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A number of factors need to be considered to priori-

tize historic resource conservation: historic value, 
vulnerability, relationship to open space, inclusion in 

a greenway or location along a trail, amount of 

expenditures needed versus funds available, poten-

tial or commitment for partnerships, additional pres-

ervation values such as farmland or natural re-

sources, educational value, value as a viable eco-

nomic entity, and alternative conservation methods. 

HISTORIC RESOURCE    
ACQUISITION 
One of the most straightforward ways for a town-

ship to save a historic resource is to buy it.  How-

ever, protecting it from human destruction is one 

thing; protecting it from nature and time is another.  

Depending on the condition of the resource, this 

can lead to major expenditures.  Often historic re-

sources, especially in public ownership, should be 

accessible to the public.  This entails even more ex-

penditures to restore and maintain a resource for 

public accommodation.  Some municipalities have 
the support of the citizens to embark on such efforts 

for the welfare of the whole community, some com-

munities rely on non-profit or private efforts to con-

serve historic resources, and still others do both.   

Worcester Township has relied on a combination of 

Township action and the efforts of the County, the 

Worcester Historical Society, and private citizens to 
retain and maintain historic resources in the town-

ship. 

Photo: Laura Caughlan Kriebel Mill barn is along the Zacharias Creek greenway and trail corridor 
as well as being one of the largest stone barns in the area  

Photo: Laura Caughlan The Smith springhouse was acquired 
by the Township 

Photo: unknown Community Hall is owned by the Township and used for public meetings Photo: MCPC The Worcester Historical Society is 
active in the township 
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To determine which properties the Township might 

acquire itself or in partnership, the Township can 

meet with the various historic conservation players 

in the area to discuss and determine the Township's 
part in the highest priority acquisitions. 

The following are the township's recommendations 
for historic resource acquisition: 

The resources that have a high value for 
county, state, or national preservation should 

be proposed for preservation by the County, 

State, or Federal governments. In order to 

spread the Township resources as far as possi-

ble, county, state, and federal money should 

be used to preserve these properties. 

The Township should focus its resources on 

historic resources that have a high value for 

township preservation and are not likely to be 
preserved by other means.  

In both cases the Township should work with 

the county, state and federal governments 
and/or historic preservation organizations to 

ensure that property owners understand the 

opportunities for heritage preservation. 

NON-ACQUISTION    
METHODS 
Preservation of historic resources can be achieved 
using a variety of methods.  These include desig-

nated historic districts, historic review boards, tax 

incentives for rehabilitation, a façade improvement 

program, and historic preservation ordinances. 

HISTORIC PRESERVATION              
ORDINANCES 

While not directly related to open space preser-
vation, historic preservation ordinances help save 

historic properties that add to the character of an 

area. There are a number of techniques that 

communities can use for historic preservation. 

One possibility is that communities can amend 

their ordinances to require a review before 

demolition permits are issued. This method de-

lays demolition and allows for community input. 

Communities can also amend their zoning ordi-
nance to encourage historic preservation.  

Another way of encouraging historic preserva-
tion is the creation of a village zoning ordinance 

that guides development in a village-appropriate 

scale and encourages the preservation of existing 

buildings.  Incompatible uses with historic areas, 

such as gas stations, are not permitted in these 

districts. The zoning ordinance can also encour-

age historic preservation by allowing historic 
buildings to have more uses than normally per-

mitted in a particular district. For example, apart-

ments, bed and breakfast establishments, or of-

fices might be permitted in historic homes lo-

cated in a single-family detached residential dis-

trict. 

Photo: Susan Caughlan Milestone on Skippack Pike (indicating 
20 miles to Philadelphia) 

Photo: Susan Caughlan Willison Smith farmhouse 
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A third possibility is that communities can create 

historic districts with the approval of the Pennsyl-

vania Museum Commission. This approach can pro-

vide more control than the previous approaches 
discussed. Once a historic district is created, the 

Township can use the district as a basis for ordi-

nances that can control the design and preservation 

of buildings and facades.  To do this, a township 

architectural review board is required to be created 

to review proposed changes to historic buildings.  

This approach is discussed more thoroughly below. 

COMBINED AGRICULTURAL,      
NATURAL, AND HISTORIC               
RESOURCES  PRESERVATION 

Sometimes several different valuable resources over-

lap on the same property.  Therefore, by preserving 

one resource, other resources are also preserved.  
Or, sometimes when considering the value of pre-

serving one resource, the value of other resources 

on the same property should be added into the 

consideration. 

Figures 4 - 6 and 10 - 3 highlight the value of land 

for farmland preservation by both the township and 

the county.  Figures 6 - 2, 6 - 16, and 6 - 17 indicate 
the land most valuable for natural resource conser-

vation.  It is important to note that many of the 

properties identified as important farmland are also 

important historic resource sites.  The method of 

preservation, however, will vary based on owner-

ship goals and land management. Preservation for 

resource value can be done via land use controls or 
acquisition.  Land preserved for agricultural purpose 

should remain in farming and most often will re-

main in private ownership. The benefit of the town-

ship preserving farmland through the purchase of 

development rights versus preservation by the 

county is that the township does not need to follow 

the more stringent guidelines of the State Agricul-
tural Preservation Program. 

HISTORIC DISTRICTS 

The Township can consider the use of National Reg-

ister Historic Districts to recognize and help protect 

Worcester's historic assets.  Historic Districts do not 

need to be comprised of resources that are close 
together; they can also be thematically similar re-

sources, such as schoolhouses, separated by miles.  

A National Register Historic District has three impor-

tant aspects: 1) it prevents the State and the Federal 

governments from taking or significantly impacting 

a historic property, 2) it may qualify the property 
owner for certain federal tax credits, and 3) it is an 

honorary designation.  This honorary status is the 

most widely used measure of historic value and can 

be used as the basis for funding, tax, and regulation 

programs.  However, no formal preservation protec-

tions, restrictions, or incentives accrue automatically 

as a result of being granted historic district status.  
Separately and independently, however, a munici-

pality may use the legitimacy of the historic district 

to add special preservation requirements to the 

properties involved.  In the meantime, the property 

owners enjoy honor, protection from governmental 

taking, and some financial benefits. 

The areas in Worcester best suited for consideration 

as historic districts are Cedars, Fairview Village, and 

Center Point.  Resources in Worcester that could be 
considered for thematic historic districts are the 

churches, schoolhouses, and springhouses. 
Photo: Susan Caughlan Old Bethel Hill United Methodist Church 

Photo: Laura Caughlan A historic farm along the PECO powerline 
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HISTORIC REVIEW BOARD 

Once a historic district has been established, the 

Township could establish preservation regulations 

for that district, which are administered by a Historic 

Architectural Review Board (HARB).  The scope of 

the regulations is up to the township.  Worcester 

has recently established a Historic Review Commit-

tee to study the available options and recommend 
possible strategies, including historic districts and a 

HARB. 

HISTORIC PLAQUE     
PROGRAM 
Many of the historic buildings still existing in the 

township are not easily recognized.  Worcester 

could consider a Historic Plaque Program to honor 

these buildings and the historic events they may 
represent.  In addition to buildings, there are other 

kinds of structures, such as bridges or stone walls, 

and certain sites, such as the locations of Revolution-

ary War encampments, that could also be recog-

nized. 

TAX INCENTIVES FOR   
REHABILITATION 
One method to encourage private investment in 

historic resource conservation is tax incentives. 

The federal government has tax incentive programs 

that can be very attractive to owners of historic 
properties who would like to rehabilitate or restore 

the property. 

Tax incentives for historic preservation benefit the 
community in several important ways: 

• Preserve historic buildings 

• Create a sense of place, create historic charac-
ter, and improve aesthetics 

• Attract private investment 

• Create jobs 

• Increase tax revenue by increasing business 
activity and property values 

FEDERAL TAX INCENTIVES           
PROGRAMS 

Current tax incentives for preservation, established 

by the Tax Reform Act of 1986, include: 

• A 20% tax credit for the certified rehabilitation 
of certified historic structures. 

• A 10% tax credit for the rehabilitation of non-
historic, non-residential buildings built before 
1936. 

• A low-income housing tax credit. 

A tax credit is a refund, not a deduction from in-

come, and therefore practically a dollar for dollar 
subsidy to the property owner.  The credit pays for 

rehabilitation costs, including not only construction 

costs but also architects fees, engineers fees, and 

legal fees.  The rehabilitation must be substantial 
and must involve a depreciable building.  

Charitable contributions for historic preservation 
purposes also qualify for income and estate tax de-
ductions under Internal Revenue Code Section 170
(h) and Department of the Treasury Regulation Sec-
tion 1.170A-14. 

Photo: Laura Caughlan Marker at the site of the Jacob Wentz 
Tavern  

Photo: Donald C. Atkinson The Blackberry Farm farmhouse 
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THE 20% TAX CREDIT PROGRAM 

The Federal Rehabilitation Investment Tax Credit 
program is one of the nation's most successful and 

cost-effective community revitalization programs. To 

date tens of thousands of rehabilitation projects 

have been approved, representing billions of dollars 

in private investment.  The program fosters private 

sector rehabilitation of historic buildings and pro-

motes economic revitalization. It also provides a 
strong alternative to government ownership and 

management of historic properties. The historic pres-

ervation tax incentives are available for buildings 

that are National Historic Landmarks, are listed on 

the National Register, or are contributing resources 

in National Register Historic Districts and certain 

local historic districts. Properties must be income-
producing and must be rehabilitated according the 

Secretary of the Interior's Standards for Rehabilita-

tion. Jointly managed by the National Park Service 

and the Internal Revenue Service, in partnership 

with the PHMC's Bureau for Historic Preservation, 

the historic preservation tax incentives program 

rewards private investment in rehabilitating historic 
buildings. 

The 20% rehabilitation tax credit applies to any pro-
ject that the Secretary of the Interior designates a 

certified rehabilitation of a certified historic structure. 

The 20% credit is available for properties rehabili-

tated for commercial, industrial, agricultural, or 

rental residential purposes, but it is not available for 

properties used exclusively as the owner’s private 

residence.  The work must be done after approval 
of the tax credit.  There are no retroactive credits. 

THE 10% REHABILITATION TAX CREDIT  

The 10% rehabilitation tax credit is available for the 

rehabilitation of buildings not listed on the National 

Register and placed in service before 1936. This 

program is intended for old, otherwise neglected 
properties. 

As with the 20% rehabilitation tax credit, the 10% 

credit applies only to buildings, not to other struc-
tures. The rehabilitation must be substantial, exceed-

ing either $5,000 or the adjusted basis of the prop-

erty, whichever is greater. Finally, the property must 

be depreciable. 

The 10% credit applies only to buildings rehabili-

tated for non-residential uses.  Rehabilitation must 

retain most, but not all, external walls and internal 

framework. 

OTHER TAX INCENTIVES FOR HIS-
TORIC PRESERVATION 

Other Federal tax incentives exist for historic preser-
vation. They may be combined with the rehabilita-

tion tax credit. 

TAX CREDIT FOR LOW-INCOME HOUSING 

The Tax Reform Act of 1986 (IRC Section 42) also 
established a tax credit for the acquisition and reha-

bilitation or new construction of low-income hous-

ing. The credit is approximately 9% per year for 10 

years for projects not receiving certain Federal subsi-

dies and approximately 4% for 10 years for projects 

subsidized by tax-exempt bonds or below-market 

Federal loans. The units must be rent restricted and 
occupied by individuals with incomes below the 

area median gross income. The law sets a 15-year 

compliance period. Credits are allocated by State 

housing credit agencies. 

 

Photo: Susan Caughlan The Bookheimer Farm with unique tile silo 

Photo: Susan Caughlan The Lowry / Gouley House at Whitehall 
and Bean Roads 
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CHARITABLE CONTRIBUTIONS FOR HISTORIC 
PRESERVATION PURPOSES 

This program allows a tax deduction for the charita-

ble contribution of historic buildings and donation 

of façade easements to a local government, histori-

cal society, or conservancy. 

