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Re: MCPC #26-0197-001

Plan Name: 1920 Little Avenue

(2 dus/2 lots on approximately 0.45 acres)
Situate: Little Avenue (west)/south of Karrs Lane
Plymouth Township

Dear Mr. Rowe:

We have reviewed the above-referenced subdivision and land development plan in accordance with
Section 502 of Act 247, “The Pennsylvania Municipalities Planning Code,” as you requested on July 27,
2026. We forward this letter as a report of our review.

BACKGROUND

The applicant, David Erb Contractors, Inc., proposes to subdivide the 0.45-acre property at 1920 Little
Avenue into two lots for the construction of two new single-family detached dwelling units. Lot 1 will have
a lot area of 0.21 acres and take vehicular access from Little Avenue. Lot 2 will have a lot area of 0.24
acres and take vehicular access from Karrs Lane. Additional improvements shown at this time include
three trees, new utility connections, and stormwater management facilities. The property is located in
the township’s C Residential zoning district.

COMPREHENSIVE PLAN COMPLIANCE

This area of Plymouth Township is identified as a Community Mixed Use and Services Area in the Future
Land Use Plan of the Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision.
Community Mixed Use and Services Areas are local community focal points that typically have a
significant retail or institutional element with surrounding residential uses. Consistent with these areas’
mixed-use nature, the comp plan recommends that new development be designed for walking,
emphasizing the need for new sidewalks and crosswalks as development occurs.

In addition, this area is shown as Medium-Density Single-Family Residential in the Future Land Use Plan
of the Plymouth 2040 Comprehensive Plan. Medium-Density Single-Family Residential areas are made
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up of predominantly single-family detached homes on lots of less than one acre with recreation and
institutional as appropriate secondary land uses. The comprehensive plan emphasizes that these areas
have sidewalks to connect neighborhoods to amenities such as schools and commercial areas.

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposed
subdivision and land development. However, in the course of our review we identified the following
issues that we feel should be addressed as part of any future land development submission associated
with this proposal. Our review comments are as follows:

REVIEW COMMENTS

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

Based on the information provided as part of the subdivision plan, we have identified the following items
that we feel should be addressed as part of any future land development submissions associated with
this proposal:

1. Curbing and Sidewalks. Section 501.2.B.(2) of the township’s Subdivision and Land Development
Ordinance requires curbing and sidewalks along all residential streets. No sidewalks or curbing is
shown on the plans provided. Future land development plans should show the required sidewalk and
curbing along both the Little Avenue and Karrs Lane frontages.

2. Sidewalk Design Standards. Section 503.1. of the township’s Subdivision and Land Development
Ordinance requires that sidewalks with a minimum width of 4 feet be provided along all residential
streets. In addition, 8503.1.C. requires that “the grade and paving of the sidewalk shall be continuous
across driveways.” No sidewalks are shown on the plans provided. Future land development plans
should show the required sidewalk along both the Little Avenue and Karrs Lane frontages and show
the required sidewalk paving material continuing across the proposed driveways.

3. Landscape Plan. Section 518.3.A. of the township’s Subdivision and Land Development Ordinance
requires that a landscape plan be provided. Specific to proposals involving less than one acre of land
in the C Residential District, “landscape features shall be shown on the subdivision plan.” The plans
submitted include three trees on Sheet 2. However, future land development plans should include
the required landscape plan, including documentation of the location, number, and size of existing
trees; a calculation for the removal and replacement of existing trees; the proposed location of
replacement trees and new plant materials; and a plant schedule for replacement trees and new
plant materials.

4. StreetTrees. Section 518.5.A. of the township’s Subdivision and Land Development Ordinance states
that street trees are required along existing streets when they abut or lie within a subdivision or land
development. Therefore, future land development plans should include the required number of street
trees along all public street frontages impacted by the proposed subdivision.

PEDESTRIAN CIRCULATION

Recommendation 1 from the Housing & Neighborhoods chapter of the Plymouth 2040 Comprehensive
Plan is related to maintaining the overall scale and character of the township’s established residential
neighborhoods, including context-sensitive infill development. Specifically, this recommendation
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mentions the need to enhance walkability and pedestrian connections within existing neighborhoods, as
development occurs.

Map 10, Existing and Priority Sidewalk Network, in the Plymouth 2040 Comprehensive Plan identifies
portion of the township where new sidewalks and intersection improvements would enhance the
pedestrian network due to that location’s proximity to common walking destinations. This property was
identified as a second priority sidewalk gap due to its proximity to both a shopping center and a public
school.

As noted above, the subdivision plan set submitted does not show sidewalks along either street frontage
of the subdivision. We strongly encourage the applicant to incorporate sidewalks and other pedestrian
amenities, if appropriate, to create a pedestrian connection to the abutting school property and enhance
the neighborhood’s overall walkability.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal; however, we feel that our
recommendations will better meet the residential goals of the township. Overall, additional information
regarding the proposed building design, site landscaping, and pedestrian circulation would allow for a
more comprehensive understanding of the proposed subdivision’s potential impact on the established
surrounding neighborhood.

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 sighature 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 (#26-0197-001) on any plans submitted for final recording.

W%&Z(a”a%w

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

c: David Erb Contractors, Inc.
Matt West, Township Manager

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