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MINUTES 

WORCESTER TOWNSHIP PLANNING COMMISSION 

WORCESTER TOWNSHIP COMMUNITY HALL 

1031 VALLEY FORGE ROAD, WORCESTER, PA 19490 

THURSDAY, DECEMBER 12th, 2024 - 7:00 PM 

 

1. CALL TO ORDER 

The meeting was called to order at 7:02 PM 

 

2. ATTENDANCE 

All members were present. 

 

3. APPROVAL OF MEETING MINUTES 

A motion to approve the minutes from the November 21, 2024 Planning Commission 

meeting was made by Mr. Koch and seconded by Mr. Sherr. They were approved 

unanimously with the following modifications: 

 

• Correction of the vote result from "4, 1, 0" to "4, 0, 1” to recommend the approval 

of the Bradford Smith Subdivision, with Mr. Andorn abstaining. 

• Removal of the word "by" from the phrase "the motion was approved by 

unanimously." 

• Correction of the spelling of resident Winnie Hayes' name. 

 

4. LAND DEVELOPMENT 

Consider Recommendation for approval of LD 2024-01 Wangia Minor Subdivision at 

1205 Hollow Road 

 

John Evarts, Township Engineer, provided his review letter and stated that the majority 

of the items have to do with the building process rather than the actual subdivision itself.  

Mr. Evarts also followed up on a concern that Mr. Andorn raised at a prior meeting 

regarding prior subdivisions of this property and has concluded that due to the age of 

prior subdivisions, the current plan is in compliance with our ordinances.  Lastly, Mr. 

Evarts addressed the request of continuing access to a barn on the property which will be 

address through an access easement. 

 

Waivers were discussed regarding sidewalks, road widening and traffic impact fees. 

 

The applicant’s engineer stated that applicant is willing to comply with all staff and 

engineering comments before recording plan. 

 

Mr. Sherr asked if there was any public comment on the matter. 

 

Mr. Koch made a motion to recommend approval of the subdivision with the requested 

waivers, Ms. Greenawalt seconded the motion, and the motion passed 5-0. 

 

Review of LD 2024-04 - Cathcart Investment Partners Sketch Plan – 1507 Potshop Rd 
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Tom Bentley of Bentley Homes made a general presentation of the plan, a 11-unit 

subdivision with lots of an average of 7 acres.  The homes are planned to sell for $1.7 

million to start. 

 

Mr. Koch asked who would be maintaining the stormwater basin, Mr. Bentley responded 

that they weren’t sure yet. 

 

Mr. Bentley also mentioned that they support a deed restriction for the lots that would 

prevent additional subdivision in the future.  Mr. Sherr supports that option.  Ms. 

Greenawalt commented that the plan was beautiful. 

 

General discussion on potential waivers, who would own the road, lot size and 

topography.  The lots are also planned to be private wells and on-site septic. 

 

General reaction from Planning Commission was positive and Mr. Bentley stated they 

will take the feedback and come back in the future. 

 

5. OTHER BUSINESS 

Mr. DeMeno requested feedback on merging the November and December meeting in 

2025 to one meeting to be held in early December to avoid the holiday season overlap.  

Planning Commission was well received.  Mr. DeMeno will incorporate that into the 

proposed meeting schedule for 2025.  

 

6. PUBLIC COMMENT 

None 

 

7. ADJOURNMENT  

The meeting was adjourned at 7:34 PM. 

 

 



Planning Commission Meeting Minutes 
Worcester Township Community Hall – 1031 Valley Forge Rd., Worcester, PA 19490  

January 24th, 2025 
 

Attendees:  
Tony Sherr, Chairman 
Bob Andorn 
Lee Koch 

1. Call to Order 

• The meeting was called to order by Chairman Sherr at 7:01 PM. 

2. Appointment of Chairperson and Officers 

• Motion: Mr. Andorn proposed a motion to appoint a temporary chairman. 

• Discussion:  

o Mr. Andorn wanted input from absent members. 

o Manager DeMeno noted that Ms. Greenawalt had sent an email favoring the 
current structure. 

• Outcome: Motion did not receive a second.  Motion fails. 

• New Motion: Lee Koch moved to keep the current chairperson, vice chairperson, 
and secretary.  

o Chairman Sherr seconded the motion. 

o Vote: 2 in favor (Sherr, Koch), 1 opposed (Andorn) - Motion passed. 

3. Meeting Minutes 

• Chairman Sherr mentioned that previous meeting minutes were not available with 
enough time for appropriate review.   

• Action: Approval postponed until next month. 

4. Land Development Proposals 

• No new land development proposals for review. 

5. Discussion of Draft Accessory Structure Zoning Amendment 

• General Updates:  



o Manager DeMeno incorporated feedback from the last meeting. 

o Definitions added for barns, greenhouses, silos, and agricultural products. 

• Key Changes & Discussions:  

o Greenhouses: Initially defined as glass structures; updated to include PVC 
and other modern materials. 

o Silos: Defined traditionally as cylindrical structures but with flexibility for 
different shapes. 

o Accessory Structures: Need for precise definition to distinguish between 
accessory uses and buildings. 

o Setbacks: Discussed five-foot vs. ten-foot minimums based on lot sizes. 

o Lot Sizes & Accessory Structure Limits: Merged requirements to ensure 
self-limiting design without unnecessary complexity. 

• Outstanding Issues:  

o Clarifying the distinction between accessory buildings and accessory 
structures. 

o Handling of accessory dwelling units (ADUs) and their potential inclusion 
within existing structures. 

o Addressing buildings with bathrooms that do not meet full dwelling unit 
requirements. 

o Potential ordinance updates to avoid unnecessary zoning hearing board 
processes. 

6. Additional Business 

• Accessory Dwelling Units (ADUs):  

o Discussion on allowing ADUs for family members while preventing misuse. 

o Current requirement: Special exception application to the zoning hearing 
board. 

o Proposal: Streamline approval with deed restrictions instead of a full hearing. 

• Non-Residential Structures on Vacant Lots:  



o Question raised: Can a garage or storage structure exist before a primary 
dwelling is built? 

o Zoning laws currently prohibit non-residential structures as primary uses in 
residential areas. 

7. Public Comment 

• Mr. McGrane had a number of comments on the usage of Township owned open 
space and questioned why the Township is a landowner at all.  Discussion on the 
topic by all members of Commission. 

7. Adjournment 

• Meeting concluded at 8:22 PM. 
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ERECI'ED  INTO  A TOWNSHIP  IN 1733

TOWNSHIP  OF  WORCESTER
AT THE  CENTER  POINT  OF MONTGOMERY  COUNTY

PENNSYLVANIA
1721 Valley  Forge Road
p.o.  Box767
Worcester,  PA 19490

Phone (610) 584-1410
Fax (610) 584-8901

APPENDIX

SUBDIVISION  AND  LAND  DEVELOPMET  APPLICATION

Date  of  Application: Fee  Paid: w.'r.p.c  File  No

Application  for:

Preliminary  Review

Final  Review

1-) PrQPelt37:  AddreSS  2,991 Mohi11  Road

Location/Parcel  Number  67-00-02449-00-4

2 .)  Owner  of  record  of  land:  Name  Khira  Ruthrauff  Tel.  #

Address:  2991  Mohill  Road,  Norristown,  PA  19403  Email

3 .) Applicant:  Name  SAME  AS  OWNER  Tel.  #

Address  Email

4 .)  Agent  or  Attorney,  (if  any):  Name  Tel  #

Address  Email

5.) Registerd Engineer or Slulrv08emr,a NetahmleeheTmimPokthXuPl,eW5oodrow, P.E Tel # 215-542-5648
Address  Lower  Gwynedd,  PA  19002  Email  twoodrow@,woodrowinc.com

6 .) Name  of  Subdivision  or  Development:  2991  Mohill  Road

7. ) Wheredeedisrecorded:  BookNo.  6005 PageNo.  2277

8. ) No.  of  Lots  or  Dwelling  Units:  Two

9. ) Average  Lot  Size:  1.71 acres

10. ) Density  (dwelling  units  per  acre):

11. ) Total  Area  to be developed  or  subdivided:

*Gross  3.42Acres  **Net  3.42Acres

Area  in  flood  plain  (if  any)

12. ) Water  Supply:  Public  system  On  lot  system  Well

13. ) Sewage  System:  Public  system  ---  On  lot  system  Septic

14. ) List  of  all  Encumbrances:

Amount  Name  &AddressofPerson/Firm  Bk.No.  

None  Known

15.)  Zoning  classification  of  subject  land: R-175  Residential  District

www.worcestertwp.com



Firefox

1 0f  Q

cibuut  hl:ti"ily

'sVlJ-)("  r-tie =:

16. ) LXi)lallatOfT blti'[tllleilt  (lf  l)lal} ((i lee faeay lelSeii

Creatioi'i  of  one  nesv  Liuiiciin  lut

llC'lk

Artac  bed

19.) Stateruenr fixiiig  period reqiie:aed for cciiuHdetii+n cii all irein-, lJl P.:u agrapli R rllf'+(1'lj

None

Tc+l.il

ci (JtuLis

b.  SidewalRs.

c.  'v'i,7idenin=zofExistuxgSheets

c: Pail<  !;uid

e 'illCct  [ :glii;i:,,

i Stt+rrri  Di:-iinaae

y) 'iS'ritei Suplitv Jk hiie ihil:i;int'+

Ji Ser'sageDxspns,il .. .

1. A-ic-urunhents . S5ii0  0(') 4 .'l "2 I')QC) (;' )

.1. I-<'indscriping  

k E.k

.'l ) A co)iv cf  tbe riescii1'itiou of rbe land ab set fiiitli  m ihc deed 'Sll.lll be art.iilieJ

"k Gross  -Are;i  -  aiea  cJcnl.tted  to  center  of  stieet

*'a'NetArea-areacalculatedtotl'ieriglitufssti>Setaie;'is;aietoli,ii:e<lftiii-i:iibitoii:iiiiiii..ii-ii

req}lll'e!l]elltS

7 -'I i "s  '<  ti!f  l M



ERECIED  INTO  A  TOWNSHIP  IN  1733

TOWNSHIP  OF  WORCESTER
AT  THE  CENTER  POINT  OF  MONTGOMERY  COUNTY

PENNSYLVANIA
1721  Valley  Forge  Road

p.o.  Box767

Worcester,  PA  19490

Phone  (610)  584-1410

Fax  (610)  584-8901

EXTENSION  OF  TIME

Date:

Attn:  Township  Manager

Worcester  Township

1721  ValleyForgeRoad

p.o.  Box  767

Worcester,  PA  19490

Dear  Township  Manager:

RE:  SUBDIVISION  PLAN/LAND  DEVELOPMET  PLAN  OF  2991  Mohill  Road

On , I (we)  submitted  the  referenced  plan  for  official  filing.

Please  be advised  that  notwithstanding  any  contrary  provision  of  the  Pennsylvania  Municipalities

Planning  Code  or  the  Worcester  Township  Subdivision  and  Land  Development  Ordinance,  this

letter  will  serve  as notice  to Worcester  Township  that  the  requirement  that  action  be taken  on  this

Plan  within  ninety  (90)  days,  is hereby  waived,  without  limitation  as to time.

This  wavier  is granted  to permit  us to make  such  adjustments  or  revisions  to  the  Plan  as may  be

required  during  the  Plan  review  process.

If  we  ever  deem  it  necessary  to limit  the  time  of  the  subdivision  or  land  development  review

process,  we  may  revoke  this  extension  of  time  in  writing,  sent  certified  mail,  return  receipt

requested,  and  the  Township  shall  be obligated  to render  a decision  on  our  plans  within  sixty

(60)  days  after  the  date  on  which  the  written  revocation  notice  was  received.

If  the  township  determines  that  insufficient  progress  is being  made  towards  concluding  the

subdivision  or  land  development  review  process,  the  Township  may  revoke  this  extension  of

time  in  writing,  sent  regular  mail  and  certified  mail,  return  receipt  requested.  For  purposes  of  this

provision,  the  Township's  written  notice  shall  be deemed  received,  if  sent  regular  mail  and

certified  mail,  on  the  date  of  the  written  receipt  on  the  certified  mail  return  receipt,  or,  three  (3)

days  after  the  date  indicated  on  the  Township's  notification  letter  in  the  event  the  certified  mail  is

return  as "refused",  "unclaimed",  or  is otherwise  returned  without  indication  of  receipt,  if

addressed  as follows  (or  to a subsequent  address  specifically  provided  to  the  Township  by  us for

the  purpose  of  notice):

www.worcestertwp.com
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's7ery truly  yours,

S.iyzixctttu e V

Pruit  Nanie.  Titf%

Acce(iteci  liy

Date: 1  2015
(ltairin;in,  Bo;ud  of Suliei  '1 burs

j'-'r[[eSl

A-Iani'igei  'Secretary

1'7'2025  8:3C) AM



(   P'l fi  f'7  t"""  

Applicant  Request  for  County  Review
This  request  should  be filled  orit  by  the  applicant  and  submitted  to the  municipality

where  the application  is being  filed  along  with  digital  copies  of  all  plan  sets/infoi-mation.

Municipal  staff  will  electronically  file  the application  with  the  county,  and  a notice  for

the  prompt  payment  of  any  fees  will  be emailed  to the  Applicant's  Representative.

OMCPC
P.0. Box 311, Nomstown, PA19404-0311

Phone' 610-278-3722

Business Hours: 8:30 A M to 4:15 P.M.

www.planning.montcopa.org

Datt"

Municipalitya  Worcester Township

Proposal  Namt- 2991  Mohill  Road

Applicant  Name'  Jeff and Khira Ruthrauff
,l,l,l,-es,,. 2991 Mohill Road
(z;,lBtatelz;p.  Norristown,PA 19403
Phonra  561-703-0596
F.inai01a jruthrauff@hotmail.com

Applicant's  Representativra  Woodrow  & Assoctates,  tnc.

Addressa  1108 N Bethlehem  Pk, Suite 5

City/State/7ipa  Lower  Gwynedd,  PA 19002

Business  Phone  (required)a  215-542-5648

Business  Email  (required)'  twoodrow@,woodrowinc.com

Type  of  Review  Requested:

(Qech  AXX Approprir'rte  Botes)

€ Land  Development  Plan

[2 Subdivision  Plan

€ Residential  Lot  Line  Change

€ Nonresidential  Lot  Line  Change

€ Zoning  Ordinance  Amendment

€ Zoning  Map  Amendment

€ SubdivisionOrdinanceAmendment

€ Curative  Amendment

€ Comprehensive/Other  Plan

€ Conditional  Use

€ Special  Review*

"(  Not zncluded %n aa5i titber cattBrwy - i'tcludeh parkty(q Irit or structureh  tiirtt are phot
assor'tatcrl wztb nt'rp bzhddznBsquaye forita,qe'l

Type  of  Plan:

2  Tentative  (Sketch)

EI Preliminary/Final

Type  of  Submission:

€  New  Proposal

€ Resubmission*

" A proposrxL xs NOT  a resubwttssimq d  A) T7gc prriposcd laiid use cbctnBts, or B) Tlac
ay'uount of rrndtntzal  untts or sqyiave footaHt fn'oposed dianBes more they>h 40%, or C) Tl.ie
prevtous submzsnon was wer 5 years aBo

Zoning:

Existing  Districta  R-175 Residential District
Special  Exception  Granted  a  Yes  2 NO

Variance  Granted  €  Yes  [2 No  For

Plan  Information:

Tax  Parcel  Number(s)  67-00-02449-00-4

tocation  taticiressorpontagpi  2991 Mohill Road
Nearest  Cross  Street  WaIer S'ee' ROad
Total  TractArea  '42o5  A"es
TotalTractAreaImpactedByDevelopment  3-4205ACreS

(lj  the development is a building expunszon  or udthliowl  buildmg oi;i exxsfmg

development, or only mpacts a portion of  the tract, please prosiide a rougli estirnate
oJ Ihe larid rm)xrcled, mcludrng associated yar'ds. drives, cmd jacilzties )

'Onlli  indicale Open Space !/ // will be ori ci sepcuate lot or deed resrr'rcZed sbrth ari
easeinent  skwn  on the plari

Additional  Informatiorr

Eficctwe 5/U18







  

 

 

 

MONTGOMERY COUNTY 

BOARD OF COMMISSIONERS 

NEIL K. MAKHIJA, CHAIR  

JAMILA H. WINDER, VICE CHAIR 

THOMAS DIBELLO, COMMISSIONER 

 

 

MONTGOMERY COUNTY 

PLANNING COMMISSION 

MONTGOMERY COUNTY COURTHOUSE • PO BOX 311 

NORRISTOWN, PA 19404-0311 

610-278-3722 

FAX: 610-278-3941• TDD: 610-631-1211     

www.montgomerycountypa.gov 

 

Scott France, AICP 

 EXECUTIVE DIRECTOR 

 

January 24, 2025 
 
Mr. Dan DeMeno, Township Manager 
Worcester Township 
1721 South Valley Forge Road 
PO Box 767 
Worcester, Pennsylvania 19490 

 
Re:  MCPC #25-0009-001 
Plan Name: 2991 Mohill Road Minor Subdivision 
(2 lots, approximately 3.42 acres) 
Situate: 2991 Mohill Road, near Valley Forge Road 
Worcester Township 

 
Dear Mr. DeMeno: 

We have reviewed the above-referenced preliminary subdivision and land development proposal in accordance 
with Section 502 of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on January 15, 
2025. We forward this letter as a report of our review. 

