MONTGOMERY COUNTY
BOARD OF COMMISSIONERS

Jamila H. Winder, Chair
Neil K. Makhija, Vice Chair

Thomas DiBello, Commissioner

www.montgomerycountypa.gov

Montgomery County
Planning Commission

Montgomery County ¢ PO Box 311
Norristown, PA 19404-0311

610-278-3722
planning@montgomerycountypa.gov

Scott France, AICP

Executive Director

February 9, 2026

Mr. William Walker, Township Manager
Horsham Township

1025 Horsham Road

Horsham, Pennsylvania 19044

Re: MCPC #24-0221-003

Plan Name: Park Ridge - Riparian Corridor Restoration
(57 lots /57 dus on approximately 82.6 acres)

Parcel ID: 36-00-06137-01-9

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

Dear Mr. Walker:

We have reviewed the above-referenced conditional use plan as you requested on January 20, 2026. We
forward this letter as a report of our review.

BACKGROUND

The applicant, Hallmark Building Group Inc., is seeking conditional use approval to permit portions of a
proposed roadway, sidewalks, utility connections, and stormwater facilities to encroach into Zone One
and/or Zone Two of the Riparian Corridor Conservation District as part of a proposed residential
subdivision.

COMPREHENSIVE PLAN COMPLIANCE

This area of Horsham Township is identified 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 where single-family detached homes are the most prominent housing type and
properties are often more auto oriented with extensive landscaping on individual properties. Within
Suburban Residential Areas, trees, steep slopes, wetlands, and other sensitive lands should be preserved
as part of new developments.

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 comments that the applicant and
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Horsham Township may wish to consider prior to conditional use approval. Our review comments are as
follows:

REVIEW COMMENTS

ROAD CROSSING DESIGN

Due to the size of the proposed structure within the Riparian Corridor Conservation District, we feel that it
is particularly important that the proposed bridge structure be designed to ensure sufficient waterflow
capacity is provided under the bridge to manage flows during extreme storm events and prevent flooding
upstream. It appears that the bridge structure holding the roadway, sidewalks, and retaining walls, is at
least 60 feet in width. Additional information, such as a cross-section view of the bridge structure, may be
helpfulin evaluating any potential impacts on the hydrology of the stream.

ENVIRONMENTAL IMPACT

Certain crossings of riparian corridors are permitted by conditional use to reduce the disturbance of
environmentally sensitive resources, while recognizing the need for properties to make certain
improvements, such as connecting to public utilities. We recommend the township apply conditions to
meet the intent of the environmental resource protection section of the zoning ordinance, which includes
requiring protection of environmentally sensitive features to the greatest extent possible. Some conditions
to consider may include limitations on tree cutting, tree replacement as outlined in §198-39.D.(8) of the
township’s subdivision and land development ordinance, and restoration of the area of disturbance with
natural vegetation to limit the growth of invasive species.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal; however, we believe that our
suggested revisions will better achieve Horsham Township’s planning objectives for environmental
protection.

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.

Sincerely,

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

c: Rich Carrolllll, President, Applicant
Michael Shinton, P.E., Township Director of Codes & Community Planning
Eric Coombs, Chrm., Horsham Township Planning Commission
Erik Garton, P.E. and Geoffrey Attanasio, P.E., Township Engineer
John F. Walko, Township Solicitor

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