MONTGOMERY COUNTY
BOARD OF COMMISSIONERS

JAMILA H. WINDER, CHAIR
NEIL K. MAKHIJA, VICE CHAIR
THOMAS DIBELLO, COMMISSIONER

April 12, 2024

Mr. William Walker, Township Manager
Horsham Township

1025 Horsham Road

Horsham, PA 19044

Re: MCPC #24-0063-001

Plan Name: Watts LLC

(4 lots/3 du on approximately 4.7 acres)

Situate: Squire Drive (E); north of Cedar Hill Road
Horsham Township

Dear Mr. Walker:

MONTGOMERY COUNTY
PLANNING COMMISSION
MONTGOMERY COUNTY COURTHOUSE * PO Box 31 1
NORRISTOWN, PA 19404-031 1

610-278-3722+ FAX: 610-278-3941
WWW.MONTGOMERYCOUNTYPA.GOV

SCOTT FRANCE, AICP
EXECUTIVE DIRECTOR

We have reviewed the above-referenced subdivision and land development plan in accordance with Section
502 of Act 247, “The Pennsylvania Municipalities Planning Code,” as you requested on March 13, 2024. We

forward this letter as a report of our review.

BACKGROUND

The applicant, Watts LLC, proposes to subdivide the existing 4.7-acre lot into four parcels. The existing home
is proposed to remain on Lot 4 with the addition of a proposed, freestanding garage. An existing accessory
structure on the site is proposed to be demolished. A total of three, new single-family detached homes are
proposed to be built on Lots 1, 2, and 3. All four lots will have vehicular access to Squire Drive via a proposed
shared, private road. Additional improvements shown at this time include an above-ground stormwater
management basin, street trees, and an evergreen landscaping buffer between the private road and the
adjacent property to the south. The property is located in the township’s R-2 Low-Density Residential zoning

district.

According to the information provided on Sheet 1, the applicant received a variance on February 14, 2023 to
permit a 34.44-foot front yard setback for the existing dwelling on proposed Lot 4 where a 48-foot front yard
setback is required by §230-201.B.2.d.5.b. of the township’s zoning ordinance.
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In addition, according to the information provided on Sheet 1, the applicant is requesting the following
waivers from the township’s subdivision and land development ordinance:
e From §198-18.B.2.n. to allow an aerial plan to fulfill the requirement to identify existing features
within 400 feet of the property
e From §198-31.A.7. to allow a dead-end street to end with a turnaround in lieu of a cul-de-sac
e From §198-31.A.11. to allow a new street to be constructed less than the required front yard
distance from an existing dwelling
e From §198-31.B.2.c. to allow a horizontal curve to be located within 100 feet of the ultimate right-
of-way of an existing street
e From §198-31.C.1.a. to allow a paving width of 20 feet and a right-of-way width of 30 feet where a
paving width of 30 feet and a right-of-way width of 50 feet is required [also see §198-31.C.1.e. for
cul-de-sac streets and §198-31.C.3.a.]
e From §198-31.C.1.e.1. to permit a cul-de-sac that exceeds 500 feet in length
e From §198-34.A. to not provide the required sidewalk [also see §198-31.C.3.a.]

COMPREHENSIVE PLAN COMPLIANCE

This area of Horsham Township is identified as a Suburban Residential Area in the Future Land Use Plan of the
Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision. Suburban Residential Areas are
residential areas which depend on automobiles for transportation and often have extensive landscaping on
individual properties.

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal. However,
in the course of our review we have identified the following issues that the applicant and Horsham Township
may wish to consider prior to final plan approval. Our review comments are as follows:

REVIEW COMMENTS

ZONING ORDINANCE COMMENTS

A note on Sheet 1 indicates that the applicant has received a variance for the front yard setback related to an
existing home to remain on proposed Lot 4. We noted that the front yard setback is measured from the
proposed right-of-way line along Road ‘A’ and that a waiver is also being requested to create a smaller right-
of-way width around Road ‘A’ than is required, therefore the site layout may need to be modified and/or a
modified variance sought if the waiver for the right-of-way width along Road ‘A’ is not granted and the front
yard setbacks need to be re-calculated accordingly.

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

Sections 198-31.C.3.a and §198-34.A.1. of the township’s subdivision and land development ordinance
require sidewalks along all local and cul-de-sac streets. According to information provided on Sheet 1, the
applicant is requesting a waiver from §198-34.A. to not provide sidewalks along proposed Road ‘A.” However,
we noted that Squire Drive, to which proposed Road ‘A’ would connect, currently has sidewalks on both sides
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and therefore sidewalks along Road ‘A’ would serve to expand the established sidewalk network in this area
of the township.

CUL-DE-SAC DESIGN

The applicant is proposing to create a dead-end street with a turn around, rather than a cul-de-sac (see
waiver request from §198-31.A.7.). The proposed design appears to create excess pavement area compared
to a more traditional, circular cul-de-sac; however, we defer to the township engineer regarding the design of
the dead-end street and turn-around area.

