WORCESTER TOWNSHIP PLANNING COMMISSION MEETING
WORCESTER TOWNSHIP COMMUNITY HALL
1031 VALLEY FORGE ROAD, WORCESTER, PA 19490
THURSDAY, FEBRUARY 22, 2018, 7:30 PM

CALL TO ORDER by Mr. Todd at 7:30 PM

ATTENDANCE

PRESENT: GORDON TODD [X]
DOUG ROTONDO [X]
TONY SHERR [X]

In Memoriam — The Planning Commission recognized a moment of silence in memory of
former Planning Commission Member Chris David.

January 25, 2018 Meeting Minutes — Mr. Sherr motioned to approve the January 25, 2018
Meetlng Minutes as presented, second by Mr. Rotondo. There was no pubhc comment. By
unanimous vote the motion was" approved.

Ordinance 2018-274 — Mr. Ryan provided an overview of a proposed ordinance to rezone
the Center Square Golf Course property to the R-AG-200 Res1dent1a1—Agncultura1 District.
Mr. Ryan noted the Stipulation Agreement Wwith Cutler requires this property to be rezoned
to allow the proposed mixed-residential use at this location.

The consensus of the Members was to take no action on this ordinance.
Ordinance 2018-275 — Mr. Ryan provided an overview of a proposed ordinance to amend

the R-AG-200 Residential-Agricultural District to allow a mixed-residential use that is now
proposed at the Center Square Golf Course property.

The consensus of the Members was totake no action on this ordinance.

PA Small Water & Sewer Grant — Mr. Ryan provided an overview of a grant application to
the Pennsylvania Department of Community and Economic Development PA Small Water
& Sewer Program, for various improvements to existing facilities at the Valley Green
Wastewater Treatment Plant and the Berwick Wastewater Treatment Plant. Mr. Ryan
noted the Board of Supervisors had authorized the submission of the grant application, and
he stated this program requires a letter from the Planning Commission that confirms the
application is not in conflict with the municipality’s comprehensive plan. Mr. Ryan noted
the application is not in conflict with the Worcester Township Comprehensive Plan.

Mr. Sherr motioned to authorize the Chair to sign a letter confirming the Township’s grant
application to the Pennsylvania Department of Community and Economic Development



PA Small Water & Sewer Program does not conflict with the Worcester Township
Comprehensive Plan, second by Mr. Rotondo. There was no public comment. By
unanimous vote the motion was approved.

March 22 Planning Commission Meeting Agenda — At its March 22, 2018 meeting the
Planning Commission will discuss the Reserve at Center Square subdivision (LD 2017-12).
The Planning Commission may also review the 2044 Berks Road subdivision (LD 2016-
05) and the Palmer subdivision (LD 2017-01), if these revised plans are received by the
Township, or if a review period extension is not received.

Other Business — Mr. Ryan noted the Board of Supérvisors, at its March 21 Business
Meeting, may consider the appointment of persons to the current Planning Commission
vacancies.

PUBLIC COMMENT

There was no public comment at this evening’s meeting,

ADJOURNMENT

There being no further business before the Planning Commission, Mr. Todd adjourned the
meeting at 7:52 PM.

Respectfully Submitted:

Tommy Ryan
Township Manager
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March 12, 2018
Ref: #7484

Township of Worcester
1721 Valley Forge Road
P.O. Box 767

Worcester, PA 19490-0767

Attention: Tommy Ryan, Township Manager

Reference: Center Square Golf Club ~ Subdivision Plan
Skippack Pike, Whitehall Road & Berks Road
Revised Plan Review

Dear Mr. Ryan:

CKS Engineers, Inc., is in receipt of a subdivision plan submitted by STA Engineering,
Inc., for the property on the southern side of Skippack Pike and between Berks Road and
Whitehall Road. The subdivision plan submission consists of a plan set containing ninety-six
(96) sheets, dated November 1, 2017, last revised January 22, 2018 as well as a Post
Construction Stormwater Management Plan Narrative, dated November 1, 2017, last revised
January, 22, 2018.

The plan proposes the subdivision of the existing 157.63 acre (approximate) parcel
into two hundred fifty (250) building lots, with several Open Space parcels. The subject parcel
is the AGR — Agricultural Zoning District. The parcel is subject to the Stipulation Agreement
between Worcester Township and the Cutler Group, Inc., dated July 19, 2017. CKS
Engineers, Inc., provided comments on the initial submission of this subdivision plan in two
(2) letter dated January 16, 2018.