Internal Revenue Code Section 170(h) and Depart-

ment of the Treasury Regulation Section 1.170A-14 

provide for income and estate tax deductions for 

charitable contributions of partial interests in historic 

property (principally easements). The Tax Reform Act 
of 1986 retained these provisions. Generally, the IRS 

considers that a donation of a qualified real prop-

erty interest to preserve a historically important land 

area or a certified historic structure meets the test of 

a charitable contribution for conservation purposes. 

For purposes of the charitable contribution provi-

sions, a certified historic structure need not be de-
preciable to qualify, may be a structure other than a 

building, may be a portion of a building such as a 

facade, if that is all that remains, and may include 

the land on which it is located. 

The IRS definition of historically important land areas 

includes: 

• Independently significant land areas, including 
any related historic resources that meet Na-
tional Register Criteria for Evaluation 

• Land areas within registered historic districts, 
including buildings, that contribute to the sig-
nificance of the historic district 

• Land areas adjacent to a property individually 
listed on the National Register of Historic Places 
(but not within a historic district) where physical 

or environmental features of the land area con-
tribute to the historic or cultural integrity of the 
historic property 

More Information about Federal Tax  
Incentive Programs 

The following websites provide much more detailed 

information about these various programs: 

http://www.cr.nps.gov/hps/tps/tax/index.htm 

http://www.cr.nps.gov/hps/tps/tax/brochure1.htm 

http://www.cr.nps.gov/hps/tps/tax/taxbroch.pdf 

OTHER PRESERVATION 
PROGRAMS 
THE TRANSPORTATION EQUITY ACT FOR THE 
21ST CENTURY (TEA-21) 

TEA-21 is the successor to the ISTEA program estab-

lished in 1993. Under this program, 10% of the 

funds apportioned to Pennsylvania for the Surface 

Transportation Program are made available for spe-

cial "enhancement" activities. Applications could 

include historic preservation research, planning, or 
acquisition and developmental projects that are 

along transportation corridors, are related to surface 

transport facilities, or improve the quality of a high-

way and its surrounding area. Eligible activities in-

clude preservation of historic buildings, access im-

provements to historic sites, archaeological planning 

and research, and transportation-related museum 
projects. The TEA-21 program is administered by the 

Federal Highway Administration (FHWA) and the 

Pennsylvania Department of Transportation 

(PennDOT). 

CERTIFIED LOCAL GOVERNMENT (CLG)      
PROGRAM 

The National Historic Preservation Act of 1966 
(NHPA) established the Certified Local Government 

Program, the legal and administrative context within 

which State Historic Preservation Offices (SHPOs) 

relate to and participate in the national historic pres-

ervation program.  The NHPA establishes a program 

of matching grants to the states through which the 

federal government assists the SHPOs in carrying 
out their historic preservation responsibilities. Using 

grants awarded by SHPOs, CLGs may produce his-

toric theme or context studies, cultural resource 

inventories, assessments of properties to determine 

their eligibility for local and National Register of His-

toric Places designation, building reuse and feasibil-

ity studies, design guidelines and conservation ordi-
nances, and publications to educate the public Photo: MCPC The cemetery at the Evangelisches Versemmlungs Haas (German Evangelical Church), 

owned by the Worcester Township Historical Society 
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about the benefits of historic preservation.  Pres-

ently, federal law provides that at least 10% of the 

annual Historic Preservation Fund grant allocation 
to Pennsylvania be set aside for distribution to Certi-

fied Local Governments. This amount currently 

ranges from $90,000 to $100,000. If Worcester 

became a CLG, it would be able to apply for some 

of these funds. 

SAVE AMERICA'S TREASURES:   

The Save America's Treasures program addresses the 

urgent preservation needs of the nation's most sig-

nificant historic sites and collections. Grants are ad-

ministered by the National Park Service (NPS) in part-

nership with the National Endowment for the Arts 
(NEA). The NPS awards and administers grants for 

historic structures and sites, including historic dis-

tricts, sites, buildings, structures, and objects. The 

NEA administers grants associated with collections, 

including intellectual and cultural artifacts, docu-

ments, and works of art. 

STATE HISTORIC PRESERVATION  
PROGRAM 
THE KEYSTONE HISTORIC PRESERVATION 
GRANT PROGRAM  

This program is the only grant available for historic 

preservation in Pennsylvania.  Funding under this 

program is available to nonprofit organizations and 

local governments for preserving or restoring his-

toric resources listed on or eligible for listing on the 

National Register of Historic Places. It is a competi-

tive, matching grant with a maximum award of 

$100,000 for preservation, restoration, and rehabili-

tation. Currently, the program is supported annually 
with realty transfer tax revenue.   

CHALLENGE COST SHARE GRANTS:   

National Historic Landmark Stewards are invited to 

submit proposals for the Challenge Cost Share Pro-
gram (CCSP), a 50% matching fund program. This 

program provides project funding to preserve or 

improve natural, cultural, and recreational resources 

for authorized National Park Service (NPS) programs, 

including National Historic Landmarks (NHLs.) Fund-

ing awards range from $3,000 to $30,000. Most 
awards have been in the range of $10,000 to 

$15,000. 

NATIONAL TRUST FOR HISTORIC 
PRESERVATION 

For more than 50 years, the National Trust for His-

toric Preservation has been helping people protect 

the irreplaceable. A private nonprofit organization 

with more than a quarter of a million members, the 

National Trust is the leader of the vigorous preserva-

tion movement that is saving the best of our past for 
the future. The National Trust provides leadership, 

education, and advocacy to save America's diverse 

historic places and revitalize our communities. The 

Photo: Mary Walker The Farmers Union Horse Company annual horse parade at Heyser Field, 1971 

Photo: Morgan McMillan / PWF Peter Wentz Farmstead 
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National Trust owns and operates a collection of 

nationally significant house museums and provides 

a wide range of preservation services across the 

country, including grant programs. 

The National Trust for Historic Preservation offers the 

following grants: 

THE PRESERVATION SERVICES FUND  

The Preservation Services Fund provides nonprofit 

organizations and public agencies with matching 

grants from $500 to $5,000 (typically from $1,000 
to $1,500) for preservation planning and education 

efforts. Funds may be used to obtain professional 

expertise in areas such as architecture, archaeology, 

engineering, preservation planning, land use plan-

ning, fund raising, organizational development, and 
law as well as preservation education activities to 

educate the public. 

THE JOHANNA FAVROT FUND FOR HISTORIC 
PRESERVATION  

This fund provides nonprofit organizations and pub-

lic agencies with grants ranging from $2,500 to 

$10,000 for projects that contribute to the preserva-
tion or the recapture of an authentic sense of place. 

Individuals and for-profit businesses may apply only 

if the project for which funding is requested in-

volves a National Historic Landmark. Funds may be 

used for professional advice, conferences, work-

shops, and education programs. 

THE CYNTHIA WOODS MITCHELL FUND FOR 
HISTORIC INTERIORS  

This fund provides nonprofit organizations and pub-

lic agencies with grants ranging from $2,500 to 

$10,000 to assist in the preservation, restoration, 

and interpretation of historic interiors. Individuals 

and for-profit businesses may apply only if the pro-

ject for which funding is requested involves a Na-

tional Historic Landmark. Funds may be used for 
professional expertise, print and video communica-

tions materials, and education programs. 

LOCAL INITIATIVE GRANTS  

Local Initiative Grants support local nonprofit preser-
vation organizations that are hiring their first full-

time staff member. A Technical Assistance grant of 

up to $2500 is available for strengthening organiza-

tional capacity and developing the resources neces-

sary to hire and effectively use professional staff. 

Typically, this grant will require the use of the fund-
ing to obtain the services of an organizational devel-

opment consultant. 

COLLABORATIVE PILOT  

Collaborative Pilot looks for creative partnership pro-
jects that advance the preservation mission and 

build the preservation movement at the local level. 

A Technical Assistance grant of up to $2500 is avail-

able for project planning in the following areas: 

architecture, landscape architecture, archaeology, 

engineering, preservation land-use, organizational 

development, public policy, and law. 

Photo: MCPC Evangelisches Versemmlungs Haas 
(German Evangelical Church) 

Photo: Susan Caughlan Victorian house on North Wales Road 
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The National Trust for Historic Preservation offers the 

following loans: 

THE NATIONAL PRESERVATION LOAN FUND  

The National Preservation Loan Fund provides loans 

to establish or expand local and statewide preserva-

tion revolving funds; to acquire and/or rehabilitate 

historic buildings, sites, structures, and districts; to 

purchase easements; and to preserve National His-
toric Landmarks. 

INNER-CITY VENTURES FUND  

Inner-City Ventures Fund finances the rehabilitation 
of historic buildings that serve the economic and 

community development needs of low-, moderate-, 

or mixed-income neighborhoods. 

RELIGIOUS PROPERTIES 
PARTNERS FOR SACRED PLACES 

Founded in 1989, Partners for Sacred Places is the 

nation's only non-denominational non-profit organi-

zation devoted to helping Americans embrace, care 
for, and make good use of older and historic reli-

gious properties. Partners provides assistance to the 

people who care for sacred places while promoting 

a new understanding of how these places sustain 

communities.  This Philadelphia-based international 

organization offers informational, promotional, and 

advocacy resources to preserve and continue the 
use of older church buildings. 

FAÇADE IMPROVEMENT PROGRAM 

A façade improvement program can encourage 

property owners to adopt architectural styles that 

will become consistent throughout the township.  

This is intended not to homogenize architectural 
styles, but to raise the standard for new buildings, 

additions, and façade upgrades. 

SUMMARY 
With good coordination among the various inter-

ested parties, Worcester’s historic resources and 

rural character can be retained, restored, preserved, 

and conserved for current and future generations. 

 

 

Photo: Donald C. Atkinson Wentz UCC Church 

Photo: Morgan McMillan / PWF Peter Wentz Farmstead 
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Photo: Donald C. Atkinson The Granary, a landmark historic residence along Skippack Pike 
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Base map prepared by the 
Montgomery County Planning Commission 

April 2004 
 

This map is based on 2000 aerial photographs, Montgomery County 
Board of Assessment Appeals tax maps, municipal officials, and field surveys  

conducted by the County Planning Commission.  
All attempts were made to maintain relative accuracy,  

however, this map should not be used for engineering purposes. 
Property lines are a compilation of individual block maps 

from the Montgomery County Board of  
Assessment Appeals, with no verification from the deed. 

This map is not meant to be used as a legal definition of properties. 
 �i
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Legend 
FEMA Floodplains 

  Locations of Structures in FEMA Flood-
plains 

Figure 13 - 1 
Existing FEMA Floodplains 
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FLOODPLAIN               
RESTORATION IN 
WORCESTER 
Fortunately, very few buildings in Worcester are 

located within floodplains.  The FEMA floodplains 

and the locations of structures within these flood-

plains are shown in Figure 13 - 1. 

If flood rescues and losses on such properties were 

to cause a significant impact on public resources, it 
might be sensible to investigate the possibility of 

township action.  Fortunately, this has not yet been 

the case in Worcester.  The post-restoration value of 

natural resource and animal habitat, or the public 

use of the property, can factor into a decision to 

acquire flood-prone property.  

EXISTING FLOODPLAINS 
AND STRUCTURES 
Figure 13 - 1 identifies all the floodplains within 
Worcester Township which were mapped by FEMA, 

the Federal Emergency Management Agency, and 

received by the Montgomery County Planning Com-

mission in July 2001.  The floodplain areas are 

shown over a background aerial view of the town-

ship.  Closer examination of the aerials identified a 

few locations in the township where there are build-
ings that may be susceptible to flooding.   

FLOODPLAIN               
RESTORATION 
If a property or portion of a property is selected for 

floodplain restoration, there are a number of meth-

ods to accomplish the restoration, including the 

removal, modification or relocation of obstructions; 

replanting; and creek restoration. 

FLOODPLAIN              
RESTORATION           
PROGRAMS 
There are very few programs set up with specific 

consideration for floodplain restoration, but there 

are other programs that can be used to accomplish 

the same result, but in conjunction with other goals. 

