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Mr. William Walker, Township Manager
Horsham Township

1025 Horsham Road

Horsham, Pennsylvania 19044

Re: MCPC #24-0147-001

Plan Name: Select Soccer Center

(82,175 sq. ft. commercial on approximately 8.3 acres)
Situate: Keith Valley Road (east)/south of Graeme Park 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 June 27,
2024. We forward this letter as a report of our review.

BACKGROUND |

The applicant, JR Real Estate Group, LLC, proposes to consolidate the two lots, demolish an existing
industrial building, and construct an 82,175-square foot indoor sports building towards the rear of the
site with an entrance lobby connecting the proposed building to the existing indoor sports building on
the site. The existing driveway to Keith Valley Road is proposed to remain with an additional driveway
access to Graeme Park Road to be added. Additional improvements shown at this time include a total
of 241 surface parking spaces, stormwater management facilities including two rain gardens,
landscaping, and a 5-foot wide asphalt sidewalk along the Keith Valley Road frontage of the site. The
property is located in the township’s I-2 Industrial zoning district.

According to the zoning hearing board decision for application HTZHB 23-31, dated March 12, 2024,
the applicant has received the following variances from the township’s zoning ordinance:

e From §230-161 to allow the property to be used as an indoor sports facility, which is not a
permitted use in the I-2 Industrial zoning district
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e From §230-162.B.(1) to allow an impervious coverage of 67.7% where a maximum of 65% is
permitted in the I-2 Industrial zoning district

e From §230-162.C.(1) to allow a front yard setback of 106.1 feet where a minimum of 150 feet is
required

e From §230-162.C.(1) to allow a rear yard setback of 20.2 feet where a minimum of 75 feet is
required

e From §230-162.C.(1) to allow a parking lot setback from the right-of-way of 47.7 feet where a
minimum of 50 feet is required

e From §230-32.B.(25) to allow a total of 241 parking spaces where 725 parking spaces are required

COMPREHENSIVE PLAN COMPLIANCE

The proposed development of an indoor sports facility is consistent with the goals of the Montgomery
County Comprehensive Plan, Montco 2040: A Shared Vision, including the sustainable places goal to
“provide more opportunities for residents to exercise and have healthy lifestyles.”

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

There appears to be a typo in the list labeled “Zoning Relief Granted” on Sheet 1 of 21. The second
item in this list states, “variance granted to permit an impervious surface coverage of 68.7%”; however,
the zoning hearing board decision dated March 12, 2024 that we received from township staff states
that the applicant was granted zoning relief to permit “an impervious coverage of 67.7%.” In addition,
the table labeled Zoning and Site Data Schedule on Sheet 1 of 21 lists the proposed impervious
coverage as 71.19%, which exceeds the impervious coverage amount the applicant received a variance
for.

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

Based on our review, we have identified the following comments related to the township’s Subdivision
and Land Development Ordinance that we recommend be addressed as part of future submissions:

A. Handicapped Parking. Section 198-33.D.(12) states that “the quantity of handicap parking spaces to
be provided shall not be less than 2.5% of the total number of spaces proposed.” A total of 241
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parking spaces are proposed, therefore it appears that the 4 handicapped parking spaces currently
proposed may not meet this minimum percent requirement.

B. Parking Stall Size. Section 198-33.D.(8) states that “parking stall dimensions shall be not less than
10 feet in width and 20 feet in depth.” It appears that all of the proposed parking stalls are only 9
feet wide and several rows of proposed parking stalls are only 18 feet deep. It did not appear that a
waiver related to parking stall dimensions was included in the list labeled “Waiver Relief
Requested” on Sheet 1 of 21.

C. Sidewalk Placement. Section 198-34.A.(3) states that “sidewalks shall be located between the curb
and right-of-way line.” The proposed sidewalk along Keith Valley Road on either side of the
driveway is located outside of the public right-of-way. We encourage the applicant to discuss with
the township whether additional public right-of-way or a public access easement is needed where
the sidewalk and crosswalk are located outside of the existing right-of-way.

D. Evergreen Buffer. Section 198-39.E.(5)(g) states that “the establishment of large monoculture
evergreen buffers is discouraged. Where a buffer planting shall include 40 or more evergreen trees,
no more than half of these evergreen trees shall be a single species of tree.” An evergreen buffer
consisting of 56 of the same species of tree is proposed between the proposed building and the
rear property line.

PEDESTRIAN CIRCULATION

We commend the applicant for proposing to construct a sidewalk along the Keith Valley Road frontage
of their site. In order to maximize the effectiveness of this important pedestrian connection in the
future, we encourage the applicant to construct a pedestrian walkway connecting the proposed
sidewalk along Keith Valley Road to the entrance to their building.

STORMWATER MANAGEMENT

The proposed stormwater management facilities on the site include a combination of landscaped rain
gardens and an underground pipe stormwater system under a portion of the parking lot. We
encourage the applicant to explore shifting the location of the underground stormwater system so that
two canopy trees can be planted in the center parking lot island, consistent with the pattern of tree
planting throughout the rest of the parking lot.

CONCLUSION |

We wish to reiterate that MCPC generally supports the proposed development; however, we believe
that our suggested revisions will better achieve Horsham Township’s planning objectives for non-
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.
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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 (#24-0147-001) on any plans submitted for final recording.

Sincerely,

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

c: 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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Montgomery 400 Feet

County
Planning

Select Soccer Center Bommiseion -
MCPC#240147001 B s A oo "

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

Aerial photography provided by Nearmap