BACKGROUND  

Jeff and Khira Ruthrauff have submitted a minor subdivision plan to subdivide the existing parcel at 2991 Mohill 
Road into 2 residential buildable lots. The existing parcel measures 148,995 square feet; the existing home will 
be on the new Lot 1 which will measure 66,854 square feet (greater than the minimum 60,000 square feet lot 
size required by the R-175 Residential zoning district), while the remaining largely undeveloped 82,141 square 
feet of land will be placed in Lot 2, with a 25 foot wide access lane measuring 6,803 square feet provided from 
Mohill Drive to the remainder of the lot. A shed that currently exists near the front of the property but will now 
straddle the access lane property line is to be removed. Additional zoning requirements will all be met regarding 
setbacks, impervious coverage, and building heights on both lots. No additional development is currently shown 
for Lot 2. 

COMPREHENSIVE PLAN COMPLIANCE 

Montgomery County’s 2015 Comprehensive Plan, Montco 2040: A Shared Vision, identifies this parcel as part of 
the Rural Resource Area on its future land use map, which includes primary uses of “scattered single-family 
detached homes”. The plan supports infill development that respects the character of existing residential 
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Mr. Dan DeMeno January 24, 2025 

 

 
communities while minimizing any impacts of new development on neighboring developed properties. We 
believe that the land development application is compliant with Montco 2040. 

Worcester Township’s 2008 Comprehensive Plan shows this property in the “countryside” area on its Future 
Land Use Map, and as an area with a “potential home” dot on the Potential Ultimate Residential Buildout Map. 
It is not included as part of any priority areas for parks, agricultural preservation, or historic resources. We 
believe that this proposal is compliant with the 2008 Comprehensive Plan.    

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 issue that the applicant and municipality may wish to 
consider prior to final plan approval.   Our comments are as follows. 

REVIEW COMMENTS  

ENVIRONMENTAL 

The plan shows an existing septic tank on Proposed Lot 1 and septic beds on Proposed Lot 1 and Proposed 
Lot 2.  Percolation test results for these proposed systems were not included in the submission.  The plan 
notes that the soil where the systems are proposed is Readington silt loam, which the USDA Web Based Soil 
Survey describes as moderately well drained, with moderate limitations for on-lot systems.  The applicant 
or the Township should provide guidance to the property owners on inspection and maintenance 
requirements for these systems to ensure their continued effective operation. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the proposal but we believe that our comments will better 
achieve Worcester Township’s planning objectives for residential development. 

Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposal will be made by the municipality. Should the 
governing body approve a final plat of this proposal, the applicant must present the plan to our office for seal 
and signature prior to recording with the Recorder of Deeds office.  A paper copy bearing the municipal seal and 
signature of approval must be supplied for our files. Please print the assigned MCPC number (#25-0009-001) on 
any plans submitted for final recording. 
 
 
Sincerely, 
 
 
 
Matthew Popek, AICP 
Transportation Planning Assistant Manager II 
Matthew.Popek@montgomerycountypa.gov - 610-278-3730 
 

mailto:Matthew.Popek@montgomerycountypa.gov
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Mr. Dan DeMeno January 24, 2025 

 

 
c: Christian Jones, Assistant Township Manager 
 Jessica Buck, District Manager, MCCD 
 Tim Woodrow, Woodrow & Associates, Inc., Applicant’s Representative 
 
Attachments: (1) Site Plan 
  (2) Aerial 
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Mr. Dan DeMeno January 24, 2025 

 

Site Plan – 2991 Mohill Road, Worcester Township 

 



- Attachment 2 - 
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Aerial - 2991 Mohill Road, Worcester Township 

 



 

425 Commerce Drive Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

bowman.com 

February 10, 2025 

 

 

Mr. Dan Demeno    

Township Manager    

Worcester Township    

1721 Valley Forge Road    

P.O. Box 767      

Worcester, PA 19490 

 

Attention:    Christian R. Jones, Assistant Township Manager 

       Mr. Robert D’Hulster, Public Works Director     

 

RE: Traffic Review #1 – Minor Subdivision Plan 

 2991 Mohill Drive – Two single family lots  

 Worcester Township, Montgomery County, PA     

 Project No. 313982-25-002      

Dear Dan: 

In response to the Township’s request, Bowman Consulting Group (Bowman) has completed our initial 

traffic engineering review associated with the proposed subdivision to be located at 2991 Mohill Drive in 

Worcester Township, Montgomery County, PA.  It is our understanding that the proposed subdivision 

involves subdividing Parcel 67-00-02449-00-4 into two lots (Lots 1 and 2).   The existing single-family home 

at 2991 Mohill Drive will remain on Lot 1 while there is currently no development proposed for Lot 2.   Access 

to Lot 1 will continue to be provided via the existing full-movement driveway to Mohill Drive.   Access to 

the future development of Lot 2 will be provided along Mohill Drive via a 25-foot-wide access easement 

along the westernmost part of Lot 1.    

The following document was received and reviewed in preparation of our comments: 

 Minor Subdivision Plan – 2991 Mohill Drive, prepared by Woodrow and Associates, Inc., last revised 

January 2, 2024. 

 

Based on our review of the document listed above, Bowman offers the following comments for 

consideration by the Township and action by the applicant: 

1. Access to Lot 2 is proposed to be provided through Lot 1 via provision of an access easement once 

the overall property is subdivided.    The metes and bounds description and paperwork for the 

access easement to be conveyed for access must be provided in subsequent submissions.   

 

2. Since access to the proposed two-lot subdivision is ultimately provided through the intersection of 

Valley Forge Road (S.R. 0363) and Mohill Drive, vehicle sight distances must be provided on the 

plan for a vehicle exiting Mohill Drive and looking in both directions at 14.5 feet back from the edge 

of the closest travel lane on Valley Forge Road (S.R. 0363), as well as the sight distance looking 

ahead and to the rear for a vehicle making a left-turn from Valley Forge Road (S.R. 0363) onto 

Mohill Drive.  It appears that the egressing sight distance looking to the left may be restricted due 

to a dense line of vegetation.  The sight distances must be confirmed and if the clear and minimum 
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safe stopping sight distance is physically prohibited due to the vegetation along Valley Forge Road 

(S.R. 0363), it must be resolved to meet at least the minimum safe stopping sight distances for the 

posted speed in this area. Furthermore, Valley Forge Road (S.R. 0363) in this area has been under 

design for a future roadway widening project, and that must be taken into consideration, as well.  

Progress plans may be obtained by contacting our office and speaking to the project manager, 

Stephanie Butler, P.E. 

 

3. According to Section 130-16.C(1)(a)[4] of the Subdivision and Land Development Ordinance, 

Mohill Drive should have an ultimate right-of-way width of 50 feet.   The plan currently shows a 40-

foot ultimate right-of-way width along the Mohill Drive site frontage, thereby not satisfying the 

ordinance requirement.  The plan should be revised to show a 50-foot ultimate right-of-way width 

along the Mohill Drive site frontage, or a waiver needs to be requested from this ordinance 

requirement and approved by the Board of Supervisors.        

 

4. According to Section 130-16.C(1)(a)[4] of the Subdivision and Land Development Ordinance, 

Mohill Drive should have a cartway width of 32 feet, which may be reduced to as low as 28 feet 

when conditions may be unreasonable for this widening.   The plan currently shows an approximate 

18-foot cartway width along the Mohill Drive site frontage, thereby not satisfying the ordinance 

requirement.  The plan should be revised to show a at least a 28-foot cartway width along the 

Mohill Drive site frontage, or a waiver needs to be requested from this ordinance requirement and 

approved by the Board of Supervisors.   

 

5. Again, we note that Mohill Drive currently provides an approximate 18-foot cartway width along its 

entire length from Valley Forge Road (S.R. 0363) to the properties, and currently serves access to 

three existing properties.  The proposed subdivision would add a fourth property.  The public works 

director and Township engineer should weigh in on any need to widen the road between Valley 

Forge Road (S.R. 0363) and its terminus at the subject property and 2990 Mohill Drive to satisfy the 

ordinance, especially if Mohill Drive is maintained by the Township as a public street versus a private 

street and shared driveway.  We note some additional challenges to widening to a 28-foot width 

with utility poles lining the north side of Mohill Drive that would be impacted by the widening and 

require pole/utility relocations.  Referencing Section 130-17.C(2), if it has applicability, is that 

driveways to be used as private streets shall conform to the minimum design standards for public 

streets and that the width of the cartway shall not be in any event less than 20 feet.  Possibly 

this could be done using both sides of the current roadway.  We also note that widening this 

roadway would also then require that a highway occupancy permit (HOP) be obtained from 

PennDOT for work within the Valley Forge Road (S.R. 0363) legal right-of-way to modify the road.   

 

6. According to Section 130-17.B(7) of the Subdivision and Land Development Ordinance, all new 

flag lots shall share driveway access with the lot between the flag and the street when driveway 

access is proposed to a primary, secondary feeder or secondary collector street. 

 

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

should be provided along the site frontage of Mohill Drive.  The plan currently does not show any 

sidewalk along the Mohill Drive site frontage, thereby not satisfying the ordinance requirement.   

The plan should be revised to show sidewalk along the Mohill Drive site frontage, or a waiver needs 

to be requested from this ordinance requirement and approved by the Board of Supervisors.  The 

Board of Supervisors may decide to consider deferring this sidewalk obligation that is required of 

the applicant until such a time as may be required by the Township along the subject property, 
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whether under present or future land ownership, and at no cost to Worcester Township.  However, 

if the Board of Supervisors grants this waiver, we recommend to them and the Township Solicitor 

that the applicant then provide a contribution in an escrow to the Township in an amount similar 

to the cost to install said improvements to be used for similar improvements in the vicinity of the 

site or within the Township. 

 

8. According to Section 130-18.B of the Subdivision and Land Development Ordinance, curbing 

should be provided along the site frontage of Mohill Drive.   The plan currently does not show any 

curbing along the Mohill Drive site frontage, thereby not satisfying the ordinance requirement.   The 

plan should be revised to show curbing along the Mohill Drive site frontage, or a waiver needs to 

be requested from this ordinance requirement and approved by the Board of Supervisors.  The 

Board of Supervisors may decide to consider deferring this curbing obligation that is required of 

the applicant until such a time as may be required by the Township along the subject property, 

whether under present or future land ownership, and at no cost to Worcester Township.  However, 

if the Board of Supervisors grants this waiver, we recommend to them and the Township Solicitor 

that the applicant then provide a contribution in an escrow to the Township in an amount similar 

to the cost to install said improvements to be used for similar improvements in the vicinity of the 

site or within the Township. 

 

9. The Township Fire Marshal should review the proposed subdivision for accessibility and circulation 

needs of emergency apparatus.  Ensure that any correspondence, including any review comments 

and/or approvals, is included in subsequent submissions.  

 

10. The plan must be signed and sealed by a Professional Engineer licensed to practice in the 

Commonwealth of Pennsylvania that was in responsible charge of the work as required by Section 

130-35.1.A(2)(c) of the Subdivision and Land Development Ordinance. 

 

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

in Transportation Service Area South, which has a corresponding impact fee of $3,125 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.  Based on Land Use 

Code 210 (Single-Family Detached Housing) in the Institute of Transportation Engineers 

publication, Trip Generation, 11th Edition, a single-family home on Lot 2 would generate one “new” 

trip during the weekday afternoon peak hour resulting in a transportation impact fee of $3,125. 

However, should the Board of Supervisors with input from the Township solicitor consider this use 

and its peak hour trip generation to be a deminimus traffic-generating application, the 

transportation impact fee may be waived.  To qualify for the exemption, the applicant must place a 

waiver request on their final plan and submit information to support the request for review and 

approval by the Board. 

 

12. A more detailed review of the site and all transportation-related engineering elements on the plan 

can be conducted, as the Township deems necessary, if/when new residential development is 

proposed on either Lot 1 or Lot 2 and a land development plan is submitted to the Township.   

Additional comments may follow at that phase of the parcel development. 

 

13. Based on our review, the applicant should address the aforementioned comments and provide 

revised plans to the Township and our office for further review and approval recommendations. 

The applicant's engineer must provide a response letter that describes how each specific 
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review comment has been addressed, where each can be found in the plan set or materials, 

as opposed to 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 me, Michelle Eve, P.E., or Brian Jones, PTP, TOPS. 

 

Sincerely, 

 
Casey A. Moore, P.E    

EVP/Regional Manager - Transportation 

    

CAM/MEE/BMJ 

 

cc: John Evarts, P.E., CKS Engineers (Township Engineer) 

 Wendy Feiss McKenna, Esq. (Township Solicitor) 

 Khira Ruthrauff (Applicant) 

 Tim Woodrow, P.E., Woodrow & Associates, Inc. (Applicant’s Engineer) 
 
\\Pa-ftwa-gfe-vm\fastdata\TALONFAST_CORE\SAN\shared_projects\313982 - Worcester Twp PA\313982-25-002 (TRA) - 2991 Mohill Road\Engineering\Submissions\2025-01-15 

Subdivision Plans\Review\2025-02-10 Review Letter #1 - 2991 Mohill Drive (finalized).docx 



  

 
February 13, 2025 
Ref: #7201-174 

 
 
Township of Worcester 
1721 Valley Forge Road 
PO Box 767 
Worcester, PA 19490-0767 
 
Attention: Dan DeMeno, Township Manager 
 
Reference: 2991 Mohill Road 
  Parcel No. 67-00-02449-00-4 

Minor Subdivision Plan Review 
Worcester Twp. LD 

 
Dear Dan: 
 
 Our office is in receipt of your request for review of a minor subdivision plan for the above-
referenced site. The submission consists of one sheet prepared by Woodrow & Associates, Inc. 
dated October 11, 2024, with a revision date of January 2, 2024, and a completed copy of the 
Worcester Township Subdivision and Land Development Application. 
 

The applicant proposes the subdivision of an existing 3.42-acre parcel in the R-175 
Residential Zoning District to create two lots as follows: Lot 1, a 66,854-sf lot to contain an existing 
single-family detached dwelling with two sheds, greenhouse, and fire pit. Lot 2 will be a 82,141-
sf (gross)/75,338-sf (net) flag lot for the future development of a single-family detached dwelling. 
The existing and future proposed dwelling are to be served by private (well) water service and 
private sanitary sewage disposal (on-lot systems). 