CKS Engineers, Inc., has reviewed the revised plan submission and also the
accompanying documents for conformance with the Code of the Township of Worcester.
Based on our review of this plan set, we offer the following comments:

Planning and Zoning Comments

1. The site layout is in general conformance with Exhibit “B” from the Stipulation
Agreement as well as an amendment regarding buffers, sanitary sewer connections
and open space areas. One hundred twenty-five detached single-family dwellings and
one hundred twenty-five attached single-family dwellings are proposed. The plan
proposes to offer the majority of the roadways (those serving the detached dwellings)
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to the Township for dedication. The two access roads that serve the attached dwelling
units are to be owned and maintained by a homeowner's association. The Open
Space areas are to be owned and maintained by a homeowner's association.

2. The submission includes a list of waivers requested from the Subdivision and Land
Development Ordinance. As noted in the January 22, 2017 correspondence from STA
Engineering, Inc. they are:

A.

From Section 130-16.B.(4)(d): Which requires a maximum 3% grade within 50
feet of any side of an intersection measured along the curb line. The waiver is
requested to allow a maximum grade from 3% to 7% along the curbline at 6 of
the 10 intersections. Given the site conditions, the proposed road grades and
the slope requirements for curb ramps, the maximum 3% grade is exceeded.
We take no exception to this request.

From Section 130-16.C.(1)(a)[4]: Which requires a 32 feet paved width for
residential streets. The waiver is requested to allow Roads A through E to be
28 ft. wide and Roads F and G to be 26 ft. wide. (As explained by the
applicant’s engineer, the reduction in street impervious surface is a stormwater
management BMP and the reduced width is acceptable for residential
developments and allows for emergency vehicle access.) We take no
exception to this request.

From Section 130-16.E.(7): Which requires approach grades to be a maximum
of 3% for a distance of 50 feet from intersections. (The waiver is requested to
allow the Road C intersection with Road C (at Lots 25 and 97) and the Road C
intersection with Road F (at Lots 14 and 15) to both have 5% approach grades
within 50 feet of the intersections. The existing site grades require that these
roads have greater slopes in order to meet other slope requirements for road
design and to effectively balance the site earthwork.) We take no exception to
this request.

From Section 130-18.B.(1)(a): Requiring concrete curb. (The waiver is
requested to allow the use of Belgian block curb for interior roads only.
Concrete curb will be used within State Roads.) We take no exception to this
request.

From Section 130-24.B.(3)(e)[2]: To allow use of HDPE storm pipe outside of
any Township dedicated right-of-way or within lawn areas. (The waiver is
requested to allow HDPE in proposed lawn areas. RCP is proposed within all
public and private streets and under the berms for the basin outfall pipes.) We
take no exception to this request.

From Section 130-24.B.(3)(a), () and (h): Requiring storm pipes and inlets to
be designed to handle the 50-year design storm and to provide a maximum
headwater depth that is one foot below the inlet top of grate or manhole cover.
The waiver is requested to instead require that storm sewer pipes and
inlets/manholes be designed for the 100-year design storm with no surcharge.
We take no exception to this request.
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From Section 130-24.B.(3)(j): Requiring a minimum of three feet of cover over
all storm pipes. The waiver is requested to allow a minimum of two ft. of cover
in roads and one and one half ft. of cover in lawn areas to minimize utility
conflicts and the depths to which utilities are installed. We take no exception to
this request.

From Section 130-24.B.(4)([2]: Requiring the 100-year post-development
flow rate to be equal to or less than the 10-year pre-development flow rate.
The waiver is requested to instead require that post-development peak flow
rate for the 2- and 10-year design storm is 75% of the pre-development peak
flow rate and that the post-development peak flow rate for the 25-, 50- and 100-
year design storm does not exceed the pre-development rate for the respective
design storms. This approach to peak flow management is more in line with
current NPDES permit requirements. We take no exception to this request.

From Section 130-24.B.(4)(f)[7]: Requiring two feet of freeboard from the
design flow in the emergency spillway to the top of berm elevation. This waiver
is requested to instead require 1 foot of freeboard from the design flow
elevation in the emergency spillway to the top of berm and a minimum of 0.50
feet of freeboard from the 100-year water surface in the basin to the emergency
spillway elevation. This approach to freeboard adds another level of protection
should an orifice or outlet become clogged or obstructed. We take no
exception to this request.

