
UPPER UWCHLAN TOWNSHIP 
 PLANNING COMMISSION 

AGENDA 
November 10, 2022 

6:00 p.m. – Work Session 
7:00 p.m. -- Meeting  

LOCATION  
Upper Uwchlan Township Building 

140 Pottstown Pike, Chester Springs PA 19425 

I. 6:00 PM Work Session
Review and discuss the current uses permitted in the commercial, limited industrial and 
planned industrial/office zoning districts.

II. 7:00 PM Meeting Call To Order

III. 301 Park Road Preliminary Land Development Plan – Introduction
Proposed office building, garage, parking lots and gravel storage area.

IV. 500 Pottstown Pike Sketch Plan -- Introduction
Car service center and future dealership.

V. Approval of Minutes: October 13, 2022 Meeting 

VI. Next Meeting Date: December 8, 2022   7:00 p.m. 

VII. Open Session

VIII. Adjournment



 Category  C-1 Zoning District 

 Purpose 

 A. Preserve the historical development pa�erns of the villages of Eagle and Byers  Sta�on Historic District  , and 
 establish standards for  new  development and coordinated street  , parking,  and  landscape improvements and 
 pedestrian ameni�es, so as to complement the village se�ng and provide for safe and convenient access; 
 B. Provide for a variety of uses in a manner which facilitates and promotes pedestrian travel within the village 
 se�ng. 

 By-Right 

 (1)  (1)  Business or professional office, bank or other financial ins�tu�on  , provided that no 
 drive-through, outside walk-up ATM or other outside service shall be permi�ed by right.  . 
 (2)  Individual retail store, shop or establishment for the sale of drugs, dry goods, clothing, 
 furnishings and other household supplies, variety, electronic goods and supplies, general 
 merchandise, hardware, and garden supplies, provided that no adult-oriented use  is provided.  and 
 no dispensing of gasoline shall be permi�ed  and no drive-through, outside walk-up, or other outside 
 service shall be permi�ed by right  . 
 (3)  Individual retail store, shop or establishment for the sale of groceries and food without table 
 service, including catering establishment, bakery, or confec�onery shop  , provided that no 
 drive-through, outside walk-up or other outside service shall be permi�ed by right  . 
 (4)  Personal service establishment, including but not limited to barbershop, beau�cian, tailor, 
 dressmaker, shoe repair, repair of small appliances or electronic goods, or dry-cleaning service with a 
 closed-loop system. 
 (5)  (Reserved) 
 (6)  Medical marijuana dispensary. 

 (7) Restaurant. Including Outdoor Dining in accordance with Sec�on XXXX. 

 Condi�onal Use 

 (1)  Educa�onal or religious use. 
 (2)  Cultural studio or facility. 
 (3)  Day-care center. 
 (4)  Bank or other financial ins�tu�on with drive-through, walk-up ATM or other outside service, provided 
 that such service shall not be permi�ed within direct view from any dedicated public street.  Reserved. 
 (5)  Individual retail store, shop or establishment otherwise permi�ed as provided in Subsec�on A(2) or (3) 
 above, with drive-through, walk-up or outside counter or curb service, provided that such service shall not be 
 permi�ed within direct view from any dedicated public street  Reserved  . 
 (6)  Mixed-use dwelling. 
 (7)  Bed-and-breakfast inn. 
 (8)  Ea�ng and/or drinking establishment with inside and/or outside table service and with or without indoor 
 or outdoor counter service for consump�on on- or off-site but excluding drive-through service.  ↵ 
 (9) On tracts located adjacent to  the Route 100 Bypass  Graphite Mine Road  and south of Byers Road only, any 
 use permi�ed by right, condi�onal use, or special excep�on in the C-3 Highway Commercial District and not 
 otherwise permi�ed in the C-1 Village District. For the purposes of this sec�on, the term "adjacent" shall 
 apply to tracts with direct frontage on  the Route 100 Bypass  Graphite Mine Road  , whether or not access to 
 the Bypass  Graphite Mine Road  is provided, as well as tracts con�guous to such tracts, where con�guous 
 tracts are developed together with the tract(s) having direct frontage, under common authority and in 
 accordance with a unified development plan. Con�guous tracts shall share a common boundary and shall not 
 be separated by any public street. Condi�onal use approval hereunder shall not confer a right of direct access 
 to  the Bypass  Graphite Mine Road  where such is not otherwise specifically approved  . 
 (10 Any two or more principal uses otherwise permi�ed by right, condi�onal use, or special excep�on as 
 provided herein. As a condi�on of condi�onal use approval, the Board of Supervisors may require that any 
 applica�on for a combina�on of two or more principal uses comply with the provisions of § 200-70 of this 
 chapter, as deemed applicable by the Board. 
 (11)  Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with § 200-72.1. 

