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Mr. Joseph Czajkowski, Manager
Lower Salford Township

379 Main Street

Harleysville, Pennsylvania 19438-2391

Re: MCPC #23-0101-006

Plan Name: 196 Main Street LD Application

(1 lot comprising approximately 5.19 acres)
Situate: Main Street (cross street: Quarry Road)
Lower Salford Township

Dear Mr. Czajkowski:

We have reviewed the above-referenced subdivision and land development in accordance with Section 502
of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on January 3, 2025. We
forward this letter as a report of our review.

BACKGROUND

The applicant, Mainland V, LLC, has submitted a preliminary land development plan for a mixed-use
development consisting of 36 residential attached units, one 3,366 square-foot bank, and one 7,400
square-foot retail building. The residential portion of the development, consisting of four two-story
buildings, would be located behind the commercial buildings. The property would be accessed by one
driveway from Main Street and one driveway from Quarry Road, and also have emergency access from
Quarry Road. Internal vehicular and pedestrian circulation would connect the commercial and residential
portions of the property. The proposal includes a total of 129 parking spaces for both the non-residential
and residential uses. Sidewalks would be constructed along Quarry Road and Main Street, and a future trail
connection to the abutting property is shown on the plan. The property contains an ephemeral stream and
wetland area. Two bioretention basins are proposed to be located on the western side of the property near
Quarry Road and the proposed driveway.

The property is in the RO-Residential Office Zoning District and the proposed development would be served
by public water and sewer. The applicant received approval for the conditional use plan. We reviewed
previously submitted proposals for this site in letters dated June 20, 2023, January 18, 2024, March 18,
2024, April 10, 2024, and August 7, 2024.
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COMPREHENSIVE PLAN COMPLIANCE

The proposal is generally consistent with the county’s comprehensive plan, Montco 2040: A Shared Vision,
which shows the proposed area as located in the “Suburban Residential” future land use category. The site
abuts both “Community Mixed Use” and “Business” future land use areas, indicating that it would be an
appropriate location for a mixed-use, transitional development. Community Mixed Use areas are designed
to serve as local destinations for retail and services, and Business areas are concentrations of employment-
oriented land uses, such as offices and industrial parks. The proposed development is also generally
consistent with the Indian Valley Regional Comprehensive Plan, as it is located in the Future Land Use
map’s designated growth area. The proposal generally aligns with the Regional Comprehensive Plan’s
initiative to focus future growth on areas within and around Harleysville.

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
township may wish to consider prior to final plan approval. Our comments are as follows:

REVIEW COMMENTS

LANDSCAPING

A. Proposed Parking Lot Perimeter Shrubs. Overall, we recommend diversifying the shrubs that would be
planted, as well as planting more native shrubs.

1. Three out of the four shrubs proposed are non-native, with the exception of the Pinxterbloom
azalea (Rhododendron nudiflorum). Of particular concern is the Red Barberry (Berberis thunbergii
atropurpurea), which is invasive. Berberis thunbergii atropurpurea is listed in the subdivision and
land development ordinance planting list as a suitable shrub for planting in curbed parking area
islands (SALDO Attachment 7). The township may want to update the planting list in the SALDO to
remove invasive species.

2. The applicant is proposing to plant a uniform row of Snowmound Spirea (Spiraea nipponica
“snowmound”) along a portion of the parking lot perimeter. The Shnowmound Spirea is deciduous
and will lose its leaves in the winter. We recommend including an evergreen shrub to add year-
round visual interest.

3. We suggest the following shrubs as alternatives to the proposed planting list: Inkberry Holly (llex
glabra, an evergreen), Virginia Sweetspire (Itea virginica), and Winterberry (llex verticillata).

B. Foundation Planting. The applicant may want to consider planting shrubs along the foundations of the
front entrance facades of the bank and retail buildings to enliven and soften the appearance of the
building entrances.
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TRANSPORTATION

A. Pedestrian Connectivity. We wish to reiterate comments from our previous review letter that will
improve pedestrian connectivity.

1. Sidewalks. The sidewalk along Quarry Road and Main Street appear to end short of the property
line. The plan should show sidewalks up to the edge of property lines.

2. Crosswalks. Crosswalks would be provided across the driveway entrances on Quarry Road and Main
Street. We suggest using the same material for the sidewalk across the driveway apron and the
entire length of the frontage, and to ensure that it is a level surface. The crosswalk should be highly
visible and alert drivers to the presence of pedestrians. These design strategies will signal a
continuation of the pedestrian area.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our
suggested revisions will better achieve Lower Salford’s planning objectives for mixed residential and 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.

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 (23-0101-006) on any plans submitted for final recording.

o

Claire Warner, Senior Community Planner
Claire.Warner@montgomerycountypa.gov — 610-278-3755

Sincerely,

c: Mainland V. LLC, Applicant
Rick Mast, Applicant’s Representative
Manus McHugh, Chair, Township Planning Commission
Michael Beuke, Director of Building and Zoning
Andrew Freimuth, Township Solicitor
Michelle Fountain, P.E., Township Engineer
John Evarts, P.E., Township Engineer


mailto:Claire.Warner@montgomerycountypa.gov
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Keith Bergman, Chair, Township Board of Supervisors
Patti Reimel, Codes Administrative Assistant

Holly Hosterman, Assistant to the Township Manager
Stephanie Butler, P.E., Township Traffic Engineer
Scott Burton, PennDOT

Paul Lutz, PennDOT

Fran Hanney, P.E., PennDOT

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan
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ATTACHMENTS A & B

196 Main Street LD Application
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