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WORCESTER TOWNSHIP PLANNING COMMISSION MEETING 

REMOTE MEETING 

THURSDAY, AUGUST 27, 7:30 PM 

 

CALL TO ORDER by Chair Sherr at 7:30 PM 

 

ATTENDANCE 

 

PRESENT: TONY SHERR   [X] 

  BOB ANDORN   [X] 

  MICHAEL HOLSONBACK  [X] 

  MICHELLE GREENAWALT [X] 

  LEE KOCH    [X] 

 

1. February 27 Meeting Minutes - Mr. Koch motioned to approve the February 27, 2020 

meeting minutes. There was no public comment.  Mr. Holsonback seconded the motion. By 

unanimous vote the motion was approved. 

 

2. 3205 Skippack Pike – Meadowood Senior Living (CUA 2020-01) – Catherine Harper, 

Counsel for the applicant, provided an overview of the modified riparian corridor crossing.  

 

 Tim Woodrow, engineer for the applicant, provided and overview of the 2016 Meadowood 

 Master Plan, the riparian corridor crossing, and the proposed memory care building. 

 Catherine Harper provided an overview of the waivers requested.  

  

Chair Sherr commented on the riparian corridor crossing.  

 

Joe Nolan, Township Engineer, commented on the changes to the riparian corridor crossing 

as requested by PADEP.  

 

Chair Sherr commented on the existing memory care facilities. Tim Woodrow noted there 

were 12 memory care beds existing at Meadowood.  

 

Paul Nordeman commented on the number of beds proposed and the purpose of the memory 

care building.  

 

Mr. Andorn commented on the properties recently purchased and consolidated by 

Meadowood Senior Living.  

 

Ms. Greenawalt commented on the memory care building and the Township Traffic 

Engineer’s review letter.  

 

Mr. Koch motioned to recommend approval to the Board of Supervisors of conditional use 

application 2020-01. There was no public comment. Ms. Greenawalt seconded the motion. 

By unanimous vote the motion was approved.  
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3. Meadowood Senior Living – 3205 Skippack Pike – (LD 2020-03) – Mr. Andorn commented 

on the parking spaced proposed to be added, the building design, and the proposed elevations.  

 

Chair Sherr commented on the stormwater management and the best management practices 

(BMPs) for the project. Joe Nolan commented on the proposed stormwater structures.  

 

Mr. Andorn commented on the parking lot construction and related stormwater management.  

 

Tim Woodrow provided an overview of the proposed stormwater management structures for 

the proposed parking area.  

 

Mr. Andorn commented on the pervious trail connection.  

 

Joe Nolan commented on the existing force main shown on the plans. Tim Woodrow noted 

the existing Victory Garden sheds do not have a restroom.  

 

Mr. Koch motioned to recommend preliminary plan approval to the Board of Supervisors of 

LD 2020-03. There was no public comment. Mr. Holsonback seconded the motion. By 

unanimous vote the motion was approved.  

 

4. September 22, Planning Commission Meeting Agenda – At its September 22 meeting the 

Planning Commission may review the Palmer Village Sketch Plan (SK 2020-A).  

 

Chair Sherr commented on reviewing special projects as assigned by the Board of 

Supervisors, Zoning Districts, and conservation ordinances.  

 

Mr. Andorn commented on projects assigned from the Board of Supervisors. 

  

Joe Nolan commented on the Zoning Districts and the conservation ordinances. 

 

Mr. Andorn commented on the Zoning Hearing Board applications in recent years and 

conservation subdivisions.  

 

Ms. Greenawalt commented on improvements to homes in conservation subdivisions.  

 

Andrew Raquet, Asst. Zoning Officer, provided an overview of the agenda for the 

September 22 planning commission meeting.  
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PUBLIC COMMENT 

 

• There was no public comment.  

 

ADJOURNMENT  

 

There being no further business before the Planning Commission, Chair Sherr adjourned the 

meeting at 8:22 PM.  

Respectfully Submitted: 

 

________________________________ 

Andrew R. Raquet 

Asst. Zoning Officer; Codes Clerk 
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September 14, 2020 

Mr. Tommy Ryan, Manager 
Worcester Township 
1721 Valley Forge Road—Box 767 
Worcester, Pennsylvania 19490 
 
Re:  MCPC #17-0144-003 
Plan Name: Palmer Paddocks 
(1 lot comprising approx. 55.16 acres) 
Situate: W. Skippack Pike and S. Valley Forge Road 
Worcester Township 

 

Dear Mr. Ryan: 

We have reviewed the above-referenced sketch plan as you requested on August 6, 2020. We forward this 
letter as a report of our ideas and recommendations. 

BACKGROUND  

The Applicant, Palmer Village LLC, is proposing to develop 11 single-family detached units and three 
commercial buildings on a 55.16-acre property at the corner of W. Skippack Pike and S. Valley Forge Road. The 
property is currently split-zoned between the C Commercial District (at and adjacent to the street intersection) 
and the LPD Land Preservation District, which occupies the majority of the site. A total of 14,654 square feet of 
new commercial space is proposed within three buildings, each on its own separate lot, which include a bank, 
a convenience store with fueling stations, and a retail store. It is not clear whether the development will be 
served with public water or sewer. 