MONTGOMERY COUNTY OPEN SPACE 
PROGRAM 

The 2003 Montgomery County Green Fields/Green 

Towns Open Space Program includes a portion of 

the program for floodplain restoration.  This portion 
of the program was established by the County to 

help restore floodplains in the county which other-

wise could continue to be a drain on public funds, 

could become a valuable natural resource area, and 

could possibly become part of a public park or trail 

system.  The program attempts to fill the gap in 
funding provided by other agencies, which mostly 

repay the costs incurred by flood damage rather 

than paying to remove the cause of the costs.  The 

program is administered by the County Open Space 

Board.   

Photo: MCPC Zacharias Creek near Green Hill Road Photo: MCPC Zacharias Creek at Hollow Road 
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This program must be coordinated with FEMA and 

PEMA (Pennsylvania Emergency Management 

Agency) efforts and funding.  Through this pro-

gram, Worcester Township’s entire County Green 
Fields/Green Towns Open Space grant allotment 

would be available for the acquisition of land for 

floodplain restoration, with the requirement that 

20% of the purchase amount be provided by the 

Township or another non-County source. 

TREE PLANTINGS 

DCNR and PECO each have tree planting programs 

available to provide communities with funds for 

trees and some technical assistance for tree plant-

ings. 

CREEK RESTORATION 

The Perkiomen Watershed Conservancy (PWC) and 
the  Delaware Valley Riverkeepers (DVR) are two 

local non-profit organizations that provide expertise 

in acquiring funding and implementing creek resto-

ration projects.  The PWC and the DVR often col-

laborate on creek restoration projects. 

SUMMARY 
Worcester Township has a few structures that are 

located in or near a floodplain and could pose the 

potential for expenditures of public finances and 
other resources.  There are also some unimproved 

lands in the floodplain which could benefit from 

replanting and streambank restoration in order to 

restore important riparian habitat and improve the 

effectiveness of this natural flood control mecha-

nism.  This chapter has identified a few of these 

locations and described what programs and types 
of restoration are available if flooding should ever 

become a problem.  

 

 

Photo: MCPC Zacharias Creek at Hollow Road 
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CHAPTER 14 
RECOMMENDATIONS:      

ACQUISITIONS 

This portion of the plan details the Township’s inten-

tions for open space and resource protection 

through the acquisition of appropriate lands or 

easements on those lands. The recommendations of 

this chapter are based on the information gathered 

in the previous sections and reflect Worcester’s in-

tention to preserve farmlands and lands of ecologi-

cal importance and to locate passive and active 

recreation areas close to its residents.  Based on the 

analysis contained in the previous chapters, signifi-

cant open space acquisition opportunities still re-

main within the township, but the increasing de-

mand for housing and other development makes it 

imperative that Worcester act sooner rather than 

later to preserve important resources. 

ACQUISITION       
METHODS 
There are a number of ways a municipality can ob-

tain open space land or resources.  An overview of 

these alternatives is provided here to serve as a 

guide for Worcester Township’s future open space 
acquisition efforts.  These alternatives provide the 

Township with flexibility in its approach to imple-

menting its land preservation goals.   

Photo: Pictometry The Palmer Farm in Center Point 
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FEE SIMPLE ACQUISITION 

This option is the most direct way to acquire open 

space because it involves simply negotiating with a 

private landowner to arrive at a mutually acceptable 
purchase price and then completing the transac-

tion. The municipality then has free and clear title to 

the property, or fee simple ownership.  Because it is 

usually a straightforward transaction, municipalities 

often prefer this approach, particularly for establish-

ing a community park.  

Compared to some of the other options, however, 

this approach can be expensive.  It also requires a 

willing seller, presumes an agreement as to pur-
chase price, and requires a plan to maintain and/or 

improve the parcel for appropriate use. 

INSTALLMENT PURCHASE 

This is a variation of fee-simple acquisition in which 

the municipality agrees to pay the purchase price 

over a number of years until the full parcel is ac-
quired.  In some cases the entire parcel is removed 

from the tax rolls when the initial agreement is 

signed.  The parties may agree to allow the owner 

to remain on the land until the sale is completed.  

The advantage of this method is that benefits accrue 

to both the municipality and the landowner.  For a 

municipality with limited funds, an installment pur-
chase spreads the cost over a period of time.  The 

landowner may receive tax advantages by spread-

ing out the purchase price over a number of years 
and may be relieved of responsibility for the prop-

erty when the agreement is signed.  

LONG-TERM LEASE WITH OPTION TO 
PURCHASE 

This involves the negotiation of a lease price with a 

property owner and includes conditions allowing 

the Township to use and possibly purchase the 

property.  This method provides the municipality 

with some flexibility.  If the property is not needed in 
the future for open space, it returns to the owner at 

the end of the lease period. 

PURCHASE AND LEASE-BACK 

In a purchase and lease-back transaction, the Town-

ship buys the land and leases it back to the owner 

in accordance with agreed-upon policies for the use 
and protection of the land.  The primary advantage 

is that this permits the acquisition of property before 

prices rise or before the property is lost to develop-

ment.  The township also receives some income 

from the lease while retaining control of the ulti-

mate use of the land. 

Photo: Bill McGrane, Jr. View over farms and Valley Forge Road in Worcester in 1987 

Photo: Scott Rothenberger A Worcester farm winter scene  
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PURCHASE AND RESALE 

This method is similar to a purchase and lease-back, 

except that the land is purchased with the intent to 

resell it with conditions or restrictive covenants in 
place which will benefit the Township.  If the land is 

acquired at a low cost, the resulting profit helps 

repay initial purchase costs and can be used to ac-

quire additional land.  Another advantage is that 

after resale, the municipality is relieved of ownership 

and maintenance responsibilities and the land is 

taxable.  The conditions or restrictive covenants can 
allow the Township to achieve its goal for the parcel 

without the continued responsibility of ownership. 

LEASING 

This is a popular, relatively inexpensive way to ac-

quire open space, especially if the land is unlikely to 

be developed (for example, reservoirs and utility 
land).  The term of the lease usually ranges from 20 

to 50 years, long enough to finance anticipated 

capital improvements. The owner of the leased land 

prescribes conditions and terms under which the 

land can be used, and the lessee is required to carry 

liability insurance covering personal injury and prop-

erty damage. 

EASEMENTS 

Easements are a useful way to stretch public funds 

to achieve open space benefits.  An easement is a 

limited right over land that is owned by another 

person.  The costs of easements vary with the type 

acquired.  Easements can be affirmative or negative.  
Affirmative easements grant limited rights to use the 

land for public purposes, such as hiking, fishing, or 

horseback riding.  Such easements can be used 

selectively to obtain public access to certain portions 

of private lands for trails or water-based recreational 

facilities.  In contrast, negative easements restrict the 
owner’s use of the property.  They may or may not 

allow public access.  For example, an agricultural 

easement requires that the land be kept in some 

sort of agricultural production.  A scenic or historic 

easement could require a property owner to main-

tain the scenic or historic quality of the land or struc-

tures.   This type of easement can be effective in 
maintaining a municipality's visually attractive roads.   

Conservation easements, which require a land-
owner to preserve important natural resources on 

the property, can be beneficial to both the land-

owner and the Township.  Agricultural preservation 

easements are an important tool in preserving farm-

land — and farming as a way of life — in Worcester 

Township.  Easements are a flexible method of ac-

complishing preservation goals at a lower cost than 

outright acquisition. 

PURCHASE OF DEVELOPMENT 
RIGHTS 

If the municipality is interested only in protecting the 

land or some designated features of a property, 

then this method of acquisition of partial interests 

rather than full fee title in land is very effective.  In 

essence, a municipality can preserve significant 

natural, scenic, historic, or cultural resources by 

purchasing a landowner’s right to develop the prop-
erty or otherwise alter the character of the features 

that are deemed worthy of protection.  If public 

access is also desired, the agreement can provide 

for the purchase, lease, or donation of the neces-

sary right-of-way.  The purchase of development 

rights is often coupled with a conservation ease-

ment to ensure that the resources will be ade-
quately protected. 

EMINENT DOMAIN 

Eminent domain is the condemnation of land for a 

public use by due process of law.  It requires a clear 

declaration of the public purposes for which the 

land is being condemned and the determination of 

Photo: Scott Rothenberger Worcester crops in bloom  
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a fair market value for the property.  Before exercis-

ing the right of eminent domain, a municipality will 

study the necessity of obtaining the particular site 

and the feasibility of acquiring it by other methods.  
Only if all other methods fail and the property is 

essential to an open space system will eminent do-

main be considered.   

LAND TRUSTS AND CONSERVANCIES 

Land trusts and conservancies are private non-profit 

organizations that work to further their conservation 
mission by soliciting donations of land and grants to 

fund acquisition projects.  Administration and man-

agement of the land are usually the responsibility of 

the organization.  Private non-profits have an advan-

tage in that they can often move faster than a gov-

ernment agency to acquire property.  Often a pub-

lic-private partnership is formed whereby the private 
agency acquires land and then resells it to a govern-

ment agency at a later date. 

When conservation groups work with private land-

owners to conserve their land, provisions for public 

access may or may not be included.  For this rea-

son, a municipality should work closely with these 

organizations and landowners where public access 

is a goal.  In this way, conservancies can function as 

an additional method of acquiring open space to 
benefit the township.  

LAND EXCHANGES 

This method involves the exchange of land between 

a landowner and the township, county, or a land 

trust to obtain mutual advantages.   

VOLUNTARY AGREEMENTS 

Voluntary agreements can be established between 

government agencies and owners of agricultural 

lands, industrial holdings, and utility lands for vari-

ous public purposes.  For example, a utility com-

pany might permit the use of a powerline right-of-

way for a trail. 

RIGHT OF FIRST REFUSAL AND      
PURCHASE OPTION 

These methods involve an agreement specifying 
that the land may be acquired by the municipality at 

a future date.  A right of first refusal provides the 

municipality with the option to match an offered 

purchase price within a specified time period if a 

landowner receives another offer.  A purchase op-

tion establishes the municipality’s right to purchase 

the land by a specified date at a specified price.  
Both a right of first refusal and a purchase option 

can be either donated or sold to the municipality. 

LIFE OR TERM ESTATES 

This technique involves the acquisition of land with 

certain restrictions attached to the deed.  A munici-

pality may be better able to negotiate the purchase 
of property if certain interests in the land are re-

served for the benefit of the landowner.  For exam-

ple, a municipality can purchase land with all rights 

of ownership conveyed except the right to occupy a 

house or a portion of the property for a specified 

term (usually 25 years) or until the death of the 

landowner.  This allows the landowner to remain 
on the land and secures the property for the munici-

pality, usually at a reduced price because of the 

delay in obtaining possession.  Property can also be 

donated to the municipality with the reservation of 

a life estate for the owner. 

Photo: MCPC View from Valley Forge Road over farmland 
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DONATIONS AND BARGAIN SALES 

These methods of acquisition involve obtaining land 

at less than its full market value.  Receiving dona-

tions of land or easements is the least expensive 

way for a municipality to obtain or protect land and 
can, in some instances, be a wise approach for a 

landowner to take to directly benefit from tax incen-

tives and the shelter effects of charitable donations.  

If a full donation of land is not possible, or if the 

landowner has an immediate need for cash, then a 

partial donation using a bargain sale might be an 
alternative.  By selling land at a price that is less than 

its market value, a landowner can still receive tax 

benefits based on the difference between the fair 

market value of the land and its actual sale price.  

The primary benefit of these techniques is that a 

municipality acquires land at a lower cost while the 

seller obtains tax advantages.  

LIFE INSURANCE 

In this arrangement, the Township purchases a life 

insurance policy on the landowner.  The Township 

pays the premiums on the policy.  Upon the death 

of the landowner, the Township receives the land 

and the heirs receive the life insurance benefits.  
This amounts to a life estate on an installment pay-

ment plan, but the term is indefinite.  The Township 

could end up with land at little expense while the 

heirs receive the full value of the policy.   

