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Typical of development in the Flexible 
Rural Residential Zoning District over 
the past two decades, this conservation 
subdivision preserved a barn on a large 
conservancy lot and walking trails that 
link three neighborhoods.
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R E S I D E N T I A L  F A I R  S H A R E  A N A L Y S I S

Analysis

An important component of a municipal 
comprehensive plan is analysis of the current 
residential zoning scheme to determine if the 
population and housing forecasts for the future can 
be accommodated. In conducting the analysis, three 
aspects of the existing zoning for residential housing 
were examined—the FRR, Flexible Rural Residential 
District; the “V/HOD” Village Overlay and Hamlet 
Overlay District; and proposed development activity 
in the “V/HOD.”

The forecasted increases in population and housing 
units through the year 2025 in Chapter 1 – Inventory 
were prepared by the Delaware Valley Regional 
Planning Commission for the municipalities in 
Southeastern Pennsylvania. In Wallace Township, the 
population is forecasted to increase by 779 persons 
(23.0%) between 2010 and 2025. Relating the 
population increase to the number of housing units 
results in an increase of 246 new dwelling units.

Flexible Rural Residential District “FRR”
The purpose of the FRR District is “to provide 
for a diversity of lot sizes, building densities and 
housing choices to accommodate a variety of age 
and income groups, and residential preferences, so 
that the community’s population diversity may be 
maintained.” To meet the stated purpose, there are 
four development options (“Tiers”) which permit a 
range of densities and minimum lot sizes.

An analysis of the FRR District revealed that 
there are 99 parcels over 10 acres in size, which have 

a total of 2,353 acres. Any one of the II, III, or IV 
options can accommodate the forecasted increase in 
the number of housing units. This conclusion was 
reached by applying the permitted densities to the 
total area of the 99 parcels. The analysis was very 
broad in scope and did not examine the features 
and conditions of the parcels larger than 10 acres. 
The Tier I option can accommodate the forecasted 
increase in housing units at the stated density 
requirement. As the permitted density increases with 
the other three options the potential number of new 
housing units increases accordingly.

Village Overlay and Hamlet Overlay  
District “V/HOD”
In terms of the fair share analysis, the V/HOD District 
is the most important zoning district to examine. The 
District is set up to permit densities that are typical 
of villages and permit a variety of housing types. 
Commercial uses at a village scale are also permitted. 
The base density is 0.5 dwelling units per acre of 
Adjusted Tract Area. In addition, a bonus of 0.5 
dwelling units per acre is included for the preservation 

Tier I one du per 10 acres (gross) 1.5 acre minimum lot area

Tier II one du per 4 acres 1.75 acre minimum lot area

Tier III one du per 80,000 sq.ft. 15,000 sq.ft. minimum lot area

Tier IV one du per 60,000 sq.ft. 7,500 sq.ft. minimum lot area
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of open space, and there is an incentive for providing 
affordable housing.

A variety of housing types are permitted that 
includes single-family detached, semi-detached and 
multi-family units. In addition, residential units are 
permitted above commercial establishments as is 
typical of existing villages and boroughs. From the 
standpoint of a fair share analysis, the V/HOD clearly 
provides the opportunity for a variety of housing 
types at reasonable densities along with certain non-
residential uses in a traditional village setting.

Proposed Development
A Conditional Use application has been approved by 
the Board of Supervisors for a Village Overlay District 

in the FR and FRR-1 districts for a development of 
688 dwelling units, 27,300 square feet of mixed use/
commercial space and 20,000 square feet of residential 
uses above commercial space on approximately 636 
acres. The 688 dwelling units consists of 403 single 
family detached houses, 10 single family dwellings on 
estate lots and 275 units consisting of single family 
detached, three unit attached, four unit attached and 
accessory garage apartments.

The 688 dwelling units in this development alone 
exceed the projected increase in housing units to 
2020 by just over five times. In addition it will provide 
dwelling units in a variety of types and sizes including 
apartments over commercial space as is provided for in 
the Zoning Ordinance.