 Accessory Use 

 (1)  Bed-and-breakfast establishment as set forth in § 200-62B(5)  Reserved  . 
 (2)  Home occupa�on as set forth in § 200-62B(4)  Reserved  . 
 (3)  Any other  customary residen�al or  commercial accessory use  only  , subject to all applicable provisions of 
 § 200-62. 
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 Special 
 Excep�on 

 (1) Municipal or public uses; governmental or public u�lity building or uses. 
 (2)  Conversion of dwellings as set forth in § 200-63  Reserved  . 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 
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 Category  C-2 Zoning District 

 Purpose  In the C-2 Limited Commercial District, the use regula�ons, area and bulk regula�ons, community facility 
 provisions, and design standards set forth in Ar�cle XII for the PI Planned Industrial/Office District shall apply. 

 By-Right 

 Condi�onal 
 Use 

 Accessory Use 

 Special 
 Excep�on 

 Other 
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 Category  C-3 Zoning District 

 Purpose 

 to provide for retail and service uses in an area of the Township accessible to a regional highway system. The 
 C-3 District establishes standards for a unified and organized arrangement of buildings, service and parking 
 areas, to facilitate access management and provide for safe, convenient and a�rac�ve commercial ac�vity in 
 the Township. 

 By-Right 

 (1) Business or professional office, bank or other financial ins�tu�on, passenger sta�on for public 
 transporta�on. 
 (2) Individual retail store or shop for sale of food, groceries, drugs, dry goods, clothing, furnishings and other 
 household supplies, variety, electronic goods and supplies, automo�ve supplies, general merchandise, 
 hardware and garden supplies, provided that no sale or dispensing of gasoline or other fuels and no 
 adult-oriented use shall be permi�ed. 
 (3) Ea�ng and drinking establishment, confec�onery shop, bakery, or other place serving food or beverages. 
 (4) Personal service establishment, including but not limited to barbershop, beauty salon, shoe repair, tailor, 
 dressmaker, repair of small appliances or electronic goods, or dry-cleaning service. 
 (5) Retail or wholesale establishment for the sale of plumbing and hea�ng equipment and supplies, lumber 
 yard, including the customary storage and work yards incidental thereto. 
 (6) Educa�onal or religious use. 
 (7) Cultural studio or facility. 
 (8) Medical marijuana dispensary. 

 Condi�onal Use 

 (1) Any two or more principal uses otherwise permi�ed by right, condi�onal use, or special excep�on as 
 provided herein. As a condi�on of condi�onal use approval, the Board of Supervisors may require that any 
 applica�on for a combina�on of two or more principal uses comply with the provisions of § 200-70 of this 
 chapter, as deemed applicable by the Board. 
 (2) Day-care center. 
 (3) Hotel or motel. 
 (4) Bed-and-breakfast inn. 
 (5) Bowling lanes, indoor theater, and other place of indoor amusement or recrea�on. 
 (6) Sale or dispensing of gasoline as a principal or accessory use. 
 (7) Vehicular sales establishment and sale of farming equipment in operable condi�on, provided that any 
 used motor vehicle and any used trailer over 1,000 pounds shall bear a current state inspec�on s�cker. 
 (8)  Sale or bulk storage of coal, petroleum or other fuels, excluding, however, combus�ble trash or 
 waste  Reserved  . 
 (9) Vehicular service establishment; service and minor repairs to motor-driven vehicles and farming 
 equipment  , but not including body or fender repair, pain�ng or major overhauling  . 
 (10) Car wash. 
 (11) Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with Sec�on 200-72.1. 
 (12) Mixed-use dwelling. 