RECOMMENDATIONS 
With these various acquisition methods in mind, the 

following sections describe which acquisitions 

Worcester Township would like to pursue to achieve 

the goals of this plan. 

NATURAL RESOURCE 
PROTECTION 
Preserving ecologically important lands protects 

waterways and stream quality, conserves plant and 

animal habitat, and provides areas for groundwater 
recharge. It also helps preserve the township’s rural 

character.  It is Worcester Township’s intention to 

protect all of these lands via land use controls, such 

as riparian corridor protection ordinances (see Chap-

ter 15).  In addition, larger blocks of natural re-

source-rich lands should be preserved for public 

access and greater control over land management 
wherever possible. The Township’s acquisition strat-

egy for natural resource protection will focus on the 

following key areas and methods: 

• The Zacharias Creek corridor 

• The high-priority rural preservation areas identi-

fied in the 1995 Open Space Plan:  Bean Road, 

Western Farmlands, Evansburg Woodlands, Lo-

Photo: Laura Caughlan View across open lands from Hollow Road to Wentz UCC Church 

Photo: Scott Rothenberger A cow in a Worcester pasture 
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cust Corner / Center Point Farmlands, Berks / 

Weber Road Farmlands, and Stony Creek Farm-

lands 

• The higher value areas located on the Final Com-

posite of Vulnerable Regional Conservation Re-

sources, Open Space Proximity, & Habitat Corri-

dors map, Figure 6 - 16 

• The higher value areas located on the Final Com-

posite of Vulnerable Township Conservation Re-

sources, Open Space Proximity, & Habitat Corri-
dors map, Figure 6 - 17 

• Work with like-minded organizations and agen-

cies 

• Any donations of land for natural preservation,  

including donations offered by developers as part 
of the land development process 

• Lands along or near Evansburg State Park and 

Peter Wentz Farmstead 

• As more site-specific natural resources information 

becomes available, additional lands that are 

found to be valuable for natural or cultural re-
source protection 

These areas are intended to be preserved as much 
as possible using a combination of methods, includ-

ing but not limited to acquisition of these key re-

source areas.  Non-acquisition methods the town-

ship intends to investigate and/or use are outlined 

in the following chapter. 

AGRICULTURAL         
PRESERVATION 
From its earliest days, Worcester has been a commu-

nity dominated by farming.  A combination of excel-
lent agricultural soils, stable family-run farms, and 

preservation-minded local officials resulted in 

Worcester entering the 21st century with many of 

its large farms still intact.  In addition, there are 

many smaller farmed parcels (5 to 50 acres), includ-

ing horse farms.  

The public meeting held in November 2004 identi-

fied at least one dozen large farms (greater than 50 

acres) in Worcester and almost 50 smaller ones.  
However, the pressure of development is daily tak-

ing its toll on these farms.  Worcester has 143 acres 

of preserved farmland, but hundreds of additional 

acres could be preserved if funding were available.  

With this background in mind, Worcester is focusing 

on agricultural resources as one of the significant 

preservation goals of its open space program. 

In order to spread the Township resources as far as 

possible, County and State money should be used 
as often as possible to preserve properties that 

qualify and rank highly in the State and County 

programs. Currently, nine farms are active 

applicants in these programs.  Worcester has a 

history of successful partnerships with the State and 

County to preserve such farms.  Since 1999, the 

Township has had an Open Space Coordinator who 
works with the County and land preservation or-

ganizations to ensure that landowners understand 

the opportunities for farmland preservation. 

When preserving a farm, whether with or without 

State and County funds, unfarmed portions of the 

farm should be evaluated for their potential to meet 

other Township goals, such as natural resource 

preservation, historic preservation, scenic views, or 

trail and greenway connections.  Even portions of 
farmed land could, in some instances, be evaluated 

and preserved for those other purposes. 

Land preserved for agricultural purposes must con-

tinue to be farmed and most often will remain in 

private ownership.  The Township recommends that 

all farmland shown in Figure 10 - 3 be targeted for 

some form of farmland preservation.  

Photo: Scott Rothenberger Aerial view of Merrymead Farm 
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HISTORIC PRESERVATION 
Figures 4 - 12 and 4 - 13 indicate just some of the 

many properties that could be valuable for historic 

preservation. It is important to note that many of the 
properties identified as containing important historic 

resources are also important natural resource and 

agricultural lands.  There are a variety of methods to 

preserve a historic resource, and the method of 

preservation will vary based on ownership goals 

and resources available.  Preservation for historic 

value can often best be done via land use controls.  

Considering overall value and immediate threat, 

and remembering that acquisition can include ease-
ments or other methods, the most immediate acqui-

sition actions by the Township or others should be 

regarding the following:  

• Historic, agricultural, or natural resource proper-

ties adjacent to existing historic properties, espe-

cially those that would expand or buffer those 

historic properties.  Lands around the Peter Wentz 

Farmstead and Evansburg State Park are the most 

obvious example, but this is also meant to apply 

to other properties as well. 

• Any of the resources shown on the maps of his-

toric resources, Figures 4 - 12 and 4 - 13, which 

are threatened by demolition or collapse. 

• Any resource listed on or eligible for the National 

Register. 

• Work with like-minded organizations and agen-

cies. 

• Any of the resources shown on the maps of his-

toric resources, Figures 4 - 12 and 4 - 13, which 

cannot be preserved by a non-acquisition 

method. 

• Any historic resources, especially any of the re-

sources shown on the maps of historic resources, 

Figures 4 - 12 and 4 - 13, which are located on a 

property being considered for preservation for 

other purposes (i.e. a farm or a natural preserve). 

• As more specific information becomes available 

about certain properties and their potential his-
toric value, the Township may decide that preser-

vation is desired for a resource that is not already 

mentioned here. 

SCENIC RESOURCES 
Figure 4 - 11 highlights some of the most scenic 

resources in the township.  The Township recom-

mends the following acquisitions to meet this goal: 

• View easements over land along the view to 

downtown Philadelphia. 

• View easements over land along the view to the 

Skippack Creek valley and the Perkiomen Creek 

valley. 

• Scenic easements on properties along scenic 

roads in the township. 

• Land or development rights that would preserve 

scenic resources. 

Photo: Scott Rothenberger Spring view across Merrymead Farm and neighboring farms 

Photo: Susan Caughlan An old Worcester barn 
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PARKLAND CREATION 
AND EXPANSION 
The Township has begun to create a park system, 

but parkland accessibility for all residents can be 

improved with acquisitions and expansion in various 

portions of the township.  

The following are the primary parkland creation and 

expansion priorities: 

• The Fairview Village area, which has a significant 

concentration of the township’s population, has 

no centrally located, pedestrian-accessible park-

land.  The Township would like to acquire and 

develop one or more parks in this area. 

• Nike Park is currently undeveloped but could 

serve as an important link in cross-township trails. 

The Township would like to acquire rights to land 

to the north and west of this property which 

might be valuable for future pathway connec-

tions. 

• The Township will continue to accept land of-

fered for donation through the land development 

process to be used for public active or passive 

recreation.   

• The Cold Spring area is underserved, and existing 

parkland should be expanded or supplemented. 

• The Township would like to provide parkland 

accessible to the Milestone subdivision and the 

nearby residential areas. 

TRAIL AND GREENWAY   
CREATION AND                  
DEVELOPMENT 
Figure 11 - 4 highlights the trail recommendations 

from Chapter 11 and Figure 11 - 5 illustrates the 
implementation priorities for the various trail seg-

ments. The most important acquisitions are as fol-

lows: 

• Acquisitions recommended in the Community 

Greenway Plan 

• Any remaining easements or land purchases nec-

essary to complete the pedestrian and equestrian 

trail from Evansburg State Park to Heebner Park 

• Any remaining easements or land purchases nec-

essary to complete the pedestrian and equestrian 

trail from Heebner Park to Nike Park 

• Upon completion of a feasibility study of a trail 

from Heebner Park to Peter Wentz Farmstead, 

any easements or land purchases necessary to 

complete the trail as recommended in the feasibil-
ity study 

Photo: MCPC Scenic view from Valley Forge Road over the D’Lauro Farm 

Photo: Laura Caughlan View of Zacharias Creek from Hollow 
Road to Wentz UCC Church 
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• Pursuit of license agreements for trail use and 

construction on PECO lands which coincide with 
the trail network shown in Figure 11 - 4, followed 

by construction of various segments of the path-

way network on PECO lands 

• Accepting donations of land or easements for use 

as part of the trail network, including donations 

offered by developers to connect their new subdi-

vision to the township network 

Longer term acquisition items for the pathway net-

work include: 

• Easements or land purchases necessary to imple-

ment the Worcester segment of the Liberty Bell 

and Powerline Trails  

• Easements or land purchases to expand eques-

trian trails in the township 

• Any remaining easements or land purchases nec-

essary to complete the following pedestrian and 

equestrian connections: 

• Ballard Wolffe Park in East Norriton to Nike 
Park 

• Township Line Road to the Liberty Bell Trail 

• Connection to North Wales Road access to 
Norristown Farm Park 

• Fairview Village to Evansburg State Park 

• Nike Park to the eastern edge of the town-
ship 

• Any remaining easements or land purchases nec-

essary to complete the remaining portions of the 

pedestrian and equestrian routes throughout the 

township 

ACQUISTION FUNDING 
Open space can be acquired in many ways, includ-

ing the purchase or donation of development 

rights, the purchase or donation of conservation 

easements, and the fee-simple purchase or donation 

of the township’s most important lands.  These have 
been described at length in Chapter 14.  But in 

order to carry out acquisitions other than donations, 

there must be funding.  There are many sources for 

funding, each with a certain array of funding or 

acquisition methods.  Most of the funding sources 

for acquisition are described below. 

FUNDING SOURCES 
In addition to the funds allocated through the 

County Open Space Program, Worcester can look 

for funds from a variety of sources including grants, 

general revenue funds, bond issues, and donations 

(of cash, materials, or labor).  

Worcester will pursue other grants available from 

Montgomery County, the Department of Conserva-

tion and Natural Resources (DCNR), and others. 

These grants can be used in conjunction with the 

county’s Open Space grants to help defray the cost 
of the township’s match.  To further leverage funds 

and preserve more acreage, the township will work 

with conservation organizations such as Montgom-

Photo: Laura Caughlan View of a field near the Zacharias Creek  

Heyser Field Photo: Susan Caughlan 
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ery County Lands Trust, which has already assisted 

with the preservation of over 200 acres in Worces-

ter.  The following section contains a description of  

possible grant sources.  

MONTGOMERY COUNTY OPEN SPACE 
GRANTS 

In 2003, a referendum to fund open space and 

green infrastructure projects was passed in Mont-

gomery County.  Known as the Green Fields/Green 
Towns Program, this funding was allocated to mu-

nicipalities, private non-profit conservation organiza-

tions and the county to preserve more open space 

and enhance the livability of existing communities 

throughout the county.   

Worcester is eligible to receive a total of $871,889 

for open space acquisition and enhancement. This 

grant requires matching funds equal to 20% of pro-

ject costs from the municipality.  The county grants 
come with several conditions.  The most important 

condition is that any land purchased with grant 

money must be permanently preserved as open 

space or for active recreation.  Another condition is 

that Worcester must complete and adopt an Open 

Space Plan. This plan must be approved by the 

county’s Open Space Board before grant money 
can be disbursed.   

MONTGOMERY COUNTY FARMLAND 
PRESERVATION PROGRAM 

The Farmland Preservation Program purchases agri-

cultural easements from productive farms in Mont-

gomery County. Once the rights are sold, the land 

must remain in farming in perpetuity. Worcester has 

already successfully partnered with the county to 

preserve three farms under this program.  Because 
of the historical importance of farming in Worcester, 

and because the township still has many active and 

undeveloped farms left, the township has a volun-

teer Open Space Coordinator whose mission is to 

work with farm owners who are interested in pres-

ervation to maximize their success in the program.  

In 2006, nine Worcester farms are active applicants 
in the program. 

