimum slope of 1% in any direction to provide for drainage, and a 
maximum slope of 5% in any direction for safety, user convenience, and stormwater management.  

(3) All parking spaces shall be marked by durable painted lines at least four inches wide and extending the 
length of the space, or by curbs or other means, to indicate individual spaces. Signs or markers located 
on the surface within a parking lot shall be used as necessary to assure efficient and safe traffic 
operation.  

(4) Lighting shall be provided to illuminate any off-street parking spaces to be used at night. Lighting 
facilities shall comply in all applicable respects with the standards in § 170-1514 of this chapter.  

(5) Parking area landscaping and screening shall be accomplished in accordance with §§ 170-1507 and 170-
1508 of this chapter.  

(6) Any person operating or owning a parking lot shall keep it free, as may be practical, of dust and loose 
particles and shall promptly remove snow and ice from the surface of the parking lot. Such person shall 
also keep all adjacent sidewalks free from dirt, ice, sleet, and snow and shall keep the sidewalks in a 
safe condition for use by pedestrians.  
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(7) All signs, markers, or any other methods used to indicate direction of traffic movement and location of 
parking spaces shall be maintained in a neat and legible condition. Any walls or landscaping, as well as 
surfacing and curbing of the parking lot, shall be maintained in good condition throughout their use, and 
the Board shall have the authority to prohibit the use of the area for parking purposes unless and until 
proper maintenance, repair, or rehabilitation is completed.  

§ 170-1704 Handicapped parking.  
[Amended 3-3-2003 by Ord. No. 2003-2]  

Handicapped parking and related facilities shall conform to the requirements of Pennsylvania Act 235, the 
Universal Accessibility Act, as amended. In addition, the following regulations shall apply, unless 
superseded by further amendments to the aforementioned Act and its rules and regulations: 

A. In any parking area where the total number of parking spaces exceeds five, a minimum of one space for 
each 25 total spaces or fraction thereof shall be designed and designated for physically handicapped 
persons. Number of spaces: Any parking lot including four or more off-street parking spaces shall 
include a minimum of one handicapped space. The following number of handicapped spaces shall be 
provided, unless a revised regulation is officially established under the Federal Americans With 
Disabilities Act: 

 

Total number of parking Spaces on 
Lot 

Required Minimum Number/ Percent of handicapped 
Parking Spaces 

 

1 to 25 1 

 

26 to 50 2 

 

51 to 75 3 

 

76 to 100 4 

 

101 to 150 5 

 

151 to 200 6 

 

201 to 300 7 

 

301 to 400 8 

 

401 to 500 9 

 

501 to 1,000 2% of required number of spaces 

 

1,001 or more 20, plus 1% of required number of spaces over 1,000 

B. Location. Handicapped parking spaces shall be located where they would result in the shortest 
reasonable accessible distance to a handicapped-accessible building entrance. Curb cuts shall be 
provided as needed to provide an accessible route from the handicapped spaces to an accessible 
entrance.  



C. Minimum size. Each required handicapped parking space shall be eight feet by 18 feet. In addition, each 
space shall be adjacent to a five-feet-wide access aisle. Such access aisle may be shared by two 
handicapped spaces by being placed between them. However, one out of every eight required 
handicapped parking spaces shall have an adjacent access aisle of eight feet width instead of five feet.  

D. Slope. Handicapped parking spaces shall be located in areas of less than 2% slope in any direction.  

E. Marking. All required handicapped spaces shall be well-marked by clearly visible signs and pavement 
markings. Blue paint is recommended.  

F. Paving. Handicapped parking spaces and adjacent areas needed to access them with a wheelchair shall 
be covered with a smooth surface that is usable with a wheelchair.  

§ 170-1705 Schedule of required parking.  
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. When the determination of the number of off-street parking 
spaces results in a requirement of a fractional space, any fraction of 1/2 space or less should be disregarded 
and any fraction over 1/2 space shall count as one space. 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. 

A. Residential and lodging uses. 

(1) Single-family and two-family dwellings: Three parking spaces for each dwelling unit. The Board of 
Supervisors may require that a street include sufficient paved width to allow on-street parking along one 
or both sides of the street if determined to be necessary to meet parking needs. [Amended 3-3-2003 by 
Ord. No. 2003-2]  

(2) Mobile homes: two parking spaces per dwelling unit.  

(3) Townhouses, apartments, and similar multifamily dwellings: 2.5 parking spaces per dwelling unit, 0.5 
spaces of which may be located in convenient overflow areas for guests. The allowable parking for 
apartments designed for and exclusively occupied by individuals over the age of 55 may be reduced to 
1.5 parking spaces per household with the specific approval of the Board of Supervisors. Garage parking 
spaces serving a townhouse or apartment shall only count as 0.5 parking spaces. The Board of 
Supervisors may require that a street include sufficient paved width to allow on-street parking along one 
or both sides of the street if determined to be necessary to meet parking needs. [Amended 5-3-1999 by 
Ord. No. 99-2; 3-3-2003 by Ord. No. 2003-2]  

(4) Motel, hotel: 1.2 parking spaces for each sleeping room or suite offered for tourist accommodation. 
Additional parking spaces shall be provided, equal to 60% 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 motel.  