We submitted comments on a previous submission of this plan in which 16 single-family units were proposed, 
instead of the current 11 units. Pursuant to the standards of the LPD district, the development of single-family 
dwellings is only permitted pursuant to the regulations of the AGR Agricultural District and requires existing 
lots over 10 acres in size to be developed as Conservation Subdivisions (Article XVIA). It appears that in this 
resubmission, the applicant proposes to develop as an Option 2 Conservation Subdivision, in which no open 
space is required.  
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Tommy Ryan, Mgr. 

 

September 14, 2020 

 

RECOMMENDATION 

As this application is a tentative sketch plan, the Montgomery County Planning Commission (MCPC) generally 
does not issue a formal recommendation. We acknowledge that a number of changes which have been made 
to the plan will impact the relevance of some of our previous comments. However, we may restate previous 
comments which continue to be relevant in this current plan. In the course of our review we have also 
identified new issues which the Township may wish to consider prior to final approval.  Our comments are as 
follows: 

REVIEW COMMENTS 

 SITE PLANNING A.

1. Cluster. As stated above, the Applicant is proposing to develop the residential portion of the 
tract as an “Option 2” conservation subdivision, which is a by-right use of the land. While this 
development type is permissible on this land, we would like to reiterate our previous 
recommendation that the Applicant consider clustering the residential development instead, 
which would consume less land. The Township Open Space Plan indicates that there are 
significant scenic views of the property which can be seen traveling north on Valley Forge Road 
from the intersection with W. Skippack Pike; clustering houses to the east would preserve the 
scenic views and the underlying ground as open space.  

2. Vision Plan.  We would also like to reiterate our comment from our previous letter. Should the 
adopted Center Point Vision Plan remain a priority, the Township may wish to work with the 
applicant further to ensure these priorities are met.  

 TRANSPORTATION B.

1. Commercial Driveway Access from Skippack. We would like to reiterate our comment from 
our previous letter by recommending the removal of the RIRO access on Skippack Pike. We 
believe that it would eliminate a redundant driveway in proximity to another driveway, as well 
as improve the walkability and pedestrian-friendliness of the area by minimizing unnecessary 
pedestrian/vehicle conflict points. 

2. Access to Valley Forge Road. In our previous letter, we commented upon how several units 
were proposed to take direct access from Valley Forge Road. In this resubmission, we 
acknowledge the changes several units’ orientation to Valley Forge Road, which now front and 
take access from an internal road on the site. 

3. Sidewalks. We acknowledge the provision of sidewalks within the residential development. 
However, we would recommend that the sidewalks in the commercial development extend the 
entire frontage of the tract in question.  

4. Off-Site Connectivity. We would like to reiterate our comment from our previous letter by 
recommending the Township work with the Applicant to develop this property in a manner 
accommodating off-site connectivity from within this development. 
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Tommy Ryan, Mgr. 

 

September 14, 2020 

 

 CONCLUSION 

Please note that the review comments 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, 

 

 
Brian J. Olszak, Senior Planner  
bolszak@montcopa.org - 610-278-3737 

 
c: Palmer Village LLC, Applicant 
 J Edmund Mullin, Esq, Applicant’s Representative 
 Andrew R. Raquet, Asst. Township Zoning Officer 

  
 
Attachments:  1. Reduced copy of plan 
  2. Aerial Map 

mailto:bolszak@montcopa.org
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May 18, 2020 

 

 

Mr. Tommy Ryan 

Township Manager 

Worcester Township 

1721 Valley Forge Road 

P.O. Box 767 

Worcester, PA 19490 

 

RE: Traffic Review #1 – Sketch Plan Review 

 Palmer Tract Mixed-Use Development 

 Worcester Township, Montgomery County, PA 

 McMahon Project No. 820377.11 

 

Dear Tommy: 

 

Per the request of the Township, McMahon Associates, Inc. (McMahon) has prepared this comment 

letter, which summarizes our initial review of the proposed mixed-use development to be located in the 

northeast corner of the intersection of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) in 

Worcester Township, Montgomery County, PA.  We had completed a review of the subdivision plan in 

the past, but there had been no defined land uses.  The development is proposed to consist of 16 single-

family homes, 6,500 square feet of retail space, a 4,884 square-foot convenience store with 10 fueling 

positions, and a 3,270 square-foot bank with drive through.   Access to the development is currently 

proposed to be provided via a full-movement driveway to Skippack Pike (S.R. 0073), a right-in/right-out 

only driveway to Skippack Pike (S.R. 0073), and a right-in/right-out only driveway to Valley Forge Road 

(S.R. 0363). 

 

The following documents were reviewed and/or referenced in preparation of our traffic review: 

 

1. Sketch Plan (Concept Plan E-O and E-O Notes) for Palmer Village, LLC, prepared by Bohler 

Engineering, dated November 15, 2019. 

2. Transportation Impact Study Scoping Application for the Palmer Village Retail & Residential, 

prepared by Pennoni Associates, dated April 20, 2018. 

3. PennDOT Review Letter of the Transportation Impact Study Scoping Application for Palmer 

Village, LLC – Retail & Residential, dated May 30, 2018. 
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Upon review of the documents listed above for anticipated or existing transportation access, impacts, 

and mobility, McMahon offers the following comments for consideration by the Township and action by 

the applicant. 