 Accessory Use 
 Accessory uses. In the C-3 Highway Commercial District, a building may be erected, altered or used, and a lot 
 may be used or occupied for any customary  commercial  accessory use(s) provided that they are incidental to 
 any permi�ed principal use 

 Special Excep�on 
 (1) Municipal or public uses; governmental or public u�lity building or uses. 
 (2)  Conversion of dwellings as set forth in § 200-63  Reserved  . 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 
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 Category  Limited Industrial District 

 Purpose 

 to provide for limited industrial and other related intensive ac�vi�es in the Township, to encourage the 
 establishment of industrial uses which will offer addi�onal employment opportuni�es  and an increased tax 
 base for the Township  ; to establish reasonable standards governing industrial development to ensure its 
 compa�bility with the character of the area and adjacent land uses, and to locate industrial uses within close 
 proximity to major roads in order to provide safe and efficient access by industrial-related traffic. 

 By-Right 

 A. Assembly of office equipment and electrical appliances and supplies; and similar processes not to include 
 the manufacturing of iron, steel, other metals or alloys, or metal processing. 
 B. Manufacture of light industrial products from already prepared materials (such as wood, metal, cloth, 
 leather, paper, plas�c, glass); manufacture of professional, scien�fic, or electronic instruments; jewelry; 
 watches, small appliances, and similar products. 
 B.1. Medical marijuana grower/processor. 
 C. Research, engineering, or tes�ng laboratories. 
 D. Public u�lity opera�ng facili�es. 
 E. Prin�ng or publishing establishment. 
 F. Office building. 
 G. Wholesale warehouse, and distribu�on. 
 H. Churches/religious uses. 

 Condi�onal Use 

 (1) Surface mining opera�ons. 
 (2) Sanitary landfills. 
 (3) Junkyard. 
 (4) Recycling collec�on center, excluding processing or transfer sta�on. 
 (5) Motor vehicle body or fender repair, including pain�ng or major overhauling. 
 (6) A helicopter landing pad as an accessory use to any of the uses permi�ed by right, by condi�onal use or by 
 special excep�on, when such accessory use is authorized by condi�onal use procedure and providing that any 
 such accessory use shall comply with the following: 
 {(a) – (f) Helicopter specific requirements, not included in this summary} 
 (7) Indoor health spas, fitness centers, indoor bowling lanes, indoor tennis courts and indoor ska�ng rinks 
 subject to all applicable requirements of the L-1 District and all other requirements of the Township's exis�ng 
 ordinances. 
 (8) Tower-based wireless communica�on facili�es. 
 (9) Adult-oriented use, where located not less than 500 feet from any similar use and from any residence, 
 church, or public or private school or day-care facility. 
 (10) Municipal or public uses; governmental or public u�lity building or uses. 

 the following addi�onal uses shall be permi�ed when established on a property designated by the Township 
 as a Class I or Class II Historic Resource, where historical building(s) shall be adap�vely re-used, and where an 
 economic development license has been issued by the Board of Supervisors for the purpose of local economic 
 development: 
 (1) Bakeries. 
 (2) Retail sales. 
 (3) Restaurants; including tavern, brew pub, confec�onary, ice cream stand, diner, sandwich or pizza parlor 
 providing both dining and take-out service. 
 (4) Adap�ve reuse for historic preserva�on where indicated as a use subject to approval by the Board of 
 Supervisors as a condi�onal use in accordance with Sec�on 200-72.1. 

 Accessory Use  (1) Customary industrial accessory uses. 

 Special 
 Excep�on 

 Any use similar to the above permi�ed uses not specifically provided for herein, provided that the use meets 
 the performance requirements of § 200-82 of this chapter  Reserved  . 

 Other  Adap�ve reuse for historic preserva�on where indicated as a use by right in accordance with § 200-72.1. 
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Light Industrial Planned Industrial Notes:

Labs: By Right in both LI and PI Research, engineering, or testing laboratories.