N A T U R A L  C O N S T R A I N T S  
T O  D E V E L O P M E N T

The natural features previously inventoried in 
Chapter 1 may impose limitations on development 
because of their sensitivity to disturbance and their 
ability to support development. As with the 1986 
Comprehensive Plan, this plan classifies natural features 
by its degree of limitations on development activity, 
according to three categories (See also Map 1, 
Natural Features): 

•	 Suitable – Those areas which pose minimal 
limitations to development and are not susceptible 
to erosion.

•	 Conditional – Those areas which have limitations 
to be considered and incorporated into project 
design and which are susceptible to erosion.

•	 Unsuitable – Those areas that exhibit extensive 
environmental limitations that make development 
infeasible.

Suitable
These areas are characterized by deep well-drained 
soils with slopes of 0–14%. This group is suitable for 

A wooded, bouldery hillside, 
typical of Wallace Township.

most types of building and uses, with the exception of 
low-lying, wet areas. This group is generally suitable 
for on-site sewage disposal because it has good 
permeability, and, in most instances, does not have a 
groundwater pollution problem.

The soils within this area will absorb the normal 
load of effluent from the on-lot sewage septic systems. 
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The minor restrictions to these soils are the nearness 
to bedrock. Detailed exploration should be made 
on the Glenelg soils, which should be evaluated for 
permeability with a percolation test to determine the 
actual feasibility of each site.

Conditional
Four factors make such land less suitable for 
development.

1. Low Well Yields. This area consists of land that 
is underlain by gneiss and quartzite, which are 
characterized by extremely low groundwater 
yields (0–5 gallons per minute). The constraint 
of low well yields is not severe enough to prohibit 
development, but extensive development in these 
areas can lower and/or contaminate the water 
table. Yields cannot be accurately predicted due 
to the well depth or change within the geologic 
formation encountered. Consequently, caution 
should be taken in the development of the areas of 
characteristic low yields.

2. Shallow Soils. The key restrictions in this group 
are the nearness of bedrock to the surface, difficulty 
in excavating for basements and inadequacy to 
support sewage disposal systems. This group of soils 
may be suitable for most building types on gentle 
slopes (0–15%). The bedrock usually occurs one 
to two feet below the surface. The soils within 
the Township that have bedrock within two feet 
of the surface can expect difficulty when used 
as drainage fields for septic tanks. The soil can 
become saturated and the effluent may rise to the 
surface, or it may sink into cracks in the bedrock 
and contaminate the groundwater because of poor 
filtration of the soil material.

3. Woodlands. The woodlands within the Township 
are located along stream valleys on areas of 
steep slope and shallow soil. Wooded areas 
serve as protection for these environmentally 
sensitive areas by controlling erosion, removing 
contaminants from water, and providing habitat 
diversity. The removal of the trees necessitates 

considerable soil erosion and sedimentation 
control measures in order to stabilize the disturbed 
area, thus increasing development cost. Clearing 
within woodlands should be limited to the actual 
construction area.

4. Moderate Slope. This group includes all areas 
having slopes steeper than 15% regardless of the 
type of soil. The restrictions of this group are soil 
erosion problems, difficulty in septic tank drainage, 
costly and difficult building construction. The soils 
in this group are often unsuitable for conventional 
on-site sewage systems. Steeply sloping land 
(15–24%) may be used for low density, large lot 
residential use but is generally too steep for high 
density, small lot residential and non-residential 
development. Although residences exist on these 
slopes, new construction on slopes over 15% should 
be confined to the deep, well-drained soils. Extreme 
caution should be taken with the foundation and 
sewage disposal system. Land with excessive slope 
can be used for passive recreation provided the 
proper conservation measures are taken.

Unsuitable
The following natural features (referred to in the 
zoning ordinance as Primary Conservation Areas)  
are unsuitable for most types of development:

1. Floodplain. This group contains soils subject to 
periodic overflow from normal high waters of the 
streams they encompass. This group is unsuitable 
for sewage disposal fields and should not be used 
as building sites. In order to preserve their primary 
function of drainage, floodplain uses should be 
confined to pasture or open space recreation. 

