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November 17, 2025

Mr. William Walker, Township Manager
Horsham Township

1025 Horsham Road

Horsham, Pennsylvania 19044

Re: MCPC #25-0231-001

Plan Name: 18 Park Road

(2 lots on approximately 4.1 acres)

Situate: Park Road (west)/south of County Line Road
Horsham Township

Dear Mr. Walker:

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 28, 2025. We forward this letter
as a report of our review.

BACKGROUND

The applicants, Nicola and Elvira Propato, propose to relocate the common property line between two
adjacent parcels on Park Road that are both owned by the applicant. No construction on Parcel No.2 is
proposed at this time and no changes are shown to the existing improvements on Parcel No.l. The
properties are located in the township’s R-1 Low-Density Residential zoning district.

According to a note on Sheet 1 of the site plan, the applicant is requesting the following variances from
the township’s zoning ordinance:

e From §230-52.B.(2) to allow a lot width of 101.5 feet on both Parcel No.1 and Parcel No. 2 where a
minimum lot width of 175 feet is required

e From §230-52.B.(5)(a) to allow a front yard setback on Parcel No. 1 of 22.4 feet (existing dwelling)
where a minimum front yard setback of 60 feet is required

e From §230-52.B.(5)(b) to allow a side yard setback on Parcel No. 1 of 12.9 feet (existing dwelling)
where a minimum side yard setback of 30 feet is required

e From §230-52.B.(8) to allow a building envelope on Parcel No.2 of 5,660 square feet where a
minimum building envelope of 8,000 square feet is required



Mr. William Walker -2- November 17, 2025

According to a note on Sheet 1 of the site plan, the applicant is requesting the following waivers from the
township’s subdivision and land development ordinance:

e From §198-19.C.(2)(n) to limit existing features shown

e From §198-19.C.(2)(q)[7] to not provide delineation of wetland areas

e From §198-29.B.(2) to allow the residential lots to have a lot depth that is more than three times the
lot width

e From §198-31.C.(3)(a) to not provide cartway widening, curbing and sidewalks

e From §198-34.A.(1) to not provide sidewalks

e From §198-34.B.(1) to not provide curbs

COMPREHENSIVE PLAN COMPLIANCE

This area of Horsham Township is shown as Semi-Rural Residential in the Future Land Use Plan of the
Horsham Township Comprehensive Plan. Semi-Rural Residential areas are characterized by individual large
single-family residential lots.

In addition, this area of the township is shown as a 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 which depend on automobiles for transportation and often have extensive
landscaping on individual 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
Horsham Township may wish to consider prior to final plan approval. Our review comments are as follows:

REVIEW COMMENTS

DRIVEWAY RELOCATION

Section 230-32 of the township’s zoning ordinance establishes off-street parking requirements. Specific to
residential parking, §230-32.A states that the required number of parking spaces per unit “shall be located
on the same lot with the dwelling unit served by the parking space.” Currently the dwelling on Parcel No. 1
is served by an asphalt driveway that, after the proposed subdivision takes effect, will be located entirely
on Parcel No. 2. The proposed impervious coverage calculations for Parcel No. 1 on Sheet 1 of the site plan
include 720 square feet for a “future driveway;” however, the location and design of the driveway is not
shown on the site plan.

We suggest that the location of the future driveway on Parcel No. 1 be shown on the site plan, even it is
not proposed to be constructed at this time, in order to ensure a feasible location and design for the
driveway can be achieved given any other requirements (such as driveway spacing) or other constraints
(such as utility locations).
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LANDSCAPE PLAN

Section 198-39.B.(1)(a) of the township’s subdivision and land development ordinance states that “all
single-family residential dwellings shall provide street trees.” It appears that there are a number of
existing trees along the frontage of the properties that may qualify as credits towards the street tree
requirement; however, more information may be needed to determine compliance. In addition, it would
be helpful if the plans showed the proposed location of future driveways to serve both parcels to
determine any potential impacts on the existing trees.

CONCLUSION

We wish to reiterate that MCPC generally supports the proposed lot line change; however, we believe that
our suggested revisions will better achieve Horsham Township’s planning objectives for residential
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 (#25-0231-001) on any plans submitted for final recording.

W%&Z(a”a%w

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

c:  Charles E. Shoemaker, Inc., Applicant’s Representative
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 and David A. Keightly, Jr., Esq., Township Solicitor

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