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November 18, 2025

Ms. Marybeth Cody, Manager
Marlborough Township

6040 Upper Ridge Road

Green Lane, Pennsylvania 18054

Re: MCPC #25-0233-001

Plan Name: Valeriano Subdivision

(2 lots comprising about 0.6 acres)

Situate: Main Street (south)/west of Magazine Road
Marlborough Township

Dear Ms. Cody:

We have reviewed the above-referenced subdivision plan in accordance with Section 502 of Act 247, "The
Pennsylvania Municipalities Planning Code," as you requested on October 29, 2025. We forward this letter as
a report of our review.

BACKGROUND

The applicant, Horizon Engineering, is proposing a two-lot subdivision on Route 63 (Main Street), across from
Magazine Road. The lot within the Village Commercial Zoning District (VC) in Marlborough Township. The
existing lot is located on Main Street and has two existing buildings—one single-family detached home and
one commercial building. The lot subdivision draws a new property line between the two existing buildings.
The provided plan also includes details typical for a land development application, such as identifying a
section of proposed new gravel parking in the rear of Lots 1 and 2.

COMPREHENSIVE PLAN COMPLIANCE

This area of the township is shown as Suburban Residential Area in the Future Land Use plan of the
Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision. This designation is for residential
family homes, such as single-family detached homes, and less dense attached uses, as well as secondary uses
such as small-scale supporting retail. The lots comply with this land use designation.

In addition, this area of Marlborough Township is shown as Retail/Office/Residential in the Future Land Use

Plan of the Upper Perkiomen Valley Regional Comprehensive Plan. This land use designation is marked for
extensions out of a borough downtown, and should be small-scale retail, office, or residential uses, and is
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intended to create or enhance a historic “Main Street” character. The lots comply with this land use
designation.

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) cannot support the applicant’s proposal at this time
until the issues in this letter are addressed to the satisfaction of Marlborough Township. The issues are as
follows:

1. The proposed subdivision creates a lot (Lot 1) which is smaller than the minimum lot size required by the
VC Zoning District.

2. The impervious surface coverage limit for a property of this type in the VC zoning district is 75%. There
are no calculations identifying the amount of impervious surface coverage on either of the lots.

3. The proposed subdivision application includes information typical to a land development proposal;
however that information is incomplete. Therefore, it is unclear if this application is intended as both a
subdivision and land development proposal. If so, it must be noted on plan and submitted as such. We
have included comments on this fact in our review.

Should Marlborough Township choose to consider the submittal, then we would encourage the township
and applicant to consider making specific changes noted in our review prior to final plat approval. If the
applicant decides to move forward with this as a land development, we encourage the applicant to consider
making specific changes as noted in our review, prior to final plan approval.

Our comments regarding the proposed subdivision are as follows:

REVIEW COMMENTS

SUBDIVISION REVIEW - ZONING ORDINANCE COMMENTS

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

A. Dimensional Standards:

1. The minimum lot area for a property in the Village Commercial district (VC) is 10,000 developable
square feet. The township provides calculation instructions for identifying the developable area of a
property in § 275-91(C). The plan includes a “net” area. According to the “net” area of Lot 1, Lot 1
would be nonconforming with this subdivision, as the new lot area is 9,377 square feet, less than the
10,000-square foot minimum.

2. There are no calculations identifying the amount of impervious surface coverage on either of the lots.
It is unclear whether Lot 1 is within the 75% allowed of impervious surface coverage according to VC
standards. Lot 1, which has the majority of impervious coverage, may not be conforming with this
requirement, and Lot 2 has no calculations indicating its conformance. It is recommended that
calculations be provided with this information.
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B.

Parking Facilities:

1. The proposed subdivision creates a nonconformity with regard to the front and rear parking in Lots 1
and 2. Section 275-111 states that parking area setbacks must be a minimum of 10 feet from each
property line—the new proposed property line lies directly within two parking areas on the proposed
plan, creating a nonconformity.

2. There is a proposed cross-access easement for parking in the rear of Lots 1 and 2, but there is not a
proposed easement for the existing front parking. This front will be divided by the proposed
subdivision, so it is recommended that a cross-access easement be provided for these parking spots.
Additionally, no cross-access agreements were provided with this plan, which should be included for
all proposed cross-access easements.

LAND DEVELOPMENT REVIEW - ZONING ORDINANCE COMMENTS

As the applicant has included additional information on the plan that is indicative of improvements, we have
included some preliminary comments regarding the land development of the property. As this was not
submitted as a land development, and is an incomplete application, we have not completed a full land
development 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.

Parking Facilities. The plan indicates an existing rear parking lot, though aerial imagery (as of this review)
does not show any rear parking. Any proposed parking must abide by the additional requirements for
parking facilities in the zoning code (§ 275-111, Vehicular Access and Parking Facilities). It is
recommended that the plan indicates compliance with these requirements, including compliance with all
setbacks, landscaping requirements, and provision of cross-access easement agreements. Currently, it
appears as though the existing buildings on Lots 1 and 2 lie within the required setback for the proposed
cross-access easement.

Off-Street Parking Minimums. The cross-access easement to the rear of the properties should extend to
the front of the property, to include the eight existing parking spots at the front of the property. The plan
should indicate which parking spots will count toward the off-street parking minimums required by each
property’s proposed use.

LAND DEVELOPMENT REVIEW - SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

Based on our preliminary review, we have identified the following comments related to the township’s
subdivision and land development ordinance (SALDO) that we recommend be addressed as part of future
submissions:

A.

Landscaping and Stormwater Management. Both landscaping and stormwater management plans are
required for land development applications. On the current plan, there is no reference to proposed
landscaping or stormwater management. For example, per the SALDO, landscaping is required in parking
setback areas, buffer landscaping is required along property lines between nonresidential and residential
use, among other landscaping requirements. Additionally, storm sewers are required in common parking
areas, among other stormwater management requirements. All of these requirements should be
indicated on separately attached landscaping and stormwater management plans.
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B. Additional SALDO Requirements. There are additional SALDO requirements that are not included on the
provided plan that should be considered in land development proposals. Lighting, driveway
improvements, trash disposal locations, among other SALDO requirements should be included on a land
development plan.

CONCLUSION

We believe that the proposed subdivision will create a number of nonconformities as noted in the above
review, and that a land development proposal is needed to properly review this application. Prior to
submittal, the applicant should consider resolving the issues specified in this review letter. We believe that
our suggested revisions will better achieve Marlborough Township’s planning objectives for the lot
subdivision and 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 (#25-0233-001) on any plans submitted for final recording.

Sincerely,

el (e

Abby Cover, Community Planner
abby.cover@montgomreycountypa.gov - (610) 292-4530

c: Horizon Engineering
Mark Cappuccio, Eastburn and Gray, PC, Township Solicitor
Chad Camburn, Bursich Associates, Township Engineer

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