2. Poorly Drained and Seasonable High\Water 
Table. This group is characterized by soils which 
are moderately to poorly drained. The soils in 
this group are generally unsatisfactory to support 
foundations for heavy structures, but can be used 
for residential construction if the basements are 
adequately sealed or fill is used to raise the building 
above the water table. These soils, including 
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Worsham and Glenville, may not be suitable for 
conventional on-site sewage disposal. These areas 
are questionable for development and should be 
limited to use for agricultural and recreational 
purposes. Often qualifying as wetlands, such soils 
may also be federally protected.

3. Steep Slopes in Excess of 25%. This group 
includes slopes unsuitable for development using 
conventional practices. Steep slopes exhibit a 
high potential for soil erosion, which can increase 
sediment loads in nearby streams, negatively 
effecting aquatic life and reducing drinking 
water quality. Steep slopes are more difficult than 
shallower slopes to stabilize once vegetation has 
been disturbed. These sensitive areas should 
remain in their natural state. In Wallace Township, 
steep slopes are often wooded, contributing to 
the rural character of the Township, as well as 
performing the important environmental services 
such as intercepting runoff, reducing stream 
erosion, shading streams and improving air quality.

Planning Implications
The natural constraints to development discussed 
above, have a significant bearing on the development 
of the Township and where future development should 
locate. Several planning implications arise when 
considering how natural resources impact planning: 

Protection of the Environment
The 1986 Comprehensive Plan and subsequent 
zoning regulations resulted in the protection of 
the environment from indiscriminate disturbance 
associated with development. The following issues 
remain relevant to managing growth and conserving 
natural areas: 

•	 Future Demand for Water. This Comprehensive 
Plan Update recognizes the Township’s continued 
reliance upon groundwater and the need to 

monitor supply and demand. As the Township 
population increases, the Township should 
encourage and endorse the County Water Supply 
Plan being prepared by the Water Resources 
Authority. Future development should be directed 
to those areas of the Township which bear 
favorable groundwater yields. The Township is also 
aware of the role it plays in protecting surface water 
quality for the benefit of “downstream” users of that 
surface water supply. Protection of a water supply 
in a township without a public water conveyance 
system is best accomplished through appropriate 
lot size limits for on-lot sewage treatment, wooded 
and vegetative riparian buffers, and a wellhead 
protection program.

•	 Future Sewerage Needs. The Township, in 
partnership with the Wallace Township Sewer 
Authority, should continue to investigate options 
available to accommodate future populations. This 
section has identified environmental characteristics 
which can be utilized in determining the feasibility 
of sewerage methods.

As noted by Pennsylvania Department of 
Environmental Protection’s (DEP) Draft Anti-
degradation Policy for On-lot Sewage Treatment in HQ 
and EV Watersheds:

 “Proper use of individual and community on-lot sewage 
systems reduces the need for sewage facilities that result 
in direct discharges to surface waters, and such systems 
have largely been the sewage treatment option that has 
allowed residential development in High Quality (HQ) 
and Exceptional Value (EV) watersheds to proceed. On-
lot systems involve the final disposal of treated sewage 
into the soil matrix, and are inherently superior to point 
source discharges from the standpoint of preserving 
water quality in potentially affected surface waters.”
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G R O W T H  M A N A G E M E N T  S T R A T E G I E S

What is Growth Management?
The term “growth management” is new since Wallace 
Township adopted the 1986 Comprehensive Plan. 
However, Chapter VII, Implementation Strategies, in 
the 1986 Comprehensive Plan, serves as the equivalent 
of a modern day growth management strategy, 
calling for: 1) Regulatory Codes and Ordinances; 2) 
Municipal Activities; and, 3) Capital Improvements. 
In addition, Section 4.4 of the 1993 Open Space 
Recreation and Environmental Resources Plan, called 
Creating the Greenway Through Growth Management 
Practices, looked extensively at growth management 
techniques to conserve natural areas and resulted in 
the adoption of Conservation Subdivision (referred to 
as “Tiered”) zoning in the FRR district. 