 

1. The proposed development is in close proximity to the intersection of Skippack Pike (S.R. 0073) 

and Valley Forge Road (S.R. 0363), which currently experiences congestion during the weekday 

morning and weekday afternoon commuter peak periods.    The applicant should be aware that 

in order to alleviate the congestion currently experienced by vehicles at this intersection, long-

term roadway improvements at this intersection are likely necessary with any development of 

these properties.   These improvements may include an additional through lane on one or more 

approaches, as well as optimizing, improving, or adding auxiliary turn lanes, as stated in the 

Township Roadway Sufficiency Analysis (Act 209).   All proposed improvements along the site 

frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) should be consistent 

with the improvements outlined in the Township Roadway Sufficiency Analysis (Act 209).  Also, 

the applicant must consider the potential roadway improvements along both Skippack Pike (S.R. 

0073) and Valley Forge Road (S.R. 0363) from the Township Roadway Sufficiency Analysis (Act 

209) study when designing the site to ensure that the proposed buildings are setback far enough 

from any potential future roadway widening, and that the ultimate right-of-way necessary for 

improvements not provided at this time is available for such future improvements to occur. 

  

2. Since the transportation impact study (TIS) scoping application is now over two years old, and 

the uses/sizes of the proposed development have changed from what was assumed in the scoping 

application, the applicant must provide an updated transportation impact study scoping 

application for the development as it is proposed at this time.   Since access to the development 

is proposed via two state roadways, the updated scoping application must also be submitted to 

PennDOT for their concurrent review and concurrence. We recommend that a meeting be held 

among the parties to finalize the scope, if PennDOT feels that will be helpful.   

 

3. The updated transportation impact study (TIS) scoping application should document that the 

transportation impact study will include an analysis of existing, as well as opening year (i.e. 2022 

– to be confirmed) and full build year (i.e. 2027 – or five years after opening year) conditions both 

without and with the proposed development, at every proposed site access intersection and at 

the following off-site intersections that we recommend be evaluated at a minimum: 

  

• Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) 

• Skippack Pike (S.R. 0073) and Shearer Road 

• Skippack Pike (S.R. 0073) and Worcester Elementary School Driveway 

• Skippack Pike (S.R. 0073) and 2960 Skippack Pike (S.R. 0073) Driveway  

• Valley Forge Road (S.R. 0363) and Center Point Shopping Center Driveway 

• Valley Forge Road (S.R. 0363) and Defford Way 

 

Both levels-of-service and queuing should be addressed in the traffic study, and traffic impacts 

mitigated.  Also, the applicant should conduct auxiliary turn lane warrant analysis at all proposed 



Mr. Tommy Ryan 

May 18, 2020 

Page 3  

site access intersections.  An alternative transportation plan (ATP) must be completed for the 

provision of improvements that cannot be made due to constraints at the study locations, and 

must be acceptable to PennDOT, as well.     

 

4. The eastbound approach of Skippack Pike (S.R. 0073) at its intersection with the proposed full-

movement driveway/2960 Skippack Pike (S.R. 0073) driveway should be restriped to provide a 

dedicated left-turn lane into the proposed development.    This lane should be long enough to 

accommodate the longest expected 95th percentile queue and designed with the appropriate bay 

taper length. 

 

5. The applicant must investigate the potential of restricting the right-in/right-out only driveway 

along Skippack Pike (S.R. 0073) to right-out only in order to improve traffic operations in the 

immediate vicinity of this access.   Of concern is the potential for vehicular conflicts with vehicles 

entering the site at this access and vehicles traveling along the drive aisle between the bank and 

convenience store and vehicles using the fueling stations. 

  

6. The applicant should redesign the site so that access to residential lots 1 through 4 can be 

provided via the residential road system internal to the site as opposed to via individual 

driveway connections to Valley Forge Road (S.R. 0363) in order to improve access management 

along this congested section of Valley Forge Road (S.R. 0363).  In all subsequent submissions, the 

driveway locations for all residential lots should be shown on the plan. 

 

7. The right-in/right-out access design on Valley Forge Road (S.R> 0363) should be redesigned and 

flared more with the room available to provide a deceleration lane that is channelized into the 

ingress, and an accel lane that is channelized out from the egress in order to help prevent 

restricted left-turn in and out movements.  

 

8. The applicant should design the cul-de-sac road to account for a future potential roadway 

connection to the adjacent property to the north by extending the ultimate right-of-way along the 

proposed cul-de-sac road to the northern property line.  Designing the applicant’s roadway 

portion to account for this potential connection now will ensure that roadway connection to the 

adjacent property to the north can more easily be accomplished in the future with minimal impact 

to Lots 9 and 10.  Furthermore, the right of way for the roadway should be noted on the plan so 

future taking is not needed from the adjacent lots.    

 

9. A note should be added to the plan providing information on whether the proposed residential 

roads will be dedicated to the Township or will be maintained through a homeowner’s 

association.   

 

10. According to Section 150-153.B(6) of the Zoning Ordinance, one space per every 100 square feet 

of sales area is the required amount of parking for the convenience store portion of the site.   The 

total square footage for the convenience store is 4,884 square feet, however, based on information 

provided on Sheet E-O Notes, the parking for the convenience store has been calculated using 
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1,953 square feet of sales area, which equates to 20 parking spaces for the convenience store 

portion of the site.    Based on our experience with similar convenience stores with fueling station 

facilities, the proposed parking shown on the plan does not appear to be adequate to 

accommodate the expected peak parking demand of the convenience store with gas, especially 

since the user is not identified and the type of store and services it provides will be important to 

the design of the site for this use and the major roads it will serve.   The applicant must provide 

parking supply and demand information from similar area facilities.   If data collection is 

necessary to complete this task, it must occur under normal store operating conditions after the 

COVID-19 restrictions have been lifted.  