  
We offer the following comments for consideration by the Township: 

 
I. ZONING ORDINANCE 
 

The following comments are based upon the Worcester Township Zoning Ordinance (ZO): 
 
1. The proposed use of Lot 2, single-family detached dwelling, is permitted by-right in the R-

175 District if development is in accordance with the regulations of the R-175 District.  
 
2. As per the definition of “front yard”, the front yard on Lot 2 should be from the southwesterly 

lot line. (150-9) 
 

II. SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 
 

The following comments are based upon the Worcester Township Subdivision and Land 
Development Ordinance (SLDO): 
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1. Note 10 indicates that public water to this property is provided by PA American Water 
Company; however, no existing water mains are shown on the plan and an existing well 
has been shown on Proposed Lot 1. In accordance with Section 130-14.F, if no public 
water supply is available for the proposed subdivision, the Supervisors shall require the 
developer or builder to obtain from the Montgomery County Department of Health 
certificates of approval as to the quality and adequacy of the water supply to be utilized 
and approval of the type and construction methods to be employed in the installation of 
the individual water supply system.  

 
2. Septic beds are shown on both Lots 1 and 2. In accordance with Section 130-14.G, the 

Supervisors shall require the subdivider, developer, or builder to obtain from the 
Montgomery County Department of Health certificates of approval of the sewage disposal 
facilities to be provided. 

 
 No portion of an on-site sewage disposal system shall be within the area between 10 feet 

and 30 feet of any property line. It appears that the useable area shown for the septic bed 
on Lot 1 is less than 30 feet from the southerly property line. (Section 130-26.B.2.c) 

 
 In addition, no disseminating system shall be located uphill from a drilled well and not 

closer than 100 feet to it. (Section 130-26.B.2d) 
 
3. Applicants shall observe the ultimate rights-of-way for continuous existing streets. The 

ultimate right-of-way for Mohill Drive is 50 feet as per Chapter 126. The plan shows the 
right-of-way to be 40 feet and therefore, an additional 5 feet (1/2 width) should be shown 
across the lot frontages and this additional right-of-way offered to the Township. Applicable 
building setback lines shall be delineated as measured from the ultimate right-of-way 
street line. (Section 130-14.H).  

 
4. The minimum paved width of Mohill Road should be 28 feet. The plans indicate a 17-foot-

wide cartway. (Section 130-16.C.1.a.4) Alternatively, the existing Mohill Road serves three 
existing parcels. Section 130-17.C(2) notes that driveways used as private streets must 
be a minimum of 20 feet. It is our understanding that the Township does not maintain 
Mohill Road and it is not eligible for liquid fuels. 

 
5. Concrete curb and sidewalk should be constructed along residential streets. We note there 

is no curbing or sidewalks in the vicinity of the existing driveway. (Sections 130-18.A and 
B) 

 
6. Monuments shall be located on the right-of-way lines at corners and angle points. (Section 

130-23A) 
 
7. All lot corner markers shall be permanently located and pinned. (Section 130-23C) 
 
8. Lots 1 and 2 must provide a softening buffer along its side and rear lot lines. The buffer 

shall consist of a minimum of one evergreen tree for each 35 linear feet; one ornamental 
or shade tree for each 50 linear feet; and one shrub for each 10 linear feet of property line. 
Informal groupings of more closely spaced plants which reflect the natural character of the 
site are encouraged. Existing vegetation of appropriate species and quantities on the 
property can be considered in the fulfillment of these requirements. The plan does not 
propose any buffer plantings. (130-28.G.5.b) 
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9. A minimum of three deciduous or evergreen trees must be proposed to be planted on Lot 
2, unless an equivalent number of existing trees are already on the lot. (130-28.9.A) 

 
10. The future well on proposed Lot 2 must be constructed in accordance with PADEP and 

Township requirements. (130-31.C) 
 
11. Areas of steep slopes on the lot must be defined. If none are present, this condition should 

be stated as a general plan note. (130-32.1) 
 
III. GENERAL CONSIDERATIONS 
 

The following are general comments and considerations generated during the course of 
our review: 

 
1. The applicant should confirm that there are no deed restrictions or covenants which would 

otherwise prohibit the subdivision of the lot as proposed. (130-34.J.2.h) 
 
2. The application must be reviewed by the Montgomery County Planning Commission. 
 
3. The applicant should provide evidence of the feasibility of on-lot sewer service for Lots 1 

and 2 per PA Title 25 Chapter 73. A primary disposal area and secondary reserve area 
should be conceptually sized and located on the plan. Only one septic area is shown on 
Lot 2 at this time. Additionally, a septic area is proposed on Lot 1, but approximately 30 
feet from the rear of Lot 1. Approval of the PADEP and Montgomery County Health 
Department will be required for any future system to be installed. 

 
4. Legal descriptions, to be reviewed under separate cover following plan approval, must be 

supplied for the following: 
 
a. Area between the title line and ultimate right-of-way being offered for dedication to 

Worcester Township or the authority having jurisdiction. 
 
5. A copy of the deed should be submitted. 
 
6. The revision date on the plan should be corrected to 01/02/25. 
 
7. It should be determined if any of the Development Notes shown on the plan are applicable 

to this subdivision. 
 
8. Lot 1 and Block 6,Unit 34 share an existing driveway. The existing driveway easement 

must be shown or a new easement proposed. 
 
9. The applicant is made aware that any improvements to Lot 2 that result in an increase of 

more than 1,200 s.f. of impervious area will require stormwater management. 
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The above represents all comments on the proposed minor subdivision. 
 

Very truly yours, 
        CKS ENGINEERS 
        Township Engineers 
 
 
        John W. Evarts, P.E. 
 
JWE/klk 
 
cc: Christian Jones, Assistant Township Manager (via email) 
 Wendy F. McKenna, Esq., Township Solicitor (via email) 
 Khira Ruthrauff, Owner (via email) 
 Woodrow & Associates (via email) 
 File 



 

 

 
January 7, 2025 

 

Mr. Dan DeMeno, Township Manager 

Worcester Township 

1721 South Valley Forge Road 

PO Box 767 

Worcester, PA  19490 

 

Re:   Preliminary Land Development Plan Submission for 

 Trooper Ridge - 1035 Trooper Road 

 Worcester Township, Montgomery County 

 

Dear Mr. DeMeno, 

 

Attached please find the following items comprising the Preliminary Land Development Plan submission for the 

above referenced project: 

 

1. A completed Subdivision/Land Development Application 

2. Completed MCPC Act 247 form 

3. A Waiver Request letter  

4. Eighteen (18) full size sets of the Preliminary Plans 

5. Five (5) copies of the PCSM and E&S Control Report 

6. A Letter of Service from Pennsylvania American Water Company 

7. A copy of the PNDI receipt 

8. A check for the application fee of $10,950 

9. A check for the review escrow of $24,500 

 

The Traffic Impact Assessment Report and Sewage Facilities Planning Module will be submitted to the Township 

under separate cover. 

 

This Preliminary Plan is based on the sketch plan for this property previously submitted and reviewed by the 

Township. It depicts 45 townhouses accessed via private streets with primary access to Trooper Road. An 

emergency access is proposed onto West Germantown Pike. All open space and private infrastructure within the 

property will be owned and maintained by a Planned Community Association. The existing house and outbuilding 

at the northeast corner of the property will remain and a 1.5 acre lot will be subdivided around these structures. 

Water service will be provided by Pennsylvania American Water Company and sanitary sewer service from 

Worcester Township.  

 

Please accept this Preliminary Plan submission for review by the Township’s professional consultants and 

Planning Commission. Thank you very much and please contact me with any questions.   

 

Very truly yours, 

 

T&M Associates 

 
Barry G. Stingel, PLA 

Supervising Landscape Architect 
bstingel@tandmassociates.com | 302-540-1651 

 
Cc:  Brian McKenzie, Commerce Pursuit Capital, LLC 

mailto:bstingel@tandmassociates.com
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APPENDIX 

 

SUBDIVISION AND LAND DEVELOPMET APPLICATION 

 
Date of Application: _______________   Fee Paid:________________   W.T.P.C File No_________________ 

 

      Application for: 

     Preliminary Review ___________ 

     Final Review  ___________ 

1.) Property:     Address ____________________________________________________________________ 

      Location/Parcel Number _______________________________________________________ 

2.) Owner of record of land: Name _____________________________  Tel. # _________________________ 

Address:________________________________________________  Email _________________________ 

3.) Applicant:    Name________________________________________  Tel. # _________________________ 

       Address _____________________________________   Email ________________________ 

4.) Agent or Attorney, (if any): Name____________________________  Tel #_________________________ 

       Address______________________________________  Email_________________________ 

5.) Registerd Engineer or Surveyor: Name________________________  Tel #__________________________ 

       Address______________________________________  Email_________________________ 

6.) Name of Subdivision or Development:  ______________________________________________________ 

______________________________________________________________________________________ 

7.) Where deed is recorded: Book No. _________________________  Page No.  ______________________ 

8.) No. of Lots or Dwelling Units: _____________________________________________________________ 

9.) Average Lot Size: _______________________________________________________________________ 

10.) Density (dwelling units per acre): ___________________________________________________________ 

11.) Total Area to be developed or subdivided: ____________________________________________________ 

*Gross______________________________________ **Net  ____________________________________ 

 Area in flood plain (if any)  _______________________________________________________________ 

12.) Water Supply: Public system________________________ On lot system___________________________ 

13.) Sewage System: Public system______________________  On lot system___________________________ 

14.) List of all Encumbrances: 

Amount   Name & Address of Person/Firm   Bk.No.  Pg. No 

______________________________________________________________________________________ 

______________________________________________________________________________________ 

______________________________________________________________________________________ 

 

15.) Zoning classification of subject land: ________________________________________________________

BStingel
Text Box
01-07-2025

BStingel
Text Box
X

BStingel
Text Box
1035 Trooper Road, Norristown, PA  19403

BStingel
Text Box
67-00-01540-004

BStingel
Text Box
James O'Donnell

BStingel
Text Box
1035 Trooper Road, Norristown, PA  19403

BStingel
Text Box
Commerce Pursuit Capital, LP

BStingel
Text Box
1300 VIRGINIA DR #215, FORT WASHINGTON, PA  19034

BStingel
Text Box
bmckenzie@westrum.com

BStingel
Text Box
c/o Brian McKenzie

BStingel
Text Box
215-283-2190

BStingel
Text Box
Robert Gundlach

BStingel
Text Box
215-918-3636

BStingel
Text Box
rgundlach@foxrothschild.com

BStingel
Text Box
T&M Associates 

BStingel
Text Box
c/o Barry Stingel

BStingel
Text Box
215-282-7839

BStingel
Text Box
bstingel@tandmassociates.com

BStingel
Text Box
1018 W 9th Ave, Suite 110, King of Prussia, PA  19406

BStingel
Text Box
Trooper Ridge

BStingel
Text Box
5085

BStingel
Text Box
0048

BStingel
Text Box
45

BStingel
Text Box
N/A

BStingel
Text Box
3.8 units per acre (based on 11.82 developable acres in townhouse lot)

BStingel
Text Box
15.11 acres

BStingel
Text Box
13.32 acres

BStingel
Text Box
N/A

BStingel
Text Box
PAWC (public)

BStingel
Text Box
Worcester Twp. (public)

BStingel
Text Box
N/A

BStingel
Text Box
R-100 and C with MR Multi-residential overlay district

BStingel
Text Box
App. fee: $10,950Escrow:   $24,500



  WTPC File # ____________ 

 

  

16.) Explanatory statement of plan to be reviewed: ________________________________________________ 

______________________________________________________________________________________ 

______________________________________________________________________________________ 

______________________________________________________________________________________ 

17.) Linear feet of new streets: ________________________________________________________________ 

18.) Copy of all restrictions, covenants, etc. If any, under which lots are to be sold.  

Attached ___________________ 

None ______________________ 

19.) Statement fixing period requested for completion of all items in Paragraph 18 above: 

______________________________________________________________________________________ 

______________________________________________________________________________________ 

20.)  Improvements to be made by applicant to subject land with approximate estimate of cost of each: 

Unit Cost  No. of Units  Total 

a. Curbs……………………………   __________________________________________________ 

b. Sidewalks………………………  ___________________________________________________ 

c. Widening of Existing Streets……   __________________________________________________ 

d. Park Land………………………..   __________________________________________________ 

e. Street Lighting…………………...   __________________________________________________ 

f. Storm Drainage………………….    _________________________________________________ 

g. Water Supply & Fire Hydrants….   __________________________________________________ 

h. Sewage Disposal………………...   __________________________________________________ 

i. Monuments……………………...   __________________________________________________ 

j. Landscaping……………………..   __________________________________________________ 

k. Etc. ……………………………...   __________________________________________________ 

21.) A copy of the description of the land as set forth in the deed shall be attached. 

 

Signature of Owner _________________________________________ 

       Date: ______________________________________ 

 

 

*    Gross Area – area calculated to center of street 

**  Net Area – area calculated to the right of way. Net areas are to be used for density and land area 

           requirements. 

 

 1/6/25

Applicant

BStingel
Text Box
Based on the sketch plan reviewed by the Township during the spring of 2024, a Preliminary Land Development Plan for 45 single family attached units (townhouses) is submitted. The plan depicts a proposed Uniform Planned Community with all on-site improvements (streets, sewer, water, stormwater management facilities, open space, etc.) to be owned and maintained by a Planned Community Association. 

BStingel
Text Box
1,630 LF

BStingel
Text Box
To be submitted under separate cover

BStingel
Text Box
To be determined

BStingel
Rectangle

BStingel
Text Box
This information to be provided prior to Final Plan Approval
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EXTENSION OF TIME 

 

 

Date: _______________ 

 

 

Attn:   Township Manager 

 Worcester Township 

 1721 Valley Forge Road 

 P.O. Box 767 

 Worcester, PA 19490 

 

Dear Township Manager: 

 

RE:  SUBDIVISION PLAN/LAND DEVELOPMET PLAN OF  _________________________ 

_____________________________________________________________________________ 

 

On ________________________, I (we) submitted the referenced plan for official filing. 

 

Please be advised that notwithstanding any contrary provision of the Pennsylvania Municipalities 

Planning Code or the Worcester Township Subdivision and Land Development Ordinance, this 

letter will serve as notice to Worcester Township that the requirement that action be taken on this 

Plan within ninety (90) days, is hereby waived, without limitation as to time. 

 

This wavier is granted to permit us to make such adjustments or revisions to the Plan as may be 

required during the Plan review process.  

 

If we ever deem it necessary to limit the time of the subdivision or land development review 

process, we may revoke this extension of time in writing, sent certified mail, return receipt 

requested, and the Township shall be obligated to render a decision on our plans within sixty 

(60) days after the date on which the written revocation notice was received. 

 

If the township determines that insufficient progress is being made towards concluding the 

subdivision or land development review process, the Township may revoke this extension of 

time in writing, sent regular mail and certified mail, return receipt requested. For purposes of this 

provision, the Township’s written notice shall be deemed received, if sent regular mail and 

certified mail, on the date of the written receipt on the certified mail return receipt, or, three (3) 

days after the date indicated on the Township’s notification letter in the event the certified mail is 

return as “refused”, “unclaimed”, or is otherwise returned without indication of receipt, if 

addressed as follows (or to a subsequent address specifically provided to the Township by us for 

the purpose of notice): 
 

BStingel
Text Box
01-07-2025

BStingel
Text Box
Trooper Ridge

BStingel
Text Box
01-07-2025



 

 

  

________________________________ 

________________________________ 

________________________________ 

________________________________ 

________________________________ 

________________________________ 

 

 

At any time sixty (60) days after our receipt of such notice from the Township, we understand 

that the Township may take (but shall not be obligated to take) such action with regard to our 

plans as the Township deems necessary and appropriate. 