Growth management is a conscious government 
effort to maintain a balance between development 
and preservation. In Wallace Township, growth 
management involves the ongoing review and 
adoption of policies that mutually support 
environmental protection, economic growth and a 
rural quality of life.

Setting the Rural Context with  
Chester County’s Landscapes2
Going forward, the Chester County comprehensive 
plan, Landscapes2, provides an important context for 
Wallace Township’s growth management strategies. 
Landscapes2 designates all of Wallace Township as 
a Rural Landscape. (See Appendix D for excerpts 
from Landscapes2 on Rural Landscapes, along with 
Natural Resource and Village Overlays.) In addition, 
the Natural and Village overlays designations apply 
to Wallace Township, with Glenmoore called out as a 
Rural Village.

Wallace Township’s plans and ordinances already 
cite “rural character” in their purpose statements and 
as adopted policy. Of the 212 people who responded 
to the on-line questionnaire developed for this 
Comprehensive Plan Update, “rural” dominated the 
responses. When asked to list the top three most 

desirable amenities of their neighborhood, the top 
three responses were: “rural character” at 77%; “scenic 
attractiveness” at 61%; and “good schools” at 56%.

Landscapes2 identifies all of Wallace Township as a 
Rural Landscape, described as

“The rural landscape is characterized by open space 
dominated by woodland and other open areas. 
It contains agriculture and scattered residential 
lots and subdivisions on relatively large lots or 
with protected common open space. There is an 
auto-oriented land use pattern with limited non-
residential uses. Development is primarily served by 
on-lot sewer and water systems.”

Many aspects of the Landscapes2 vision for rural 
landscapes also resonates with the goals and 
implementation strategies identified in the plan, 
specifically those stated below:

“Woodlands and open space will occupy a large 
proportion of the land… Future development 
will consist of clustered smaller residential lots 
screened by protected open space. Small stores and 
businesses will serve nearby residents. While the 
rural landscape will remain predominantly auto-
oriented, trails and demand responsive transit will 
be available to local residents. The majority of 
growth in the rural landscape will be concentrated in 
rural centers. Public or community sewer and water 
service will be limited to the rural centers and other 
areas where concentrated development is desired.”

In the description above, historic Glenmoore Village 
serves as the “rural center.” Should the Hamilton 
Village mixed-use development proceed, Hamilton’s 
small-scale retail center would also serve as a “rural 
center.”

How Much Growth?
Predicting growth remains a challenge in Chester 
County, which is the most rapidly growing county 
in Pennsylvania, where growth typically exceeds 
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projections. Based on demographic data, this plan 
projects an additional 132 households over the 
2010–2025 timeframe. Wallace is unique in the 
county, being the home of two of the largest remaining 
undeveloped, unprotected landholdings in Chester 
County—the Hankin and Greenfield tracts, each 
containing more than 600 acres. The Township 
granted the proposed developments Conditional Use/
Phase I preliminary plan approval and Conditional 
Use approval, respectively. Either one of the 
developments could accommodate all projected growth 
(246 new households). However, neither development 
plan has obtained final approval and the landowners’ 
intentions remain an uncertainty. If one or both 
developments proceeded, the population growth in 
Wallace could well exceed the projections. If neither 
development proceeds, other lands might be developed 
in order to accommodate a population increase. While 
the Township cannot control the local development 
market, elected officials can, within limitations, direct 
how and where development will occur.

Current Growth Management  
Measures Applicable to Rural,  
Natural and Village Areas
Wallace Township has some growth management 
measures in place in keeping with Landscapes2. 
Looking at those measures by landscape characteristics:

Existing rural landscape growth  
management tools include:

•	 Low intensity FRR residential zoning covers most 
of the Township land area. 

