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A Primer on the County Review Letter



WE CALL THEM 
“247 LETTERS”.

WHAT ARE THEY?

They are technical review 
letters issued by county 

planning agencies.  

{ The Municipalities Planning Code was created by Act 247 of 1968. }



What Do They Review?

Land Developments Subdivisions Zoning Changes

Comprehensive Plans Official Maps



An MPC Requirement

COMPREHENSIVE 
PLANS

 301.c 

 301.3

 304

“…shall also be sent to 
the county planning 
commissions…for 
review and comment

SUBDIVISION & LAND 
DEVELOPMENT

 502.b (applications)

 504 (ordinance enactment)

 505 (ordinance amend’ts)

“Applications for 
subdivision and land 
development… shall be 
forwarded upon receipt 
by the municipality to 
the county planning 
agency for review and 
report…” (502.b)

ZONING

 607.e (ordinance enactment)

 609.e (ordinance amend’ts)

“…then at least 45 days 
prior to the public hearing 
by the local governing 
body… the municipality 
shall submit the proposed 
ordinance to said county 
planning agency for 
recommendations.” (607.e)

OFFICIAL MAP 

 408.b

MUNICIPAL CAPITAL 
IMPROVMENT

 504-A.c.3

PLANNED RESIDENTIAL 
DEVELOPMENT

 704.b



What Do They
Look Like?

They all vary, but typically 
consist of 3 things…

DESCRIPTION

COMMENTS

RECOMMENDATION



Why Are These Letters Important?

Guidance to Municipal Officials Guidance to Developers/Applicants

Letters are advisory but help municipal 
officials make decisions.

They give developers technical ideas about 
good planning practices.



How Are They Used?

 To help enforce comprehensive (and other) plans

 To spur communication with neighboring communities and 
stakeholder groups

 To communicate good site design and planning principles

 To support municipal staff



Best Practices for Writing a Letter



Letter Language

• Formal, professional tone
• Avoid jargon
• Follow-up recommendations with “why”
• Conciseness and consistency matters
• Provide links to helpful tools and references



Letter Structure

Basic Components

• Opening
• Project summary/background
• Recommendation
• Relationship to county comprehensive plan
• Primary issues/comments (commend good aspects of the proposal)
• Administrative concerns



References

Chester County 
Planning Commission
• eTools
• Guidebooks

o Design Guide Series

o A+ Homes Series

o Environmental Planning 
Guides

o Commercial Landscapes 
Series

o Multi-modal Circulation 
Handbook

Montgomery County 
Planning Commission
• Model Ordinances/Plans

• Transit-Oriented Development

• Walk Montco/Bike Montco

• Guidebooks

o Sustainable Green Parking Lots

o Building Better Townhouse 
Communities

o Rethinking Institutional Properties

o Suburban Homestead





Zoning & SALDO Reviews

Basic Reviews

• New Zoning Ordinance & Map
• New Subdivision & Land Development Ordinance
• Amendments 

• Zoning Ordinance and/or Map
• Subdivision & Land Development Ordinance



Zoning Reviews

Key Issues

• Zoning Map and Text Amendments
• Relationship to community goals, path of future growth, future land use plan
• Implications site specific versus district wide
• Impacts on traffic and other surrounding properties
• Unintended Consequences

• SALDO amendments
• Will it lead to better design? 
• Will it still meet community goals?



Subdivision & land Development Reviews

Valuable comments

• Natural Resource Protection
• Open Space Protection
• Parking Design
• Pedestrian Amenities
• Access and Circulation
• Historic Preservation
• Mixed Use Elements
• Housing Variety
• Sustainability
• Stormwater Management