 

We further understand that nothing herein shall be construed to prevent us from offering, and the 

Township from accepting, additional extensions of time in the future, but neither party shall be 

obligated to do so by the terms of the Agreement.  

 

 

Very truly yours,  

 

 

By: _____________________________ 
                Signature 

___________________________________ 

  Print Name, Title 

 

      Accepted by: 

 

Date: ______________________________ ____________________________________ 

      Chairman, Board of Supervisors 

 

      Attest: 

 

 

      ____________________________________ 

      Manager/Secretary 

 

Brian D. McKenzie, Vice Preisdent
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GENERAL NOTES
INLET TOPS, GRATES, AND FRAMES

GENERAL NOTES:

GENERAL GRATE NOTES:

CONCRETE TOP UNIT NOTES:

INDEX OF SHEETS

SHEET NO. SHEET TITLE

16PLACEMENT NOTES: 17

18

19

20

JUN. 1, 2010 JUN. 1, 2010

CHIEF, HWY. QA DIVISION

1. SHEETS 2 THRU 6  AND 18 THRU 20 DEPICTS THE DIMENSIONS REQUIRED FOR
   UNIFORMITY AND INTERCHANGEABILITY. IT DOES NOT INCLUDE DETAILS REQUIRED
   FOR FABRICATION OR MANUFACTURING. FOR DEVIATIONS OR MODIFICATIONS OF
   THE STANDARDS, SUBMIT SHOP DRAWINGS TO THE BUREAU OF DESIGN HIGHWAY
   QUALITY ASSURANCE DIVISION CHIEF FOR REVIEW AND ACCEPTANCE.

2. PROVIDE PRECAST CONCRETE TOP UNITS SUPPLIED BY A MANUFACTURER LISTED IN
   BULLETIN 15.

3. PROVIDE WELDED INLET ANGLE ASSEMBLIES SUPPLIED BY A MANUFACTURER
   LISTED IN BULLETIN 15.

4. CAST-IN-PLACE TOP UNITS MAY BE MONOLITHIC WITH THE INLET BOX.

5. PROVIDE MATERIALS AND WORKMANSHIP IN ACCORDANCE WITH THE PUBLICATION 408,
   SECTIONS 605 AND 714, AASHTO/AWS BRIDGE WELDING CODE AND THE CONTRACT
   SPECIAL PROVISIONS.

6. THE SIZE OF THE INLET TOP UNITS IS BASED ON THE MINIMUM DIMENSIONS
   INDICATED FOR THE STANDARD INLET BOX AS SHOWN ON RC-46M.

7. PROVIDE A TOP SLAB TO SUPPORT THE INLET TOP UNITS IF A STANDARD INLET BOX
   IS NOT SPECIFIED. REFER TO RC-46M FOR ADDITIONAL INFORMATION.

8. FABRICATOR IS RESPONSIBLE FOR LIFTING, HANDLING AND TRANSPORTATION STRESSES.

9. LIFTING DEVICES (IF REQUIRED):
        PROVIDE GALVANIZED STEEL OR PLASTIC LIFTING DEVICES FOR HANDLING AND
        INSTALLATION.
        LIFTING HOLES, WITH A MAXIMUM OUTSIDE DIAMETER EQUAL TO 41 mm (1 †"), ARE
        PERMITTED IN THE SIDEWALLS. LOCATE LIFTING HOLES BASED ON THE CENTER
        OF GRAVITY OF THE FABRICATED INLET TOP.
        FILL LIFTING DEVICES WITH NON-SHRINK GROUT AFTER INSTALLATION IF THE LIFTING
        DEVICE IS LOCATED ON THE TOP SURFACE. HOLES IN THE SIDEWALLS ARE NOT
        REQUIRED TO BE FILLED WITH NON-SHRINK GROUT.
        PROVIDE LIFTING DEVICES WITH A MINIMUM CAPACITY OF AT LEAST FOUR TIMES
        THE CALCULATED LOAD ON THE DEVICE.

10.PROVIDE THE FOLLOWING CONCRETE CLASS:
        CAST-IN-PLACE: CLASS A CEMENT CONCRETE [DESIGN COMPRESSIVE STRENGTH,
        f'c = 21 MPa (3,000 PSI)]
        PRECAST: CLASS AA CEMENT CONCRETE, MODIFIED [DESIGN COMPRESSIVE STRENGTH,
        f'c = 28 MPa (4,000 PSI)]

11.A HIGHER STRENGTH OF CONCRETE MAY BE SUBSTITUTED FOR A LOWER STRENGTH
   OF CONCRETE AT NO ADDITIONAL COST TO THE DEPARTMENT. SUBMIT MIX DESIGN
   TO THE DEPARTMENT FOR REVIEW AND ACCEPTANCE.

12.PROVIDE GRADE 420 (GRADE 60) DEFORMED REINFORCEMENT BARS THAT MEET THE
   REQUIREMENTS OF ASTM A615M (A615) OR ASTM A706M (A706).  DO NOT WELD
   REINFORCEMENT BARS WITHOUT A PENNDOT APPROVED WELDING PROCEDURE.

13.CLEAR COVER FOR STEEL:
        PRECAST: 38 mm (1 ")
        CAST-IN-PLACE: 50 mm (2")

14.PROVIDE STRUCTURAL STEEL (ANGLES AND PLATES) CONFORMING TO AASHTO M270M (M270)
   GRADE 250 (36) [ASTM A709M (A709), GRADE 250 (36)].

15.ANCHORING OF ANGLES AND PLATES: PROVIDE EITHER STUDS OR BENT BAR ANCHORS
   IN ACCORDANCE WITH THE INDICATED DETAILS.
        STUDS: PROVIDE STUDS CONFORMING TO AASHTO M169 (ASTM A108).
        WELD STUDS TO ANGLES OR PLATES.
        BENT BAR ANCHORS: PROVIDE GRADE 420 (GRADE 60) DEFORMED
        REINFORCEMENT BARS THAT MEET THE REQUIREMENTS OF ASTM A615M (A615) OR
        ASTM A706M (A706). WELD BARS TO ANGLES OR PLATES USING A PENNDOT APPROVED
        WELDING PROCEDURE.

16.GALVANIZE PLATES, ANGLES AND STUDS OR BENT BAR ANCHORS (AFTER
   FABRICATION AND BEFORE INSTALLATION IN FORMS) IN ACCORDANCE WITH PUBLICATION
   408, SECTION 1105.02(s).

17.CHAMFER EXPOSED CONCRETE EDGES 12 mm x 12 mm ( " x "), EXCEPT AS NOTED.
   (CHAMFERS ARE NOT SHOWN ON THE DETAILS)

18.PRECAST TOP UNITS: TAPERS MAY BE PROVIDED ON THE INSIDE AND/OR OUTSIDE VERTICAL
   FACES OF THE INLET TOPS TO FACILITATE FORM STRIPPING.  TAPERS MAY RESULT IN
   BOTTOM DIMENSIONS THAT VARY TO A MAXIMUM 50 mm (2").

19.REHABILITATION PROJECTS:
        PROVIDE CONCRETE TOP UNITS IN ACCORDANCE WITH THE DETAILS
        SHOWN ON SHEETS 18 THRU 20 IF THE AVAILABLE DEPTH IS LESS THAN
        THE DEPTHS DETAILED ON SHEETS 2 THRU 4.
        PROVIDE CONCRETE TOP UNITS IN ACCORDANCE WITH THE DETAILS
        SHOWN ON SHEETS 2 THRU 4 IF THE AVAILABLE DEPTH IS GREATER THAN
        THE DEPTHS DETAILED ON SHEETS 2 THRU 4.
        CONTRACTOR TO REMOVE THE EXISTING TOP UNIT AND ANY GRADE
        ADJUSTMENT DEVICES, INCLUDING BRICK AND MORTAR AND GRADE
        ADJUSTMENT RINGS, DOWN TO THE TOP OF THE EXISTING INLET BOX.
        THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE REQUIRED DEPTH
        OF THE NEW CONCRETE TOP UNIT BASED ON THE AVAILABLE DEPTH. COST
        OF THIS WORK IS INCIDENTAL TO THE COST OF THE CONCRETE TOP UNIT.
        THE DEPTH OF THE CONCRETE TOP UNIT MUST ALWAYS BE MAXIMIZED.
        FOR A PRECAST CONCRETE TOP UNIT THE CONTRACTOR MUST PROVIDE
        THE AVAILABLE DEPTH TO THE FABRICATOR FOR FABRICATION IN
        ACCORDANCE WITH THIS STANDARD.
        FOR A CAST-IN-PLACE CONCRETE TOP UNIT THE CONTRACTOR IS TO
        CONSTRUCT THE NEW TOP IN ACCORDANCE WITH THIS STANDARD.

CONCRETE TOP UNITS - TYPE C ALTERNATE
FOR REHABILITATION PROJECTS

CONCRETE TOP UNITS - TYPE C
FOR REHABILITATION PROJECTS

CONCRETE TOP UNITS - TYPE M AND TYPE S
FOR REHABILITATION PROJECTS

1. ALL DIMENSIONS ARE IN MILLIMETERS UNLESS OTHERWISE NOTED.  U.S.
   CUSTOMARY UNITS IN (  ) PARENTHESIS.

2. METRIC UNITS INDICATED ARE SOFT CONVERTED FROM U.S. CUSTOMARY UNITS.

3. DESIGN SPECIFICATIONS:
        AASHTO LRFD BRIDGE DESIGN SPECIFICATIONS AND AS SUPPLEMENTED
        BY THE DESIGN MANUAL, PART 4, STRUCTURES.

        DESIGN IS IN ACCORDANCE WITH THE LOAD AND RESISTANCE FACTOR
        DESIGN METHOD (LRFD).

4. CONSTRUCTION SPECIFICATIONS:
        PROVIDE MATERIALS AND PERFORM WORK IN ACCORDANCE WITH THE
        CURRENT VERSION OF THE PENNSYLVANIA DEPARTMENT OF TRANSPORTATION
        PUBLICATION 408, AASHTO/AWS BRIDGE WELDING CODE AND THE CONTRACT
        SPECIAL PROVISIONS.

5. SHOP DRAWINGS FOR INLET TOPS, GRATES, FRAMES, AND GRADE ADJUSTMENT RINGS
   ARE NOT REQUIRED IF THE ITEM IS CONSTRUCTED/FABRICATED IN ACCORDANCE
   WITH THIS STANDARD.

6. IF A REQUIRED DETAIL IS NOT FOUND IN THIS STANDARD OR ON THE CONTRACT
   DRAWINGS A SPECIAL SUBMISSION REQUESTING ACCEPTANCE FOR SPECIFIC DETAILS
   MUST BE MADE TO THE BUREAU OF DESIGN HIGHWAY QUALITY ASSURANCE DIVISION
   CHIEF.

7. FOR INLET BOX DETAILS REFER TO RC-46M.

1. EACH TYPE OF CONCRETE TOP UNIT OR FRAME IS SUITED FOR A PARTICULAR
   SITUATION AS FOLLOWS:
        TYPE C CONCRETE TOP UNIT AND TYPE C ALTERNATE CONCRETE TOP UNIT
        WITH A TYPE C FRAME ARE DESIGNATED FOR INSTALLATION WITH NON-
        MOUNTABLE CURBS.
        TYPE M CONCRETE TOP UNIT AND TYPE M FRAMES ARE DESIGNATED FOR
        INSTALLATION IN AREAS ADJACENT TO MEDIANS AND MOUNTABLE CURBS.
        TYPE S CONCRETE TOP UNIT IS DESIGNATED FOR INSTALLATION IN
        SHOULDER SWALE AREAS.
        TYPE D-H CONCRETE TOP UNIT IS DESIGNATED FOR INSTALLATION IN
        SHOULDER SWALE AREAS WITH A TYPE D-H INLET BOX.
        TYPE D-H LEVEL CONCRETE TOP UNIT IS DESIGNATED FOR INSTALLATION IN
        AREAS ADJACENT TO MEDIANS WITH A TYPE D-H INLET BOX.

2. PLACEMENT OF CONCRETE TOP UNITS:
        TYPE C AND TYPE C ALTERNATE:
             DOWEL THE TOP UNIT INTO THE ADJACENT CURB SECTIONS WITH
             2-#25 X 300 mm (2-#8 x 1'-0") DOWEL BARS.  PLACE 20 mm (3/4")
             WIDE PREMOLDED EXPANSION JOINT FILLER BETWEEN THE TOP UNIT AND
             ADJACENT CURB.
        TYPE M:
             PLACE THE TOP UNIT OR FRAME ADJACENT TO THE BACK EDGE OF THE
             CURB, FLUSH WITH THE PAVEMENT SURFACE, WHEN REQUIRED WITHIN A
             CONCRETE MOUNTABLE CURB SECTION.
        TYPE S:
             THE PLACEMENT OF THE TOP UNIT IS DEPENDENT ON THE GUTTER
             ELEVATION AND THE RATE OF THE BACK SLOPE.
                  FOR BACK SLOPES GREATER THAN 1:2 (2:1), LOCATE THE INLET
                  TOP WHERE THE BACK SLOPE LINE INTERSECTS THE BACK, TOP,
                  OUTSIDE CORNER OF THE INLET TOP.
                  FOR BACK SLOPES LESS THAN 1:2 (2:1), LOCATE THE INLET
                  WHERE THE BACK SLOPE LINE INTERSECTS THE EDGE OF THE
                  INLET GRATE.
        TYPE D-H:
             PLACE THE TOP UNIT IN ACCORDANCE WITH THE CONTRACT
             DOCUMENTS.

3. THE SELECTION OF COMPONENTS TO ACHIEVE A SPECIFIED INLET ASSEMBLY IS THE
   CONTRACTOR'S RESPONSIBILITY, UNLESS OTHERWISE INDICATED ON THE CONTRACT
   DOCUMENTS.

4. SET THE PRECAST CONCRETE TOP UNITS ON A NON-SHRINK GROUT PAD TO PROVIDE
   FULL BEARING ON THE SUPPORTING SURFACE. NON-SHRINK GROUT IS ALSO PERMITTED
   FOR CROSS SLOPE AND LONGITUDINAL GRADE ADJUSTMENTS.
        PROVIDE NON-SHRINK GROUT IN ACCORDANCE WITH PUBLICATION 408,
        SECTION 1001.2(d).
        MINIMUM GROUT DEPTH = 13 mm ( ")
        MAXIMUM GROUT DEPTH = 25 mm (1")
   FOR ALTERNATE GRADE ADJUSTMENT SYSTEMS, WHICH DO NOT REQUIRE NON-SHRINK
   GROUT, REFER TO NOTE 5 UNDER THE GRADE ADJUSTMENT RING GENERAL NOTES ON
   SHEET 12.

5. BRICK OR BRICK AND MORTAR ARE NOT ALLOWED FOR GRADE ADJUSTMENTS FOR NEW
   OR REHABILITATION PROJECTS.

CAST IRON GRATES - 2

CAST IRON GRATES - 1

1. THE FOLLOWING TWO DIFFERENT GRATE DEPTHS ARE SPECIFIED ON THIS
   STANDARD:
        STRUCTURAL STEEL GRATES = 89 mm (3 ") DEPTH WITH 64 mm (2 ") PERIMETER DEPTH
        CAST IRON GRATES = 64 mm (2 ") DEPTH (MINIMUM)

2. THE SELECTION OF THE TYPE OF GRATE MATERIAL IS THE CONTRACTOR'S RESPONSIBILITY, UNLESS
   OTHERWISE INDICATED ON THE CONTRACT DOCUMENTS.