(5) Nursing home: 1.5 parking spaces for every two beds that can be provided at maximum design capacity 
of the facility.  

(6) Residential care facilities. [Amended 2-5-2001 by Ord. No. 2001-3]  

(a) With 20% or more of the total bed count dedicated to residents requiring continual health-care services: 
1.0 spaces for every five resident beds or 1.0 spaces for every four dwelling units, whichever is greater.  
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(b) With less than 20% of the total bed count dedicated to residents requiring continual health care: 1.0 
space for every three resident beds or 2.0 spaces for every five dwelling units, whichever is greater.  

(7) Adult community development: Two off-street parking spaces shall be required for each dwelling unit. 
However, in the case of townhouse dwellings, an average of 0.5 spaces per dwelling unit may be located 
along interior streets in locations that are convenient to the dwellings being served, provided that the 
street is of sufficient width. [Added 5-3-1999 by Ord. No. 99-2]  

(8) Continuing care retirement community (CCRC): In a CCRC, off-street parking shall be provided in 
clear proximity to each use being served as follows: [Added 9-15-2008 by Ord. No. 2008-1]  

(a) One parking space shall be provided for each employee on the largest shift; plus  

(b) One parking space for every four assisted living residences; plus  

(c) One parking space for every five beds in a nursing facility; plus  

(d) Parking spaces for each independent living residence in an apartment structure in the amount of1.3; plus  

(e) Two parking spaces for each independent living residence in a single-family, two-family or townhouse 
structure; plus  

(f) Additional reserve or overflow parking or parking for guests and visitors as required by the Board as a 
condition of conditional use approval, based upon evidence demonstrating the need therefor.  

B. Retail and service uses. [Amended 3-3-2003 by Ord. No. 2003-2]  

(1) Indoor retail businesses and shopping centers: Parking or storage space for all vehicles used in the 
conduct of business, plus five parking spaces per 1,000 square feet of floor area of rooms accessible to 
customers. For a shopping center, see § 170-1609170-1709.  

(2) Theaters, recreation centers, swimming pools, skating rinks, and other public or private recreation and 
amusement facilities: 

(a) One parking space for every three 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 persons regularly employed on the premises at a peak period of use.  

(b) 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.  

(3) Bowling alleys: Five parking spaces per lane.  

(4) Banks, credit unions, and related retail financial service organizations: 

(a) One parking space per 75 square feet of floor area devoted to customer service and related circulation; 
plus  

(b) 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.  

(5) Restaurant or similar use: 

(a) One space per three seats; or  
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(b) One space per 100 square feet of total floor area, whichever yields the greater number of spaces.  

(6) Carry-out, drive-in, drive-through, or other fast-food restaurant: 

(a) Twenty-four parking spaces for every 1,000 square feet of gross leasable area, plus two parking spaces 
for every three employees.  

(b) Fas-foodFast-food restaurants providing drive-through window service shall be sited in such a manner 
that at least 10 vehicles can stand in line awaiting such service without blocking access to otherwise 
required parking spaces.  

(7) Automobile service stations: Parking or storage space for all vehicles used directly in the conduct of the 
business, plus: 

(a) One parking space for each gas dispenser;  

(b) Three spaces for each service bay or similar facility; and  

(c) One space for every two persons employed on the premises.  

(8) Grocery store or supermarket: Six spaces per 1,000 square feet of gross leasable area, unless part of a 
shopping center containing an additional 50,000 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 § 170-1608170-1709.  

(9) Funeral home: 

(a) One space for every four seats available for persons attending memorial services; or  

(b) One space for every 50 square feet of gross leasable floor area, whichever yields the greater number of 
spaces.  

(10) Automobile sales: 

(a) Spaces for parking of vehicles for sale or lease, which shall not be required to meet minimum dimension 
and aisle width requirements.  

(b) One space for customer parking for every 25 vehicles offered for sale or lease.  

(c) One space per employee.  

(d) Four spaces for every service bay or similar facility.  

C. Offices. 

(1) General offices (including office campus as provided in Article XII): One parking space per 200 square 
feet of gross floor area for business, professional, governmental, or institutional offices, including 
associated storage areas for files, equipment, or office supplies, but excluding medical or dental offices.  

(2) Medical or dental offices: One off-street parking space shall be provided per 150 square feet of gross 
habitable floor area. [Amended 9-15-2008 by Ord. No. 2008-1; 4-4-2022 by Ord. No. 2022-03]  

D. Industrial and warehouse uses: 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 yields the greater 
number of spaces.  
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E. Community service uses and places of assembly. 

(1) 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 
parking spaces per five 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.  