PENNSYLVANIA DEPARTMENT OF 
CONSERVATION & NATURAL          
RESOURCES (DCNR) 

DCNR annually awards about $30 million in plan-

ning, acquisition, and development grants for parks, 
recreation, rivers conservation, trails, greenways, 

and protection of open space and critical natural 

areas.  Most DCNR grants require a 50/50 match.  

DCNR provides pre-application workshops to assist 

applicants in the preparation of their application 

forms. 

A priority goals of these programs is to develop and 

sustain partnerships with communities, non-profits, 

and other organizations for recreation and conser-
vation projects and purposes. With this in mind, the 

Community Conservation Partnerships Program 

(C2P2) was established. It is a combination of several 

funding sources and grant programs, including the 

Commonwealth’s Keystone Recreation, Park, and 

Conservation Fund (KEY 93, described below), the 

Environmental Stewardship and Watershed Protec-
tion Act (Growing Greener, also described below), 

Act 68 Snowmobile and ATV Trails Fund, the Land 

and Water Conservation Fund (LWCF), and the Rec-

reational Trails component of the Transportation 

Equity Act for the Twenty-First Century (TEA-21). 

PENNSYLVANIA DEPARTMENT OF  
ENVIRONMENTAL PROTECTION (DEP) 

The Growing Greener program has funded efforts 

to clean up Pennsylvania’s rivers and streams, re-
claim abandoned mines and toxic waste sites, invest 

in new alternative energy sources, preserve farm-

land and open space, and develop watershed resto-

ration programs.  Thus far, Growing Greener has 

generated nearly $1.50 in matching funds for the 

environment for every $1.00 in state money.  As the 

Growing Greener program evolves, it will focus on 
brownfield redevelopment, farmland and open Photo: Scott Rothenberger Merrymead Farm in the morning fog 
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space preservation, water quality improvements, 

enhanced state and community parks, and an up-

graded fish and wildlife infrastructure.  Growing 

Greener II will accomplish these goals while making 
critical investments in community revitalization and 

the promotion of the use of clean energy.  

KEYSTONE RECREATION, PARK, & 
CONSERVATION FUND 

The Keystone Recreation, Park, and Conservation 

Fund Act was signed into law in 1993. It directs a 

portion of the state’s Real Estate Transfer Tax to the 

Keystone Fund, establishing a dedicated and perma-

nent funding source for recreation, parks, conserva-
tion, and other programming.  Grants from this 

program require a minimum 50% match from the 

recipient municipality or nonprofit organization.  As 

of 2002, $144 million had been granted to more 

than 2,100 projects.  The demand on the Keystone 

Fund already outstrips resources by a 4 to 1 margin.   

PENNSYLVANIA DEPARTMENT OF 
COMMUNITY & ECONOMIC                
DEVELOPMENT (DCED)  

The mission of DCED is “to foster opportunities for 

businesses and communities to succeed and thrive 

in a global economy, thereby enabling Pennsylvani-

ans to achieve a superior quality of life.”  There are 

several assistance and grant programs available to 
Pennsylvania municipalities.  Often, local economic 

and community revitalization efforts are supported 

by the implementation of green infrastructure and 

open space plans.   

PENNSYLVANIA HISTORICAL &      
MUSEUM COMMISSION (PHMC) 

Many communities value their historic resources and 

work to preserve them for future generations.  
These resources can then be integrated into the 

open space network and cultural amenities of that 

community to enhance local image and aesthetics.  

The PHMC offers several programs that aid munici-

palities in these efforts. 

• Certified Local Government Grant Program - 
Provides funding for cultural resource surveys, 
national register nominations, technical and 
planning assistance, educational and interpre-
tive programs, staffing and training, and pool-
ing CLG grants and third-party administration. 

• Keystone Historic Preservation Grant Program - 
Provides funding for preservation, restoration, 
and rehabilitation of historic resources. 

• Pennsylvania History and Museum Grant Pro-
gram - Funding under this program is desig-
nated to support a wide variety of museum, 
history, archives and historic preservation pro-
jects, as well as nonprofit organizations and 
local governments. There are 10 types of 
grants. 

DELAWARE VALLEY REGIONAL   
PLANNING COMMISSION (DVRPC) 
TRANSPORTATION AND COMMUNITY        
DEVELOPMENT INITIATIVE 

The TCDI program is intended to assist in reversing 

the trends of disinvestment and decline in many of 
the region's core cities and first-generation suburbs 

by: 

• Supporting local planning projects that will lead 
to more residential, employment, or retail op-
portunities 

• Improving the overall character and quality of 
life within these communities to retain and 
attract business and residents, which will help 
to reduce the pressure for further sprawl and 
expansion into the growing suburbs 

• Enhancing and utilizing the existing transporta-
tion infrastructure capacity in these areas to 
reduce the demands on the region's transpor-
tation network 

• Reducing congestion and improving the trans-
portation system's efficiency 

CONGESTION MITIGATION AND AIR QUALITY 
IMPROVEMENT PROGRAM (CMAQ)  

This program seeks transportation-related projects 

that can help the region reduce emissions from 
highway sources and meet National Clean Air Act 

standards. The program covers the DVRPC region of 

Photo: Laura Caughlan Woods in Evansburg State Park near Grange Avenue 
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Bucks, Chester, Delaware, Montgomery, and Phila-

delphia counties in Pennsylvania and Burlington, 

Camden, Gloucester, and Mercer counties in New 

Jersey. 

TRANSPORTATION ENHANCEMENT PROGRAM  

Transportation Enhancements is a set-aside of fed-

eral highway and transit funds, mandated by Con-

gress in the Transportation Equity Act for the 21st 
Century (TEA-21) for the funding of "non-traditional" 

projects designed to enhance the transportation 

experience, to mitigate the impacts of transportation 

facilities on communities and the environment, and 

to enhance community character through transpor-

tation-related improvements. 

NATIONAL PARK SERVICE RIVERS, 
TRAILS, & CONSERVATION             
ASSISTANCE PROGRAM 

The program offers technical assistance only to non-

profit organizations, community groups, and local 

or state government agencies.  Rivers and Trails 

technical staff offers the following types of assistance 
for recreation and conservation projects: 

• Building partnerships to achieve community-set 
goals 

• Assessing resources 

• Developing concept plans 

• Engaging public participation 

• Identifying potential sources of funding 

• Creating public outreach 

• Organizational development 

• Providing conservation and recreation informa-
tion 

PECO ENERGY GREEN REGION OPEN 
SPACE GRANT PROGRAM  

PECO Energy, a subsidiary of Exelon, is currently 

involved in several environmental partnerships, in-
cluding “TreeVitalize” with DCNR, clean water pres-

ervation with The Nature Conservancy, and environ-

mental education initiatives with the Schuylkill Cen-

ter for Environmental Education and Green Valleys 

Association.  Green Region grants are available to 

municipalities in amounts up to $10,000.  The 

grants can be used with other funding sources to 
cover a wide variety of planning and direct ex-

penses associated with developing and implement-

ing open space programs, including consulting 

fees, surveys, environmental assessments, habitat 

improvement, and capital improvements for passive 

recreation.  

GENERAL REVENUE FUNDS AND 
BOND ISSUE 

Worcester has the option of using general revenue 

funds for open space and recreation purposes. It 

also has the option of issuing a bond to pay for the 
costs of development rights acquisition, parkland, 

and park and trail development.  The decision to 

Photo: Laura Caughlan View across fields from Hollow Road  

Photo: Laura Caughlan Skippack Creek near Grange Avenue 
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pursue these options rests with the township super-

visors after being advised by township administra-

tion and possibly by public referendum.  A township 

land trust can be formed to administer funds and 
hold easements, freeing the township from depend-

ence on the timing of funds from other sources. 

DONATIONS 

Worcester should encourage donations from indi-

viduals, businesses, and groups to help pay for park-

land and other open space acquisition, park and 
trail development, and tree planting. The donations 

may be land, development rights, conservation 

easements, cash, materials, or labor.  Worcester 

could organize special days during which local citi-

zens and groups could gather to participate in im-

plementing open space projects.   

CHARITABLE FOUNDATIONS 

Several private foundations are available to munici-

palities to assist with open space and cultural re-

sources acquisitions.  The most notable in the Dela-

ware Valley are the William Penn Foundation and 

the Pew Charitable Trust. 

LAND TRUSTS 

Several local and regional land trusts can help mu-

nicipalities with acquisitions or can make their own 

acquisitions to help a municipality meet its open 

space goals without the municipality taking owner-

ship of the land or easement and incurring the re-

sponsibilities of ownership.  The Montgomery 

County Lands Trust, the Natural Lands Trust, and 
the Heritage Conservancy are all active in local pres-

ervation efforts.  In fact, the Montgomery County 

Lands Trust has already been instrumental in pre-

serving over 200 acres in Worcester Township and 

continues to be a very valuable partner with the 

Township. 

 
SUMMARY 
Using the various acquisition methods outlined in 

this chapter, the Township would like to acquire 

lands and resources that are designated on the 

respective maps as high priority for the preservation 

of natural, agricultural, historic, scenic, and cultural 

resources in the township.   

Photo: Scott Rothenberger Merrymead Farm, Valley Forge Road, and Central Schwenkfelder Church 
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Photo: Scott Rothenberger  View across Merrymead Farm and neighboring farms 
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CHAPTER 15 
RECOMMENDATIONS:   

NON-ACQUISITION  
PROTECTION METHODS 

Acquisition provides the most control over land use, 

but it can come at a high financial cost.  An impor-

tant part of open space planning involves under-

standing and using preservation techniques that are 

not dependent on land or resource acquisition.  The 

use of these non-acquisition methods of open space 

preservation may add to the public open space sys-

tem, but they are more commonly used to preserve 

or protect vulnerable lands and resources that will 

remain privately owned.  These tools typically in-

volve land use controls but also include voluntary 

agreements with private landowners.   

UPDATE THE MUNICIPAL 
COMPREHENSIVE PLAN 
A municipal Comprehensive Plan provides the back-

ground and analysis and sets forth the strategies to 

accomplish certain goals that the municipality 

would like to achieve.  The goals often include open 

space goals.  In Pennsylvania, the Comprehensive 
Plan also provides some legal foundation for a mu-

nicipality’s actions, including land use regulations.  

But perhaps just as important, a Comprehensive 

Plan can point the staff, volunteers, and other re-

sources of a municipality in the direction that its 

leaders would like them to go. 

Photo: Scott Rothenberger Springtime in a Worcester horse pasture 
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WORCESTER’S PROPOSED ACTION 

The Township is in the process of completing an 

update of its Comprehensive Plan.  Upon adoption 

of the updated Plan, the Township can proceed 

with implementation strategies that will help 

achieve the open space goals of that plan and this 

Open Space Plan. 

CONSERVATION            
SUBDIVISION 
One way to preserve open space resources that 
would otherwise be destroyed or compromised 

during land development is to “design the open 

space first”; that is, identify the resources that are 

the most valuable from an ecological as well as cul-

tural perspective and then group the homes or 

other buildings in a way that preserves those areas 

as permanent open space.  The overall density of 
the site (permitted number of homes) is usually the 

same as permitted under conventional develop-

ment. The homes are located on smaller lots, but 

are adjacent to open space often to both the front 

and the rear.  The open space areas can preserve 

historic landscape character, natural features, scenic 

views, and farmland, as well as provide proper land-
scape context for historic buildings. Open space in 

these types of developments can provide important 

links in the overall township greenway system. The 

open space may be dedicated to the township, or it 

may be owned privately or by a community associa-

tion. 

Through conservation subdivision, 50% to 70% of a 
site can be preserved as open space.  Fragmenta-

tion of large parcels into a multitude of individual 

lots is avoided and the open space can be managed 

under a uniform management plan. Some of the 

open space may be located in the developed por-

tion of the site in such a way that the homes are 
designed around neighborhood greens. While this 

type of development benefits the township by pre-

serving natural and cultural resources, it also bene-

fits the developer by lowering grading and infra-

structure costs (reducing road and utility lengths 

and stormwater facilities). Homes adjacent to per-

manent open space often have a higher value as 
well, benefiting the developer, the township (in tax 

revenue), and the homeowners. 