GRADE ADJUSTMENT RINGS - 2

GRADE ADJUSTMENT RINGS - 1

TYPE M PLACEMENT AT MEDIAN - 2

TYPE M PLACEMENT AT MEDIAN - 1
15

14

CONCRETE TOP UNITS - TYPE D-H LEVEL

13

STRUCTURAL STEEL GRATE - BICYCLE SAFE

STRUCTURAL STEEL GRATE

12

10

9

8

7

6

5

4

3

2

1

11

TYPE M FRAME

TYPE C FRAME

CAST IRON VANE GRATE

GENERAL NOTES

CONCRETE TOP UNITS - TYPE D-H

CONCRETE TOP UNITS - TYPE C ALTERNATE

CONCRETE TOP UNITS - TYPE C

CONCRETE TOP UNITS - TYPE M AND TYPE S
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25 (1
")

SEE NOTE 4

1. FOR ADDITIONAL NOTES, SEE SHEET 1.

2. A MAXIMUM OF TWO HOLES ARE PERMITTED IN THE PLATE
   TO POSITION AND HOLD THE PLATE IN PLACE DURING
   FABRICATION. HOLES ARE NOT PERMITTED TO BE GREATER
   THAN 6 mm ( ‚") DIAMETER.

3. FABRICATOR TO DETERMINE NUMBER OF BARS REQUIRED
   TO MATCH SHAPE INDICATED. PROVIDE ONE, TWO, OR
   THREE BARS AS REQUIRED.

4. BEND OUTSIDE STIRRUP TO ACCOMMODATE DOWEL BARS
   AND STILL MAINTAIN CLEARANCE REQUIREMENTS.

DOWEL BAR HOLES,
SEE INLET PLACEMENT
NOTE 2 ON SHEET 1

PL 9.5 x 51
(PL …" x 2")
BEARING PLATE

9.
5

(…
")

SEE DETAIL 1
ON SHEET 2

SEE NOTE 4

SEE DETAIL 1
ON SHEET 2 (TYP.)

SEE NOTE 4

TOP OF GRATE

GUTTER GRADE POINT

ANGLE
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(L1 ƒx1ƒx‚)
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(L1 ƒx1ƒx‚)
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(SEE SHEET 2)
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BAR SPACING FOR #10 (#3)
BARS SHOWN IN DETAIL 4

#10 (#3) BARS
(SEE PLAN FOR
SPACING AND
SEE NOTE 3)

25
(1")
TYP.

144 (5 †")
2 EQUAL
SPACES

2 EQUAL
SPACES

150
(6")
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(6")

150
(6")

WELD AS
REQUIRED 10

2
(4

")

51
(2")

#10 (#3)
BENT BAR

#10 (#3) BENT BAR
WELDED TO BEARING PLATE
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ALTERNATE DETAIL IN PLACE OF
PROVIDING 9.5 ( …)| STUD

64
(2 ")

38
(1 ")

45^MITER
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PRECAST = 38 (1 ")
CAST-IN-PLACE = 50 (2")

CLIP LEG
OF ANGLE

CONCRETE TOP UNITS
TYPE C

SEE DETAIL 3
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1454 (57�") 1454 (57�")
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1150 (45�")

TYP.

TYP.

TOP OF GRATE

TOP OF GRATE
TOP OF GRATE TOP OF GRATE

OPTION 1

OPTION 2

PLAN
OPTION 1 OPTION 2

SECTION
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25 (1
")

CLEAR (TYP.)
PRECAST = 38 (1 ")
CAST-IN-PLACE = 50 (2")

CLEAR (TYP.)
PRECAST = 38 (1 ")
CAST-IN-PLACE = 50 (2")

#10 (#3) BENT BAR
WELDED TO BOTTOM
OF ANGLE

1. FOR ADDITIONAL NOTES, SEE SHEET 1.
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ALTERNATE ONE BAR OPTIONS
FOR # 13 (#4) HORIZONTAL U-BARS

205 (8")
MIN. LAP LENGTH

410 (16")
MIN. LAP LENGTH

ANGLE
L44x44x6.4
(L1 ƒx1ƒx‚)

FOR ADDITIONAL INFORMATION,
SEE PLACEMENT NOTE 2 ON SHEET 1.
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CONCRETE TOP UNITS
TYPE M AND TYPE S

#10 @ 229
(#3 @ 9")
(TYP.)

SEE DETAIL 1SEE DETAIL 1
(TYP.)

SEE DETAIL 1
(TYP.)

38
(1 ")

SEE DETAIL 1
(TYP.)

SEE DETAIL 3
ON SHEET 3

#13 (#4) BARS
(TYP)

SEE DETAIL 3
ON SHEET 3

38 (1
")

#13 (#4) BARS
(TYP)

38
(1 ")

2 SPA. @ 450 (18")
(CENTERED)

SEE DETAIL 2

1 1
1

2
13 ( ")
25 (1")
19 ( ƒ")

VA
R

IE
S

30
5 

(1
2"

)
TO

33
0 

(1
3"

)

#10 (#3) BENT BAR ANCHOR
DETAIL ATTACHED

TO ANGLE

64 (2
")

64 (2
")

152 (6")

FINISHED GRADE

152
(6")

152
(6")

152
(6")

152
(6")

114
(4 ")

114
(4 ")

114
(4 ")

114
(4 ")

152
(6")

152
(6")152

(6")
152
(6")

64 (2 ")64 (2 ")
64 (2 ")

64 (2 ")

30
5

(1
2"

)

114
(4 ")

114
(4 ")

114
(4 ")

114
(4 ")

114
(4 ")

114
(4 ")114

(4 ")

114
(4 ")

#1
3 

(#
4)

 B
AR

S

91
4 

(3
6"

)

114
(4 ")

114
(4 ")

64
(2 ")

#10 @ 229
(#3 @ 9")
(TYP.)

25
(1")

25
(1")

114
(4 ")

114
(4 ")

68
6 

(2
7"

)

91
4 

(3
6"

)

19 (ƒ
")

30
5

(1
2"

)

33
0

(1
3"

)

68
6 

(2
7"

)

30
5

(1
2"

)

RECOMMENDED RECOMMENDED

DIRECTOR, BUREAU OF DESIGN RC-46M

BUREAU OF DESIGN

NOTE: EITHER ALL METRIC OR ALL ENGLISH VALUES
MUST BE USED ON PLANS. METRIC AND
ENGLISH VALUES SHOWN MAY NOT BE MIXED.

INLET BOX

INLET BOX

INLET BOX

INLET BOX

CONCRETE TOP UNIT - TYPE C

CONCRETE TOP UNIT - TYPE M INLET BOX WITH TYPE M FRAME

NOTES:

INLET BOX SUBBASE PREPARATION DETAIL

WEEPHOLE DETAIL

INLET BOXES

SHT  4 OF 45

INLET ASSEMBLIES - 1

INLET BOX

INLET BOX

(SEE FIELD CONSTRUCTION NOTES ON SHEET 1)

JUN. 1, 2010 JUN. 1, 2010

CHIEF, HWY. QA DIVISION

0.4 m � (� CU. YD.) OF
NO. 57 COARSE AGGREGATE
AT EACH WEEPHOLE WRAPPED
IN GEOTEXTILE, CLASS 1
[PUB 408, SECTION
1001.3 (c) & (d)]

 1. FOR ADDITIONAL NOTES, SEE SHEETS 1 - 3.

 2. STANDARD INLET BOXES SHOWN, PROVIDE TOP SLABS
    FOR OTHER INLET BOX TYPES.

 3. SEE RC-45M FOR DETAILS FOR THE CONCRETE
    TOP UNITS, FRAMES, AND GRATES.

 4. PROVIDE GRADE ADJUSTMENT RINGS WHEN REQUIRED.
    SEE RC-45M FOR DETAILS.

DOWEL BARS
(SEE RC-45M)

DOWEL BARS
(SEE RC-45M)

COMPACTED NO. 2A
COARSE AGGREGATE
300 (1'-0") MIN.
THICKNESS

TYPE C
CONCRETE
TOP UNIT

GRADE ADJUSTMENT
RING, SEE NOTE 4.

TYPE S
CONCRETE
TOP UNIT

TYPE M
CONCRETE
TOP UNIT

TYPE C ALTERNATE
CONCRETE TOP UNIT

NOTE:
COST OF NO. 57 COARSE AGGREGATE
AND GEOTEXTILE IS INCIDENTAL TO
THE INLET BOX.

NOTE:
COST OF NO. 2A COARSE AGGREGATE
IS INCIDENTAL TO THE INLET BOX.

CONCRETE TOP UNIT - TYPE C ALTERNATE
WITH TYPE C FRAME

GRADE ADJUSTMENT
RING, SEE NOTE 4.

GRADE ADJUSTMENT
RING, SEE NOTE 4.

GRADE ADJUSTMENT
RING, SEE NOTE 4.

GRADE ADJUSTMENT RING,
SEE NOTE 4.

TYPE M FRAME
(CAST IRON SHOWN)

TYPE C FRAME
(STRUCTURAL STEEL SHOWN)

300 (1'-0")
MIN. (TYP.)

(SEE GENERAL NOTE 15 ON SHEET 1)

LEVEL

WALL
THICKNESS

INSIDE FACE

50| (2"|)
FORMED WEEPHOLE

COMMONWEALTH OF PENNSYLVANIA
DEPARTMENT OF TRANSPORTATION

USE BICYCLE SAFE GRATE
(STRUCTURAL STEEL SHOWN)

USE BICYCLE SAFE GRATE
(CAST IRON SHOWN)

USE BICYCLE SAFE GRATE
(STRUCTURAL STEEL SHOWN)

USE BICYCLE SAFE GRATE
(STRUCTURAL STEEL SHOWN)

"NO DUMP" PLATE TO
BE PROVIDED ON TOP

OF CURB SECTION

"NO DUMP" PLATE TO
BE PROVIDED ON TOP

OF CURB SECTION
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SYMBOL CODE QTY BOTANICAL NAME COMMON NAME ROOT CALIPER HEIGHT REMARKS

DECIDUOUS TREES

EVERGREEN TREES

FLOWERING TREES

REPLACEMENT TREES

STORMWATER BASIN TREES

STREET TREES

SYMBOL CODE QTY BOTANICAL NAME COMMON NAME CONT - HEIGHT REMARKS

SHRUBS

SOFTENING BUFFER SHRUBS
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PERSPECTIVE VIEW

END VIEW FRONT VIEW

STANDARD CONSTRUCTION DETAIL #7-1
SKIMMER

STANDARD CONSTRUCTION DETAIL #7-3
SKIMMER WITH STONE LANDING BERM

STANDARD CONSTRUCTION DETAIL #7-4
SEDIMENT BASIN EMBANKMENT AND SPILLWAY DETAILS - SKIMMER

STANDARD CONSTRUCTION DETAIL #7-13
SEDIMENT BASIN EMERGENCY SPILLWAY WITH TRM LINING

STANDARD CONSTRUCTION DETAIL #7-14
BAFFLE

’

’

PLAN VIEW

SECTION

STANDARD CONSTRUCTION DETAIL #4-1
COMPOST FILTER SOCK
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SECTION Z-Z

SECTION Y-Y

PLAN VIEW

WITH FLARED END SECTION OR ENDWALL
RIPRAP APRON AT PIPE OUTLET

STANDARD CONSTRUCTION DETAIL #9-1

PLAN VIEW

PROFILE

ROCK CONSTRUCTION ENTRANCE
ALTERNATE CONSTRUCTION DETAIL #3-1

ELEVATION VIEW

PLAN VIEW

PUMPED WATER FILTER BAG
STANDARD CONSTRUCTION DETAIL #3-16

SECTION

TYPICAL COMPOST SOCK
CONCRETE WASHOUT INSTALLATION

PLAN VIEW

STANDARD CONSTRUCTION DETAIL #11-1
EROSION CONTROL BLANKET INSTALLATION
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BLOCK #4
UNIT #3

BLOCK #4
UNIT #3

BLOCK #4
UNIT #49

BLOCK #4
UNIT #47

BLOCK #4
UNIT #46 BLOCK #4

UNIT #45
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UNIT #44
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UNIT #43 BLOCK #4

UNIT #42 BLOCK #4
UNIT #41
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425 Commerce Drive Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

bowman.com 

February 5, 2025 

 

Mr. Dan Demeno    

Township Manager   

Worcester Township    

1721 Valley Forge Road   

P.O. Box 767     

Worcester, PA 19490 

 

Attention:    Christian R. Jones, Assistant Township Manager 

      Robert D’Hulster, Public Works Director     

 

RE: Traffic Review #3 – Transportation Impact Assessment and Preliminary Land Development Plans 

 1035 North Trooper Road (S.R. 3002) – 45 proposed townhouse units  

 Worcester Township, Montgomery County, PA     

 Project No. 314086-01-001      

Dear Dan: 

In response to the Township’s request, Bowman Consulting Group (Bowman) has completed our third (3rd) traffic 

engineering review associated with the proposed development to be located at 1035 North Trooper Road (S.R 

3002) in Worcester Township, Montgomery County, PA.  According to the land development plans provided to 

our office, the development is proposed to consist of 45 townhouse units with access being provided via one 

full-movement access/local road to North Trooper Road (S.R. 3002), as well as an emergency-only access to/from 

West Germantown Pike with a gating system proposed to be provided for first responders to access the 

community but not others.  The existing single-family home and garage will remain on the northern end of the 

site and will be subdivided on its own lot (lot 1).   

The following documents were reviewed in preparation of our comments: 

 Transportation Impact Assessment – Trooper Ridge Townhouse Development, prepared by Horner & 

Canter Associates, Inc., dated January 13, 2025. 

 Preliminary Land Development Plans – Trooper Ridge Subdivision, prepared by T & M Associates, Inc., 

dated December 19, 2024. 

 Waiver Request Letter – Trooper Ridge Subdivision, prepared by T & M Associates, Inc., dated December 

19, 2024. 

 Response to Comments Letter – 1035 North Trooper Road, prepared by Horner & Canter Associates, 

Inc., dated January 23, 2025. 

 

There has been interim coordination with the applicant’s traffic consultant since the prior submission to the 

Township via email and a few calls to answer questions for them to address technical items leading up to the 

resubmission of the project plans and materials to the Township. 

Based on our review of the documents listed above, Bowman offers the following comments for consideration 

by the Township and action by the applicant. 
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General 

1. A response letter must be provided with the resubmission detailing how each comment below has 

been addressed, and where each can be found in the resubmission materials (i.e., page number(s)) 

to assist in the re-review process.  Additional comments may follow upon review of any resubmitted 

during the land development process. 

   
2. According to the Township’s Roadway Sufficiency Analysis, the proposed development is located in 

Transportation Service Area South, which has a corresponding impact fee of $3,125 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.  Based on information provided 

in Table 1 of the study, the proposed 45 townhouse units are expected to generate 26 “new” trips during 

the weekday afternoon peak hour resulting in a transportation impact fee of $81,250.   

 

3. A Highway Occupancy Permit (HOP) is required for this project from both PennDOT and Montgomery 

County for the proposed site accesses and work that may be completed within the legal right of way on 

North Trooper Road (S.R. 3002) and West Germantown Pike since North Trooper Road (S.R. 3002) is a 

State Roadway and West Germantown Pike is a County roadway.   Furthermore, since the site borders 

the adjacent municipality of East Norriton Township, and the site adjacent traffic signal at the intersection 

of West Germantown Pike and North Trooper Road (S.R. 3002) is owned and maintained by East Norriton 

Township, any roadway/signal improvements at the intersection or along North Trooper Road (S.R. 3002) 

extending into that jurisdiction will require the review and approval of that municipality, as well.  The 

Township and our office must be copied on all TIA and HOP submissions, as well as correspondence 

between the applicant, PennDOT, and Montgomery County, and invited to any and all meetings among 

these parties.  

 

4. Upon resubmission, our office will evaluate the information in concert with PennDOT and Montgomery 

County and will provide additional reviews of engineering and supplemental submission details as we 

receive them. 