•	 The Township has restricted public sewer to 
serving Glenmoore Village (versus serving the 
entire Township), thereby containing higher 
density development to a small area.

•	 The Township has worked with the Wallace Trust, 
a local conservancy, to preserve land.

•	 A local land conservancy, the Wallace Trust, as 
well as Natural Lands Trust, hold conservation 
easements in the Township, directing growth away 
from rural landscapes.

•	 The Township’s Conservation Subdivision (Tiered) 
zoning generates conserved open space each time 
land is developed.

•	 Commercial uses are limited to two locations at 
major road intersections, one of which is also 
within the historic village.

•	 The Township has signed onto the Highlands 
Coalition, recognizing the Township’s location 
within this federally designated natural landscape.

•	 The Township has participated in the Brandywine 
Greenway survey process, investigating a greenway 
along the abandoned Struble rail line and 
Brandywine Creek as a means of providing trails 
and passive recreation for Township residents.

•	 The Township has appointed a Parks and 
Recreation Board and a Trails Preservation Board 
to advise and respond to local needs for recreation.

•	 The Township hosts events (Community Day, 
outdoor movies, etc.) that build a sense of 
community.

Trail markers at the Springton 
Manor Elementary School.
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•	 SLDO Section 624 establishes a dedication of 
public recreation land or fee in lieu to offset 
the impact of new development on park and 
recreation demands.

Existing Glenmoore Village growth  
management tools include: 

•	 The Village was recently listed on the National 
Register of Historic Places.

•	 The Township has appointed an Historical 
Commission and Archivist to survey and advocate 
for the preservation of village and other historic 
resources.

•	 The village is zoned “C” and permits both 
residential and commercial uses.

•	 Township zoning requires all new development to 
measure the impact on historic resources.

•	 Township-owned and other protected lands 
surround Glenmoore Village, providing a rural 
setting for the village (see Map 5, Historic 
Resources). 

Existing natural resources growth  
management tools include:

•	 Township adopted policy documents including the 
Open Space Recreation and Environmental Resources 
Plan (1993), Upper East Branch Brandywine Creek 
Watershed Conservation Plan (2004) and, The 
Federation of Northern Chester County Communities 
Regional Resources Protection Plan (2006). These 
plans inventory and outline conservation measures 
for natural resources in Wallace Township.

•	 The Township appointed an Environmental 
Advisory Council to assist in protecting the natural 
environment of Wallace Township.

•	 The stormwater management ordinance controls 
the volume as well as the rate of stormwater runoff, 
thereby protecting drinking water supplies from the 
impact of new development.

•	 The Conservation Subdivision (Tiered) zoning 
imposes a 100-foot buffer for new residential 
development, surrounding wetlands, floodplains 
and steep slopes.

•	 The SLDO requires a detailed natural resources 
inventory for all major developments.

•	 The SLDO, Article V, requires conservation 
of resources, including limitations on slope 
disturbance, woodland clearing and compensatory 
planting, whenever a property is developed.

•	 The SLDO permits country lanes and rural streets, 
thereby reducing impervious cover and stormwater 
runoff.

•	 SLDO 623 establishes “Dark Sky” standards for 
lighting in new developments.

Future Growth Management Challenges 
and Opportunities to Address Them
The list below notes some growth management tools 
(both zoning regulations and programs) not currently 
in use that may be appropriate for Wallace Township. 
More careful examination, beyond the scope of this 
plan, should be undertaken before adopting any of 
the techniques.

Rural landscape growth management  
topics to consider:

•	 Multi-municipal planning. If structured with a 
more urban adjoining municipality, such planning 
and formation of a regional planning committee, 
could allow Wallace to “share” uses that are not in 
keeping with the rural designation. As an example, 
in the Unionville Region, large-scale commercial 
uses are restricted to only one of the three 
townships (East Marlborough) along the Route 1 
corridor. In Wallace Township, industrial uses and 
large-scale commercial development, inappropriate 
for a rural community, might be shared with more 
urban neighboring municipalities.
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•	 Recreational Facility Expansion. Do the 
current recreational facilities meet the needs of 
Township residents? The Township could consider 
Capital Improvement Program budgeting  for 
adding recreation fields and other park facility 
improvements.

