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May 1, 2024

Mr. William Walker, Township Manager
Horsham Township

1025 Horsham Road

Horsham, PA 19044

Re: MCPC #24-0080-001

Plan Name: Powell Tract

(4 lots/3 du on approximately 8.09 acres)
Situate: Stongs Lane (N); east of Biwood Road
Horsham Township

Dear Mr. Walker:

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 April 5, 2024. We
forward this letter as a report of our review.

BACKGROUND

The applicant, Spectracon Building & Construction Managers, proposes to create four parcels by subdividing
the large tract labeled as Unit 79 and reconfiguring the lot lines between Unit 79 and Unit 150. An existing
home is proposed to remain on the lot labeled Unit 150 with existing vehicular access to Stongs Lane to
remain. A total of three, new single-family detached homes are proposed to be built on Lots 1, 2, and 3. All
three new homes will have vehicular access to Biwood Lane via a shared driveway. Lots 2 and 3 are shown to
be irregularly-shaped flag lots. Additional improvements shown at this time include new utility connections
and rain gardens for Lots 1, 2, and 3 and street trees along the full tract frontage. The property is located in
the township’s R-2 Low-Density Residential zoning district.

According to the information provided in the Zoning Data Schedule on Sheet 1, the applicant received several
variances associated with the proposed flag lots (Lot 2 and Lot 3) on October 10, 2023 related to the
minimum lot area and minimum setbacks for flag lots, as well as the requirement that “no flag lot shall abut
or be adjacent to another flag lot.”
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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 and §198-19 to consider this submission as a combined preliminary plan-final plan
application
e From §198-19.C.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.C.3. to not provide road widening, curbing, or sidewalks
e From §198-34.A. to not provide the required sidewalk [also see §198-31.C.3.a.]
e From §198-34.B.1. to not provide curbing
e From §198-34.B.1. to provide storm sewer piping that is 12” in diameter where 18" is required

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

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 their property frontage. Due
to the development site’s close proximity to the Power Line Trail, the applicant may wish to explore if
alternative pedestrian connections can be provided to improve access to the trail for future residents of the
property.

TREE REMOVAL AND REPLACEMENT

It appears that areas of the site proposed to be subdivided and developed as additional residential lots are
currently wooded and that significant tree removal would be needed; however, the amount and type of trees
proposed to be removed 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.
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STORMWATER MANAGEMENT

The rain gardens are proposed to have a discharge location in the northwest corner of Lot 2 near Rain Garden
BMP #003. The proposed discharge structure and associated grading do not appear to be located entirely
within the 20’ drainage right-of-way shown on the adjacent property to the west. We suggest that the
discharge structure and grading be modified to ensure they are located entirely within the existing drainage
right-of-way.

PUBLIC SEWER AND WATER

It appears that the existing home on the lot labeled Unit 150 may be currently served by an on-lot septic
system and water well. Since this proposal will connect the new homes on Lots 1, 2, and 3 to the public sewer
system and public water system, we recommend that the home on Unit 150 also be connected to the public
sewer system and/or pubic water system as part of the proposed land development, especially if the existing
on-lot septic system or water well are experiencing any problems.

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. Please print the assigned MCPC
number (#24-0080-001) on any plans submitted for final recording.

Sincerely,

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

¢  Woodrow & Associates, Inc., 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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. William Walker, Township Manager - Attachment B -

Montgomery 400 Feet

County
Planning

Powell Tract Gormmission -
MCPC#240080001 PO B 311 Nortstowm PA10404-0811

(p) 610 278-3722 (f) 610 278-3941
www.montcopa.org/plancom

Aerial photography provided by Nearmap
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