(2) University, college, academy, or similar institution of higher learning: One parking space for each 
resident student and each faculty or staff residence on the site, plus two parking spaces for each five 
seats occupied at maximum capacity, in combination, of any assembly hall, auditorium, stadium, 
gymnasium, or other places of assembly on the campus.  

(3) Schools: 

(a) Private vocational or similar adult trade school or training center: One space per student.  

(b) Elementary school, nursery school, day-care center: One space per 15 students.  

(c) Middle or junior high school: One space per 10 students, plus one space per 10 fixed seats in an 
auditorium.  

(d) High school: One space per four students, plus one space per 10 fixed seats in an auditorium.  

F. Miscellaneous uses. 

(1) Libraries, museums, galleries, and similar uses: Parking or storage space for all vehicles used directly in 
the operation of such establishment, plus four parking spaces for each 1,000 square feet of total floor 
area.  

(2) Private clubs, lodges, or other organizations of a fraternal, civic, union-related, religious, or similar 
nature: One parking space for each four members, or one space per 50 square feet used for assembly, 
dining, meetings, or other specific use of the club facilities, whichever yields the greater number of 
spaces, plus one additional parking space for every two persons regularly employed on the premises.  

(3) Hospitals and rehabilitative services centers: 0.85 spaces per employee on duty at any one shift change 
or 0.65 spaces per full-time equivalent total employment, whichever yields the greater number of 
spaces, plus additional parking spaces for visitors on the basis of 0.6 spaces per bed. [Amended 9-15-
2008 by Ord. No. 2008-1]  

(4) 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.  

G. Other uses. The Board shall determine with which of the preceding categories of parking regulation any 
unlisted use shall comply.  

§ 170-1706 Shared parking.  

A. The parking spaces required by § 170-1705 may be reduced when two or more uses on abutting lots share 
a parking area, subject to the following conditions: 

(1) That some portion of the shared off-street parking area lies within 200 feet of an entrance, 
regularly used by patrons, into the buildings served by the shared parking facilities. 

(2) Pedestrian facilities comply with current standards for accessibility and § 149-916. 
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(3) Access and parking easements are prepared and recorded for each property affected by the 
shared parking. 

B. The minimum amount of shared parking required shall be based on the application of the below 
percentages to the parking required for each land use as per § 170-1705. 

 

Use 

Weekday Weekend Other 

Day  
(9 AM to 4 PM) 

Evening  
(6 PM to 12 

AM) 

Day  
(9 AM to 4 PM) 

Evening  
(6 PM to 12 

AM) 

Other  
(12 AM to 9 

AM) 
Offices 100% 10% 10% 5% 5% 

Retail and 
Service Uses 

60% 90% 100% 70% 5% 

Hotel/Motel 60% 100% 60% 100% 100% 
Restaurant 50% 100% 80% 100% 10% 
Entertainment 40% 100% 80% 100% 10% 
Other Uses The Board shall determine with which of the preceding categories any unlisted use shall 

comply. 

 
A. Up to 50% of the parking spaces required for a theater or other place of primarily evening 

entertainment, for a church, for multifamily dwelling units, for a VAC, or for a school may be provided 
and used jointly by banks, offices, certain retail stores, repair shops, service establishments, VAC 
accessory uses, and similar uses which are not normally open, used or operated during evening hours 
(beyond normal business hours of 8:00 a.m. to 5:00 p.m.) if specifically approved by the Board. 
[Amended 12-16-2013 by Ord. No. 2013-6]  

B. Written agreement assuring the retention for such purpose shall be properly drawn and executed by the 
parties concerned and approved as to form and execution by the Township Solicitor, and shall be filed 
and made part of the application for a building permit.  

C. Such approval may be rescinded by the Board and additional parking shall be obtained by the owners, in 
the event that the Board determines that such joint use is resulting in a public nuisance or otherwise 
adversely affecting the public health, safety, or welfare.  

D. Upon approval of the Board, as prescribed in Subsection B above, two or more uses may satisfy their 
individual parking requirements in a common parking lot, provided that the number of parking spaces in 
the lot equals the sum of the parking spaces required for each use. Parking spaces shall be located so 
that no space is greater than 500 feet from the building or use it is intended to serve, except in the case 
where off-street parking for a VAC use is provided off premises under § 170-802G, in which case such 
parking spaces may be located 650 feet from property on which the VAC use is located. [Amended 12-
16-2013 by Ord. No. 2013-6]  

E. Shared or common parking lots shall be provided with appropriate signage indicating the buildings 
and/or uses for which the spaces have been made available.  

§ 170-1707 Parking reserve area.  
The number of parking spaces to be constructed may be up to 30% less than the number required herein only 
where the following conditions are met to the satisfaction of the Township: 

A. Evidence is submitted firmly documenting to the Satisfaction of the Township that the special nature of 
the proposed occupancy or use of the building requires less parking area or fewer spaces than that 
required by this article.  