From Section 130-28.G.(4): Street tree requirement. The waiver is requested
to provide all but 344 of the required street trees. We are not fully in favor of
this request. We suggest the applicant discuss options with the Township
regarding this request, including a possible fee in lieu of installation of the
required trees,

From Section 130-28.G.(5)(b): Which requires a softening buffer along the
PECO corridor. The waiver is requested to not provide a softening buffer along
the PECO corridor. Earth berms are proposed and existing vegetation will be
retained. We take no exception with this request.

From Section 130-28.G.(4)(c): Requiring street trees to be planted a minimum
distance of five feet outside and paraliel to the right-of-way line, unless
otherwise approved by the Township. The waiver is requested to allow street
trees to be planted at various locations throughout the property in addition to
planting along the street rights-of-way. The number of required street trees
cannot be planted along the streets and still maintain appropriate offsets from
utilities, driveways and intersections. We take no exception with this request.

From Section 130-28.G.(5)(b): Requiring a softening buffer along all side and
rear property lines where existing vegetation is not sufficient to meet the
requirements. The waiver is requested to allow existing vegetation that is to
remain to count toward softening buffer requirements. We take no exception
with this request.
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3. The plan proposes some frontage improvements to Skippack Pike and Berks Road
which have been discussed with the Township Traffic Engineer. Sidewalks have not
been proposed but have been provided from the internal streets to Berks Road and
Skippack Pike. A waiver should be requested from the requirement for sidewalks
along the existing street frontage. The Township may wish to discuss a fee in lieu of
installation of the sidewalks.

In addition, the plan proposes minimal frontage widening on Skippack Pike and Berks
Road and none on Whitehall Road. As discussed with the Township Traffic Engineer,
we recommend that in addition to the proposed improvements, the applicant provide
a northbound right turn lane between the Berks Road access and Skippack Pike.
PennDOT has included this comment in their initial review of the HOP plans as well.
(130-16.A.6, 130-16.C, 130-18.A, 130-33.F)

Easement note 16 on the Record Plan has been revised to clarify ownership and
maintenance responsibility for the storm sewer system. As noted, it would appear that
any of the off-road storm sewer is to be owned and maintained by the Homeowner's
Association. However, the storm sewers in the private roads are to be dedicated to
the township. The township should determine if it wishes to maintain the storm sewer
system within the private roads. If it does, then appropriate easements would be
necessary.

4, The proposed design requires a permit from the Pennsylvania Department of
Transportation (PennDOT). Design plans were submitted on February 1, 2018 and
initial comments were received on March 3, 2018. The applicant should revise the
plans to address all PennDOT review comments. (130-14.J)

5. The Township Traffic Engineer has also provided comments on the HOP plans by
letter of March 1, 2018. All comments in this review letter must also be addressed.

6. The proposed water lines should be approved by the North Penn Water Authority. ltis
our understanding that the applicant's engineer is coordinating the water line design
with the Authority. (130-27)

7. The landscaping design includes typical planting layout for the individual lot
landscaping requirements of Section 130-28.G.9, and has been revised to remove the
previously proposed shrub substitution for the deciduous trees. However, the trees
are only shown in the "typical” lot details on Sheet 63. We take no exception to the
details; however we note that the trees are not shown on the overall plans (Sheets 56
through 62). We assume that the individual lot trees have not been shown in order to
keep the plan from becoming too cluttered and take no exception to that decision. We
recommend that Sheet 56 be revised to include a reference to the on-lot planting
requirement and detail on Sheet 63 so that it is not forgotten during construction.

8. The plant material distribution for the replacement trees appears to be largely
allocated to the various BMP areas throughout the site. We note that the drainage
facilities identified as detention basins have the requisite number of plantings per
Section 130-28.G.7. However, this section refers to required plantings for “drainage
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area and detention basin(s)”; the Township may wish to discuss with the applicant
whether the BMP areas should have plantings in accordance with this section rather
than to be areas where replacement plantings will be placed.

The project proposes a series of detention basins and BMP facilities to control the
release rate, volume control and water quality components of the runoff generated by
this development. The report includes soil testing results as well as storm sewer
calculations. The storm sewer system has been desighed to accommodate a 100-
year storm.

The design, including the storm sewer collection and conveyance system will
adequately address the stormwater requirements of the Township upon successful
completion of the various drafting and engineering items included within this letter.
We note that the concerns identified will not adversely affect the design to the degree
that additional basins, or significant enlargement of basins would be necessary.

