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April 30, 2025

Ms. Cecile Daniel, Manager
Perkiomen Township

1 Trappe Road

Collegeville, PA 19426-1829

Re: MCPC # 25-0077-001
Plan Name: 202 Centennial Street

(1 lot / 3 du on approximately 0.59 acres)
Situate: Centennial Street (E); north of Bridge Road

Perkiomen Township

Dear Ms. Daniel:

MONTGOMERY COUNTY
PLANNING COMMISSION

MONTGOMERY COUNTY ¢« POBOXx 311
NORRISTOWN, PA 19404-031 1

610-278-3722
PLANNING@MONTGOMERYCOUNTYPA.GOV

ScoOTT FRANCE, AICP
EXECUTIVE DIRECTOR

We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 247,
“The Pennsylvania Municipalities Planning Code” as you requested on April 3, 2025. We forward this letter as a

report of our review and recommendations.

BACKGROUND

The applicants, Justin and Sandra Stout, are proposing a 1,482 sf addition to their existing two-story triplex
building at the rear of the site, which will impact 0.20 acres of the property. The addition will contain 3
apartments, resulting in a total of 6 dwelling units on the property. The entire tract encompasses 0.59 acres
north of the intersection of Centennial Street and Bridge Road. The proposal will add 7 parking spaces to the off-
street parking area resulting in a total of 13 parking spaces, one of which is a designated, handicapped accessible
parking space. The plan creates a new driveway access off of Centennial Street while eliminating the existing

driveway access off of Bridge Road (S.R. Route 113).

The property is located in the VCR-1 Village Commercial Residential District 1, which permits the conversion of
existing structures to multifamily residential use. The applicants have requested a waiver from Section 264-13 of
the township’s subdivision and land development ordinance to permit the plan be reviewed as both a

Preliminary and Final Plan.
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COMPREHENSIVE PLAN COMPLIANCE

Montco 2040: A Shared Vision — We find the proposed development to be generally consistent with the county
comprehensive plan. The county’s future land use plan identifies the proposed development site as a town
residential area. These areas are traditional residential areas that are oriented towards pedestrians more than
automobiles. These areas will have a variety of housing types, including multifamily, townhouses, twins, and
small lot single-family detached homes.

Central Perkiomen Valley Regional Comprehensive Plan — The proposal is generally consistent with the Region’s
Future Land Use Plan and is located within the designated growth area of the plan. The designated growth area
contains a variety of land uses, with the predominant land use being “suburban type” residential, and is
primarily served by public sewer and water. In designated growth areas, the plan recommends that residential
development enhance the community character with an emphasis on good project design that preserves open
space and protects natural and historic features.

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

REVIEW COMMENTS

WAIVER REQUEST

The applicants are requesting a waiver from § 264-13.A. of the Subdivision and Land Development Ordinance
(SALDO), which requires a separate Final Plan be submitted within a year of the submission of the Preliminary
Plan. The applicants have submitted a combined Preliminary and Final Plan. We support this request, given the
simple nature of the development.

PUBLIC WATER AND SEWER

A. Public Water. Section 264-22.A.10 of the SALDO requires that the final plan include the plan for water
supply and distribution. The plan illustrates that two wells on the site are to be abandoned and are to
remain “private”. Given the site’s proximity to public water access within Centennial Street and Bridge
Road, and the increase in density on the site with 3 new dwelling units, we recommend that the building
have a public water connection, if it does not already exist. Section 264-29 of the SALDO encourages
connection to a public water supply if it is geographically and economically accessible. The plan should
outline the location of the existing or proposed water line.

B. Public Sewer. The plan should also indicate the location of the existing sewer connection. If the water
connection is going to be public, the sewer connection should be as well if it is accessible as stipulated
by § 264-27.A of the SALDO.
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STREETS

Section 264-24.C.1 of the SALDO requires that minor streets have a minimum cartway width of 34 feet and that
the cartway widths of major streets be determined by PennDOT.

A. Centennial Street. The plan proposes a 25-foot half-width of right-of-way on Centennial Street fronting
the property. The cartway should be widened to meet a half-width of 17 feet from the centerline of the
street to the property’s frontage. This will allow for the safe passage of vehicles, particularly when cars
are parked on the street.

B. Bridge Street. We defer to PennDOT as to whether the existing cartway and right-of-way widths are
adequate. The applicant shall provide written communication with PennDOT regarding this issue.

LANDSCAPING AND TREE REPLACEMENT

All existing trees and proposed trees should be shown on the landscaping plan. We encourage the applicant to
make efforts to comply with all landscaping and street tree standards, while maintaining sight lines at the
intersection of Bridge Street and Centennial Street and the proposed driveway. Trees offer a wide range of
benefits, including carbon sequestration, stormwater control and water uptake, and cooling effects through
increased shade and evapotranspiration. Mature trees also create a pleasant streetscape and have been proven
to increase home values. One potential location for additional tree planting is the existing access driveway area
on Bridge Street that is shown to be converted to a grassy area on the plan.

A. Street Trees. Section 264-36.B.3.e of the SALDO requires street trees be planted between the ultimate
right-of-way line and the building setback line at a rate of at least one tree per 40 linear feet of frontage.

B. Buffer Plantings. Section 264-36.D.5 requires buffer plantings in new multifamily developments to
integrate the new development with its surroundings. It appears additional plantings may be needed
along the northern and eastern property lines to comply with the softening buffer requirement.

PEDESTRIAN CIRCULATION

The applicants are not proposing to add sidewalks bordering the property. Section 264-35.D. of the SALDO
requires sidewalks with a minimum width of four feet to be installed on both sides of all streets. We support this
increased residential density at the corner of Centennial and Bridge streets and recommend adding a sidewalk
to provide pedestrian connectivity for the increased number of residents, particularly if the intersection
upgrades one block to the east, at Gravel Pike and Bridge Road, will include sidewalks. Sidewalks would provide
pedestrians with a safe route to walk to and from nearby destinations such as the Rahns Trailhead of the
Perkiomen Trail, which is accessible within 0.2 miles of the property on Bridge Road, and to dining options in the
Village of Rahns on Gravel Pike (Route 29), which are within proximity of two short blocks.

STORMWATER MANAGEMENT

Any stormwater management facilities that discharge into state highway rights-of-way shall be subject to
approval by PennDOT, per § 247-301.Q on Stormwater Management. Documentation of communication with
PennDOT in regards to the stormwater management discharge onto Bridge Road (SR 0113) and PennDOT'’s
response should be provided.
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DUMPSTER SCREENING

Section 310-143 of the zoning ordinance requires all dumpsters and loading areas in the VCR-1 zoning district be
screened from the view of adjacent properties or streets with opaque fencing and/or landscaping material. The
current plan does not indicate any screening and should be revised to include it.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal; however we believe that our
suggested revisions will better achieve the 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 (#25-0077-

001) on any plans submitted for final recording.

Sincerely,

s XZ/%

Adam Schantz, Community Planner
(610) 278-3722 — adam.schantz@montgomerycountypa.gov

cc: Justin and Sandra Stout, Applicant
Brett Coleman, Chair, Municipal Planning Commission
John Moran, Zoning Officer
Nicholas Szeredai, Municipal Engineer

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Site Plan
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- Attachment A -

Ms. Cecile Daniel
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