WORCESTER’S PROPOSED ACTION 

Worcester has obtained the assistance of the Natu-

ral Lands Trust, through a grant from the Pennsyl-

vania Department for the Conservation of Natural 
Resources, to revise its zoning and subdivision ordi-

nances to incorporate the concepts of conservation 

subdivision.  As of this writing, these new ordi-

nances have been prepared and are being consid-

ered for adoption in early 2006. 

PERFORMANCE ZONING 
With performance zoning, the residential lot sizes 

are directly related to the extent of a site’s natural 

features.  When environmental features such as 

high-water-table soils, floodplains, and steep slopes 

exist on a site, the minimum lot size must be in-
creased in order to allow for development while 

minimizing disturbance of the vulnerable resources.  

Sites with no environmental constraints or vulner-

able resources can accommodate development on 

standard size lots, typically one to two acres.   These 

provisions are incorporated into the zoning ordi-

nance. 

Performance zoning necessitates that the required 

minimum lot area be free of vulnerable resources.  
For example, a lot having 1.5 acres of vulnerable 

resources (floodplains, wetlands, etc.) in a district 

with a minimum lot size of 1 acre would need to be 

2.5 acres (1.5 +1 = 2.5) in size.  This allows a por-

tion of the lot to be used for residential purposes 

while preserving the vulnerable resource areas from 

disturbance.  

Photo: Susan Caughlan A Worcester cornfield along Skippack Pike 
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In a zoning ordinance, performance zoning gener-
ally applies protection ratios to a wide range of vul-

nerable resources, such as floodplains, wetlands, 

steep slopes, soils, geology, and woodlands.  The 

protection ratios are multiplied by the area of each 

vulnerable resource on the lot.  This area is then 

subtracted from the total lot area to yield the net lot 
area.  The net lot area must be equal to or greater 

than the required minimum lot size.  For example, a 

proposed 3-acre lot containing 1 acre of floodplains, 

which has a 100-percent protection ratio, and 1.5 

acres of steep slopes, which have a 50-percent pro-

tection ratio, would have a net lot area of 1.25 

acres, as calculated below: 

1.50 (acres of steep slopes) x 0.50        = 0.75 acre 

1.00 (acre of floodplain) x 1                  = 1.00 acre
 

          = 1.75 acres 
           of  constrained land 

3.00 acres (gross lot area) – 1.75 acres (con-
strained acreage)  = 1.25 net acres 

Therefore, this lot would be permitted only if the 

required minimum lot size was 1.25 acres or 

smaller.  Otherwise, the size of this lot would need 

to be increased in order to meet the minimum lot 

size requirement while providing for protection of 

the natural features of the site.  

WORCESTER’S PROPOSED ACTION 

The Township’s ordinances already remove flood-

plains, wetlands, steep slopes, and riparian corridors 

from the gross tract area before the minimum lot 
size is calculated.  The Township will consider 

whether to add additional protected resources, 

such as woodlands, and whether to consider soils 

and geology for performance zoning as well. 

NATURAL RESOURCE   
PROTECTION                   
ORDINANCES 
There are many ordinances that can protect natural 

features such as floodplains, stream corridors, wet-
lands, groundwater, steep slopes, and woodlands.  

As previously mentioned in the audit in Chapter 2, 

Worcester already has several natural resource pro-

tection ordinances.  The following resources can 

also be protected by ordinance:  

WOODLANDS 

Protection of existing trees and woodlands can be 

accomplished with woodland preservation ordi-

nances. Some ordinances provide minimum stan-

dards that must be followed during construction for 

trees that will remain. Other ordinances allow devel-

opers to install fewer street trees, buffers, or individ-

ual lot trees if existing trees are preserved.  

Clustering and conservation subdivision zoning ordi-

nances are the most common method to help pre-
serve woodlands.  By allowing a developer to move 

housing onto smaller lots, woods can be preserved. 

GROUNDWATER PROTECTION 

There are several ways to protect groundwater qual-

ity. The first involves stormwater ordinances that 

include provisions for groundwater recharge and 
the removal of pollutants from stormwater runoff. 

Comprehensive stormwater ordinances also require 

the identification of “hotspots.”  These “hotspots” are 

land uses that involve certain hazardous materials. 

The stormwater ordinance imposes more stringent 

runoff containment measures that help prevent the 

release of hazardous material into waterways or 
groundwater via stormwater.  

A second method of groundwater protection in-
volves the identification of protection areas around 

public wells.  Wellhead protection areas consist of 

the surface area around a well which directly con-Photo: MCPC A small, picturesque riparian corridor in Worcester  
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tributes to recharging the well. Wellhead protection 

ordinances regulate the contribution area by restrict-

ing the uses permitted,  limiting the intensity of de-

velopment, and regulating land management tech-
niques. A municipality can also impose design stan-

dards that would not allow, for example, hazardous 

material containment structures (or land uses that 

utilize hazardous materials) in the protection area to 

limit potential groundwater pollution. 

A community-wide wellhead protection ordinance is 

applicable to only a few locations in Worcester, 

given the limited number of public water supply 

wells in the township.  Should any new develop-
ments propose a community water system using 

groundwater, the Township can consider develop-

ing standards for a wellhead protection ordinance.  

SCENIC ROADS AND 
VIEWS PROTECTION 
Communities can reduce the visual impact of new 

development along scenic roads and preserve im-

portant views by encouraging or requiring homes 

to be located in a way that preserves existing views. 
For example, the zoning could allow a smaller lot 

size if homes are located in wooded areas or behind 

ridgelines.  The community could also require 

homes that will be located along existing roads to 

have a larger lot size and a larger setback from the 

road, or screening vegetation between the road 

and the home, such as a hedgerow, which is a 
typical rural element.  In the case of longer views 

across properties, a view ordinance could limit de-

velopment and plantings to certain parts of a site 

out of the way of the view, or it could include 

height restrictions, or both.   

A municipality can also try to work with developers 

to design the development so as to minimize its 

impact on scenic viewsheds.  This is a consideration 

that can be part of the requirements of conservation 
subdivision design. 

Given that many scenic views cross municipal bor-
ders, scenic roads and view protection efforts would 

also benefit from planning among multiple munici-

palities. 

WORCESTER’S PROPOSED ACTION 

The Township will consider developing an ordi-

nance or modifying existing ordinances to protect 
the scenic views and roads identified in this plan.  In 

the future, and possibly working with neighboring 

municipalities, Worcester can conduct a more de-

tailed viewshed and vista study to identify additional 

sites.  

Protection of the scenic roads and views will involve 

considering increased lot and building setbacks 

from tract boundaries, protection of the identified 

scenic area as part of preserved open space in con-
servation subdivisions, and determining develop-

ment and planting restrictions for scenic vistas.  

TRANSFER OF                  
DEVELOPMENT RIGHTS  
This method can preserve rural areas by transferring 

some development from rural areas to more appro-

priate areas.  With a transfer of development rights 

(TDR) program, rural landowners can sell their de-

velopment rights to developers for use in township-
approved development areas, or the township can 

act as a “bank” for development rights, purchasing 

Photo: MCPC Scenic view from Hollow Road of the Heebner Farm 
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them when development threatens a rural parcel 

and reselling them to a developer when an appro-

priate site is to be developed. 

For example, a rural landowner with 50 acres might 

normally be allowed to subdivide this parcel into 20 

2-acre lots.  Instead, with a TDR program, the land-
owner can sell the right to build some or all of these 

20 lots to a developer.   The developer can add 

those units to the number of units normally allowed 

to be built in an area approved by the Township for 

denser development.  The rural landowner, who 

has been paid for these development rights, is then 
required to deed restrict the land against any future 

development.    

A TDR ordinance is often used as a tool for agricul-
tural and/or open space protection, although it can 

protect any important resource.  In a TDR program, 

local governments approve transactions and may 

also monitor easements. Some communities have 

created "TDR banks" that buy development rights 

with public funds and either retire them or re-sell 
them to developers and other private landowners. 

Other communities have contracted out the ease-

ment monitoring aspect of the program to a  local 

land trust.  

The use of TDRs across township borders is some-

thing that can be investigated in the future.   This 

may be useful for the transfer of residential develop-

ment rights to the region’s existing cities, towns, 

and villages. This will help to preserve open space 

and protect rural character in the sending munici-

palities while encouraging economic development 

in areas better suited for this type of land use.  

WORCESTER’S PROPOSED ACTION 

The Township is currently working on its first TDR 

transaction to transfer residential development 

rights from one parcel to another parcel, thereby 

preserving one parcel as open space and increasing 

the density on the other.  The Township has in-

cluded a limited TDR provision in its conservation 
subdivision ordinances.   

Worcester will also consider pursuing discussions 
with its neighbors regarding multi-municipal TDRs. 

REQUIRING OPEN SPACE 
IN DEVELOPMENTS OR A 
FEE IN LIEU OF OPEN 
SPACE 
Municipalities can require developers to provide 

open space through zoning and/or subdivision 

ordinances.  Zoning ordinances can specify the 

percentage of required open space in specific zon-
ing districts as well as other criteria relevant to the 

maintenance of common open space. The munici-

pality cannot require the open space to be dedi-

cated to the township or open to the public or to 

include specific recreational facilities. However, the 

community can require that the land meet specific 
standards, such as being flat, open land suitable for 

playing fields. 

Subdivision ordinances can require developers to 
provide open space that may be dedicated to the 

Township. If a developer chooses not to provide the 

land, the ordinance can require fees in lieu of land.  

An adopted recreation plan must be in existence to 

Photo: MCPC A scenic view along Water Street with a historic farmhouse and barn 

Photo: Susan Caughlan A tot lot in the Sunnybrook development 
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support this ordinance and must follow the provi-

sions in the Pennsylvania Municipalities Planning 

Code.  The community must decide whether it pre-
fers fees in lieu of open space, to create larger cen-

tral parks for a number of neighborhoods, or 

smaller scale open space within each development. 

Of course, the community can also request a combi-

nation of both — perhaps a small park for the devel-

opment and a smaller fee in lieu of the rest of the 

open space to help provide for part of a larger com-
munity park.   

Requiring developers to provide open space allows 
municipalities to meet the needs of new residents 

without building additional municipal parks. The 

choice of requiring open space or a fee in lieu of 

the land allows a community flexibility in establish-

ing its open space priorities. 

WORCESTER’S PROPOSED ACTION 

The Township already has limited requirements for 

open space in some zoning and subdivision ordi-

nances and will explore the fee-in-lieu option as a 

way to develop an extensive and inclusive open 

space and park system.   

HISTORIC PRESERVATION 
ORDINANCES 
While not directly related to open space preser-

vation, historic preservation ordinances can help 
preserve historic properties that add to the char-

acter of an area.  Worcester’s many historic 

homes and other structures help define it as a 

rural community and provide a sense of place 

and identification with the past that promotes 

community spirit.   

There are a number of techniques that communi-

ties can use for historic preservation.  Communi-

ties can amend their building codes to require a 
review before demolition permits are issued. This 

method delays demolition and allows for com-

munity input. Communities can also amend their 

zoning ordinance to encourage historic preserva-

tion.  

Another way of encouraging historic preserva-

tion is the creation of a village ordinance that 

provides for preserving existing buildings and 

developing infill structures or restricts the uses 
within the district.  New uses that are incompati-

ble with historic areas, such as gas stations, are 

not permitted in these districts.  The zoning ordi-

nance can also encourage historic preservation 

by allowing historic buildings to have more uses 

than normally permitted in a particular district. 

For example, apartments, bed and breakfast es-
tablishments, or offices might be permitted in 

historic homes located in a single-family de-

tached residential district.   