We have received a separate submission for the wastewater pumping station and
force main design, which has been reviewed and approved. In conjunction with
proposed public sewer to service this project, we do offer the following comments:

A. The project will require sewer service for 272 homes (250 on-site and 22 abutting
the site) and will generate 62,850 gallons per day of sewage. This sewage will be
treated at the Valley Green Wastewater Treatment Plant. The applicant has
submitted the appropriate planning module to DEP. Approval of the module is
currently under review by DEP.

B. A water quality management, Part 2, permit will be required from DEP. A
completed application has been submitted to DEP for review. This permit cannot
be issued until planning approval has been obtained.

C. We note that the force main will require off-site easements from other property
owners. The applicant should provide these easements and easement
agreements to the Township for review.

The plan has been revised to include road names. We recommend that the names
chosen be reviewed by the Township to ensure that there are no conflicts with existing
street names.

Engineering and Drafting Comments

12.

13.

Sheet 16 contains conflicting references to the storm sewer pipe between Pond “A”
and Pond “B” and should be revised.

On sheet 42, Construction Sequence items 23 and 40 should be revised to state that
the finish paving shall be installed in Phase “x” (1 or 2) ifthe next phase has not been
completed within one year after the last dwelling is occupied in that phase, or as
required by the township. This is to prevent the roads in Phases 1 and 2 from sitting

in an unfinished state for an extended period of time.
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14.  Onsheet 67, there is concrete encasement shown on the sanitary sewer pipe between
manholes 8 and 8. The concrete encasement should be removed, and the sanitary
sewer pipe material between manhole 8 and 9 should be changed to DIP.

15, The following basin/BMP minor drafting discrepancies should be addressed:

a. The information for Basin A4 in the Basin Outlet Structure Detail tabulation
contains a discrepancy that should be revised. However, the other information
provided for Basin A4 is consistent with the SWM Report.

b. The outlet structure information on Sheet 54 for BMP A12 (inlet C2) is not
consistent with the SWM Report and should be revised. However, the other
information provided for BMP A12 is consistent with the SWM Report.

16.  We have the following lot grading items that should be addressed:;

a. The spot elevations in in the driveway of Lot 124 appear to be incorrect.

b. The “TG” elevations provided for inlet N8 on Sheet 23 is 388.50, but there is what
appears to be a proposed 388.0 contour immediately around the inlet. This
discrepancy should be addressed

The above represents our comments on this revised subdivision plan submission. The

applicant's consultant should address the above items and revise the plans accordingly for a
final review. Please contact this office if you have any questions or need any additional
assistance on this project.

Very truly yours,

CKS ENGINEERSAINC. ../)
Tow 1thp Engin 7.
( 7 / /
S/ j‘ f ’,
/ ‘t;i/ 4 /”/A;//f/-i\

Jc(/wp/nl Nolan, P.E.

JJN/paf

cc: Robert L. Brant, Esq, Township Solicitor
Toll PA XIV, L.P.
Richard P. McBride, Esq.
Susan Rice, STA Engineering, Inc.
File
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Mr. Tommy Ryan, Manager
Worcester Township

1721 Valley Forge Road—Box 767
Worcester, Pennsylvania 19490

Re: MCPC #14-0185-002

Plan Name: Center Square Golf Club
Situate: Skippack Pike (S)/Berks Road (E)
Worcester Township

Dear Mr. Ryan:

We have reviewed the above-referenced land development plan in accordance with Section 502 of
Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on December 22,
2017. We forward this letter as a report of our review.

BACKGROUND

The applicant, Toll Mid-Atlantic LP Company, Inc., has proposed the development of the Center
Square Golf Club property, situated at the corner of Skippack Pike (S) and Berks Road (E) in
Worcester Township. The total tract area of the site is 157.64 acres. The plan includes 125 single
family detached units and 125 single family attached units. The development process will be
phased. The single family detached units surround a central open space area. A 50’ perimeter
buffer around the entire property is included on the plans. The development of the site and its
requirements has been established via a court settlement stipulation. The number of units was
determined through negotiations between the developer and the Township’s Board of
Supervisors. The court stipulation is included as an attachment to this letter and provides
additional information regarding the terms of the settlement.
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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 final plan approval. Our comments are as
follows:

ZONING AMENDMENT

A. Terms of Settlement — Under item B.11. of the settlement stipulation it states that the
“Township agrees to undertake adoption of zoning amendment for the property allowing
for the development of same in accordance with the design criteria set forth herein”. It is
unclear when this zoning amendment must be adopted. The Township should take care in

following the correct procedure when adopting this amendment within the guidelines of
the settlement stipulation.

