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September 19, 2025

Ms. Beth Gooch, Director of Planning and Zoning
Franconia Township

671 Allentown Road

Telford, Pennsylvania 18969

Re: MCPC #25-0158-001

Plan Name: Cross Point Baptist Church

(1 lot comprising 15.15 acres)

Situate: Allentown Road/south of Nice Road
Franconia Township

Dear Ms. Gooch:

MONTGOMERY COUNTY
PLANNING COMMISSION

MONTGOMERY COUNTY ¢ PO BOx 31 1
NORRISTOWN, PA 19404-031 1

610-278-3722
PLANNING@MONTGOMERYCOUNTYPA.GOV

SCOTT 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 July 31, 2025. We forward this letter as a

report of our review.

BACKGROUND

The applicant, Cross Point Baptist Church, proposes to develop 0.5 acres of their 15.15-acre lot to provide an
addition to the church building along with an expansion of the parking lot to accommodate a total of 138 spaces
(5 of which are ADA spaces). The land development takes place in the LI — Limited Industrial zoning district.

COMPREHENSIVE PLAN COMPLIANCE

The Future Land Use Element of the 2015 Indian Valley Regional Comprehensive Plan identifies this property as
within a Designated Growth Area. In addition, this area of the township is identified as Developable Land in a
Growth Area in the Future Land Use Plan of the Montgomery County Comprehensive Plan, Montco 2040: A
Shared Vision. Developable Land properties are currently farmed, vacant, or open. These properties may see
future development, and much of the new development in the county is expected on these 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 Franconia Township may
wish to consider prior to final plan approval. Our comments are as follows:
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REVIEW COMMENTS |

A. Landscaping on Parking Lot Islands: Upon reviewing the plans provided by the applicant, we see a partial
waiver has been requested for Subdivision and Land Development Ordinance (SALDO) Section 122.68.B.(5)
which requires trees and ground cover on all parking lot Islands. The applicant has requested to plant shrubs
and ground cover but not trees due to light poles on the islands. We recommend that appropriate shade
trees and ground cover be incorporated into all parking lot Islands per the township’s subdivision and land
development ordinance and believe there is adequate space to do so in concurrence with the proposed
lighting.

B. Parking Lot Perimeter Plantings: Upon reviewing the plans provided by the applicant, evergreen and shrub
plantings have been incorporated into the perimeter of the expansion area of the parking lot. We
recommend that the applicant extend these plantings around the existing parking lot perimeter for
consistency in shading and visual impact.

C. Sidewalks: Section 122-20.A.(4). of the township’s SALDO requires that sidewalks be required at any location
where the Board of Supervisors shall determine that sidewalks are necessary for public safety or
convenience. The applicant requests a deferral of SALDO Section 122-20.A. to not provide sidewalks along
Allentown Road until such time the township requires such. Although sidewalks are not required in the
Limited Industrial Zoning District, the Allentown Road Village Commercial zoning district is within 500 feet
and across the street from R-130 Residential zoning district, so we recommend that a sidewalk be
considered for public safety and convenience.

D. Street Trees: Section 122-69.A.(1) of the township’s SALDO requires that street trees shall be required along
all existing streets when they abut or lie within the proposed subdivision or land development. No street
trees are currently shown on the proposed subdivision plan. We recommend that street trees be required
per the township’s SALDO.

E. Plant Material and Quantity: Upon reviewing the planting list for the parking lot on the landscaping plan
sheet, the applicant has identified Eastern Redbud trees for shade/ornamental trees, Eastern White Pine for
evergreen screen trees, and Hicks Yew for shrubs. We recommend the applicant consider using the
recommended plant material list in SALDO Section 122-73 to select an appropriate native shade tree and
consider a more diverse shrub selection appropriate for parking lots. Specifically, the Eastern Redbud trees
proposed around the parking area are not considered shade trees and not recommended for use in this
location. Furthermore, seeing that the applicant is requesting a waiver to have the landscaping plan signed
and sealed by a professional engineer rather than a registered landscape architect, we recommend the
applicant utilize Montgomery County Planning Commission’s Sustainable Green Parking Lot’s Guidebook as a
reference for best practices to maximize shading and greening of the parking lot where possible.
Additionally, the applicant does not specify a quantity of shrubs on the landscaping plan. We recommend
that a varied selection and number of shrubs be determined before plan approval.

CONCLUSION \

We wish to reiterate that MCPC generally supports the applicant’s proposal, but we believe that our suggested
revisions will better achieve Franconia’s planning objectives.

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 (#25-0158-
001) on any plans submitted for final recording.

Sincerely,

Douglas Maisey, Senior Planner
douglas.maisey@montgomerycountypa.gov - 610-278-3737

c: Cross Point Baptist Church, Applicant
Richard Kapusta & Co., Applicant Representative
Gerald DeLong, Chrm., Township Planning Commission
Eric Wert, Esz., Township Solicitor
Russell Dunlevy, Township Engineer
Joseph A. Zadlo, Township Planner

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Proposed Site
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Crosspoint Baptist Church
MCPC#250158001
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