 

11. The applicant should investigate the possibility of relocating the drive-through area of the bank 

to another side of the building and/or revising this layout.  Of concern is the ability of the drive-

through in its current location to adequately accommodate queues without backing into the drive 

aisle to the east of the bank, and that vehicles exiting the drive-through area will need to make an 

unsafe U-Turn in order to travel to the Valley Forge Road (S.R. 0363) access. 

 

12. Adequate sight distance measurements must be provided for the proposed full-movement and 

right-in/right-out only driveway to Skippack Pike (S.R. 0073) and the proposed right-in/right-out 

only driveway to Valley Forge Road (S.R. 0363). 

 

13. A note must be added to the plan stating the area between legal right-of-way line and ultimate 

right-of-way line should be offered for dedication to the authority having jurisdiction over the 

road as required by Section 130-16.C(2)(c) of the Subdivision and Land Development 

Ordinance. 

 

14. According to Section 130-18.A of the Subdivision and Land Development Ordinance, sidewalk 

is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).  

The plan currently shows sidewalk along only a portion of the Skippack Pike (S.R. 0073) site 

frontage and does not show any sidewalk along the Valley Forge Road (S.R. 0363) site frontage.  

We recommend that the plan be revised to show sidewalk along the entire site frontages of 

Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) that connects to the intersection 

crosswalks of S.R. 0073/S.R. 0363, or a waiver must be requested from this ordinance section.  We 

do note that there is currently no sidewalk along either side of Skippack Pike (S.R. 0073) in the 

vicinity of the site, however the applicant’s plan shows a small portion of sidewalk connectivity 

only in the vicinity of the two access points along S.R. 0073.   Sidewalk is currently provided along 

a portion of the western side of Valley Forge Road (S.R. 0363) near Skippack Pike (S.R. 0073).  

While again we recommend the provision of sidewalk on the plans (and minimally along the 

commercially-zoned parcels), the Board of Supervisors may desire to consider deferring this 

requirement of the applicant/land owner of record to complete them at a future time and at no 

cost to the Township, and/or a fee in lieu of sidewalks may be requested to be kept in escrow for 

future sidewalk installations in the Township and/or area of these properties.    
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15. According to Section 130-18.B of the Subdivision and Land Development Ordinance, curbing 

is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 

0363).  The plan currently does not show any curbing along the Skippack Pike (S.R. 0073) and 

Valley Forge Road (S.R. 0363) site frontages. The plan should either be revised to show curbing 

along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363), or a 

waiver must be requested from this ordinance section.  It should be noted that there is currently 

curbing along the southern side of Skippack Pike (S.R. 0073) and along a portion of the western 

side of Valley Forge Road (S.R. 0363) near Skippack Pike (S.R. 0073), and therefore we suggest it 

may be appropriate around this development.  Alternatively, the Board of Supervisors may 

consider deferring this obligation that is required of the applicant until such a time as may be 

required by the Township or PennDOT for this property, whether under present or future land 

ownership, and at no cost to Worcester Township, or may desire to consider a fee in lieu of curb to 

be kept in escrow for future curb installations in the Township and/or area of these properties. 

   

16. The curb radii should be shown on the plan at all Skippack Pike (S.R. 0073) and Valley Forge 

Road (S.R. 0363) driveways and be in accordance with Section 130-17.B(3) of the Subdivision 

and Land Development Ordinance. 

 

17. The curb radii throughout the parking areas in the commercial portion of the site should be shown 

on the plan as required in Section 130-17.D(10) of the Subdivision and Land Development 

Ordinance. 

 

18. The curb radii should be labeled on the plan at all intersections throughout the residential portion 

of the site and be in accordance with Section 130-16.E(8) of the Subdivision and Land 

Development Ordinance. 

 

19. Sidewalk along both sides of the proposed residential roads is required in Section 130-18.A of the 

Subdivision and Land Development Ordinance.  

 

20. Turning templates should be provided demonstrating the ability of trash trucks and 

fire/emergency vehicles specific to Worcester Township to maneuver into and out of all site 

driveways and entirely through both the residential and commercial portions of the site.  The 

Township Fire Marshall shall also review and approve these plans. 

 

21. ADA ramps should be shown on the plan at all locations where the sidewalk meets the drive 

aisles/parking lots, as well as in the immediate vicinity of all proposed ADA parking spaces. 

 

22. The stop bar on the northbound left-turn lane on the drive aisle leading to/from Skippack Pike 

(S.R. 0073) at its intersection with the drive aisle leading to/from the retail and convenience store 

portions of the site should be removed. 

 

23. A stop sign should be shown on the plan at the following locations: 

 



Mr. Tommy Ryan 

May 18, 2020 

Page 6  

• On the full-movement and right-in/right-out only driveway approaches at their intersection 

with Skippack Pike (S.R. 0073) and on the right-in/right-out only driveway approach at its 

intersection with Valley Forge Road (S.R. 0363). 

• On the westbound approach of the drive aisle leading from the retail portion of the site at its 

intersection with the drive aisle leading to/from the full-movement driveway with Skippack 

Pike (S.R. 0073). 