TRAIL CONNECTION

B. We recommend that trails be distributed throughout the open space located on the site,
particularly in the Open Space Parcel D {central open space area) with a connection to Open
Space Parcel F. SFD units 101 and 102 could potentially be shifted to allow for a connection
between Open Space Parcel D and Open Space Parcel F. Trail connections to the power line

« area just south of the site is also recommended as it is included in the Township’s Open
Space Plan as a future trail connection.

PUBLIC SEWER SERVICE

A. The court stipulation specifies that. public sewer service for this development shall be
provided by Worcester Township at its Valley Green facility. We recommend that the sewer
system installed for the Center Square Golf Club development be correctly sized to allow for
only appropriate future development. The designed sewer system should be sized to
possibly allow development in future growth areas, but discourage growth outside of those
growth areas. There are nearby rural resource areas that should be preserved from
developmental pressure, and excess sewer capacity could spur growth into these areas.

LANDSCAPE PLAN

A. The proposed planting plan falls short in providing for the long-term performance and
resiliency of a number of landscape improvements. Most importantly, a very limited



Mr. Tommy Ryan -3- January 23, 2018

number of plant species are proposed for both the street tree planting requirements and
planting the site’s numerous stormwater management facilities. The limited species
diversity is of concern especially for the concentration of large number of plants proposed
within a very limited number of species and plant genera. For example, of the 728 street
trees proposed approximately 379 trees or 52% of the proposed trees are concentrated into
3 oak species. A recognized best management practice with arboriculture is to follow a ‘10-
20-30%’ planting guideline — meaning no single species comprises greater than 10% of the
planting, no one plant genera (oaks or Quercus) comprises more than 20% of the planting,
and one plant family no more than 30% of the total.

B. Diversity should be promoted along the street plantings to minimize the large-scale
contiguous loss of the street tree canopy which may occur leaving potentially widespread
gaps with the street tree population. Greater species diversity in the plan will ensure that a
devastating pest or disease does not wipe out a broad section of the proposed landscape
improvements and diminish the investment being made to re-green the site development.
We recommend the plan incorporate greater plant diversity for both the street tree
planting and the basin planting schemes. We are attaching a list of ‘Recommended
Landscape Plants - trees, sub-canopy trees and native shrubs’ which could be used as a
guide in developing a more diverse planting plan for these areas.

RAIN GARDEN PERFORMANCE AND SOILS

A. We recommend the Rain Garden and Bioretention Management and Operations schedule
could be improved to ensure greater resiliency and performance of the proposed
bioretention practices. We suggest adding additional detail in the schedule of tasks to
include monitoring the rain gardens and basins for potential invasive plants. Some invasive
plants including callery pear (Pyrus calleryana) and Phragmites have been observed in this
area of the county, and can quickly overtake naturalized areas diminishing the performance
of the required stormwater BMPs. We recommend that monitoring for invasives be added
to the maintenance notes and included as a seasonal task- done four times per year.

B. We recommend that additional detailing of the Plan Notes (Sheet 52/96) is needed for the
installation of the rain garden and bioretention planting soil mix (Amended Soil Mix). An
installation note that calls for the careful installation and avoidance of heavy equipment
within the basin is needed to prevent soil compaction of the amended soil mix over the sub-
grade. Preventing compaction can help to ensure effective establishment of the new plants
and long term performance of the bioretention/rain gardens.

We wish to reiterate that MCPC generally supports the applicant’s proposal, but we believe that
our suggested revisions will better achieve Worcester Township’s objectives for development.
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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.