TREE REMOVAL AND REPLACEMENT

It appears that the portion of the site proposed to be subdivided and developed as additional residential lots
is currently wooded and that significant tree removal would be needed; however, the amount and type of
trees does not appear to be quantified on the site plan. We suggest that future submissions associated with
this proposal include detailed information on the number, size, and type of trees proposed to be removed
and any replacement trees that may be required to be planted in accordance with §198-39.C.1. and §198-
39.D.8. of the township’s subdivision and land development ordinance, respectively.

STORMWATER MANAGEMENT

A. Bioretention Basin Landscaping: A large bioretention basin is proposed to be constructed to manage
stormwater runoff from the development. According to information provided on Sheet 11, it appears
that the bioretention basin is proposed to be planted with a seed mix; however, we encourage the
applicant to consider ways to further naturalize the basin with additional tree plantings in and around the
basin, depending on the site’s infiltration capacity and other site constraints

B. Discharge Location: The proposed emergency spillway and level spreader discharging from the
bioretention basin both appear to be located in close proximity to the side property line. The adjacent
property appears to be wooded currently; however, if future development is possible on the adjacent
property, the impacts of locating the emergency spillway and level spreader so close to the adjacent
property may need to be considered further.

C. Access Easement: A linear portion of the basin and stormwater easement is shown extending out to the
terminus of Road ‘A’ which appears to be intended to provide access to the stormwater basin for
maintenance and inspection purposes. We suggest that this access strip be designed with a sub-base,
such as grass pavers, to ensure the area can withstand occasional truck access.

LANDSCAPING DESIGN

A. Species Selection: Seven of the proposed street trees are shown to be Sugar Maple; however, it is unclear
if a particular cultivar of Sugar Maple is proposed. We wish to point out that Sugar Maple is a species of
tree native to forested areas in more northern latitudes, and can therefore become stressed in
landscapes where it may experience heat stress, drought, compacted soils, or restricted root zones. We
suggest that the applicant consider planting the Green Mountain cultivar of Sugar Maple because it has
been shown to be more heat tolerant.
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Some evergreen trees in the buffer area proposed along the southern side property line are shown to be
Canadian Hemlock. We wish to point out that Canadian Hemlock is also a tree species more commonly
found in forested, shaded areas. We suggest that American Holly may be a good alternative in this
location. As a broad leaf evergreen with winter interest from berries it may be a nice complement to the
Spruce trees that are also proposed to be planted within the evergreen buffer area.

B. Evergreen Buffer Area Maintenance: A large evergreen buffer area is proposed to be planted on Lot 1
between Road ‘A’ and the southern side property line. It is our understanding that this buffer is intended
to serve a larger purpose of buffering Road ‘A’ (which benefits all of the proposed lots) from the
neighboring property and therefore suggest that the maintenance of the evergreen buffer may best be
managed by the future HOA.

C. Additional Planting Opportunities: In general, we encourage the applicant to consider if there are any
opportunities to provide additional landscaping on-site. For example, it appears that one additional street
tree could be provided along Lot 4’s frontage of Squire Drive.

SANITARY SEWER

A force main is proposed to be provided in order to move sewage from the proposed homes to an existing
sewer connection in Squire Drive, therefore it is our understanding that individual grinder pumps would be
provided for each unit. We suggest that the future homeowners be provided with an operations and
maintenance handbook for the grinder pump as a way to help ensure their proper function in the long-term.

ABANDONMENT OF EXISTING SEPTIC TANK AND WELL

A note on Sheet 2 indicates that the existing septic tank and water well associated with the existing home on
proposed Lot 4 will be abandoned as part of the proposed development. We wish to point out that the
Montgomery County Health Department has procedures and guidance for properly abandoning on-lot septic
systems and capping water wells.

CONCLUSION

We wish to reiterate that MCPC generally supports the proposed four-lot residential subdivision; however,
we believe that our suggested revisions will better achieve Horsham Township’s planning objectives for
residential development.

Please note that the review comments and recommendations contained in this report are advisory to the
municipality and final disposition for the approval of any proposal will be made by the municipality.

Should the governing body approve a final plat of this proposal, the applicant must present the plan to our
office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the
municipal seal and signature of approval must be supplied for our files.
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Please print the assigned MCPC number (#24-0063-001) on any plans submitted for final recording.

Sincerely,

Marley Bice, AICP, Community Planning Assistant Manager
610-278-3740 — marley.bice@montgomerycountypa.gov

c:  Showalter & Associates, c/o Wayne Kiefer, P.E., Applicant’s Engineer
Michael Shinton, P.E., Township Director of Codes & Community Planning
Eric Frary, Chrm., Horsham Township Planning Commission
Erik Garton, P.E., Township Engineer
Mary C. Eberle, Township Solicitor

Attachment A: Reduced Copy of Applicant’s Proposed Site Plan
Attachment B: Aerial Image of Site
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Mr. William Walker, Township Manager
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