•	 Road Improvements. Are there opportunities 
to work with PennDOT on “context sensitive 
design” so that the rural roads in Wallace are not 
unnecessarily widened as new development occurs?

•	 Walkable Wallace. Can the Township work with 
the school district to provide “Safe Routes to 
School” from the elementary school, providing 
children with a means to walk to and from school?

•	 An Official Map. This document, adopted by the 
Township, would give the Township a one year 
right of first refusal to acquire land for roads, open 
space, trails, and other public amenities.

•	 Commercial Standards. The Greenfield tract 
development application (600 acres) proposed 
a resort adjoining one of two Commercial 
zoning districts, and could make the district 
more attractive to redevelopment. Evaluate 
the adjoining C district to ensure that new 
development is in keeping with the scale and 
character of the surrounding community.

•	 Encouraging Locally-Grown Food. Given the 
recent popularity of small-scale specialty farming 
in Chester County, Wallace could continue to 
encourage such uses by allowing CSA’s, farm 
stands, etc.

Glenmoore Village growth management  
topics to consider:

•	 Commercial Standards. Does the current “C” 
zoning respect the historic character of Glenmoore 
and provide enough incentives for adaptive reuse 
of historic buildings and redevelopment where 
open ground exists?

•	 Historic Preservation. How can the existing 
Zoning Article X be updated to both protect the 
integrity of historic structures, while encouraging 
their continued viability?

•	 Business Recruitment. Are there businesses the 
Township would like to encourage in Glenmoore?

•	 Enhancement of Glenmoore Village. What 
opportunities exist to enhance the community’s 
appreciation of the village?

•	 Celebrate. Are there additional community events, 
or Business Association events that should take 
place in Glenmoore?

•	 Infrastructure Capacity. Are sewer issues being 
adequately addressed in the village? Is there 
capacity for additional growth? 

Natural resources growth management  
topics to consider:

•	 Wellhead Protection. Wallace Township could 
better protect the drinking water supply by 
adopting a wellhead protection ordinance for 
community wells.

Glenmoore Village
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•	 Natural Resource Disturbance Limits. The new 
Chester County stormwater ordinance will require 
that townships establish a disturbance threshold 
(area) that will trigger stormwater management 
permits, even on individual parcels. This is an 
opportunity to review natural resource disturbance 
at the same threshold, as Township review will be 
required anyway. 

•	 MS4 requirements. How will the Township meet 
the on-going MS4 requirements and ensure high 
water quality? Are there opportunities to partner 
with the EAC and local organizations regarding 
water quality education?

•	 Keeping watershed impervious cover below 
10%. National studies indicate that water quality 
declines when impervious cover within a watershed 
reaches 10%. Wallace contains forested headwaters 
to the East Branch of the Brandywine Creek 
and to the Indian Run. How can the Township 
educate residents and encourage both voluntary 
conservation and limitations on development 
that keep impervious cover below 10% and ensure 
water quality?

•	 Education. Explore volunteer programs such as 
TreeVitalize and Bird Town that enhance the 
natural environment, outside the regulatory process.

•	 Lead by Example. Are there sustainable practices 
that could improve the natural environment in 
Township parks and result in maintenance cost 
savings?

•	 Infrastructure. How can the Township ensure 
that roads are maintained in a safe and passable 
manner, without encouraging greater volume and 
faster speeds?

•	 Native Plant Species. Enlist the EAC to promote 
the use of native plant species, such as those listed 
in the Township Zoning Ordinance appendix. 
Providing residents with information on the 
benefits of using native plants might also promote 
their use in private landscaping.

The Brandywine Creek 
offers fishing or a place 
to rest in the shade!
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