 

Transportation Impact Assessment 

5. Since the site is situated along North Trooper Road (S.R. 3002), which is a state road, and West 

Germantown Pike, which is a County road, the transportation impact assessment (TIA) is recommended 

to be concurrently reviewed by PennDOT and Montgomery County.  In addition, since the site is located 

immediately adjacent to East Norriton Township, the TIA should be shared and reviewed by East Norriton 

Township for their knowledge of the site access and associated roadway/signal improvements concluded 

from the study.   Any comments from PennDOT, Montgomery County, and East Norriton Township 

should also be coordinated with our office and the Township and evaluated and addressed accordingly.   

 

6. The TIA submitted by the applicant’s traffic engineer was prepared using the industry’s generally 

accepted transportation impact study practices.  The TIA was jointly scoped with PennDOT and the 

Township (via our office) in preparation of the study included for review.  It is unclear if the study was 

scoped with Montgomery County.  

 

7. The study presents the following recommendations/conclusions, that should minimally be required of 

the applicant.  There may be additional or modified improvements, or driveway design considerations 

based on the comments in this letter and responses to them, as well as those from PennDOT and 
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Montgomery County, as the applicant must obtain their concurrence and approvals since North Trooper 

Road (S.R. 3002) is a state highway and West Germantown Pike is a county highway: 

 

West Germantown Pike and North Trooper Road (S.R. 3002)  

 

• Widen West Germantown Pike approximately 12 feet along the site frontage in order to restripe 

the western leg of this intersection to provide a separate left-turn lane and a shared 

through/right-turn lane on the eastbound West Germantown Pike approach.  Note:  This 

widening is also intended to provide for a minimum 14-foot curb lane in the westbound direction 

of West Germantown Pike in the future.   Note:  The frontage widening along West Germantown 

Pike and improvement of the northwest radius of the West Germantown Pike/North Trooper 

Road (S.R. 3002) intersection will require replacement of the existing signal pole at this corner 

to accommodate the improvements. 

• Traffic signal timing modifications.  

 

8. With the proposed improvements noted above to widen the West Germantown Pike site frontage and 

to provide for roadway restriping and a designated eastbound left-turn lane at the intersection, the 

applicant is helping to mitigate their impact and working towards the larger long-term solution to 

alleviate the congestion experienced by vehicles along West Germantown Pike in the vicinity of the site.   

These are improvements that were identified in the West Germantown Pike Corridor Study completed 

for Montgomery County in the early 2000’s as well as the capital improvement plan completed for the 

adjacent signalized intersection in the Worcester Township Act 209 study., Under the County review, 

however, they may comment on their desire to provide for a shoulder or designated bike lane between 

a future westbound travel lane and the currently proposed new curb line along the West Germantown 

Pike site frontage to accommodate two westbound through lanes and a 5-lane cross-section (plus bike 

lanes/pedestrian ways).   

   

9. The widened lane closest to the site should be striped to provide gore pavement markings in the interim 

and allow for the conversion into an additional westbound through lane (plus shoulder if the County 

requires) in the future.   

 

10. The analysis worksheets should be revised to show all analysis inputs (i.e., saturated flow rate, lane widths, 

grades, heavy vehicles percentages, etc.), in order to confirm the inputs used in the analysis. 

 

11. The base critical headway and follow up headway factors for all unsignalized intersections should be 

adjusted to be consistent with PennDOT Publication 46, Chapter 10 parameters.   

 

12. The applicant’s traffic engineer should verify the traffic signal timings/phasing used in the analysis 

conditions at the intersection West Germantown Pike and Park Avenue/Valley Forge Road (S.R. 0363) 

during both peak hours to confirm they match the traffic signal permit plan.  

 

13. The study utilizes a background growth rate of 0.21 percent per year which is consistent with data 

contained in PennDOT table entitled, Growth Factors for August 2023 to July 2024 for urban non-

interstates in Montgomery County. It should be noted that the study should have used a background 

growth rate is 0.17 percent per year as contained in PennDOT table entitled, Growth Factors for August 

2024 to July 2025, for urban non-interstates in Montgomery County. The analyses do not need to be 

revised specifically for this growth factor as the growth rate used in the study is higher, and therefore 

considered more conservative. However, to address other capacity/LOS items the applicant’s engineer 

may re-run analyses with the lower rate. 
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14. Please provide volume development spreadsheets in the appendices that clearly indicate the existing 

volumes, baseline traffic growth volumes, traffic generated by planned or approved projects in the study 

area, and the proposed site volumes. 

 

15. The applicant’s traffic engineer should verify if they contacted East Norriton Township to determine if 

there are any proposed/planned nearby developments in that Township that should have been included 

in the future conditions traffic volume projections.  If this was not done, please do so.   

 

16. The traffic signal timings at the intersection of West Germantown Pike and North Trooper Road (S.R. 

3002) should be optimized under 2029 future base conditions as required by current PennDOT TIS 

guidelines.    

 

17. The HCM worksheets for the unsignalized study intersections during both the weekday morning and 

weekday afternoon peak hours under all analysis conditions should be revised to include the overall 

levels-of-service/delay in order to confirm the overall levels-of-service/delay results shown in Table 3. 

 

18. The 2029 future no-build and build queues at the following intersections exceed the available storage 

lengths on one or more of the turn lanes between no-build to build conditions according to the queue 

analysis provided in Table 4: 

 

• West Germantown Pike and North Trooper Road (S.R. 3002) – westbound left-turn lane 

• West Germantown Pike and Park Avenue/Valley Forge Road (S.R. 0363) – eastbound left-turn lane  

 

 Therefore, the applicant’s engineer must evaluate feasible additional improvements required in order to 

reduce the queue lengths at these intersections during both peak hours or must provide an Alternative 

Transportation Plan (ATP) to provide necessary storage and/or infrastructure improvements in the study 

area that are feasible and will improve transportation (multi-modal) mobility. 

 

19. Crash analysis for the most recent five years of available crash data (i.e., 2019-2023) must be included in 

the study for all study intersections.  

 

20. The applicant’s traffic engineer will likely be required by PennDOT to complete a comprehensive 

pedestrian study for the existing signalized intersection of West Germantown Pike and North Trooper 

Road (SR 3002).  An inquiry should be made to the County and PennDOT to confirm before completing.  

This pedestrian study would include documentation of the existing pedestrian accommodations and 

generators at the intersection and improvements proposed as part of the site development.  It should 

be noted that upgrades to the existing pedestrian signal equipment may result from the study with the 

other intersection improvements at this location, as well as provision of appropriate ADA facilities and 

crosswalks. 

 

21. It is noted that the applicant is proposing to provide a dedicated left-turn lane for eastbound West 

Germantown Pike as part of the traffic study and project improvements. Due to curve in West 

Germantown Pike through the intersection and grades, the vehicles waiting to make the left-turn on the 

eastbound approach may impact the unobstructed view of oncoming through traffic for motorists 

turning left from westbound West Germantown Pike onto southbound North Trooper Road (SR 3002). 

Due to this, PennDOT may necessitate the implementation of protected-prohibited left-turn phasing for 

the westbound West Germantown Pike left-turn lane. Implementation of protected-prohibited phasing 

will likely impact the traffic analysis results and could potentially require additional mitigation measures. 

We request that the applicant’s traffic engineer evaluate this potential sight-distance concern in the field, 
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and then recommend that a technical meeting with PennDOT, County, and Township representatives be 

scheduled to confirm what, if anything, should be done with the signal timing/phasing for the left turn 

approaches.  With the conclusions and guidance discussed, then revise the TIA accordingly. 

 

22. As noted in a prior comment, the radius improvements proposed on the northwest corner of the existing 

signalized intersection of West Germantown Pike and North Trooper Road (SR 3002) will impact the 

existing signal equipment and require it to be relocated and replaced.  

 

23. The applicant’s traffic engineer shall provide left-turn conflict analysis calculations to confirm the need 

for left-turn phases at the existing signalized intersection of West Germantown Pike and North Trooper 

Road (SR 3002). Additional signal equipment may need to be replaced to accommodate the phasing 

requirements determined by the analysis, and the structural integrity of the existing equipment must 

then be evaluated to discern if it needs to be upgraded.  

 

24. To reiterate an earlier point, East Norriton Township owns and maintains the traffic signal at the 

intersection of West Germantown Pike and North Trooper Road (SR 3002). All design plans and 

documents related to the traffic signal must be also submitted to East Norriton Township for review and 

approvals.  

 

Preliminary Land Development Plans 

25. The cartway widths along the North Trooper Road (S.R. 3002) and West Germantown Pike site frontages 

should be clearly labeled on the plans and be in accordance with Section 130-16.C of the Subdivision 

and Land Development Ordinance.   The applicant’s traffic engineer indicates in its response that the 

cartway widths have been provided (labeled) on the preliminary land development plans, however, we are 

unable to locate them in this submission.      

 

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

right-of-way line along North Trooper Road (S.R. 3002) and West Germantown Pike 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.  The applicant’s traffic engineer indicates in its 

response that a note will be added to the land development plans. 

 

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

should be provided along the site frontages of North Trooper Road (S.R. 3002) and West Germantown 

Pike.  The applicant’s traffic engineer indicates in its response that sidewalk has been provided along the 

North Trooper Road (S.R. 3002) and West Germantown Pike site frontages, however, the plans currently 

show sidewalk along the West Germantown Pike site frontage and along only a portion of the North 

Trooper Road (S.R. 3002) site frontage from West Germantown Pike to the proposed site access, thereby 

satisfying the ordinance requirement for West Germantown Pike but not satisfying the ordinance 

requirement for North Trooper Road (S.R. 3002).  The plans must either be revised to show sidewalk 

along the entire North Trooper Road (S.R. 3002) site frontage, or a waiver/partial waiver must be 

requested from this ordinance requirement with a detailed explanation why it is being requested.   We 

note to the Township that no sidewalk currently exists along either side of North Trooper Road (S.R. 

3002) in the vicinity of the site.  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 PennDOT or the Township 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 sidewalk to be kept in escrow for future sidewalk installations in 

the Township and/or area of these properties.    
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28. The plans have been revised to show curbing along the West Germantown Pike site frontage and along 

the North Trooper Road (S.R. 3002) site frontage for Lot 2 from West Germantown Pike to a point to the 

north of the gravel driveway for the existing single-family home and garage on the northern end of the 

site, however, it is unclear if the applicant is proposing to install curbing entirely along the Lot 1 site 

frontage to the northern property line on North Trooper Road (S.R. 3002) as is required in Section 130-

18.B of the Subdivision and Land Development Ordinance.  The applicant’s traffic engineer indicates 

in its response that curbing is provided along the West Germantown Pike and North Trooper Road (S.R. 

3002) site frontages for the parcel (Lot 2).   We recommend that the plans be revised to clearly show 

curbing along the entire site frontage (both Lots 1 and 2) of North Trooper Road (S.R. 3002), or a 

waiver/partial waiver must be requested from this ordinance section with a detailed explanation of why 

it is being requested.  We do note to the Township that there is currently no curbing along either side 

of North Trooper Road (S.R. 3002) in the immediate vicinity of the site.  Alternatively, the Board of 

Supervisors may also consider deferring this obligation that is required of the applicant until such a time 

as may be required by the PennDOT or the Township 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.   

 

29. As previously commented upon in the prior review, adequate connectivity of the proposed sidewalk 

along the West Germantown Pike and North Trooper Road (S.R. 3002) site frontages to the signalized 

intersection of West Germantown Pike/North Trooper Road (S.R. 3002) must be provided.   In addition, 

provision of ADA ramps and a crosswalk across North Trooper Road (S.R. 3002) from the site to the 

Norriton Presbyterian Cemetery should be incorporated into the plans.   

 

The applicant’s traffic engineer indicates in its response that ADA ramps and crosswalks are not shown on 

the plans at the intersection of West Germantown Pike and North Trooper Road (S.R. 3002) connecting the 

site and the Norriton Presbyterian Cemetery since there is no corresponding ADA ramp on the opposite 

side of North Trooper Road (S.R. 3002) for which to connect a crosswalk, and that further discussion will 

be required between the County, PennDOT, and the Township.  We concur that this item should be 

discussed along with other items in this letter with the agencies involved.   

 

30. According to Section 130-18.A(3) of the Subdivision and Land Development Ordinance, a minimum 

of five feet should be provided between the curb and sidewalk.   There is currently approximately four 

feet of separation between the curb and sidewalk along the roadways throughout out the site, and no 

separation provided between the curb and sidewalk in the island in the northern parking area, thereby 

not satisfying the ordinance requirement.   The plans should be revised to show a minimum of five feet 

between the curb and sidewalk along the roadways throughout the site and in the island in the northern 

parking area, or a waiver must be requested from this ordinance requirement with a detailed explanation 

of why it cannot be provided per ordinance.     

 

31. According to Section 130-17.B(2) of the Subdivision and Land Development Ordinance, driveways 

shall be located no less than 40 feet from a street intersection.   The plans currently show less than 40 

feet between the intersections in the northern and southern parking areas and the driveways for the 

individual townhouses along the internal roads in the vicinity of these intersections.   The plans should 

be revised to show a minimum of 40 feet between the driveways and intersections in the northern and 

southern parking areas, or waiver must be requested from this ordinance requirement.   

 

32. The curb radii should be labeled on the plans at the proposed driveway intersections with North Trooper 

Road (S.R. 3002) and West Germantown Pike and be in accordance with Section 130-17.B(3) of the 

Subdivision and Land Development Ordinance.  The applicant’s traffic engineer indicates in its response 
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that the curb radii at the West Germantown Pike and North Trooper Road (S.R. 3002) driveways are 35 feet 

and that they will be labeled on future plans.   

 

33. The designer should ensure sufficient sight distance is provided for the proposed driveways along the 

internal road in accordance with Section 130-17.B(1) of the Subdivision and Land Development 

Ordinance.  The applicant’s traffic engineer indicates in its response that sight distance requirements for 

individual driveways along an internal road are not required in Section 130-17 and it will discuss this with 

the Township Traffic Engineer.    Since this ordinance section pertains to driveway intersections with 

streets, the sight distance for the individual driveways along the internal road should be provided. 

 

34. According to Section 130-17.D(2) of the Subdivision and Land Development Ordinance, at no time 

shall angle or perpendicular parking along the curbs of local, public, or private access roads or streets 

be permitted.   All parking other than parallel parking shall be physically separated from the cartway by 

a minimum of seven feet and confined to barrier parking.   The plans do not show any separation 

between the perpendicular parking and the cartway in the parking areas on the northern and southern 

ends of the site, thereby not satisfying the ordinance requirement.   The plans should be revised to show 

a minimum of seven feet of separation between the perpendicular parking and cartways in these parking 

areas, or a waiver must be requested from this ordinance requirement.     

 

35. Horizontal curvature information should be provided on the plans for the internal roadway and be in 

accordance with Section 130-16.B(2) of the Subdivision and Land Development Ordinance. 

 

36. The proposed profiles should be revised to include the points of intersecting streets and be in 

accordance with Section 130-16.E.7 of the Subdivision and Land Development Ordinance.   

 

37. The proposed profiles on Sheets 20-22 should be updated to provide the proposed elevations on the 

bottom informational band.  

 

38. The proposed crosswalk areas must be shown on the proposed profiles and have ADA compliant slopes.   

 

39. Detailed ADA designs and CS-4401 forms must be submitted for review for all ADA ramps located within 

the Township right-of-way, along with any necessary TIF forms, for municipal concurrence.  Crosswalks 

across the accesses should be designed to cross in front of the stop bar.    

 

40. The required and available sight distances must be provided and labeled on the plans for the 

intersections of the proposed roadway and North Trooper Road (SR 3002) and West Germantown Pike.  

 

41. The designer must evaluate the proposed pipe connection with existing inlet T1, as well as proposed 

Inlet A11.  Based on the information provided, it does not appear that either inlet is constructible.   

