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Mr. William Walker, Township Manager
Horsham Township

1025 Horsham Road

Horsham, Pennsylvania 19044

Re: MCPC #24-0221-002

Plan Name: Park Road Property

(57 lots/57 dus on approximately 82.6 acres)

Situate: Limekiln Pike (east)/south of Lower State 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 22, 2025. We forward
this letter as a report of our review.

BACKGROUND |

The applicant, Hallmark Building Group Inc., proposes to subdivide an existing 82.6-acre tract and to develop 57
single-family detached homes. A total of approximately 9.3 acres of open space is proposed. Vehicular access
would be provided via two proposed roads to Park Road. Additional improvements shown at this time include
four stormwater basins, sidewalks along both sides of the interior road frontages (except for the eastern side
property line of Lot #18), and street trees and other landscaping. The property is located in the township’s R-1
Low-Density Residential zoning district.

COMPREHENSIVE PLAN COMPLIANCE ‘

This area of Horsham Township is shown as 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 where single-family detached homes are the most prominent housing type and properties are
often more auto oriented with extensive landscaping on individual properties. Within Suburban Residential
Areas, trees, steep slopes, wetlands, and other sensitive lands should be preserved as part of new
developments.
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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

Based on our review, we have identified the following comments related to the township’s zoning ordinance
that we recommend be addressed as part of future submissions:

A. Wetland Impacts. Section 230-49.D.(4) states that “wetlands shall not be altered, regraded, developed,
filled, piped or diverted, or built upon.” Several of the existing wetlands within the development tract are
proposed to be located wholly on private residential lots. It is unclear from the information provided how
these wetlands will be delineated and protected from future disturbance.

B. Riparian Buffer Impacts. Section 230-49.E.(4)(a)[2][a] and 230-49.E.(4)(b)[2][b] require conditional use
approval for corridor crossings within Zone One and Zone Two, respectively, of the Riparian Corridor
Conservation District. A proposed internal road is shown crossing through both Zone One and Zone Two
of the Riparian Corridor Conservation District, therefore it appears that conditional use or site plan
revisions may be needed.

C. Development Regulations. A zoning compliance chart was not able to be located within the plan set
submitted; therefore, it was unclear from the information provided which zoning criteria the applicant
proposes to utilize. It appears that the applicant may be applying the conservation option in the R-1 Low-
Density Residential zoning district. Therefore, these comments are based on the development
regulations in §230-52.C.:

o Common Open Space. Section 230-52.C.(2) requires a minimum of 20% of the site area be common
open space and “shall be a contiguous parcel.” The site plan labels two areas as open space totaling
9.31 acres, which appears to be less than the 20% requirement.

o Perimeter Buffer Landscaping. Section 230-52.C.(4) requires a 50-foot-wide perimeter buffer along all
major arterial, minor arterial, and collector streets and that “the perimeter buffer shall be landscaped
as required in Section 230-31.A.” Such perimeter buffer is delineated on the site plan; however, the
landscape plan does not appear to show the required landscaping within the perimeter buffer.

o Developable Area. Sections 230-52.C.(9) & (10) state that the maximum building coverage and
maximum impervious coverage are calculated based on “developable area” which is defined to
exclude areas of protected resources, such as wetlands. It appears that some of the maximum
permitted coverages in the Lot Area Table on Sheet C1.0 may need to be revised to reflect smaller
developable areas for lots containing protected resources, such as wetlands.

o Minimum Side Yard. Section 230-52.C.(12) requires two side yards for any building of not less than 50
feet in aggregate width and no single side yard less than 15 feet in width. It appears that a minimum
side yard of 10 feet/40 feet aggregate is proposed.
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o Minimum Building Spacing. Section 230-52.C.(12) requires a minimum spacing between principal
buildings on adjacent lots of 40 feet. It appears that some building spacings do not meet this
minimum, such as between the buildings on Lot #45 and Lot #46.

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. Zoning Data Table. Section 198-18.B.(2)(e)[2] requires that preliminary plan submissions contain “a
zoning data table, identifying required and proposed zoning criteria.” Such table was not able to be
located within the plan submission provided.

B. Sidewalk. Section 198-31.C.(3)(a) establishes where sidewalks are required. We commend the applicant
for providing sidewalks along both sides of the proposed interior roadways; however, we suggest that
sidewalk, or an alternative walking path, also be provided along Park Road.

C. Cul-de-Sac. Section 198-31.C.(1)(e)[4] states that “where it is proposed that a road be constructed to an
abutting property line with the intention that such a road will be extended onto the adjoining property at
a future date, the temporarily terminated cul-de-sac shall be constructed the same as one permanently
terminated; including the right-of-way (or temporary cul-de-sac easement) width and outer paving
radius.” We commend the applicant for anticipating and planning for a future road connection in this
location; however, the dead-end road between Lot #17 and Lot #18 may need to be designed as a cul-de-
sac until such time that this future road connection can be made.

D. Street Trees. Section 198-39.E.(4) contains street tree requirements, including spacing requirements. The
Landscape Requirements Chart on Sheet C7.6 states that “existing vegetation to remain” is being used to
comply with the street tree requirement along Park Road. In this case, additional information regarding
the location, size, and number of existing trees proposed to be used towards credit for the required
street trees may be needed.

E. Softening Buffer. Section 198-39.E.(5)(b) states that “along the sides and rear of property lines of all
developments where existing vegetation is not sufficient, and screen buffer is not required, a permanent
softening buffer shall be planted.” The Landscape Requirements Chart on Sheet C7.6 states that “existing
vegetation to remain” is being used to comply with the buffer requirements. In this case, additional
information regarding the location, size, and number of existing vegetation proposed to be used towards
credit for the required buffer plantings may be needed.

STORMWATER MANAGEMENT

Several of the proposed stormwater basins are located in the rear of individual private home lots. Although a
storm sewer easement is shown around pipes connecting to the basins, it is unclear if these easements would
also provide sufficient access for inspection and maintenance of the basins. Additional information regarding
the feasibility of access for inspection and maintenance of the basin behind Lot #15 and Lot #16 may also be
beneficial.

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 residential development.
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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 (#24-0221-002) on any plans submitted for final recording.

Sincerely,

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

c:  Rich Carroll lll, President, Applicant
Michael Shinton, P.E., Township Director of Codes & Community Planning
David W. McCullough, Chrm., Horsham Township Planning Commission
Erik Garton, P.E. and Geoffrey Attanasio, 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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