Laboratory for scientific research and development including animal research provided 
such animal research is conducted pursuant to the Guiding Principles in the Use of 
Animals in Toxicology as adopted by Society of Toxicology in July 1989 and revised in 
March 1999.

Come to a single definition that 
applies to both districts

Utilities: By Right in both LI and PI Public utility operating facilities. Passenger station for public transportation; electric substation; telephone central office.
Come to a single definition that 
applies to both districts

Printing; By right in LI Printing or publishing establishment. No equivalent - why not? Does not see to be a reason not to allow
Come to a single definition that 
applies to both districts

Office Building: By Right in both LI 
and PI Office building.

Offices or office building for administrative, executive and professional activity, and 
similar activities involving the performance or rendering of professional service, such as a 
bank, financial institution, the sale of real estate and business office including the 
showing of samples, sale promotion and demonstration of equipment, provided, 
however, that no merchandise shall be warehoused on the premises for sale, exchange 
or delivery thereon, and further provided that nothing herein preclude sale or 
manufacturers' representatives from arranging for the sale of merchandise 
manufactured, fabricated or warehoused at, or delivered to, locations outside of 
the PI District.

Come to a single definition that 
applies to both districts

Con Center: By right in PI No equivalent - why not? Does not see to be a reason not to allow

Hotel and/or conference center where a conference center is designed as a building or 
series of buildings, designed and used as a professional meeting and training facility and 
may include conference rooms, recreational facilities, restaurants, sundries shops and 
other accessory facilities; a minimum of five acres shall be required for this use.

Come to a single definition that 
applies to both districts

Church:By Right in both LI and PI Churches/religious uses. Churches.
Come to a single definition that 
applies to both districts

Muni structures; by right in PI, 
Conditional Use in LI - why? Municipal or public uses; governmental or public utility building or uses.

Public uses, structures, or buildings owned or operated by the municipality, a municipal 
authority organized by the municipality or an authority of which the municipality is a 
member.

Come to a single definition that 
applies to both districts. Unclear 
why it should be conditional use 
for LI

Fitness: By right in PI, conditional 
use in LI - why?

Indoor health spas, fitness centers, indoor bowling lanes, indoor tennis courts and indoor 
skating rinks subject to all applicable requirements of the L-1 District and all other 
requirements of the Township's existing ordinances.

Indoor recreational facilities containing amenities such as a swimming pool, spa, indoor 
track, nautilus equipment, handball and racquetball courts and facilities typical of a 
YMCA facility.

Come to a single definition that 
applies to both districts. Unclear 
why it should be conditional use 

Daycare:  By right in PI No equivalent. Why not? Day-care centers.
Come to a single definition that 
applies to both districts

Warhouse: By right in PI No equivalent. Why not?

Wholesaling, warehousing and distributing, provided that there shall be no exterior 
evidence of such, and, further, no bulk storage of liquid or gaseous fuels or chemicals 
shall be permitted except for immediate consumption on the premises.

Come to a single definition that 
applies to both districts
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UPPER UWCHLAN TOWNSHIP 
Planning Commission Meeting 

October 13, 2022 
6:00 p.m. Workshop, 
  7:00 p.m. Meeting 

Minutes 
Draft 

 
 
LOCATION:   Township Building, 140 Pottstown Pike, Chester Springs PA 19425 
 
In attendance:  
Sally Winterton, Chair; Joe Stoyack, Vice-Chair; Jim Dewees, Jim Shrimp, Jeff Smith  
 
Greg Magulak, P.E., Gilmore & Associates (Meeting)  
Gwen Jonik, Planning Commission Secretary 
 
Absent: Chad Adams, David Colajezzi, Stephen Fean, Ravi Mayreddy 
 
6:00 p.m. Workshop 
Joe Stoyack had provided a chart of the current by-right uses for each of the commercial zoning 
districts – C1 Village Commercial, C2 Limited Commercial and C3 Highway Commercial – as well as 
the Limited Industrial District (LI).  The Commission is reviewing the uses to determine whether they 
need to be updated.  Are there uses that should be added to the district(s), deleted, revised? 
 
