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Mr. Will Brugger, Director of Planning
Towamencin Township

1090 Troxel Road

Lansdale, Pennsylvania 19446

Re: MCPC #25-0199-001

Plan Name: Dock Woods Hybrid Apartments
(1 lot comprising 21.54 acres)

Situate: 304 Dock Drive

Towamencin Township

Dear Mr. Brugger:
We have reviewed the above-referenced land development in accordance with Section 502 Act 247, "The

Pennsylvania Municipalities Planning Code," as you requested on October 24, 2025. We forward this letter
as a report of our review.

BACKGROUND

The applicant, Living Branches, is proposing to construct additional units at the Dock Ridge Senior
Residences in the I-Institutional district. Their plan is to demolish two existing multiplexes in the Dock Acres
section along Dock Drive and construct a two- to three-story building with 17 hybrid apartments and a
parking garage. The applicant is also applying for a conditional use permit, per Sec. 153-415.E, to allow the
building height to reach 52 feet, higher than the maximum of 35 feet.

COMPREHENSIVE PLAN COMPLIANCE

The proposed development is generally consistent with Montco 2040: A Shared Vision, the Comprehensive
Plan for Montgomery County. The area proposed for development is designated on the county’s Future
Land Use as Suburban Residential which supports less dense multifamily uses. Towamencin’s Future Land
Use Map designates the property as Residential.

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 adopting this ordinance. Our comments are as follows:
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REVIEW COMMENTS

LANDSCAPING

A. Central Greenspace — The existing parking island that will be partially filled in across from the proposed
garage entry would be an ideal location for useable greenspace. This could consist of seating along with
table games and other light activities for new and existing residents. The space could also include a rain
garden that would help reduce runoff while providing a pleasant gathering space. In addition, the
applicant might consider retaining some of the existing shade trees on the island for the comfort of
residents using the space.

B. Lawn Area Plantings — The lawn areas in the front and rear of the proposed building show little to no
plantings. The county recommends incorporating shrubs and other plantings that won’t interfere with
the stormwater management facilities to improve the aesthetic appearance. The applicant might
consider installing rain gardens in the lawn area, for instance. If feasible, the county also recommends
planting street trees along the primary facade to help minimize the visual impact of the garage entrance
without interfering with the stormwater basin.

C. Additional Plantings — The landscaping plan proposes a row of Clethora, llex, and Fothergilla plantings in
groups of 7, 9, and 11 respectively. The county recommends planting these in groups of 3, 5, or 7 to
disperse them a bit more.

SIDEWALK CONNECTIVITY

Based on the site plan, the applicant intends to remove the existing sidewalk behind the proposed
development along Dock Drive and instead build a sidewalk that will run through the development to the
other end of the main access road. However, the county feels the current sidewalk should remain or be
replaced after the stormwater management facilities are installed, and that a crosswalk be added to the
proposed entry that connects the existing sidewalk. This will allow pedestrians to continue their course
without having to cut through a development.

BUILDING SCALE

The applicant did not submit any renderings of the proposal. While the county does not anticipate an issue
with the building height—there is already a three-story building just across Dock Drive—
elevations/renderings would have provided a clearer visual for how a 52-foot-tall building would mesh with
the existing residences. The applicant should provide this documentation to the county for any future
reviews.

CONCLUSION |

We wish to reiterate that MCPC generally supports this proposal, but we believe that our suggested
revisions will better accomplish Towamencin Township’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 (#25-0199-001) on any plans submitted for final recording.

Sincerely,

David Greenberg, Senior County Planner
610-278-3741 — david.greenberg@montgomerycountypa.gov

c: Edward Brubaker, President/CEO, Living Branches, Applicant
Nate Fox, Applicant’s Representative
David Kraynik, Township Manager
Robert lannozzi, Township Solicitor
Mary Stover, Township Engineer
Brett MacKay, Chair, Township Planning Commission

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