A third possibility is that communities can create 

historic districts, with the approval of the Pennsyl-

vania Historic and Museum Commission.  A historic 

district is an honorary distinction and can help prop-

erty owners restore historic buildings with tax cred-

its.  However, once a historic district is created, 
townships or boroughs can establish more stringent 

Photo: Susan Caughlan Open space along Stony Creek in the Sunnybrook development - 
preserved due to zoning requirements 

Photo: Donald C. Atkinson Farmhouse next to Wentz UCC Church 
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control over the design and preservation of facades.  

The township or borough must create a Historic 

Architectural Review Board to review proposed 

changes to historic buildings. 

WORCESTER’S PROPOSED ACTION 

One of the township’s primary goals is to protect 

and enhance the existing villages. The township is 

expecting to investigate a new village zoning district 

that would provide for the reuse of existing build-

ings, permit mixed uses, and include design stan-
dards for the preservation of village character.   

The Township has created a Historic Structures Pres-
ervation Committee to investigate various methods 

of preserving the township’s historic resources.   

The Committee will consider proposing a demolition 

permit review process as a technique to help protect 

or document buildings that are proposed to be 

demolished.  The Committee will also investigate the 

establishment of historic districts and historic archi-

tecture preservation ordinances in the township. 

The Township will continue to work with local his-

toric preservation organizations to coordinate the 

efforts and resources of each.   

AGRICULTURAL               
SECURITY AREA  
Agricultural Security Areas, although not a direct 

means to preserve agricultural land, help to make 

farming more profitable and therefore more viable, 

and thereby protect it from conversion to residential 

development.   

State law allows groups of farmers, with municipal 

approval, to create agricultural security districts,  

which confer three distinct benefits on residential 

land owners.   

First, farms in agricultural security areas are pro-

tected from new ordinances that would restrict nor-

mal farming operations or define farms as nui-
sances.  However, the farm operation must use 

acceptable farming practices that do not threaten 

the public health, safety, and welfare. 

Second, condemning land in agricultural security 

areas is more difficult.  Land condemnations by the 

Commonwealth or local municipal authorities, 

school boards, and governing bodies must be re-

viewed and approved by a state agricultural board 

before any action can be taken. 

Third, farms in an agricultural security area can ap-

ply to sell development rights to the county and 

state.  When development rights are sold, farmers 

receive the difference between the development 
value of their property and the farm value of their 

property.  In return, a conservation easement is 

placed on the property, permanently restricting any 

non-farm development on the property.  This pro-

gram permanently preserves the farm and allows 

the farmer to remain on the land, pass it on to heirs, 

or sell the land to another farmer. 

WORCESTER’S PROPOSED ACTION 

The Township will continue to support the growth 

of the Worcester ASA by educating landowners 

about the benefits of this program.  Worcester’s 

Open Space Coordinator will encourage farmers in 

the ASA to apply to the state Farmland Preservation 
Program.  Particular attention will be given to those 

farms that scored highest in the analysis for farm-

land preservation as mentioned in Chapter 10.  

Photo: Scott Rothenberger Merrymead Farm 
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AGRICULTURAL ZONING 
In communities that have a significant portion of 

land devoted to agriculture, this type of zoning can 

be useful to help preserve land for farming.  Gener-
ally, a minimum lot size of 10 acres is required, con-

sistent with the state's Act 319 program, which al-

lows farmland to be assessed at a lower tax rate.  

Often there are anti-nuisance clauses written into 

the ordinance to protect farmers from complaints 

from neighbors who are unaccustomed to farm 

practices. 

A variation of this type of zoning allows farmers to 

sell off small lots from their landholdings for residen-
tial purposes.  This allows the farmer to receive 

some financial gain from limited development while 

continuing to make a living from the land. An ac-

ceptable method often used to regulate density is a 

sliding-scale ordinance, which sets a figure for the 

amount of dwellings or lots to be subdivided de-

pending on the tract's overall size. As the acreage 
increases, more lots are permitted. For instance, if a 

tract of land is under 15 acres, one lot is permitted 

to be subdivided;  if the tract is between 15 and 40 

acres, 2 lots are permitted; if the tract is between 40 

and 80 acres, 3 lots are permitted to be subdivided, 

and so on. 

Another variation uses the type of soils on the tract 

as a tool for figuring density.  For instance, if the 

soils are prime agricultural or of statewide impor-
tance, the permitted lot sizes (min. 10 acres) would 

be larger than on  those tracts of land with less sig-

nificant soils (min. 1 to 2 acres).  The purpose of this 

type of regulation is to preserve the best farmland 

soils and keep them productive. 

Successful agricultural-based zoning requires areas 

of prime and statewide importance soils and active 

farming.  The zoning must be clearly related to pro-
tecting agriculture rather than overall rural charac-

ter.  If this nexus is not strong enough, the ordi-

nance could be challenged.   

WORCESTER’S PROPOSED ACTION 

Worcester Township will seek to use all methods 

that will help to preserve agriculture in the town-
ship. If agricultural zoning is viewed to be legally 

defensible in Worcester, the Township will pursue it 

in order to preserve or create as much opportunity 

for viable agriculture as possible. 

AGRICULTURAL LAND 
MITIGATION                
ORDINANCES 
In this relatively new farmland protection technique, 

local governments can enact an ordinance to re-
quire developers of agricultural land to permanently 

protect one acre of agricultural land for every acre 

of agricultural land they convert to other uses. Typi-

cally, developers have the option of placing an agri-

cultural conservation easement on farmland within 

the proposed development area or in another part 

of the municipality, or paying a fee to an agricultural 
protection fund. 

WORCESTER’S PROPOSED ACTION 

The Township will consider investigating the poten-

tial benefits and legal limits of this type of ordinance. 

ZONING TO ENHANCE   
AGRICULTURAL               
VIABILITY 
An agricultural protection zoning ordinance can 

designate areas in which farming will be encour-

aged and other land uses discouraged.  Some ordi-

nances restrict residential density, promote right-to-

farm provisions, and authorize commercial agricul-

tural activities, such as farm stands, which add to 

farm profitability.  Agricultural protection zoning can 
stabilize the agricultural land base by keeping large 

tracts of land free of non-farm development, allow-
Photo: Susan Caughlan A horse pasture with a long, scenic view 
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ing communities to conserve contiguous agricul-

tural land.  Maintaining a critical mass of farmland 

can help ensure that other industries vital to farm-

ing, such as feed suppliers, also can survive, helping 

to promote the regional farm economy.   

Zoning that requires large lot sizes before horses are 

allowed on a property restricts such uses to fewer 

locations.  Since horse farms are so prevalent and 
desirable in Worcester, zoning ordinances should be 

crafted to ensure that such uses are not discour-

aged.    

Another tool is to alter the allowable uses in the 

zoning districts in and near prime agricultural areas 

to include businesses related to farm operations, 

such as food processing and distribution. This can 

allow farmers to efficiently contain all processes of 

production in and near the areas zoned for agricul-
ture, and to locally produce value-added products 

that are more competitive in the marketplace. 

WORCESTER’S PROPOSED ACTION 

The Township will consider investigating the poten-

tial benefits and legal limits of this type of ordinance. 

INCENTIVE ZONING 
Incentive zoning can help to advance a commu-

nity's physical, cultural, and social goals by requiring 
land developers to provide specific amenities and 

benefits in exchange for incentives, such as the ex-

pansion of permitted uses.  

WORCESTER’S PROPOSED ACTION 

For Worcester, this type of zoning might be used to 

encourage the preservation of historic resources 

and to promote appropriate development in vil-

lages.  The Township will consider investigating the 

potential benefits and legal limits of this type of ordi-

nance. 

RURAL DEVELOPMENT 
GUIDELINES 
Communities can adopt rural development guide-
lines that aim to protect natural resources, maintain 

rural character, and preserve open space. Rural sub-

divisions can be designed to "settle back" into the 

countryside to minimize the aesthetic impact to 

neighbors and passersby.  

Conservation subdivision emphasizes the impor-

tance of identifying the open space system on a 

parcel prior to submitting any plan for subdivision. 

Once the open space system is identified, suitable 
areas for development can be delineated. Some 

additional development considerations that can 

help preserve rural character are: 

• Minimize the clearing of vegetation and preserve 

important natural features. 

• Retain stone walls, hedgerows, and other rural 

landscape elements. 

• Avoid construction in open fields or on ridgelines. 

• Reuse farm roads and country lanes whenever 

possible, rather than constructing new wide 

roads. 

• Maintain or enhance scenic views.  

WORCESTER’S PROPOSED ACTION 

The Township has incorporated these guidelines 

into the conservation subdivision ordinances that 

have recently been adopted. 

Photo: Scott Rothenberger Tending to the land at Merrymead Farm 
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FUNDING 
Non-acquisition methods must be carried out pri-

marily by the Township on its own initiative and 

using its own resources.  However there are a few 

sources for some funding for the research, analysis, 
and professional services involved with some of the 

non-acquisition methods described.  Some sources 

also offer their own professional or technical sup-

port for free or at reduced rates. 

MONTGOMERY COUNTY PLANNING 
COMMISSION  

The MCPC offers a full range of planning services to 

municipalities in the county at a reduced rate.  Typi-

cal services include plan preparation, drafting ordi-

nances, professional planning advice, and special 
planning projects in the areas of community plan-

ning, open space and trail planning, environmental 

planning, transportation planning, site and land-

scape design, and graphic design.  With this broad 

planning expertise, MCPC can facilitate any of the 

non-acquisition methods discussed in this chapter. 

NATURAL LANDS TRUST  

The Natural Lands Trust is a valuable resource for 

non-acquisition preservation methods.  Recently NLT 

assisted Worcester in drafting conservation subdivi-

sion ordinances.  NLT also provided mapping exper-

tise for the preparation of the combined resources 
maps in Chapter 6 of this plan. 

SUMMARY 
There are many ways to protect the township’s re-

sources without acquiring land or resources.  The 

township will pursue as many of these methods as 
possible and has already embarked on a few of 

those described here. 

 

Photo: unknown The Worcester Township Building 



195 

16 -  IMPLEMENTATION 

CHAPTER 16 
IMPLEMENTATION 

Implementation is the keystone of this open space 

plan.  This plan has identified and examined the 

open space issues important to the township and 

has set ambitious goals for the preservation of 

open space, natural features, historic resources, 

and important linkages in Worcester Township. In 

this chapter, a list of prioritized actions is estab-

lished to guide Worcester toward achieving its 

goals.    

In the near term, implementation will principally 

involve two types of action: securing funds for the 

various types of  acquisition strategies, and pursuing 

the various non-acquisition actions outlined in the 

previous chapter for natural resource preservation, 

historic resource protection, trailway planning and 

development, and active recreation. The Township’s 

most immediate efforts will focus on allocating the 

funding available to Worcester under the County 

Open Space Program, continuing to actively facili-

tate applications by township farmers to the state 

farmland preservation program, and enacting con-

servation subdivision ordinances.  This will generally 

occur during the first phase of the Green Fields/

Green Towns Program ending in spring 2008.  
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Long-term actions will build upon these earlier ef-

forts and will be implemented in the following five 

to ten years.   Finally, if Worcester is to be successful 

in meeting the challenge of preserving significant 

amounts of its remaining open land, it must create a 

mechanism that is able to act in a timely fashion and 

is supported by adequate funding and the will of 

the residents. 

IMPLEMENTATION 
STRATEGIES 
Worcester is a historically rural and agricultural com-

munity that has been under increasing develop-

ment pressure for many years.  As a result, less than 

half of the township remains as open land or farms.  

Many historic resources remain, but their continued 
existence is threatened by the same development 

pressure.  Unlike more developed communities, 

Worcester still retains the architecture of its natural 

landscape.  Streams, woodlands, hillsides, and  

open fields are important components of the town-

ship’s rural character which are at risk of being lost if 

these resources are not protected and development 
is not managed.   

The challenge this plan addresses is how to retain 
the township’s historic, natural, and rural character 

in the face of the development that will inevitably 

occur.  The goals in Chapter 2 set the framework for 

meeting this challenge.  The chapters that follow 
provide the background and analysis of the various 

resources, as well as some focused attention on 

particular aspects, such as agriculture,  trails, and 

greenways.  The two major approaches to achiev-

ing the Township’s goals, acquisition and non-

acquisition methods, are discussed, and funding 
sources for those methods are identified. 