Discussion included: 

1. The by-right uses in the C2 are the same as the Planned Industrial/Office (PI/O). Why retain 
the C2 District?  Consensus was to ‘merge’ the one, small C2 District, which is southwest of 
the Turnpike overpass on Route 100, with the adjacent PI/O, Eagleview Corporate Center.  
Currently there are several residential properties in the C2 District. Are they considered non-
conforming? The Township Solicitor will be asked to advise what effect, if any, changing the 
C2 district to PI/O would have on those residential properties, and to draft an ordinance 
amendment / zoning map change to change the C2 to PI/O.   
 

2. The small parcel south of the Turnpike overpass on the east side of Route 100 is zoned C3 
and is part of the parking lot for the hotel in Uwchlan Township.  Should that also be changed 
to PI/O?  
 

3. C1 Village Commercial District is currently the west side of Route 100 from Simpson Drive to 
Little Conestoga Road, Park Road from the Townes at Chester Springs to Route 100, the 
east side of Route 100 from Station Boulevard to Byers Road, then along both sides of Byers 
Road from Route 100 to just past Senn Drive.  Could it be expanded to include along Route 
100 from end to end?  
 

4. The Board of Supervisors’ list of priorities for the Comprehensive Plan update includes 
“responsible commercial zoning”, regarding uses, buffer zones, restrictions or guidelines to 
minimize eyesores.   
 

5. What kinds of businesses would we want to attract if parcels along the Route 100 corridor 
sell and are re-developed?  Big box stores? The larger parcels could potentially be 
subdivided, which might make it easier for businesses to come in and prosper. 
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6. Perhaps the uses in the C3 Highway Commercial District should build upon what’s permitted 
in the C1 Village Commercial District; anything allowed in C1 is allowed in the C3, and then 
some. 
 

7. The southern Graphite Mine Road intersection is in the C3, then it’s in the C1 through Byers 
Road.  C3 picks up again along Route 100 from Fellowship Road to Chester Springs 
Crossing.   
 

8. It would be nice to know why some of the uses are by-right and others require conditional 
use – is it better oversight by the zoning department, due to fire safety issues, etc.? 
 

9. Adaptive reuse of historic structures should be given greater priority or attention, 
encouraged.  What incentives could be provided to encourage adaptive reuse?  Should 
adaptive reuse be a by-right use everywhere? 
 

10. There are uses that aren’t consistent between the Limited Industrial (LI) and Planned 
Industrial/Office (PI/O).  This will be discussed further at the next meeting. 

 
7:00 p.m. Meeting 
Sally Winterton called the meeting to order at 7:00 p.m. A quorum was present. There was 1 citizen 
in attendance.  Sally thanked those who attended the workshop.   
Robert and Amy McHugh – 270 Moore Road Sketch Plan. This was listed on the agenda, though 
their attendance had not been confirmed. 
 
Approval of Minutes 
Joe Stoyack moved, seconded by Jeff Smith, to approve as presented the minutes of the 
September 8, 2022 Planning Commission Meeting.  The motion carried with four (4) in favor 
and one (1) abstention (Shrimp). 
 
Sally Winterton announced the next meeting date of November 10, 7:00 p.m.  A workshop will most 
likely be held at 6:00 p.m. 
 
Open Session 
Joe Stoyack noted the Comprehensive Plan update is moving along, multiple Village Concept Plan 
meetings have been held, the Village Design Guidelines meeting is scheduled for 10/24/22;  zoning 
ordinances are being reviewed as part of the Comprehensive Plan update; the Environmental 
Advisory Council (EAC) is working on the Sustainable Community Assessment; October is the 
month that comments, updates, and drafts from boards and commissions are due, to then be shared 
among all boards and commissions for further review.  We’ll develop questions for a survey in the 
Spring, for public input for updating the Comprehensive Plan.   
 
Jim Dewees advised that the American flag retirement ceremony went well last weekend.   
 
Adjournment  
Jim Dewees moved to adjourn at 7:20 p.m.  All were in favor. 
 
 
Respectfully submitted, 
 
 
Gwen A. Jonik 
Planning Commission Secretary 
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