B. The land development plan submitted by the applicant indicates that the location and layout of that 
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portion 50% of the required parking or loading area deemed unnecessary at the time of application can 
and will be constructed on the surface of the site, according to the requirements of this article, in the 
event that the Township determines at any time that all or any additional portion of this parking or 
loading is necessary and in the interest of the public health, safety, and welfare.  

C. In no event shall that authorized portion of the required parking area which is not to be constructed, but 
reserved for possible future use, be counted as open space or other nonpaved area required by other 
provisions of this chapter.  

D. The parking reserve area shall be designed so that any required minimum area of vegetative cover 
would be maintained in the event that the parking reserve area is subsequently developed.  

E. The parking reserve area shall be landscaped according to an approved plan and in accordance with 
§ 170-1507 of this chapter.  

F. The parking reserve area shall have no building, whether temporary or permanent, erected on it at any 
time, except as provided in § 170-1709A.  

G. Prior to approving a change of use or other modification that results in a requirement for greater total 
off-street parking, the owner must demonstrate continued compliance with this Article.  

 

§ 170-1708 Parking standards for single-family residential dwellings.  
In addition to the Schedule of Required Parking, § 170-1705A(1), the following regulations shall apply to 
single-family residential dwellings: 

A. Use of residential parking facilities. Parking facilities accessory to a residential use in any district shall 
be used solely for the parking of passenger automobiles and not more than one commercial vehicle of 
not more than two tons' gross weight utilized by occupants of the dwelling to which such facilities are 
accessory, or by guests of such occupants. [Amended 5-2-2005 by Ord. No. 2005-4]  

B. A garage may be located wholly or partly inside the walls of the principal building, or may be attached 
to the outer walls. If separated from the principal building, the garage shall conform to all accessory 
building requirements.  

C. Areas devoted to surface parking may occupy no more than 50% of any required front, side, or rear 
yard, and shall comply with § 170-1701D of this chapter.  

D. Parking spaces shall have a dust-free, all-weather surface; this requirement shall be met by paving 
unless otherwise approved by the Board of Supervisors. Pervious surfaces such as porous paving, 
concrete lattice blocks, or gravel may be substituted if approved by the Board, e.g., for reserve or 
overflow parking. Pervious surfaces shall be the only permitted means of providing parking in areas 
subject to floodplain regulations. [Amended 9-5-2017 by Ord. No. 2017-3]  

E. Parking areas shall have a minimum slope of 1% in any direction to provide for drainage, and a 
maximum slope of 5% in any direction for safety, user convenience, and stormwater management.  

§ 170-1709 Shopping center parking.  
A. Except as specified in Subsection B below, a minimum of 4.5 spaces shall be provided for each 1,000 

square feet of gross leasable area, or fraction thereof, within the proposed shopping center. In addition, a 
parking reserve area, consistent with the terms of § 170-1707, shall be designed and shown on the plan 
so that, if developed, it would yield a ratio of 5.0 spaces for each 1,000 square feet of gross leasable 
area. If, at the end of the sixth year following full development of the tract, the parking reserve area or 
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any part thereof has not been developed as an additional parking area, the applicant or the then present 
landowner may petition the Board for permission to develop or otherwise utilize the parking reserve 
area in accordance with the terms of this chapter.  

BA. A minimum of 4.0 spaces shall be provided for each 1,000 square feet of gross leasable area or fraction 
thereof devoted to office use. An initial reduction of up to 25% of this area may be permitted by the 
Board, provided that sufficient land is reserved and properly identified as such to meet the full 
requirements of this chapter, should the Board subsequently deem it necessary.  

B. The number of parking spaces for an existing shopping center may be reduced to 3.5 for each 1,000 
square feet of gross leasable area, or fraction thereof, within the shopping center only when the following 
conditions are met to the satisfaction of the Township: 

(1) The owner shall submit to the Township for review and approval a Parking Study, which 
includes including: 

a) Evidence documenting that the special nature of the proposed occupancy or use of the 
buildings require less parking area or fewer spaces than that required by this article. 

b) Documentation of parking occupancy based on two separate observations completed during 
peak summer and winter periods, the specific time of which are confirmed with the Township 
Traffic Engineering prior to collecting data. 

c) A comparison of the observed and proposed parking relative to the 85th percentile parking 
demand presented in the Institute of Transportation Engineer’s Parking Generation, latest 
edition. 

C. An area equal to 10% of the parking being removed will be landscaped, including full depth removal of 
the existing paving. 

 

§ 170-1710 Off-street loading.  
Adequate space shall be provided to accommodate the loading and unloading of trucks, tractors, and trailers 
servicing any commercial, industrial, or large-scale residential or institutional use. Loading berth space 
which is utilized for the location of trash collection or compaction units shall be provided for and shall be in 
addition to the loading space requirements provided in this section. 