 

42. The designer should clarify where the detail for concrete curb on Sheet 23 of the plan set will be used.   

 

43. The design ESALS for the proposed PennDOT pavement legend provided on Sheet 24 of the plan set 

should be verified.   

 

44. The designer should consider placing the proposed sidewalk closer to the ultimate right-of-way line in 

order to better accommodate the future ultimate widening of West Germantown Pike. 
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45. Parking along the edges of both sides of the internal roadway based on the site design, road widths, and 

location of driveways will need to be prohibited by adequate signing.  The Township Engineer and Fire 

Marshal may also comment on this design.  The applicant’s traffic engineer indicates in its response that 

“No Parking” signs will be added to the plan in future submissions.    

 

46. Turning templates must be provided demonstrating the ability of trash trucks and the largest expected 

delivery vehicle/moving trucks to maneuver into and out of the full-movement driveway along North 

Trooper Road (S.R. 3002), as well as entirely through the site’s private street system.   

 

The applicant’s traffic engineer indicates in its response that these turning templates have been provided 

in this submission, however, we are unable to locate them in the submission.   

 

47. The Township Fire Marshal should review the emergency vehicle turning templates for accessibility and 

circulation needs of emergency apparatus.  Ensure that any correspondence, including any review 

comments and/or approvals, is included in subsequent submissions.  The applicant’s traffic engineer 

indicates in its response that no correspondence from the Fire Marshal has been received to date and any 

correspondence will be included in future submissions.    

 

48. All proposed signs should be clearly labeled on the plans in subsequent submissions.  The applicant’s 

traffic engineer indicates in its response that all proposed signs have been labeled on the plans, however, 

several signs throughout the proposed development are not clearly labeled on the plans.    

 

49. We recommend that the proposed Knox Box gate should likely be moved closer to the southern side of 

the emergency-only access along West Germantown Pike just inside the ultimate right-of-way line so 

that vehicles from West Germantown Pike see it and do not improperly use it to access the site.  In 

addition, both ends of the emergency-only access should be signed to clearly indicate it is for emergency 

use only with special “Do Not Enter” signs for emergency vehicles only.  If this is going to remain an 

emergency-only access, the County can weigh in on the provision of smaller radii or perhaps a depressed 

curb driveway, so it is less likely to be mistaken for an access roadway to/from the property for everyday 

vehicles to use.  The pavement section between the curbline and internal roadway should also be 

discussed and potentially be designed with pavers capable of carrying an emergency vehicle.    

 

The applicant’s traffic engineer indicates in its response that the location of the Knox Box gate currently 

shown on the plans was chosen to allow emergency vehicles to pull off of West Germantown Pike to unlock 

the gate and that its ultimate location will be discussed with the Fire Marshal. The Fire Marshal should 

comment on this.   

 

50. A total of 24 guest parking spaces (12 at each end of the development) are proposed.  With the provision 

of narrower roads and parking to be prohibited except in driveways (approximately 20’ to 22’ deep and 

20’ wide, allowing up to two driveway cars not in garage) and in the guest parking spaces, the adequacy 

of parking should be evaluated and provided by the applicant and their team.  Depending on the 

demographic of residents to live in this community, holiday and special gatherings may require more 

overflow parking than available in this community, and the roadways and site layout are not designed 

to allow for on-street parking and two-way travel for other vehicles to circulate.  No parking is to be 

provided along West Germantown Pike or North Trooper Road (S.R. 3002).   

 

The applicant’s traffic engineer indicates in its response that the proposed number of guest parking spaces 

complies with Township requirements and that additional guest parking spaces can be added if determined 

to be necessary.   Since the Township Ordinance does not specify any requirements for guest space 
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parking, we recommend that the applicant try to provide as many guest parking spaces as possible 

throughout the site to accommodate for the potential for additional overflow parking needs throughout 

the development.    

 

51. Retaining wall design documents, including reports and specifications, must be submitted to the 

Township Engineer for review and concurrence.  The applicant’s traffic engineer indicates in its response 

that the retaining wall design documents will be submitted to the Township under separate cover.   

 

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

clarification, please contact me, Michelle Eve, P.E., or Brian Jones, PTP, TOPS. 

 

Sincerely, 

 
Casey A. Moore, P.E    

EVP/Regional Manager - Transportation 

    

BMJ/MEE/CAM 

 

cc: John Evarts, P.E., CKS Engineers (Township Engineer) 

 Wendy Feiss McKenna, Esq. (Township Solicitor) 

Scott Burton, PennDOT 

Paul Lutz, PennDOT 

 Andy Parker, McCormick Taylor (PennDOT and Montgomery County Review Consultant) 

 Robert Hart, East Norriton Township Manager 

 Michael Maier, Westrum Development Company (Applicant) 

 Barry Stingel, PLA, T&M Associates (Applicant’s Architect) 

 Chris Jensen, P.E., T&M Associates (Applicant’s Engineer)  

 Dave Horner, P.E., PTOE, Horner & Canter Associates (Applicant’s Traffic Engineer) 

 
  

Q:\PA-FTWA-MC\MCM\eng\WORCETO1\314086-01-001 - 1035 Trooper Road\Submissions\2025-01-09 TIA_LD Plans\Review\2025-02-05 Review Letter #3 - 1035 North Trooper 

Road (finalized).docx 
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February 13, 2025 
 
Dan DeMeno, Manager 
Worcester Township 
1721 South Valley Forge Road 
P.O. Box 767 
Worcester, PA 19490 
 
Re:  MCPC #24-0066-002 
Plan Name: 1035 Trooper Road 
(2 lots comprising 13.32 acres) 
Situate: Trooper Road at Germantown Pike 
Worcester Township 
 
Dear Mr. DeMeno: 

We have reviewed the above-referenced preliminary subdivision and land development plan in accordance 
with Section 502 of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on January 
14, 2025. We forward this letter as a report of our review. 

BACKGROUND  

The applicant, Commerce Pursuit Capital LP, has submitted a preliminary plan proposing the development 
of a 13.32 acre tract for 45 townhomes, open space, and associated improvements (including amenity 
space) in the MR Multi-Residential Overlay District.  The tract does have an existing residence on it, which is 
proposed to remain. Twenty-four guest parking spaces are proposed along two central green islands within 
the development.  Stormwater management, including an underground basin, is placed along the 
perimeter of the property.  Several retaining walls are proposed for the northern corner of the site.  One of 
the two access points to the development is along Germantown Pike, a county-owned road, which will 
require a Highway Occupancy Permit from the county.  The development would be served by public water 
and sewer service. 

COMPREHENSIVE PLAN COMPLIANCE 

Montco 2040: A Shared Vision, the county’s current comprehensive plan, identifies the future land use of 
this tract as a Suburban Residential Area, which is appropriate for single-family attached and multifamily 
development.  This proposal is consistent with the county’s comprehensive plan.  It is also consistent with 
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 the Future Land Use Map of Worcester Township’s 2008 Comprehensive Plan, which identifies the general 
area of this development as a Mixed Use Village Area.   

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: 

REVIEW COMMENTS  

SITE DESIGN 

1) Front Yards.  In a prior review letter for this site, we noted that the front yards of these townhouses are 
relatively narrow, and that adjacent garages and driveways could be paired together to provide 
consolidated green space and more areas for landscaping and tree cover. 

2) Amenity Spaces.  As a requirement of the MR District, the applicant is required to provide an amenity 
area within the development. What had been two amenity spaces in the prior submission is now one; 
we strongly encourage providing a multi-purpose space that allows for children to play and adults to 
safely gather. 

3) Street Trees.  We noted during our review that much of the interior streets are lined with serviceberry 
trees and we would encourage increasing the variety of tree specimens placed within the interior of the 
property. 

4) Stormwater Management.  With the placement of the stormwater basin along North Trooper Road in a 
very visible spot, we’d encourage the applicant to treat this as an amenity and take care that it does not 
get overrun with invasives like phragmites. 

TRANSPORTATION 

1) Highway Occupancy Permit.  A reminder that Germantown Pike is a county road and as such, the 
applicant will need a highway occupancy permit to create this new driveway access. Please copy 
Jennifer Payne through the county’s Office of Roads and Bridges on any future correspondence on this 
topic. 

CONCLUSION 

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 planning objectives. 

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.  



- 3 - 

 

Dan DeMeno, Manager  February 13, 2025 

 

 Should the governing body approve a final plat of this proposal, the applicant must present the plan to our 
office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the 
municipal seal and signature of approval must be supplied for our files. Please print the assigned MCPC 
number #24-0066-002 on any plans submitted for final recording. 
 

Sincerely, 

 

 

Anne Leavitt-Gruberger, County Planning Manager 

anne.leavitt-gruberger@montgomerycountypa.gov – 610-278-3727 

c: Barry Stingel, T&M Associates, Applicant’s Representative 
Christian Jones, Assistant Township Manager 

Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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 February 20, 2025 

 Ref: #C0005084 

 

 

Township of Worcester 

1721 Valley Forge Road 

PO Box 767 

Worcester, PA 19490-0767 

 

Attention: Dan DeMeno, Township Manager 

 

Reference: 1035 Trooper Road  

  Parcel No. 67-00-01540-00-4 

“Trooper Ridge” Minor Subdivision and Residential Land Development 

Preliminary Review 

 

Dear Dan: 

 

 Our office is in receipt of your request for review of a Preliminary Plan for the above-

referenced site. The submission consists of a 37-sheet plan dated December 19, 2024, with no 

revisions, and a Post Construction Stormwater Management and Erosion and Sediment Control 

Report dated December 18, 2024, with no revisions, both prepared by T&M Associates. 

 

The applicant proposes subdivision of an existing 15.12-acre (gross) 13.32±-acre (net) 

parcel to create two lots. Lot 1 will be a 1.50-acre lot to contain an existing single-family detached 

dwelling with a detached garage located entirely in the R-100 Residential Zoning District and 

Multi-Residential Use Overlay district. Lot 2 will be an 11.82-acre lot to contain 45 townhouses in 

nine building clusters ranging from four to six units each, all with a two-car garage and driveway 

accessed by a 24-ft.-wide private roadway, with 24 perpendicular overflow parking spaces in two 

separate parking areas, an aboveground stormwater basin, and an amenity space. The existing 

parcel is a split-zoned lot in both the R-100 Residential, C-Commercial Zoning Districts, as well 

as the MR - Multi-Residential Use Overlay District. Access to Lot 2 will be provided via one full-

movement access at the southeasterly frontage along Trooper Road (State Route 3002) with one 

emergency access to Germantown Pike (Montgomery County Route) at the southwesterly 

frontage. The three existing driveway accesses serving Lot 1 will remain unchanged. All 

townhouses are proposed to be connected to public water and sewer service and stubs to Lot 1 

will be provided for future connection. 

 

We offer the following comments for consideration by the Township: 

 

ZONING: 

 

The following comments are based upon the Worcester Township Zoning Ordinance: 
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1. Ordinance No. 285 adopted June 16, 2021 made the MR Multi-Residential Overlay District 
applicable to this property with underlying zoning districts to remain. The existing 15.12- 
acre lot consists of two zoning districts, approximately 21% C-Commercial and 79% R-
100 Residential. Once subdivided, Lot 1 will be entirely R-100 and Lot 2 will be 
approximately 29% C-Commercial, with the remainder being zoned R-100 Residential. 

 

2. The proposed use of Lot 1, single-family detached dwelling with a detached barn for 
storage and workshop use incidental to the principal dwelling use of the lot garage, is 
permitted by-right in the R-100 Zoning District and Multi-Residential Overlay. (150-67.B, 
150-67.C and 150-83.A) 

 

3. While a Zoning Data table is supplied on Sheet 2, compliance of Lot 1 cannot be verified 
as the plan does not depict the entirety of proposed Lot 1. The plan must be revised to 
show the full extents of Lot 1. Additional zoning comments may apply upon future 
submission of Lot 1 details. (150-68, 150-84 and 130-33.B.4) 

 

4. The proposed use of Lot 2, multi-family dwellings consisting of 45 townhouses, is 
permitted in the Multi-Residential District at a density of four units per developable acre. 
The plan notes a lot area of 11.82 net acres; therefore, 45 townhouses results in a 
permissible density of 3.8 du/acre. (150-83.B and 150-89.E.1) 

 

5. The plan shows compliance with the 50% impervious coverage limit for townhouses in the 
MR Zoning District and 40% requirement for single-family dwelling in the R-100/MR 
Overlay. A tabulation of impervious surface types must be provided with their respective 
areas so our office may confirm the proposed impervious coverage areas on each lot. 
(150-86.B) 

 

6. The twenty units with rears oriented towards Trooper Road will have basements with floor 
slabs approximately 10 feet below the finished floor elevation at the street side. While the 
Zoning Data table on Sheet 2 notes a 30-foot proposed height for all structures, we 
question the asterisk which states, “units will have basements with a majority of the 
basement wall area below finished grade.” The ordinance definition of basement requires 
the basement floor to be below subgrade on all sides. Additionally, the ordinance defines 
building height as the vertical distance measured from the average elevation of the 
existing grade at the location of the building or its highest point of a flat or multi-level roof. 
A height variance may be required for the units in question if any are to exceed 35 feet or 
two stories. If any other units will have basements, the proposed floor elevation(s) must 
be added to Sheet 7. (150-9 and 150-87.A.1) 

 

7. The lighting plan must include a compliance table and show light distribution patterns and 
intensities. (150-89.E.4 and 150-200) 
 

8. The plans show a stormwater management basin located in the front yard setback of 
Trooper Road. For multi-family residential districts, no part of any detention basin shall 
occupy more than 35% of the required yard area of any district yard. A calculation must 
be provided indicating what percentage of the setback is occupied by the basin. 
Additionally, no detention basin shall be located closer to any building containing two or 
more multi-family dwelling units than the minimum distance required between buildings. 
We note that a required 30-ft. separation is required between the stormwater facility and 
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the townhomes and appears to be provided from adjacent building clusters, but a setback 
dimension should be shown on the plan. (150-89.D and 150-203) 

 

9. A 20-foot-wide screen planting buffer shall be provided in the exterior 50 feet of the 75-
foot buffer area. (150-89.E.6.b) 

 

10. If the townhouses are to be operated under a homeowners association, the future 
association declaration and by-laws may need to include language prohibiting the keeping 
of recreational vehicles and travel trailers. (150-160) 

 

11. The type and location of mail delivery must be indicated on the plan. The applicant must 
provide a mail collection area at a central location(s) if cluster boxes are mandated by the 
Postmaster. We recommend placement in the landscaped islands for overflow parking, 
near pedestrian crossings for ease of access. A level approach and concrete pad for a 
standing area should be also provided in front of each cluster so residents and the postal 
carrier may access mailboxes without standing in the cartway. (150-177.A.7) 

 

12. All structures, buildings, parking areas, regraded slopes, and substantial improvements 
(with the exception of driveway and utility crossings when no other location is feasible) are 
prohibited on slopes of 25% or greater. A tabulation of steep slope disturbance must be 
added to the plan. A variance may be necessary if slopes over 25% are disturbed. (150-
146.4.B.1) 

 

13. All buildings shall be designed as a single architectural scheme. The applicant must 
provide the Township with renderings of the intended building design scheme for the 
townhouses to ensure the continued character of the Township. Additionally, elevation 
views shall be provided of the townhomes backing up to Trooper Road. (150-89.E.2) 

 

14. The applicant must provide further details of the proposed amenity area at the southeast 
corner of Lot 2. We note that the Township’s Open Space Preservation Plan contains an 
“implementation item” for the consideration of recreational space in the Fairview Village 
area. We recommend an inclusive facility with elements for all ages and abilities be 
considered, such as accessible play equipment, benches or similar seating areas, tables, 
and weather-protected gathering space. At the Board of Supervisors’ discretion, the 
Township may a require a fee-in-lieu of outdoor recreational facilities. (150-89.E.7) 