• On the eastbound and westbound approaches of the driveway connection between the 

convenience store and the bank to the north of the right-in/right-out only driveway along 

Skippack Pike (S.R. 0073).   The stop signs in this area should be located as to not interfere 

with the crosswalk shown on the plan. 

• On the southbound drive-through egress approach at its intersection with the drive aisle to 

the south of the bank. 

• On the northbound approach of the drive aisle between the convenience store and bank at its 

intersection with the drive aisle to the north of the bank and convenience store. 

• On the westbound approaches of the residential road serving units 11 through 13 at both its 

intersections with the main road leading to/from Skippack Pike (S.R. 0073) and the 

commercial portion of the site. 

 

24. A stop bar should be shown on the plan at all proposed stop sign locations throughout the site. 

 

25. “No Outlet” signs should be posted on the residential road approach at its intersection with the 

main drive aisle to the north of the commercial portion of the site facing Skippack Pike (S.R. 0073). 

 

26. “Do Not Enter” signs should be shown on both sides of the southern end of the bank drive 

through. 

 

27. Provisions should be made to accommodate a public transit stop along the site frontage(s).  The 

applicant’s engineer should discuss this aspect with SEPTA during the planning phase, involving 

the Township in any meetings and correspondence, and appropriately design the bus stop and 

provide adequate pedestrian connectivity to/from the adjacent site.    

 

28. Since Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) are State roadways, a PennDOT 

Highway Occupancy Permit (HOP) will be required for any modifications/improvements within 

the legal and ultimate right-of-way along Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 

0363).  The Township and our office must be copied on all plan submissions and correspondence 

between the applicant and PennDOT and invited to any and all meetings between these parties. 

 

29. According to the Township’s Roadway Sufficiency Analysis, the proposed development is 

located in Transportation Service Area North, which has a corresponding impact fee of $3,977 per 

“new” weekday afternoon peak hour trip and the applicant will be required to pay a 

Transportation Impact Fee in accordance with the Township’s Transportation Impact Fee 

Ordinance.  The transportation impact fee for the proposed development will be calculated upon 

our review of the transportation impact study.  It should be noted that in order to accurately 
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calculate the transportation impact fee for the proposed development, the applicant must provide 

information on the existing use(s) of the site. 

 

30. A more detailed review of the site and all transportation-related elements on the plan will be 

conducted as the development advances to land development.  Additional comments are 

expected to be raised at that point upon submission of the TIS and land development plans and 

materials.  The applicant/property owner(s) are encouraged to meet with Township staff and 

consultants in advance of any formal submissions to gain guidance and inputs on what will be 

needed for review and approvals. 

 

31. In all subsequent submissions, the applicant's engineer must provide a response letter that 

describes how each specific review comment has been addressed, where each can be found in the 

revised study, plan sheets, or other materials, as opposed to providing general responses.  This 

will aid in the detailed review and subsequent review timeframes. 

 

We trust that this review letter responds to your request.  If you or the Township have any questions or 

require clarification, please contact McMahon’s project manager, Chad Dixson, AICP, PP or myself. 

 

Sincerely, 

 
Casey A. Moore, P.E.    

Executive Vice President – Corporate Operations     

 

BMJ/CD/CAM 

 

Joseph Nolan, P.E., CKS Engineers (Township Engineer) 

 Robert Brant, Esquire (Township Solicitor) 

Fran Hanney, PennDOT 

 Susan LaPenta, PennDOT 

 William R Reardon, P.E., Bohler Engineering 

 J. Edmund Mullin, Esquire, HRMML 

 John Zaharchuk, Summit Realty Advisors (applicant) 

 
I:\eng\WORCETO1\820377 - Palmer Tract\Correspondence\Out\2020-05-18 FINAL Review Letter #1.docx 
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August 20, 2020 
 
 
Mr. Tommy Ryan    
Township Manager    
Worcester Township    
1721 Valley Forge Road   
P.O. Box 767 
Worcester, PA 19490 
 
RE: Traffic Review #2 –Sketch Plan (Concept ‘F’) Review 
 Palmer Tract Mixed-Use Development 
 Worcester Township, Montgomery County, PA 
 McMahon Project No. 820377.11 
 
Dear Tommy: 
 
Per the request of the Township, McMahon Associates, Inc. (McMahon) has prepared this comment 
letter, which summarizes our second (2nd) review of the proposed mixed-use development to be located 
in the northeast corner of the intersection of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) 
in Worcester Township, Montgomery County, PA.  The development is currently proposed under this 
revised concept to consist of 11 large-lot, single-family homes, 6,500 square feet of retail space, a 4,884 
square-foot convenience store with 10 fueling positions, and a 3,270 square-foot bank with drive through.   
Access to the commercial portion of the development is currently proposed to be provided via a full-
movement driveway to Skippack Pike (S.R. 0073) that is located directly opposite the Center Point 
Shopping Center access and proposed to be signalized , a right-in/right-out only driveway to Skippack 
Pike (S.R. 0073), and a right-in/right-out only driveway to Valley Forge Road (S.R. 0363).   Access to the 
residential portion of the development is proposed to be provided via a separate full-movement 
driveway to Valley Forge Road (S.R. 0363) located about 400 feet south of the property’s northern 
property line. 
 