A. Area of loading berths or spaces. 

(1) A required off-street loading berth to be utilized in conjunction with any use requiring tractor trailer 
delivery shall be at least 12 feet in width and at least 65 feet in length, exclusive of aisle and maneuver 
space, and shall have a vertical clearance of at least 14 feet.  

(2) Required loading spaces to serve commercial uses and other facilities with similar needs shall be at least 
12 feet in width and at least 35 feet in length, and may be located parallel to the building served.  

B. Access to loading area. Each required off-street loading space or berth shall be afforded appropriate 
means of vehicular access to a street, highway, or alley in a manner which will least interfere with 
traffic movement.  

C. Surfacing. All open off-street loading areas shall be improved with a compacted select gravel base and 
surfaced with an all-weather dustless material, suitably designed for the intended use to a standard 
approved by the Township Engineer.  

D. Screening. All loading berths or spaces and truck circulation areas which abut a residential district shall 
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be set back at least 100 feet therefrom unless they are completely screened therefrom by building walls, 
or a solid fence, wall, or landscaping, or any combination thereof, not less than six feet in height. In no 
case shall such spaces or berths be closer than 35 feet therefrom. Screening shall further comply with 
the standards of § 170-1508 of this chapter.  

E. Number of spaces. 

(1) Buildings with commercial, industrial, or storage use which exceed 6,000 square feet of gross leasable 
area shall be provided with a minimum of one off-street loading berth.  

(2) Commercial or other uses which do not exceed 6,000 square feet of gross leasable area, and which 
involve regular deliveries as part of their operation, shall be provided with a minimum of one off-street 
loading space.  

F. Location. Loading and unloading areas shall not be located between the building setback line and the 
street line. No delivery vehicle shall park on any sidewalk. Adequate space shall be provided to 
accommodate the loading and unloading of trucks, tractors, and trailers servicing any commercial, 
industrial, or large-scale residential or institutional use. Loading berth space which is utilized for the 
location of trash collection or compaction units shall be provided for and shall be in addition to the 
loading space requirements provided in this section. [Amended 3-3-2003 by Ord. No. 2003-2]  
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The following Code does not display images or complicated formatting. Codes should be viewed online. This 
tool is only meant for editing.  

Chapter 63  
Burning, Open  

[HISTORY: Adopted by the Board of Supervisors of the Township of Westtown 5-17-1993 by Ord. No. 
93-4. Amendments noted where applicable.]  

GENERAL REFERENCES 

Fire Prevention Bureau — See Ch. 14. 
Brush, grass and weeds — See Ch. 54. 

Building Code — See Ch. 57, Art. II. 

Fire prevention — See Ch. 87. 

 

§ 63-1 Outdoor burning restricted.  
Except for recreational and ceremonial fires, it shall henceforth be unlawful to burn or authorize (or, on one's 
own property, to permit) another to burn anything outdoors anywhere within the township, except between 
the hours of 8:00 a.m. and 4:00 p.m. A recreational fire is an outdoor fire which is used to cook food for 
human consumption. A ceremonial fire is an open fire used in conjunction with a recognized ceremony of a 
community, educational, service or scouting organization. 

§ 63-2 Burning of trash and domestic waste material.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 
paper, rubbish or other domestic waste material outdoors anywhere within the township, unless the fire is 
confined within a completely enclosed container, incinerator, fireplace or grill, at least 10 feet from a 
building and unless someone remains in attendance during the burning. Incinerators, fireplaces or grills 
which are constructed as part of a building and meet the requirements of the Township Building Code are 
excluded from the ten-foot requirement. Perforations, openings or screening for venting, but prohibiting 
burning particles or ash from being discharged, are permitted. 

§ 63-3 Burning of brush, grass or wood.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 
brush, grass, wood or other materials outdoors anywhere within the township, unless the fire is confined 
within an enclosure which meets the requirements of § 63-2 above or if: 

A. An open fire is at least 15 feet from a building; and  

B. There is a cleared area free of trees, shrubs and other combustible materials of at least 15 feet around it; 
and  

C. There is someone in attendance; and  

D. In large areas such as fields or woods, in addition to Subsections A through C above, adequate 
manpower and equipment are available to prevent its spread.  

§ 63-4 Burning of leaves or commercial/industrial waste.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 



leaves or commercial/industrial waste material outdoors anywhere within the township at any time. 

§ 63-5 Burning on public roads.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 
leaves, brush, grass, wood, paper, rubbish or other materials, or to light any fire upon or within five feet of a 
public road or curb, or to light any fire within five feet of a utility pole or utility equipment. 

§ 63-6 Permission required to burn on private property.  
It shall henceforth be unlawful to kindle a fire upon the land of another, without the permission of the owner 
thereof, which permission, except in the case of a family member or employee, shall be in writing. 

§ 63-7 Fire ban due to drought.  
It shall henceforth be unlawful to light or authorize (or, on one's own property, to permit) another to light or 
attempt to light any outdoor fire when a ban on such fires has been publicly announced by the Board of 
Supervisors, or their authorized representative, in a time of drought. 