The first goal aims to preserve high-priority natural, 

agricultural, and recreation open space lands as 
well as to conserve and buffer the historic and sce-

nic resources of the township.  The second goal, 

recognizing that some land inevitably will be devel-

oped, is to ensure that this development will pre-

serve as much of the township’s natural and cultural 

resources as possible.  The third and fourth goals 
focus on the development of a network of trails and 

habitat corridors, connecting destinations and natu-

ral areas within and beyond the township. 

To meet these goals, the Township will consider a 

combination of the many strategies outlined in this 

plan, which can be summarized as follows: 

Natural Resource Protection Strategies: 

• Conservation subdivision 

• Performance zoning 

• Natural resource protection ordinances 

• Transfer of development rights 

• Acquisition of land or easements 

Agricultural Preservation Strategies: 

• Encourage further additions to the Agricultural 
Security Area 

• Evaluation of farms for qualification to farmland 
preservation programs 

• Open Space Coordinator working with landown-
ers to apply to farmland preservation programs 

• Zoning provisions to encourage and protect  
agricultural activities, including horse farms 

• Transfer of development rights 

• Performance zoning 

• Conservation subdivision provisions to allow farm-
ing on open space land 

• Investigate the potential of rural development 
guidelines 

• Acquisition of land or easements 
Photo: MCPC Preserved segment of the Zacharias Creek 
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Historic Resources Protection Strategies: 

• Zoning provisions to encourage appropriate infill 
and new development in villages and other parts 
of the township 

• Zoning provisions to encourage adaptive reuse of 
historic structures 

• Establishment of a Historic Committee to consider 
and propose further actions by the  Township 

• Investigate establishment of historic districts 

• Coordinate with other historic preservation or-
ganizations. 

Scenic Roads and Views Protection      
Strategies: 

• Ordinances to require buildings to be set back 
from scenic resources 

• Conservation subdivision 

Parkland Creation and Expansion         
Strategies: 

• Conservation subdivision 

• Ordinance requiring the provision of open space 
in new developments or a fee in lieu of parkland 

• Acquisition of land or easements 

Trails and Greenways Strategies: 

• Conservation  subdivision 

• Ordinances to require or encourage trails and 
greenways to be provided 

• Acquisition of land or easements 

• Coordination with adjacent municipalities and 

county to plan and construct multimunicipal trails 

Figure 16 - 1 indicates where these strategies would 

be implemented and Figure 16 - 2 indicates the 

various implementation areas of the township. 

Worcester intends to take advantage of outside 

sources of funding to leverage its ability to use ac-

quisition methods of various kinds.  In addition, the  

Township  will use non-acquisition methods to pre-

serve significant amounts of natural open space 

resources and achieve a trail and greenway net-
work.  Non-acquisition methods will also be the 

primary means of preserving historic and scenic 

resources.      

The Implementation Matrix on the pages following 

the strategic maps lists the specific actions the Town-

ship intends to use to achieve its goals. 

IMPLEMENTATION           
MATRIX 
Figure 16 - 3 lists actions that the Township can take 

to implement the goals of this plan. These actions  

are categorized according to the goal they support.  

 

Photo: Susan Caughlan Commemorative plaque on the privately preserved Gerstemeier Farm 

Photo: Susan Caughlan The Schierenbeck Farm, a candidate for preservation through the 
Farmland Preservation Program 
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Figure 16 - 3 
Implementation Matrix 

• Utilize local, state, and federal funding mechanisms in order to preserve approximately 50 to 100 acres 
annually.

• Discuss options for a local funding mechanism for the purpose of preserving additional Open Space 
Priority Lands.

• Preserve farmland surrounding Peter Wentz Farmstead to buffer the historic site from development, to 
preserve the unique attributes of the farmstead, and to expand Worcester's supercluster of protected 
farmland.

• Review and revise ordinances as necessary to protect and promote the continued economic viability of 
working farms of all types in the township, in order to encourage existing farmers to continue farming as 
well as to attract additional farm owners to the township.

• Aquire easements and land parcels along the Zacharias Creek corridor.

• Preserve high-value areas located on the Final Composite of Vulnerable Regional Resources, Open Space 
Proximity, and Habitat Corridors map, Figure 6 - 16, and on the Final Composite of Vulnerable Township 
Resourecs, Open Space Proximity, and Habitat Corridors map, Figure 6 - 17.

• Preserve the most valuable township resources located on the  Composite of Township Resources and 
Linkages map, Figure 6 - 1, and the Most Vulnerable Township Resources Map, Figure 6 - 2.

• Work with appropriate government and non-governmental agencies and organizations.

• Encourage monetary and land donations for resource preservation.  

• Preserve land along or near Evansburg State Park.

• As more site-specific natural resources information becomes available, consider preservation of identified 
parcels.

• Work to preserve properties that qualify for preservation under the State Farmland Preservation Program.

• Work to preserve properties that have been determined to be valuable by the Township.

• Encourage and support initiatives that will increase the economic viability of farms.

 GOAL 1:  Preserve High-Priority Open Space Lands

Objectives

•  Protect sensitive natural resources
•  Preserve important agricultural lands and working farms
•  Conserve historic and heritage resources
•  Buffer important historic and natural resource areas
•  Protect scenic views and roads
•  Provide high-quality recreation opportunities

Action Items
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Figure 16 - 3 (cont’d) 
Implementation Matrix 

GOAL 2:  Protect the Rural Character of the Township 

  

Objectives 
•  Protect the natural and cultural features that give Worcester its rural character   

•  Prevent the degradation of that character by guiding the design of new development 

•  Minimize the impacts of new development 

Action Items 

•  Consider a mandatory conservation subdivision process to provide significant and connected open 
space in subdivisions and to ensure township input into the character of these developments. 

•  Consider creating an Environmental Advisory Council to review the specifics of land development plans in 
order to assure the protection, to the greatest extent possible, of important natural resources in the township. 

•  Consider a historic preservation ordinance to promote the preservation of lands and structures that may 
have local, state, or national historic significance. 

•  Consider ordinances to encourage small horse farms and horse boarding operations. 

•  Consider methods for preserving the township’s scenic views and scenic roads.  

  

GOAL 3:  Develop a Network of Parks and Recreational Trails 
  

Objectives •  Connect the passive and active open space within the township 
•  Connect to important destinations and  other trail systems throughout the county 

Action Items 

•  Develop the following trail sections (refer to Figure 11 - 5): 

 Evansburg State Park to Heebner Park along Zacharias Creek and Hollow Road 

 Heebner Park to Nike Park 

 Palmer Trail Hub and Peter Wentz Farmstead Connector 

•  Identify potential linkages between existing and planned destinations within the township and in 
neighboring townships, and identify possible strategies to implement these linkages. 

•  Consider developing a recreation facilities assessment plan for the Township to determine how to address 
recreation needs as well as the ideal location of the facilities. 

•  Fulfill the needs for neighborhood, community, and natural parks identified in this plan. 

•  Review the need for a Park & Recreation Fee Ordinance in conjunction with a Park & Recreation Assess-
ment Plan to help create and preserve more active and passive open space. 

•  Enact an ordinance requiring developers to provide a trail connection across the parcel to facilitate the 
interconnection of the township trail network. 

•  Work with Lower Providence Township to control school district costs by limiting new housing develop-
ment. 

•  Work with appropriate government and non-governmental agencies and organizations. 

•  Work with appropriate government and non-governmental agencies and organizations. 
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Figure 16 - 3 (cont’d) 
Implementation Matrix 

GOAL 4:  Connect Areas of Preserved Open Space with Natural Greenway Linkages 

  

Objectives •  Enhance and protect the township’s potential as important natural habitat  

Action Items 

•  Establish a protected greenway along the Zacharias Creek (including feeder creeks and headwater areas) 
to handle floodwaters, minimize erosion, protect water quality, and provide important wildlife habitat, includ-
ing sections that will remain non-access areas and other areas that will remain low-access. 

•  Establish a protected greenway along the Stony Creek feeders (including headwater areas) to handle flood-
waters, protect against erosion, protect water quality, and provide important wildlife habitat. 

•  Use SmartConservationTM resource mapping to identify and prioritize areas of environmental significance in 
order to plan for future protection of sensitive natural resources. 

•  Use SmartConservationTM habitat corridor mapping to identify and prioritize significant habitat corridors in 
order to plan for future protection of these corridors. 

•  Work with appropriate government and non-governmental agencies and organizations. 

IMPLEMENTATION     
TIMELINE 
The committee has recommended a timeline, see 

Figure 16 - 4, to implement the items in the imple-
mentation matrix. 

The higher priority actions should be acted on, if 
not achieved, by 2008.  The remaining actions 

should be pursued in the succeeding five to ten 

years, with some of the actions ongoing over the 

life of the plan.  Other plan recommendations not 

specifically listed are generally considered long-term 

priorities but may be elevated in priority based on 

the presentation of specific opportunities.  

Photo: Laura Caughlan Preserved segment of the Zacharias Creek 
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Figure 16 - 4 
Implementation Timeline 

Proposed Implementation Item Estimated     
Start Date 

Estimated     
Completion Date   

Design and construction of the Zacharias Creek Trail from Evansburg Park to Heebner Park started 2006 

Adoption of Comprehensive Plan Update started May 2006 

Adoption of Growing Greener Conservation Subdivision Ordinance started March  2006 

Protect a minimum of 50 to 100 acres of land annually started on-going 

Encourage monetary and land donations for permanent open space started on-going 

Create a Historic Advisory Commission March 2006 May 2006 

Assess need for a permanent Open Space Committee February 2006 under                
consideration 

Design and construction of Liberty Bell and Powerline Trails To be determined To be determined 

Design and construction of additional  township trails To be determined To be determined 

Coordinate development vision with Lower Providence Township and Methacton School District 2006 on-going 

Discuss options for a local funding mechanism for preserving additional Open Space Priority 
Lands 2006 To be determined 

Preserve farmland surrounding Peter Wentz Farmstead 2006 2007 

Review and revise local ordinances to protect and promote the economic viability of working 
farms 2006 To be determined 

Review the need for a recreation facilities assessment plan 2006 To be determined 

Review the need for a Park & Recreation Fee Ordinance 2006 2007 

Enact a trail ordinance 2006 To be determined 

Consider the need for recreational space in Fairview Village 2006 To be determined 

Establish a protected greenway along the Zacharias Creek 2006 To be determined 

Establish a protected greenway along the Stony Creek feeders 2006 To be determined 

Use SmartConservationTM resource mapping to identify and prioritize areas of environmental 
significance 2006 on-going 

Use SmartConservationTM habitat corridor mapping to identify and prioritize significant habitat 
corridors 2006 on-going 

Consider methods for preserving the township’s scenic views and scenic roads 2006 2007 

Consider new or revised ordinances to encourage the existence of small horse farms 2006 To be determined 

Work with appropriate government and non-governmental agencies and organizations on-going on-going 
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Watercolor by Bill Bourne Fairview Village 

SUMMARY 
The Township will work simultaneously on three 

fronts:   

• 1)  The Township will be pro-active in pursuing 
certain acquisition and non-acquisition actions,  

• 2)  The Township will work on identifying those 
lands most likely to be eligible for conservation 
funding, and  

• 3)  The Township will actively pursue offers and 
questions from property owners who are inter-
ested in conservation.  

Worcester Township has successfully maintained 

much of its rural agricultural heritage in the face of 

mounting development pressure over the past 25 
years.  However, its unique historic resources, natu-

ral features, and rural character are in danger of 

being lost if the Township does not take action to  

protect them.  This plan establishes ambitious but 

achievable goals by which the Township intends to 

protect and preserve its quality of life.  The imple-
mentation strategies outlined in this chapter are the 

framework by which these goals will be realized.  As 

the Township moves forward, on its own and in 

partnership with others, to implement these actions, 

they will benefit all the residents of Worcester Town-

ship, now and in the future. 
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