The following document was reviewed and/or referenced in preparation of our traffic review: 
 

1. Sketch Plan (Concept Plan F) for Palmer Village, LLC, prepared by Bohler Engineering, dated July 
1, 2020. 

 
A previous review of an alternative concept plan (sketch plan) was completed for this property and our 
review is dated May 18, 2020.  Our office had a subsequent meeting on May 29, 2020 with the applicant 
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and their project team, Township representatives and PennDOT to go over technical review questions of 
the applicant team of the Township and PennDOT.   
 
Upon review of the document listed above for anticipated or existing transportation access, impacts, and 
mobility, McMahon offers the following comments for consideration by the Township and action by the 
applicant.  It should be noted that this review letter pertains only to the submitted sketch (concept) plan, 
and the applicant must still address our comments pertaining to the transportation impact study 
scoping application contained in our May 18, 2020 review letter and submission of the study. 
  

1. The proposed development is in close proximity to the intersection of Skippack Pike (S.R. 0073) 
and Valley Forge Road (S.R. 0363), which currently experiences congestion during the weekday 
morning and weekday afternoon commuter peak periods.    The applicant should be aware that 
in order to alleviate the congestion currently experienced by vehicles at this intersection, long-
term roadway improvements at this intersection are likely necessary with any development of 
these properties.   These improvements may include an additional through lane on one or more 
approaches, as well as optimizing, improving, or adding auxiliary turn lanes, as stated in the 
Township Roadway Sufficiency Analysis (Act 209).   All proposed improvements along the site 
frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) should be consistent 
with the improvements outlined in the Township Roadway Sufficiency Analysis (Act 209).  Also, 
the applicant must consider the potential roadway improvements along both Skippack Pike (S.R. 
0073) and Valley Forge Road (S.R. 0363) from the Township Roadway Sufficiency Analysis (Act 
209) study when designing the site to ensure that the proposed buildings are setback far enough 
from any potential future roadway widening, and that the ultimate right-of-way necessary for 
improvements not provided at this time is available for such future improvements to occur. 

  
2. The eastbound approach of Skippack Pike (S.R. 0073) at its intersection with the proposed full-

movement driveway/2960 Skippack Pike (S.R. 0073) driveway should be restriped to provide a 
dedicated left-turn lane into the proposed development.    This lane should be long enough to 
accommodate the longest expected 95th percentile queue and designed with the appropriate bay 
taper length. It should be designed back-to-back with the westbound left-turn lane at S.R. 0363, 
which should be lengthened the maximum amount.   
 

3. The applicant must investigate the potential of restricting the right-in/right-out only driveway 
along Skippack Pike (S.R. 0073) to right-in only in order to improve traffic operations in the 
immediate vicinity of this access.   Of concern is the potential for vehicular conflicts with vehicles 
entering back onto S.R. 0073 into a right turn lane widening that extends from the intersection of 
S.R. 0363, as well as vehicles merging across two lanes of traffic to get into the westbound left-
turn lane to go south on S.R. 0363.  Vehicles can more safely exit at the proposed signalized access, 
and turn right onto Skippack Pike (S.R. 0073) to approach the intersection of S.R. 0363.   

  
4. The right-in/right-out access on Valley Forge Road should be evaluated for a left-in/right-in/right-

out design with left-turn egress prohibited.  Widening should be considered and extend from the 
southbound left-turn lane on Valley Forge Road (S.R. 0363) northerly to the northern property 
line of the residential portion of the tract to create a three-lane cross-section on Valley Forge Road 
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(S.R. 0363), thus providing for left-turn lanes for the new commercial driveway, the new 
residential road to the subdivision and a center left-turn area for the properties in between and 
on the west side of S.R. 0363.  The channelization island for the commercial area right-turn egress 
movement should be enlarged and flared to better restrict left-turn egress movements.  
 

5. If the traffic study analyses conclude that the S.R. 0363 access for the commercial portion of the 
project will operate safely and efficiently with allowing an left-turn ingress, and is also supported 
by PennDOT, then the applicant’s site engineer should re-examine the internal roadway between 
S.R. 0363 and the proposed signal at S.R. 0073 to design it with traffic calming features so as not 
to become a desired short-cut for drivers to divert their planned route along the state highways 
to avoid the signal at the S.R.0073/S.R.0363 intersection.              
 

6. It is recommended that an emergency-only access connection be provided to the residential 
portion of the site from Skippack Pike (S.R. 0073).  This can be accomplished by providing an 
emergency-only access easement from the drive aisle to the north of the commercial portion of 
the site to the residential road between lots 5 and 6, and the provision of a paved trail connection 
that could function as pedestrian access, as well to/from the neighborhood.  The trail should be 
of stabilized materials that would allow vehicle support if used for an emergency.   

 
7. A note should be added to the plan providing information on whether the proposed residential 

roads will be dedicated to the Township or will be maintained through a homeowner’s 
association.   

 
8. According to Section 150-153.B(6) of the Zoning Ordinance, one space per every 100 square feet 

of sales area is the required amount of parking for the convenience store portion of the site.   The 
total square footage for the convenience store is 4,884 square feet; however, based on information 
provided on Sheet 3, the parking for the convenience store has been calculated using 1,953 square 
feet of sales area, which equates to 20 parking spaces for the convenience store portion of the site.    
Based on our experience with similar convenience stores with fueling station facilities, the 
proposed parking shown on the plan does not appear to be adequate to accommodate the 
expected peak parking demand of a convenience store with gas, especially since the user is not 
identified and the type of store and services it provides will be important to the design of the site 
for this use and the major roads it will serve.   The applicant must provide ample parking supply 
and demand information from similar area facilities, or for a specific tenant of this parcel if one 
is identified.  The site plan must be designed accordingly.   If data collection is necessary to 
complete this task, it must have occurred in a parking study before COVID-19 or occur under 
normal store operating conditions after the COVID-19 restrictions have been lifted.  Furthermore, 
due to the impact of COVID-19, some retailers are considering pick-up windows for these types 
of uses, and that should be considered into the design of the plan if it is permissible by the 
Township.    
 