§ 63-8 Authority to extinguish fires.  
Any fire on public or private property may be extinguished by the local fire company having jurisdiction, 
either with or without the consent of the landowner or person in charge, if, in the opinion of the Westtown 
Township Fire Marshal or a Westtown-East Goshen police officer, such fire constitutes a danger to persons 
or property. 

§ 63-9 Violations and penalties.  
Any person who violates or permits a violation of this chapter shall, upon conviction in a summary 
proceeding brought before a District Justice under the Pennsylvania Rules of Criminal Procedure, be guilty 
of a summary offense and shall be punishable by a fine of not more than $1,000, plus costs of prosecution. In 
default of payment thereof, the defendant may be sentenced to imprisonment for a term not exceeding 90 
days. Each day or portion thereof that such violation continues or is permitted to continue shall constitute a 
separate offense, and each section of this chapter that is violated shall also constitute a separate offense. 

 



 

 

The following Code does not display images or complicated formatting. Codes should be viewed online. This 
tool is only meant for editing.  

Chapter 63  
Burning, Open  

[HISTORY: Adopted by the Board of Supervisors of the Township of Westtown 5-17-1993 by Ord. No. 
93-4. Amendments noted where applicable.]  

GENERAL REFERENCES 

Fire Prevention Bureau — See Ch. 14. 
Brush, grass and weeds — See Ch. 54. 

Building Code — See Ch. 57, Art. II. 

Fire prevention — See Ch. 87. 

Property maintenance – See Ch. 126 

 

§ 63- # Definitions.  
For the purposes of this Part, the following terms shall have the meanings ascribed to them herein: 

CEREMONIAL FIRE 
A ceremonial fire is aAn open fire used in conjunction with a recognized ceremony of a 
community, educational, service or scouting organization, commonly known as a bonfire. . 

CHIMINEA 
 A single-mouth-opening fireplace that has a chimney to fuel the fire with fresh air. 
FIRE PIT 

An aboveground or below-ground freestanding structure constructed of stone, masonry, brick, 
metal or other noncombustible material or combination thereof designed to contain and control 
fire and prevent it from spreading.  A fire pit does not include charcoal- or gas-powered grills that 
are only intended to be used for cooking purposes.  

INCINERATOR 
A burn barrel or other similar enclosed container with a screen cover designed to prevent flying 
debris, equipped with a spark- or amber-arresting device, which has a total fuel area of two feet 
or less in diameter and three feet or less in height with a maximum capacity of 55 gallons.  

OPEN BURNING 
The burning of materials wherein products of combustion are emitted directly into the ambient air 
without passing through a stack or chimney from an enclosed chamber.   

PATIO WOODBURNING UNIT 
A chimaera or other similar portable, aboveground, commercially manufactured wood-burning or 
propane or natural gas device equipped with a spark- or ember-arresting device used for outdoor 
recreation and/or heating. 

RECREATIONAL FIRE  
A recreational fire is aAn outdoor small fire which is used to cook food for human consumption 
or entertainment purposes and/or heating in a stationary or portable enclosure, including 
fireplaces, fire pit, fire rings, chiminea and patio wood-burning unit with or without a removable 
cover. 
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§ 63 - ## Purpose 
The purpose of this chapter is to prevent nuisances caused by outdoor burning, to provide for public health 
and safety, to encourage the use of recreational fire for enjoyment of Westtown residents and to avoid 
erroneous calls to the Fire Department.   

§ 63-1 Outdoor burning restricted.  
A. Except for recreational and ceremonial fires, it shall henceforth be unlawful to burn or authorize (or, 

on one's own property, to permit) another to burn anything outdoors anywhere within the township, 
except between the hours of 8:00 a.m. and 4:00 p.m. A recreational fire is an outdoor fire which is 
used to cook food for human consumption. A ceremonial fire is an open fire used in conjunction with 
a recognized ceremony of a community, educational, service or scouting organization. 

B. A minimum of one five-pound ABC portable fire extinguisher or a garden hose connected to a water 
source and a shovel shall be available for immediate utilization.  

C. All fires shall be continuously attended by a person over 18 years of age until fully extinguished.  

D. No fuel such as gasoline, alcohol, diesel fuel, and kerosene shall be used to light or relight fire. 

§ 63 - ## Recreational fires.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to set any 
recreational fire unless: 

A. Recreational fire shall only be used to burn clean wood or cook or prepare food. 

B. Recreational fire shall be contained within a stationary or portable container as described in this 
Chapter and used strictly in adherence with all manufacturer’s guidelines and specifications.   

C. Recreational fire shall be located at least 10 feet from any structure, tree (including canopy), vehicle, 
or building, and within 10 feet of any property line.  

D. Recreational fire shall not be conducted under any roofing, awning, or similar overhead covering. 

E. Portable chimineas, fire pits or patio wood-burning units shall only be placed on a flat 
noncombustible surface, such as brick, concrete, rock, or heavy-gauge metal. 

