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September 30, 2025

Mr. Paul Purtell, Director, Planning, Zoning & Inspections
Upper Moreland Township

117 Park Avenue

Willow Grove, Pennsylvania 19090-3215

Re: MCPC #25-0198-001

Plan Name: 2400 Pioneer Road

(1 lot comprising approximately 3.56 acres)

Situate: 2400 Pioneer Road (cross street: Davisville Road (east))
Upper Moreland Township

Dear Mr. Purtell:

We have reviewed the above-referenced subdivision and land development or in accordance with Section 502 of
Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on September 18, 2025. We
forward this letter as a report of our review.

BACKGROUND |

The applicants, Kristopher M. and Kathleen T. Griffith, are proposing to subdivide one existing lot that contains
an existing single-family detached dwelling into three lots and to construct two single-family dwellings on the
proposed new lots. The existing dwelling and driveway would remain.

The property is located within the R-2 Residence District, where the required minimum lot size is 20,000 square
feet. The existing lot is approximately 3.56 acres (155,174 square feet). The proposed lots resulting from the
subdivision would all meet the required 20,000-square foot minimum and would meet all other yard
dimensional requirements. The two proposed dwellings would each have driveway access from Pioneer Road.
The property is currently served by public sewer and water.

COMPREHENSIVE PLAN COMPLIANCE

The proposal is generally consistent with MONTCO 2040: A Shared Vision, which designates the area as
“Suburban Residential Area” future land use category. Suburban Residential Areas are residential areas that
often have extensive landscaping on individual properties. These areas will have a variety of housing types, with
single-family detached homes being the most prominent. Residential development should match the character
and type of housing found in the immediate neighborhood. The property is in the Suburban Residential future
land use area identified in the Upper Moreland 2040 Comprehensive Plan. The comprehensive plan states that
these areas are predominantly comprised of single-family homes and is generally well-served by sidewalks.
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RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal to subdivide
the property with the intent to develop it in the future. However, in the course of our review we have identified
the following issues that the applicant and the township may wish to consider prior to final plan approval. Our
comments are as follows:

REVIEW COMMENTS ‘

PRELIMINARY PLAN REQUIREMENTS

The preliminary plan submission includes one plan sheet for the proposed subdivision and development and
appears to be missing some of the required information for a preliminary plan. We recommend that the
applicant provides the township with additional information, as required per Section 300-52 of the Subdivision
and Land Development Ordinance (SALDO).

LANDSCAPING

A. Landscape Plan. A landscape plan is required for all subdivisions and land developments, and is required as
part of a preliminary plan submission. Based on our interpretation of the SALDO requirements, the proposed
residential subdivision and development would be required to submit a landscape plan because the
subdivision would result in three lots (§ 300-41).

B. Street Trees. We recommend that the applicant plant street trees along Pioneer Road. Street trees are
required and must meet the requirements of Section 300-43.A. Per Section 300-41.A(1), street trees are
required along existing streets and sidewalks “when they abut or lie within the subdivision or land
development.” There are currently no street trees along the Pioneer Road property frontage.

GARAGE DESIGN STANDARDS

We recommend that the applicant consider alternate designs for the front facade of the house to adhere to the
garage requirements. The two proposed single-family detached dwellings would have front-entrance two-car
garages that face Pioneer Road. The R-2 Residence District requires that garages and driveways be designed in a
manner that contributes to the character of the neighborhood. Locating the garage behind the facade of the
house emphasizes the front door and creates a more welcoming presence.

The R-2 District requires garages that are front-entry, meaning that the garage door and the front facade of the
primary building face the same street, to be set back a minimum of 10 feet behind the front fagcade of the
primary building (§ 350-37.B.(1)(a)) or be set back behind the rear fagade of the primary building in a detached
structure (§ 350-37.B.(1)(b)). Other orientation and design options are provided for side-entry and rear-entry
garages in Section 350-37.

PEDESTRIAN CONNECTIVTY

A. Sidewalks. We recommend the applicant install sidewalks along the Pioneer Road property frontage. The
SALDO requires sidewalks to be provided along all streets (§ 300-18.A(1)). We believe that land
developments are opportunities to contribute to the pedestrian network throughout the township and
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suggest that the applicant and township consider the importance of sidewalks in the residential districts.
There are sidewalks on the other side of the street, and it is best practice in neighborhoods to have
sidewalks along both sides of the street to improve walkability and safety.

We support the continued planning for improved pedestrian connectivity in the Upper Moreland, and
encourage the applicant install sidewalks along the property frontage, which would contribute to the
sidewalk network as it develops over time. Any sidewalks constructed at the time of land development
should be planned to accommodate new street trees.

B. Driveways across the Sidewalk. If the applicant provides a sidewalk across the frontage of the property,
which we recommend, consideration should be given to how the driveway crosses the sidewalk. The
sidewalk material should continue across the driveway, and the surface should maintain a level grade across
the driveway for better accessibility. The SALDO requires that sidewalks “be continuous across driveways
except in certain cases where heavy traffic volume dictates special treatment” (§ 300-18.C).

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our suggested
revisions will better achieve Upper Moreland’s planning objectives for residential development in the R-2
District.

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 (25-0198-
001) on any plans submitted for final recording.

Ui

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

Sincerely,

c: Kristopher M. and Kathleen T. Griffith, Applicant
Robert Cunningham, Applicant’s Representative
Patrick Stasio, Township Manager, Upper Moreland Township
Jennifer Mullen, Chair, Advisory Planning Agency, Upper Moreland Township
Alex Baumler, Township Solicitor

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