Natural Resource 
Protection

• Riparian buffer 
protection and 
enhancement

• Minimize disturbance 
to steep slopes and 
woodlands

• Avoid floodplains



Open Space 
Integration

• Weave open space 
through development

• Connect to natural 
areas

• Link development 
with open space on 
site and with 
adjacent parcels

• Permanently protect 
open space



Parking Layout

• Reserve parking
• Shared parking 

and access
• Bicycle parking
• Side yard and 

rear yard parking



Green Parking 

• Maximize Shade & 
Greening

• Promote natural 
Drainage

• Encourage 
Pavement that 
infiltrates

• Design for Pedestrian 
& Vehicular Safety

• Use Sustainable Light 
& Energy Practices

• Consider Community 
Character

Maximize Shading & Greening 

Promote Naturalized Drainage 

Encourage Pavements that Infiltrate 

Design for Pedestrian & Vehicular  Safety  

Consider Community Character 

Use Sustainable Lighting & Energy 
Practices  



Compact layout

• Efficient use 
of land



Pedestrian 
Amenities

• Continuous 
pedestrian network

• Trail visibility
• Crosswalks



Pedestrian 
Amenities/Access 

and Circulation

• Continue 
pedestrian 
connections

• Follow 
existing street 
patterns



Access and 
Circulation

• Limit the use 
of cul-de-
sacs

• Street layouts 
with cross 
connections 



Access and 
Circulation

• Alignment to 
existing 
streets

• Optimal  
circulation 
within the site 



Historic 
Preservation

• Repurpose 
buildings



Historic 
Preservation

• Innovative 
Additions



Historic 
Preservation

• Sensitivity to 
historic 
landscapes



Building 
Character

• Garage 
location and 
orientation



Building Design 
Standards

• Townhouse 
design

• Zero-Lot line 
Alternatives



Landscaping

• Extensive 
landscaping 
in parking lots



Landscaping

• Right-sizes 
buffers with 
specie 
diversity



Housing Variety

• Include Missing 
Middle Housing types

• Meet long-term 
planning goals



Sustainability

• Green roofs
• White roofs
• Solar power 

opportunities



Stormwater 
Management

• Porous Pavement
• Rain gardens
• Organic shaped 

detention basins
• Maintenance



Let’s Roll Up Our Sleeves…

Audience 
Participation 

Time







Tips On How to Interpret
and Use a 247 Letter



Process

 Planning review processes differ 
based on municipal policy & SALDO 
requirements

 Determine how to best integrate Act 
247 review comments into that 
process

Land Development Committees

Advisory Board Reviews (HC, EAC, 
Parks & Recreation, etc.)

Presenter Notes
Presentation Notes
-30 day period to receive comments. Process established by community. Consider from advisory boards input and interest in County comments. 



Process

East Bradford Process:

• New applications distributed to County 
and all Twp. advisory boards

• Advisory boards review at next meeting
• Comments compiled by staff and shared 

with elected officials and applicant
• Act 247 reviews posted to Township 

website 

Presenter Notes
Presentation Notes
JDP & AMC to provide quick overview of different community approaches and touchpoints with County review/staff. 



Process

 The process should allow opportunities 
for the following :

Gain a better understanding of 
comments

Check for potential 
misinterpretations

Avoid conflicting recommendations

Justify specific design choices

Plan revisions

Presenter Notes
Presentation Notes
Provide two examples: Share driveways & private easement restrictions



East Bradford Township Example

Two Lot Subdivision

o County recommended 
shared driveway

o Zoning Ordinance 
prohibits shared 
driveways

o Applicant would be 
required to obtain a 
variance

Presenter Notes
Presentation Notes
Provide two examples: Shared driveways & private easement restrictions. 



Lower Merion 
Example

 Large Estate 
Redevelopment

 Overlay of Open 
Space Preservation & 
Historic Preservation 
Districts

 Input from various 
advisory boards and 
considerations to 
manage

Presenter Notes
Presentation Notes
Provide two examples: Shared driveways & private easement restrictions. 



Content

 Relating comments 
to Comprehensive 
Plan materials and 
relevant studies

 This approach 
provides justification 
for recommended 
changes.



Content

 Providing Examples from Other 
Communities

 Tapping into Resources Not 
Available Locally

For instance, seeking input from 
landscape design professionals or 
transportation planners to 
incorporate best practices.



Content

Multi-municipal consistency:

Land Development

Open Space

Commercial District

Transportation Projects



Example: Lower Merion & Narberth
Active Transportation Initiatives

• Consistency of Complete 
Streets Ordinances 
Requirements

• Avoiding bicycle and 
pedestrian network 
interruptions across 
municipal boundaries 
with Land Development 
projects



Example: East Bradford
Bradford Avenue Joint Committee

• A pedestrian friendly corridor that separates East Bradford and West Chester 
Borough

• Goal to coordinate and implement projects that result in safe pedestrian 
and bicycle connections

Committee focuses on implementing the following:

• EBT & WCB Comprehensive Plans 
• Brandywine Scenic Byway Corridor Plan 
• Central Chester County Pedestrian & Bicycle Plan

Presenter Notes
Presentation Notes
The municipality's share maintenance of the road. Taskforce created to strengthen coordination beyond repaving the road and focus on multimodal use and implementation of each municipality's Comp Plan.



Communication

Communication Format

Who & How ? Establishing a line of communication.

 Distinguishing Advisory Comments from Ordinance-Based 
Comments

 Effectively Incorporating Act 247 Review Comments into 
Staff Reports or Board/Supervisor Materials to enhance the 
decision-making process.

Presenter Notes
Presentation Notes
-What is your method of communication with your community planner? Scheduled or unscheduled? (JPD)-Justifying design recommendations or recommendations that are unregulated based on comprehensive plans or design guidelines- this requires additional staff input. -How do you share the county comments with the public, advisory boards, and decision makers. 



Communication



Communication



QUESTIONS?

Thank you for attending our session!
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