§ 63-## Ceremonial fires.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to set or 
maintain any ceremonial fire unless:  

A. The Township Fire Marshal shall be notified prior to burning.  

B. Ceremonial fire shall only be permitted within 50 feet of any structure, tree (including canopy), 
building, utility pole or utility equipment, or within 15 feet of any combustible material. Measures 
shall be taken to prevent the fire from spreading. 

C. Such fire shall be limited to three consecutive days, and shall be restricted to daylight hours only. All 
fire shall be extinguished no later than 10 p.m.  

§ 63-2 Burning of trash and domestic waste materialrubbish.  
A. It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to 

burn trash, rubbish, or any other material considered as domestic waste resulting from the normal 
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occupancy of a dwelling, except within a completely enclosed container or in an incinerator subject to 
approval by the Township Fire Marshal. 

B. A completely enclosed container or an incinerator shall be specifically designed for the incineration 
of domestic waste and shall be located no less than 20 feet from any structure and combustible 
material. 

C. It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to 
burn trash, rubbish, or any other material considered as domestic waste for more than 2 consecutive 
days. It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) 
another to burn paper, rubbish or other domestic waste material outdoors anywhere within the 
township, unless the fire is confined within a completely enclosed container, incinerator, fireplace or 
grill, at least 10 feet from a building and unless someone remains in attendance during the burning.  

D. Incinerators, fireplaces or grills which are constructed as part of a building and meet the requirements 
of the Township Building Code are excluded from the ten-foot50-foot requirement.  Perforations, 
openings or screening for venting, but prohibiting burning particles or ash from being discharged, are 
permitted. 

§ 63-3 Burning of brush, grass or wood.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 
brush, grass, wood or other materials outdoors anywhere within the township, unless it meets all 
requirements of this Article and the fire is confined within an enclosure an approved container which meets 
the requirements of § 63-2 above or if: 

A. The Township Fire Marshal has been notified prior to burning. 

BA. An open fire is at least 15 feet from a any structure, tree (including canopy), building, vehicle, utility 
pole or utility equipment, and any property line; and  

CB. There is a cleared area free of trees, shrubs and other combustible materials of at least 15 feet around 
it; and  

DC. There is someone, over the age of 18, in attendance while any fire is burning; and  

ED. In large areas On properties of 5 acres or moresuch as fields or woods, in addition to Subsections A 
through C above, adequate manpower and equipment are available within immediate vicinity to 
prevent its spread.  

§ 63-4 Burning of leaves or commercial/industrial waste.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 
leaves or commercial/industrial waste material outdoors anywhere within the township at any time. 

§ 63-5 Burning on public roads.  
It shall henceforth be unlawful to burn or authorize (or, on one's own property, to permit) another to burn 
leaves, brush, grass, wood, paper, rubbish or other materials, or to light any fire upon or within five feet of a 
public road or curb, or to light any fire within five feet of a utility pole or utility equipment. 

§ 63-6 Permission required to burn on private property.  
It shall henceforth be unlawful to kindle a fire upon the land of another, without the permission of the owner 
thereof, which permission, except in the case of a family member or employee, shall be in writing. 



 

 

§ 63-7 Fire ban due to drought.  
It shall henceforth be unlawful to light or authorize (or, on one's own property, to permit) another to light or 
attempt to light any outdoor fire when a ban on such fires has been publicly announced by the Board of 
Supervisors, or their authorized representative, in a time of drought. 

§ 63-8 Authority to extinguish fires.  
Any fire on public or private property may be extinguished by the local fire company having jurisdiction, 
either with or without the consent of the landowner or person in charge, if, in the opinion of the Westtown 
Township Fire Marshal or a Westtown-East Goshen police officer, such fire constitutes a danger to persons 
or property. 

§ 63-9 Violations and penalties.  
Any person who violates or permits a violation of this chapter shall, upon conviction in a summary 
proceeding brought before a District Justice under the Pennsylvania Rules of Criminal Procedure, be guilty 
of a summary offense and shall be punishable by a fine of not more than $1,000, plus costs of prosecution. In 
default of payment thereof, the defendant may be sentenced to imprisonment for a term not exceeding 90 
days. Each day or portion thereof that such violation continues or is permitted to continue shall constitute a 
separate offense, and each section of this chapter that is violated shall also constitute a separate offense. 
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SKETCH PLAN SUMMARY 
 
Date:   November 2, 2023 
From:   Liudmila Carter, Director of Planning & Zoning 
  
PROJECT: Construction of Chase Bank at Marketplace @ Westtown 
APPLICANT:  Westtown AM West TIC, LLC 
ADDRESS:  1502 West Chester Pike, West Chester, PA 19382 
UPI: 67-2-42.4 

APPLICATION 
This application calls for the construction of a 1-story 3,294 square feet drive-in bank on the northeastern 
portion of the existing parking lot of the property, known as the Marketplace @ Westtown.  The sketch 
plan is similar to the plans previously submitted under the zoning variance application, which the Planning 
Commission has reviewed and provided recommendations on; however, the revised plan reflects the 
overall shopping center’s parking compliance based on a ratio of 3.5 parking spaces per 1,000 square feet 
of gross leasable area.   