Sincerely,

Jamie Magaziner, Planner |

IMagazin@montcopa.org
610-278-3738

c: Toll Mid-Atlantic L.P. Company, Inc., Applicant
Richard P. McBride, Esq., Applicant’s Representative
Gordon Todd, Chrm., Township Planning Commission

Attachments:  Aerial View of Site
Reduced Copy of Plan (1)
Reduced Copy of Plan (2)
Stipulation of Settlement Document
Plant Recommendations for Greater Diversity in Vegetation
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STIPULATION OF SETTLEMENT

CENTER SQUARE GOLF COURSE PROPERTY

It is hereby stipulated, this 19™ day of July, 2017, by and between The Cutler Group, Inc.,
through its counsel, Richard P, McBride, Esquire and the Board of Supervisors of Worcester

Township, as follows:

A.  BACKGROUND:

1. The Cutler Group, Inc. as Applicant (hereinafter “Applicant”) filed a conditional
use application on August 20, 2014 with Worcester Township (“Township”) regarding lands
containing 157.63 acres, more or less, fronting on Skippack Pike, then and currently operated as
the Center Square Golf Course (“Property”) seeking to develop same as and for a Residential
Life Care Facility with a total of 475 total units, comprised of single family detached and
attached independent living units totaling 334 units, and a 141 unit senior care center.

2, Following conduct of six evenings of hearings the Board of Supervisors
(“Board”) denied the conditional use application and Applicant appealed to the Montgomery
County Court of Common Pleas.

3. The County Court reversed the denial and granted Applicant’s conditional use
application in an Opinion dated September 1, 2016 entered at Montgomery County CCP, No.
2015-13769.

4, Following appeal by the Board to the Commonwealth Court, the Decision of the
Montgomery County Court was affirmed in Order entered July 3, 2017, thereby confirming

Applicant’s entitlement to develop the Property for the aforesaid 475 unit project.

i
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LN The Board is desirous of reducing the number of dwelling units in the
development of the Property and removing from the development any senior care facility.

6. Applicant is willing to proceed with the development by significantly reducing
the total number of dwelling units and removing any senior care facility.

7. Board and Applicant wish to establish provisions for development of the Property
for a significantly reduced number of dwelling units than the 475 as have been the subject of its
conditional use approval, as well as to avoid any further litigation in regard to Applicant’s
entitlement to so develop the Property.

8, Applicant and Board are executing this Stipulation for the purpose of terminating
entitlement of Applicant to proceed with the Residential Life Care Facility development and, in
lieu thereof, Applicant shall have the right to develop the Property with single family detached
and single family attached dwelling units in accordance with the provisions as set forth

hereinbelow.

B. RMS OF SETTLEMENT:

1. Upon approval by the Board of a final record plan in accordance with the
provisions of this Stipulation, all rights of Applicant to develop the Property pursuant to its
conditional use application shall terminate. Pending the preparation and processing of such plan
for the altemative development, Applicant shall hold in abeyance any further submission for

approval and development in accordance with its conditional use entitlement.
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2. Board shall in all good faith process and approve subdivision plans providing for
a total of 125 single family detached dwelling units and a total of 125 single family attached
dwelling units in accordance with the terms of this Stipulation. The minimum lot sizes and
design criteria for both the detached and attached lots shall be as attached hereto as Exhibit “A”.

3. The fully engineered preliminary and final plans shall be designed substantially as
depicted on the concept plen prepared by Heuser Design, a copy attached hereto as Exhibit “B”.

4. There shall be a minimum of a 50 foot wide perimeter buffer atea surrounding the
entire Property separating any future lots from either bordering roadways or bordering
properties. These areas, as well as all other common areas inclusive of stormwater basins and
facilities situate within same, shall be either owned and maintained by a Homeowners
Association or Worcester Township. The Board shall decide at the time of preliminary
subdivision plan approval whether it chooses to have these areas dedicated to the Township or
owned and maintained by the future Homeowners Association.

5. The roadways within the single family detached portion of the development shall
be dedicated to Worcester Township, while the roadways within the attached dwelling unit
portion of the development may be undedicated and maintained by the Homeowners
Association. The Board shall determine at the time of preliminary subdivision plan approval
which portions of the roadways servicing the single family attached dwelling units are to be
owned and maintained by the future Homeowners Association. All roadways shall be
constructed in accordance with the requirements of the Worcester Township SALDO.

6. Public sewer service shall be provided by Worcester Township at its Valley Green
facility. Township shall cooperate fully in the processing of any necessary 537 amendment or

revision and in allowing connection of sanitary sewer lines from the future development of the
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Property into the nearest available dedicated sanitary fines belonging to Township or any
Township Authority. Applicant shall be responsible for the payment of a tapping fee in the sum
of §$2,000.00 for each of the 250 units. The tapping fees shall be paid for all dwelling units
proposed for development in each phase thereof at the time of signing of Development
Agreements for that particular phase.