9. The alignment of the left-turn lanes at the newly-proposed commercial area site driveway onto 
S.R. 0073 and the Centre Point Shopping Center onto S.R. 0073 must be modified to align more 
directly opposite one another.  The PennDOT Signals and HOP section is also expected to 
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comment that this be designed this way.   This will necessitate shifting the site access further to 
the east.  The traffic engineer for the project, upon analyzing the best lane designations for the 
minor road approaches, should assist with the alignment.   
 

10. The applicant should investigate the possibility of relocating the drive-through area of the bank 
to another side of the building and/or revising this layout.  Of concern is the ability of the drive-
through in its current location to adequately accommodate queues without backing into the drive 
aisle to the east of the bank, and that vehicles exiting the drive-through area will need to make an 
unsafe U-Turn in order to travel to the Valley Forge Road (S.R. 0363) or Skippack Pike (S.R. 0073) 
accesses. 
 

11. Adequate sight distance measurements must be provided for the proposed full-movement and 
right-in/right-out only driveways to Skippack Pike (S.R. 0073) and the proposed full-movement 
and right-in/right-out only driveways to Valley Forge Road (S.R. 0363). 

 
12. A note must be added to the plan stating the area between legal right-of-way line and ultimate 

right-of-way line should be offered for dedication to the authority having jurisdiction over the 
road as required by Section 130-16.C(2)(c) of the Subdivision and Land Development 
Ordinance. 

 
13. According to Section 130-18.A of the Subdivision and Land Development Ordinance, sidewalk 

is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).  
The plan currently shows sidewalk along only a portion of the Skippack Pike (S.R. 0073) site 
frontage and does not show any sidewalk along the Valley Forge Road (S.R. 0363) site frontage.  
We recommend that the plan be revised to show sidewalk (or multi-purpose trail if preferred by 
the Township)  along the entire site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road 
(S.R. 0363) that connects to the intersection crosswalks of S.R. 0073/S.R. 0363 especially to connect 
the residential and commercial portions of the project and to initiate multimodal connectivity in 
this area.  Otherwise, a waiver must be requested from this ordinance section.  We do note that 
there is currently no sidewalk along either side of Skippack Pike (S.R. 0073) in the vicinity of the 
site, however the applicant’s plan shows a small portion of sidewalk connectivity only in the 
vicinity of the two access points along S.R. 0073.   Sidewalk is currently provided along a portion 
of the western side of Valley Forge Road (S.R. 0363) near Skippack Pike (S.R. 0073).  While again 
we recommend the provision of sidewalk and/or a multi-purpose trail on the plans, the Board of 
Supervisors may consider deferring this requirement of the applicant/land owner of record to 
complete them at a future time and at no cost to the Township, and/or a fee in lieu of sidewalks 
may be requested to be kept in escrow for future sidewalk installations in the Township and/or 
area of these properties.    
 

14. According to Section 130-18.B of the Subdivision and Land Development Ordinance, curbing 
is required along the site frontages of Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363).  
The plan currently does not show any curbing along the Valley Forge Road (S.R. 0363) site 
frontage and curbing along only a portion of the Skippack Pike (S.R. 0073) site frontage. The plan 
should either be revised to show curbing along the entire site frontages of Skippack Pike (S.R. 
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0073) and Valley Forge Road (S.R. 0363), or a waiver must be requested from this ordinance 
section.  It should be noted that there is currently curbing along the southern side of Skippack 
Pike (S.R. 0073) and along a portion of the western side of Valley Forge Road (S.R. 0363) near 
Skippack Pike (S.R. 0073), and therefore we suggest it may be appropriate on the frontages of this 
development.  Alternatively, the Board of Supervisors may consider deferring this obligation that 
is required of the applicant until such a time as may be required by the Township or PennDOT for 
this property, whether under present or future land ownership, and at no cost to Worcester Township, 
or may desire to consider a fee in lieu of curb to be kept in escrow for future curb installations in 
the Township and/or area of these properties. 

   
15. The curb radii should be shown on the plan at all Skippack Pike (S.R. 0073) and Valley Forge 

Road (S.R. 0363) driveways and be in accordance with Section 130-17.B(3) of the Subdivision 
and Land Development Ordinance. 
 

16. The curb radii throughout the parking areas in the commercial portion of the site should be shown 
on the plan as required in Section 130-17.D(10) of the Subdivision and Land Development 
Ordinance. 
 

17. The curb radii should be labeled on the plan at the internal intersection located in the residential 
portion of the site and be in accordance with Section 130-16.E(8) of the Subdivision and Land 
Development Ordinance. 

 
18. Turning templates should be provided demonstrating the ability of trash trucks and 

fire/emergency vehicles specific to Worcester Township to maneuver into and out of all site 
driveways and entirely through both the residential and commercial portions of the site.  The 
Township Fire Marshal shall also review and approve these plans. 
 