The application is dependent on the outcome of the proposed ordinance amendments pertaining to parking 
requirements, which are subject to review and approval by the Planning Commission and the Board of 
Supervisors.  

LOCATION AND DESCRIPTION OF SITE 
1502 West Chester Pike is located on West Chester Pike in the northeastern portion of the Township 
between Manley Road and S Chester Road.  The property address per County records is 1502 West Chester 
Pike and the mailing address is 120 N. Pointe Blvd, Suite 301, Lancaster, PA 17601.  The 18.45-acre 
property is located in the C-1 Neighborhood and Highway Commercial District where the proposed use 
is a permitted by right use.  The property is improved with a 1-story building with retail stores, restaurants, 
retail bakery, shops for personal service, banks, a 1-story freestanding masonry building (occupied by 
Burger King), grocery store, parking areas in the front and rear of the building, and stormwater 
management facilities.  The property includes a sanitary sewer easement.   

SUBMISSION AND REVIEW  
The applicant submitted the following materials on October 19, 2023:  

1. Submission letter prepared by Gregg Adelman, Esq. dated October 19, 2023;  
2. Overall Zoning Variance plan (sheets 1 of 1) prepared by Dynamic Engineering last revised 

October 12, 2023;  
3. Zoning Variance plan (sheets 1 of 1) prepared by Dynamic Engineering last revised October 12, 

2023; 

APPLICABLE APPROVALS/DENIALS 
The applicant has previously submitted a variance request to the Zoning Hearing Board (ZHB) to permit: 
1) a trash enclosure 9.2 feet from the side lot line where a minimum of 15 feet is required; 2) a trash 
enclosure to be located within the side yard; 3) 18-foot long parking spaces where a minimum of 20-foot 
long spaces are required; 4) 518 total parking spaces where 705 spaces are required; 5) the two-way 
parking lot drive aisle to be 24-feet wide where a minimum of 28 feet wide is required; and 6) proposed 
parking located in the required front yard.  On May 8, 2023, the ZHB has issued an approval for a variance 
to provide parking in the front yard, but also a denial for variances to decrease the mandated number of 
parking spaces and to place the trash enclosure as requested by the applicant.  Furthermore, the ZHB made 
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determination that granting of variances to reduce the required size of parking spaces and to decrease the 
width of the parking lot drive aisle were unnecessary.   

APPLICABLE STANDARDS 
General standards for review of sketch plan are contained within Article V Sketch Plan of the Township 
Subdivision of Land Ordinance. 

General standards for off-street parking and loading, including regulations pertaining to shopping center 
parking, are contained within Article XVII Off-Street Parking and Loading of the Township Zoning 
Ordinance.  

PLANNING COMMISSION RECOMMENDATION 
The Planning Commission will review this sketch plan at their meeting on November 8, 2023. 



Kaplin Stewart
Union Meeting Corporate Center
910 Harvest Drive, P.O. Box 3037
Blue Bell, PA  19422-0765
610-260-6000 tel

Offices in
Pennsylvania

New Jersey

Gregg I. Adelman, Esquire
Direct Dial: (610) 941-2552
Direct Fax: (610) 684-2001

Email: gadelman@kaplaw.com
www.kaplaw.com

October 19, 2023

VIA EMAIL & FEDERAL EXPRESS

Liudmila Carter
Assistant Township Manager
Westtown Township
1039 Wilmington Pike
West Chester, PA 19382

RE: Westtown AM West TIC, LLC – 1502 West Chester Pike; Sketch Plan

Dear Mila:

On behalf of Westtown AM West TIC, LLC, the owner of property located at 1502 West Chester 
Pike (Route 3)(UPI #67-2-42.4)(“Property”), I submit three (3) sketch plans, consisting of two 
(2) sheets prepared by Dynamic Engineering dated September 7, 2022, last revised October 12, 
2023 (“Sketch Plan”) in connection with the proposed development of a Chase Bank on the 
Property.  

The Sketch Plan is similar to the plans previously submitted under the prior zoning variance 
application that the Zoning Hearing Board partially denied.  However, the Sketch Plan now 
reflects the overall shopping center’s parking compliance based on a ratio of 3.5 parking 
spaces/1,000 square feet of floor area.

Please inform me when the Sketch Plan will be scheduled for presentation before the Planning 
Commission and Board of Supervisors.  

Please do not hesitate to contact me if you have any questions or require anything further.  Thank 
you.

Sincerely yours,

Gregg I. Adelman, Esquire

/enclosure
cc: Marc Impagliazzo

Matthew Sharo
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