7. Applicant shall pay to Township the sum of $3,000 per dwelling unit, at the time
of execution of the Development Agreement for each phase of deévelopment for the number of
dwelling units within that phase, same to be in lien of any traffic impact fee or charge as might
otherwise be applicable.

8. There shall be no other impact fees or charges imposed upon the proposed
development.

9. Applicant shall be responsible to pay all reasonable costs incurred by Township
for the teview of Applicant’s plans by its consultants, inclusive of the Township Engineer,
Traffic Engineer and Solicitor. Applicant shall satisfy any such invoicing within 15 days of
receipt. Township may impose an administrative fee of five (5%) percent in addition to and at
the time of furnishing each such invoice. There shall be no other application fees or charges in
regard to the filing, review and approval of Applicant’s plans for development.

10.  Applicant and Township agree to the filing of a Motion with the Court of
Common Pleas of Montgomery County along with a proposed Order, requesting that the Order
of Court approving the Applicant’s conditional use be modified and that the terms and provisions

of this Stipulation be and become the controlling Order of Court.
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11, Further, Township agrees to undertake adoption of a zoning amendment for the
Property allowing for development of same in accordance with the design criteria set forth

herein,

C. PROPERTY DEVELOPMENT DESIGN CRITERIA AND COMMITMENTS:

1. The perimeter buffer as well as the general configuration of open space as
depicted upon Exhibit “B* shall be observed in the final subdivision plans.

2. The layout as depicted upbn Exhibit “B” shall be controlling and Applicant shall
be required to satisfy any and all permitting requirements of the U.S, Army Corps of Engineers,
Pennsylvania DEP, Montgomery County Conservation District as well as PennDOT. Provided,
however, that the Board, upon advice of the Township Traffic Engineer, may elect to restrict
access to and from Rt. 73 to one ingress and egress road, rather than the two as depicted upon
Exhibit “B”.

3. The fully engineered development plans designed as depicted upon Exhibit “B”
shall be in compliance with the Worcester Township Subdivision and Land Development
Ordinance in effect as of the date hereof, with the exception of waivers from provisions thereof
which are reasonable and warranted to facilitate development as depicted upon Exhibit “B”,

4, Subject to receipt of required permits fiom federal, state and other Jocal agencies,
subdivision plans shall be submitted by Applicant substantially as depicted upon Exhibit “B”,
and shall not be subject to denial by virtue of Township zoning or SALDO Ordinance
requirements as might be in conflict with development as depicted upon Exhibit “B”,

s Upon approval of the final subdivision plans, Applicant may choose to develop in

phases, provided such phases are depicied upon the approved final plans. There shall be no more
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than three phases for each of the dwelling unit types as depicted on Exhibit “B”, those being
single family detached and single family attached units,

6. Applicant shall be required to comply with requirements in the Municipalities
Planning Code with regard to the posting of required financial security to assure completion of
improvements prior to the release of final subdivision plans for any phase for recording,

7. All provisions hereinabove shall be fully binding upon the successors and assigns
of the parties hereto,

WHEREFORE, Applicant and Board, through their respective counsel, have executed

this Stipulation of Settlement the date and year first above written with full intent to be bound by

the terms hereof,
WITNESS: WORCESTER TOWNSHIP
BOARD OF SUPERVISORS
’ ) . “' F A 2 )
‘ 2 /7?1 £t ymt/f/{lz ,/ V7,
TormmWownship Mandoe? Susan G. Caughlan, ___{;'Tzair
APPLICANT:

THE CUTLER GROUP, INC.,

By: ’Z/S’g‘aj_\, /’/f( . N

K-{iichatd P. McBridé, Esquire

Stipulation of Setilement Center Square
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MINIMUM LOT AREA: 15,000 S.F.

MINIMUM LOT WIDTH AT SETBACK LINE: 90 FT.

FRONT YARD - MINIMUM: 35FT.

SIDE YARD: 10 FT./30 FT. aggtegate
ABUTTING STREET 35 FT,

REAR YARD - MINIMUM: 30FT.

MAXIMUM BUILDING HEIGHT: 35FT.