19. ADA ramps should be shown on the plan at all locations where the sidewalk meets the drive 
aisles/parking lots, as well as in the immediate vicinity of all proposed ADA parking spaces. 
 

20. A crosswalk should be shown on the plans across the northbound approach of the residential 
road adjacent to lot 10 at its intersection with the residential road leading to/from Valley Forge 
Road (S.R. 0363).  ADA ramps should be shown on the plans on both sides of this residential road 
where the crosswalk meets the sidewalk. 
 

21. The stop bar on the northbound left-turn lane on the drive aisle leading to/from Skippack Pike 
(S.R. 0073) at its intersection with the drive aisle leading to/from the retail and convenience store 
portions of the site should be removed. 

 
22. A stop sign should be shown on the plan at the following locations.   It should be noted that a 

stop bar should be shown on the plan at all proposed stop sign locations throughout the site. 
 
• On the full-movement and right-in/right-out only driveway approaches at their intersections 

with Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363). 
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• On the eastbound and westbound approaches of the drive aisle leading to/from the retail and 
convenience store portions of the site at their intersection with the drive aisle leading to/from 
the full-movement driveway with Skippack Pike (S.R. 0073). 

• On the eastbound and westbound approaches of the driveway connection between the 
convenience store and the bank to the north of the right-in/right-out only driveway along 
Skippack Pike (S.R. 0073).   The stop signs in this area should be located as to not interfere 
with the crosswalk shown on the plan. 

• On the southbound drive-through egress approach at its intersection with the drive aisle to 
the south of the bank. 

• On the northbound approach of the drive aisle between the convenience store and bank at its 
intersection with the drive aisle to the north of the bank and convenience store. 

• On the northbound approach of the residential road adjacent to lot 10 at its intersection with 
the residential road leading to/from Valley Forge Road (S.R. 0363). 

 
23. “No Outlet” signs should be posted on the residential road approach at its intersection with 

Valley Forge Road (S.R. 0363) facing Valley Forge Road (S.R. 0363). 
 

24. “Do Not Enter” signs should be shown on both sides of the southern end of the bank drive 
through. 
 

25. “Pedestrian Crossing” signs should be shown on the plan on both sides of the proposed crosswalk 
to the east of the internal intersection in the residential portion of the site. 
 

26. All proposed signs should be labeled on the plan, with sign designations and sizes listed. 
 

27. Provisions should be made to accommodate a public transit stop along the site frontage(s).  The 
applicant’s engineer should discuss this aspect with SEPTA during the planning phase, involving 
the Township in any meetings and correspondence, and appropriately design the bus stop with 
consideration of a bus shelter and provide adequate pedestrian connectivity to/from the adjacent 
commercial site.    
 

28. Since Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 0363) are State roadways, a PennDOT 
Highway Occupancy Permit (HOP) will be required for any modifications/improvements within 
the legal and ultimate right-of-way along Skippack Pike (S.R. 0073) and Valley Forge Road (S.R. 
0363).  The Township and our office must be copied on all plan submissions and correspondence 
between the applicant and PennDOT and invited to any and all meetings between these parties. 
 

29. All relevant comments and action items from the May 29, 2020 Zoom call involving PennDOT, 
the Township representatives and the applicant’s project team that pertain to the new concept as 
well as the prior one should be addressed in the plan submission and traffic study to be submitted 
for the project.  Copies of those minutes should be provided to the Township.     

 
30. According to the Township’s Roadway Sufficiency Analysis, the proposed development is 

located in Transportation Service Area North, which has a corresponding impact fee of $3,977 per 
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“new” weekday afternoon peak hour trip and the applicant will be required to pay a 
Transportation Impact Fee in accordance with the Township’s Transportation Impact Fee 
Ordinance.  The transportation impact fee for the proposed development will be calculated upon 
our review of the transportation impact study.  It should be noted that in order to accurately 
calculate the transportation impact fee for the proposed development, the applicant must provide 
information on the existing use(s) of the site. 

 
31. A more detailed review of the site and all transportation-related elements on the plan will be 

conducted as the development advances to land development.  Additional comments are 
expected to be raised at that point upon submission of the TIS and formal land development plans 
and materials.  The applicant/property owner(s) may consider meeting with Township staff and 
consultants in advance of any formal submissions to gain technical guidance and inputs on the 
comments herein and what will be needed for review and approval considerations. 
 

32. In all subsequent submissions, the applicant's engineer must provide a response letter that 
describes how each specific review comment has been addressed, where each can be found in the 
revised study, plan sheets, or other materials, as opposed to providing general responses.  This 
will aid in the detailed review and subsequent review timeframes. 

 
We trust that this review letter responds to your request.  If you or the Township have any questions or 
require clarification, please contact McMahon’s project manager, Chad Dixson, AICP, PP or myself. 
 
Sincerely, 

 
Casey A. Moore, P.E.    
Executive Vice President – Corporate Operations     
 
BMJ/MEE/CED/CAM 
 

Joseph Nolan, P.E., CKS Engineers (Township Engineer) 
 Robert Brant, Esquire (Township Solicitor) 

Fran Hanney, PennDOT 
 Susan LaPenta, PennDOT 
 William R Rearden, P.E., Bohler Engineering 

Brian Keaveney, P.E. – Pennoni Associates 
 J. Edmund Mullin, Esquire, HRMML 
 John Zaharchuk, Summit Realty Advisors (applicant) 
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