MAXIMUM IMPERVIOUS SURFACE COVERAGE: 40%

MAXIMUM BUILDING COVERAGE: 30%

SINGLE EAMILY ATTACHED LOT CRITERIA

MINIMUM LOT AREA:

MINIMUM FRONT YARD:

MAXIMUM BUILDING HEIGHT:

MINIMUM WIDTH AT BUILDING SETBACK LINE:
MINIMUM SIDE YARD (FROM PRIVATE RD OR R/W):
MINIMUM REAR YARD:

REAR YARD DECK:

MINIMUM BUILDING SEPARATION (side to side):

MINIMUM BUILDING SEPARATION (other than side to side):

EXHIBIT “A”

2,400 S.F.
30 FT.

35 FT.

24 FT.

15 FT.

20 FT.

MAY ENCROACH MAX.
10 FT. INTO REAR YARD
30 FT.

40 FT.
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Recommendations for greater diversity in vegetation

19-Jan-18 Montgomey Co. Planning - Barry Jeffries
Canopy Trees |
Species-Scientific Name Species-Common Name

Acer saccharum 'Fall Fiesta' Fall Fiesta Sugar Maple

Betula nigra ‘Heritage' Heritage River Birch

Carpinus carolinana American Hornbeam

Carya ovata Shagbark Hickory

Carya cordiformis Bitternut Hickory

Nyssa sylvatica'Wildfire' Wildfire Black gum -

Nyssa sylvalica 'Green Gables Green Gables Black gum -

Quercus bicolor Swamp White oak

Quercus montana Chestnut oak

Quercus rubra Red oak

Taxodium distichum Bald Cypress

Tilia amernicana American basswood

Tilfa cordata ‘Greenspire’ Greenspire' basswood

Ulmus americana ‘Princeton’ Princeton American Eim

Zelkova serata Japanese zelkova

Small Canopy Trees
|Specias-Scientific Name Species-Common Name

Amelanchier X Autumn Brillance

Autumnn Brillance Serviceberry

Cercis canadensis Redbud
Chionanthus virginicus Fringetree
Cornus florida ‘Appalachain Spring' Appatachain Spring Dogwood
Cornus X 'Rutban'- Aurora Aurora dogwood
Crategus viridis ‘Winter King' Winter King Hawthorne
Hamarmelis virginiana 'Harvesf Moon' Harvest Moon Witchazel
Iex opaca American Holly
Native Shrubs

|Species-Scientific Name Species-Common Name
Alnus serrulata Common alder
Aronia arbutifolia Chokeberry
Calycarithus floridus ‘Michae! Lindsey' Michae! Lindsey Sweetshrub
Clethra alnifofia 'Hummingbird’ Hummingbird Summersweet

Cornus sericea ‘Cardinal

Cardinal Red-twig dogwood

ilex verticillata "Winfer Red'

Winterberry- *Winter Red'

lex verticillata 'Southern Gentleman'

Male-pallinator- Winterberry

Viburnum nudum Brandywine’

Brandywine Witherod Viburnum

Viburnum nudum ‘Winterthur'

Winterthur Viburnum

lanuary 23, 2018
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Michele A. Fountain, P.E.
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FEB 2 7 2018

February 23, 2018
Ref# 7519

Township of Worcester
1721 Valley Forge Road
PO Box 767

Worcester, PA 19490-0767

Attention; Tommy Ryan, Township Manager

Reference: Sewage Facilities Planning Module -1458 Hollow Road Subdivision

Dear Mr. Ryan:

I'am in receipt of a proposed “Sewage Facilities Planning Module” as prepared by Edward B. Walsh &
Associates, Inc., for Michael Addesso, the owner of the property at 1458 Hollow Road. This Sewage Facilities
Planning Module was prepared in conjunction with the minor subdivision of this property. Included with the
module submission is the Project Checklist, Component 3, and copies of Components 4A, B and C which all need
to be completed before submission to the Pennsylvania Department of Environmental Protection (PADEP).

I have reviewed the Planning Module package for completion, and the module appears to be complete.
In conjunction with completion of the package, the Township must provide a signature on the transmittal letter,
the completeness checklist, and the applicant checklist on page 9. Further, page 9 of Component 3 must be
signed by the applicant. Component 4A must be completed by the Township Planning Commission, and
signature of the Planning Commission Chairman should be affixed to this component. Component 4B should

be completed by the County Planning Commission and Component 4C should be completed by the County
Health Department.

I am returning the planning module and the attached minor subdivision plan with this letter for your files.

I would be happy to assist further in this planning module submission if requested. Please contact me if you have
any further questions.

Very truly yours,

JJIN/paf
Enclosures

CcC: Scott Andress, Edward W. Walsh and Associates, Inc.
File
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