 

15. The use of the accessory structure on Lot 1 must be discussed with the Township. The 
Zoning Table should be updated to reflect any applicable zoning data related to accessory 
structures. (150-177.A) 

 

SUBDIVISION AND LAND DEVELOPMENT 

 

The following comments are based upon the Worcester Township Subdivision and Land 
Development Ordinance: 

 
1. The plan must include a calculation of the net lot area. Sheet 2 and Sheet 4 note a 15.12-

acre gross tract area and Sheet 4 lists a tract area of 14.30 acres to the legal right-of-way 
line. For reference, constrained land areas must be separately tabulated per the Zoning 
Ordinance. (130-33.C.5) 
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2. The location and size of any existing sanitary sewer, storm drains, and water supplies 
must be noted on the plans. (130-33.C.4.c) 
 

3. General ERSA Note No. 3 on Sheet 12 indicates the site does have verified wetlands and 
that the wetlands are delineated on the plans. The wetlands are unfounded and must be 
clearly shown, if applicable. An investigation report which determined the presence of 
wetlands must be furnished for review. If no wetlands are present, the note must be 
revised. (130-33.C.3.e) 
 

4. Based on General ERSA Note No. 1 on Sheet 12, a Pennsylvania Natural Diversity Index 
(PNDI) search was conducted. We recommend the Township apply restrictions on tree 
removal timeframes consistent with the habitat protection guidelines (i.e. avoid removals 
from May 15th to August 15th). (130-33.C.3.j) 
 

5. Whenever possible, the applicant shall preserve trees, groves, and/or waterways. If more 
than 25% of the existing trees on site with six-inch DBH or more are destroyed because 
of development, then all trees over the 25% threshold shall be replaced in addition to other 
landscaping requirements. (130-14.C)(130-28.F.7.b) 
 

6. The applicant must determine if there are any deed restrictions, covenants, easements, 
and/or other encumbrances which may preclude the development as proposed. (130-
33.C.4.e) 
 

7. Existing cartway widths must be labeled on the plans. (130.C.2.a) 
 

8. Subdivisions and land developments should be laid out so as to avoid the necessity for 
excessive cut or fill unless specifically warranted by terrain or location. Dwellings located 
along the northern side of the tract result in excessive cut and those closer to Trooper 
Road will require fill. The applicant should demonstrate to the Township that no alternative 
layout is feasible that would minimize cut and fill operations. (130-14.D) 
 

9. A portion of the retaining walls are proposed in steep slope areas. Retaining walls are not 
permitted unless the applicant can demonstrate that steeper slopes or retaining walls can 
be stabilized and maintained adequately and that they more effectively preserve the 
landscape in its scenic and/or natural state. (130-32.1.C.4) 
 

10. Street names must be proposed for consideration by the Township Planning Commission 
and Board of Supervisors. Proposed names shall not closely resemble any other existing 
streets. (130-16.A.8) 
 

11. The plans must demonstrate that a 200-foot sight distance is provided along the proposed 
streets along the centerline, measured at the driver’s eye height of five feet. (130-16.B.1) 
 

12. The radius of horizontal curves shall not exceed 150 feet for residential streets. Curves 
through the north and south loops do not comply and will require a waiver unless 
reconfigured. (130-16.B.2.a) 
 

13. Even if to be a private street, a 50-foot-wide right-of-way must be proposed for the internal 
roads. The plans must be revised to show the limits of the proposed right(s)-of-way. (130-
16.C.1.a.4) 



CKS ENGINEERS   February 20, 2025 

  Ref: #C0005084 
  Page 5 
 

 

14. The paved cartway width of residential street shall be 32 feet or a reduced 28- to 30-foot 
width where such width is unreasonable. The proposed paved cartway is shown to be 24 
feet wide and will require a waiver. If a waiver is requested and granted, we recommend 
it be contingent upon an on-street parking prohibition along the curb lines on both sides of 
all streets. (130-16.C.1.a.4). 
 

15. The area between an existing title line and the ultimate right-of-way line should be offered 
for dedication to the authority having jurisdiction over the road when land is subdivided or 
developed along an existing right-of-way. This offer should be noted on a plan to be 
recorded and metes and bounds provided on the plan for such strips of land. (130-
16.C.2.c) 
 

16. Sheet 24 provides the following paving section details: 
 
a. Right-of-Way Pavement Section detail 
b. Parking Lot Paving Section detail (light duty) 
c. Heavy-Light Duty Pavement Match detail 
 

The plan must graphically depict the limits of where each of these pavement sections will 

be installed. While proposed as a private roadway, the internal road system should be 

constructed to Township standards. (130-16.D) 

 

17. The intersection approach to Trooper Road from the main access road and to the cross 
street northwest of the north loop has a slope of 4% per the Sheet 20 profile. This must 
be reduced to 3% for a minimum distance of 50 feet at both locations, or a waiver 
requested. We defer to the Township Traffic Engineer for further comment.  (130-16.E.7) 
 

18. Driveways shall be a minimum of 40 feet from street intersections. Some unit driveways 
do not comply and those two which are within the main access drive intersection with the 
loop street are of greatest concern. The applicant should reconfigure the units as 
necessary to minimize the number of driveways occurring at street intersections. (130-
17.B.2) 
 

19. Perpendicular parking as proposed for the 24 overflow guest parking spaces is prohibited 
along private roadways unless separated by barrier curbing and located a minimum of 
seven feet from the cartway. (130-17.D.2) 
 

20. Guest parking spaces must be a minimum of 10 feet wide by 20 feet deep. The detail on 
Sheet 24 states “see plans” for dimensions, but none are provided on Sheet 6. (130-17.D.7 
and 130-17.D.11) 
 

21. At least one van-accessible ADA parking space must be provided for guests since the 
parking will be for public use. We recommend placement in the parking row closest to the 
amenity space. The quantity of overflow spaces must still satisfy zoning ordinance 
requirements based on the number of dwellings proposed if this item requires changes to 
proposed striping. (130-17.D.11 and 150-158) 
 

22. An emergency access is being provided off of Germantown Pike into the proposed 
development. We question the design of the emergency access and have concerns that 
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it will appear to drivers as a second local access into the development. The access 
proposes a locking gate and “Knox Box” to limit vehicular access. We recommend that 
sufficient signage be added to the plans to post the access for Emergency Vehicles Only 
from the Germantown Pike and internal road approaches. A detail of the sign panel and 
post-mount should be provided on the plans. Further, additional measures may be 
necessary such as knock-down bollards or similar barriers to prevent motorists from 
attempting to enter the site from Germantown Pike. 

 
23. Sidewalks shall be provided along all streets, unless the Township Supervisors deem it 

unnecessary for public safety. East of the proposed access drive at Trooper Road, no 
sidewalks are provided on the plan. A partial waiver may be required for this portion of the 
Lot 2 frontage and the entire Lot 1 frontage. (130-18.A.1) 

 
24. The minimum required width of sidewalks, 4 feet, must be noted on Sheet 23 details. 

Where sidewalk is less than five feet wide, ADA compliant passing zones must be provided 
and may not be contained within dwelling driveways or aprons. (130-18.A0 

 
25. The location of the sidewalk relative to the right-of-way line could not be reviewed for the 

private road system. The right-of-way line must be added and sidewalks must be five feet 
from the curb line, within the right-of-way. (130-18.A.3) 

 
26. Curbing is shown to be Belgian Block material interior to the site at the threshold of the 

ultimate rights-of-way. A waiver will be required as curbing must be constructed of 
concrete. (130-18.B.1.a) 

 
27. The Township may wish to comment on the appropriateness of the amenity space and 

consider if its placement effectively preserves the site’s natural features. We note the 
northern end of the site, where it is proposed to be located, contains steep slopes and 
medium-aged trees, whereas other portions of the site are presently meadow with fewer 
trees. The applicant may wish to consider a more central location to all proposed 
dwellings; however, proximity to overflow parking is preferred. (130-21) 

 
28. A blanket stormwater easement is proposed per General Note 31 on Sheet 2. This note 

should indicate if the easement applies only to Lot 2 as it appears no stormwater facilities 
will be constructed upon Lot 1. (130-22.D.3) 

 
29. The location of all trash receptacle areas must be shown. If curbside collection is to be 

provided, it must be noted on a plan to be recorded. We recommend at least one 
permanent receptacle be provided at the amenity space and the party responsible for 
maintenance of the receptacle be listed. If the requested receptacle is added, a detail 
should be provided. (130-28.E.2) 

 
30. The plan should show the entire tract boundary with bearings and distances. Lot 1 is only 

partially shown. The extent of the subdivision line is not clear due to the partial plan 
presentation.  (130-33.B.4) 

 
31. Existing and proposed monumentation must be shown on the plans. Additional 

monuments are required to differentiate Lot 1 from Lot 2. Monuments shall be stone or 
concrete and located on the right-of-way lines at corners, angle points, beginning and end 
of curves, and otherwise required. (130-23) 
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32. A note should be added to a plan that will be recorded indicating that all proposed utilities 
are to be installed underground. (130-27) 

 
33. Further quantification is required to evaluate compliance regarding steep slopes. The 

grayscale rendering on Sheets 5 and 12 and 1’ = 100’ plan scale of Sheet 12 are difficult 
to evaluate. The plan scale must be increased and the steep slope areas tabulated on 
both sheets. (130-32.1)  

 
34. Unit numbers for each townhouse must be added to all plans. 
 
35. A "Tree Survey Plan" was not included with the submission.  Relative information is 

depicted on Sheet 5, Demolition Plan, and Sheet 12, Natural Resources Protection Plan, 
which is acceptable. Tree counts of sample areas and tree removal calculations are 
outlined on Sheet 12, Natural Resources Protection Plan.  We request that the applicant 
or their consultant contact this office to arrange a site visit to verify the information 
provided.  Furthermore, the sampling methodology must be submitted to Worcester 
Township for approval.  (130-28.E.1) 

 
36. A location map showing zoning district designations for the site and adjacent properties is 

to be shown on the Landscape Plan.  (130-28.E.2.a.) 
 
37. The plant list is to be revised and expanded to include planting height and spread for trees 

and height and spread for shrubs at installation.  (130-28.E.2.g.) 
 

38. Existing and proposed contours shall be clearly labeled and areas with slopes in excess 

of 10% shall be indicated on the Landscape Plan.  (130-28.E.2.i.) 

 

39. We offer the following comments and recommendations relative to the Plant Schedule and 

Landscape Planting Notes and Specifications: (130-28.E.2.g & .j) 

 

a. We recommend for clarity that Landscape Details (Sheet 30) and Landscape 
Schedule (Sheet 31) plan sheets are referenced on the Landscape Plan (Sheet 
10). 

 

b. We recommend that an installation detail is provided for trees to be installed on 
steep slopes.   

 

c. Provide the intended spacing of shrubs.  Designed spacing for each shrub species 
proposed should be reviewed based on the mature size of the species and intent 
of the design. 

 

d. We recommend shrubs be included in a continuous mulch bed for ease of ongoing 
maintenance.  A note should be added accordingly. 

 

e. We recommend that a note be added to the Plant Schedule indicating the quantity 
of male Winterberry shrubs to be provided as pollinators to the female shrubs. 

 

f. Note No. 7 on Sheet 30 should be expanded to include the Township Engineer for 
review of species substitution requests. 
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40. We offer the following comments relative to tree preservation and removal (130-28.F.): 
 
 a. In cases where natural features that exist and will be retained on site duplicate the 

planting requirements of Subsection G, any and all of such requirements may be 
waived by the Township.  Notes in the Landscape Requirements Chart indicate 
that existing woods to remain along the rear and side yard to the north to count 
toward meeting perimeter buffer requirements.  The extent of existing perimeter 
vegetation should be clearly indicated in plan view for further review.   

 

b. Since vegetation to remain is intended by the Applicant to count toward 

Landscaping requirements, it is recommended that the following note, or similar, 

be added to the Landscape Plan: The Township reserves the right to require 

additional landscape buffer plantings, following substantial completion of 

construction, should vegetation to be preserved not be preserved or not otherwise 

be as represented on the Final Landscape Plan(s). 

 

 c. A tree protection fence installation detail has been provided.  The limits of the 

protection fencing are to be depicted on the Erosion and Sediment Control Plan 

(Sheet 11).  

 

 d. Planting is proposed within an area of vegetation shown to remain.  The planting 

design should be adjusted to eliminate this conflict. 

 

e. The Township encourages native species for replacement trees, and these shall 

not be all the same size.  

 

 f. Pignut Hickory, used toward meeting replacement tree requirements, is not 

included in the Recommended Plant List.  While the species is native, it is not 

widely available at nurseries.  Another option should be considered.    

 

g. Minimum 2-1/2" caliper River Birch trees are proposed, yet are specified as multi-
stem trees.  It is acceptable to specify these trees as multi-stem trees, as long as 
the minimum height specified is the same as a minimum 2-1/2" caliper single-stem 
shade tree.   

 
41. Plantings should be selected and located where they will not create or contribute to 

conditions hazardous to the public's safety.  We offer the following comments and 
recommendations relative to tree placement: (130-28.G.2) 

 
 a. Location of all existing and proposed above and underground utilities are to be 

added to the Landscape & Lighting Plan, Sheet 10, to ensure landscaping and 
utilities will not be in conflict with one another.  Except where precluded altogether 
by an easement or right-of-way, it is recommended that new trees be installed no 
closer than 5 feet measured horizontally from any underground utility. 

 
 b. Street trees shall not be located within the street right-of-way of Trooper Road.  
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 c. Trees and shrubs shall not be planted within swales. Proposed plantings must be 
relocated elsewhere. 

 
 d. Clear sight triangles are to be labeled on the Landscape & Lighting Plan, Sheet 

10. 
 
 e. The proposed tree layout and lighting design should be coordinated and adjusted 

as appropriate to reduce conflict between trees and proposed lighting. 
 
42. Street trees are required along existing streets where missing and along access driveways 

to residential developments having more than four dwelling units. We note that trees along 
Lot 1’s Trooper Road frontage could not be reviewed and the main access driveway to Lot 
2 is deficient. (130-28.G.4.a.3.&4.) 

 

43. The planting design provides for Softening buffers.  However, Perimeter screen buffer 

planting shall be provided. (150-89.E.6. and 130-28.G.5.f.) 

 

44. Off-street parking landscape plantings shall be provided.  (130-28.G.6.) 

 

45. Individual lot landscape plantings shall be provided in addition to all other required 

plantings.  (130-28.G.9.b.) 

 

46. We offer the following comments relative to detention basin perimeter plantings: (129-

18.24.c. and 130-28.G.7.f) 

 

 a. The ordinance reference for Drainage Area and Detention Basin Landscaping 

within the Landscape Requirements chart should be corrected.   

 

 b. The extent of Detention Basin perimeter should be verified and additional plantings 

provided accordingly.  The Landscape Requirements chart lists 707 linear feet. 

However, our measurements result in approximately 770 linear feet. 

 

 c. The overall intent of the landscaping requirements should be considered with 

relation to the design and layout of the basin area plantings, in particular, 130-

28.A.2.b. which reads, “Reduce stormwater runoff velocity and quantity by … 

providing planting areas where runoff velocities are reduced and stormwater can 

infiltrate, ultimately recharging local groundwater supplies.”   

 

 d. We recommend plantings proposed in association with detention basins are native 

species. 

 

 e. Sawtooth Oak tree is not recommended as it is currently on the PA DCNR Invasive 

Plant Watch List. 

 

47. We offer the following comments relative to the proposed species:  (130-28.H.) 
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 a. Due to Serviceberry being a cohost for Cedar Apple Rust, these should not be 

planted in close proximity to Eastern Red Cedars.  One of the species should be 

switched out. 

 

b. Downy Serviceberry and Flowering Cherry trees are not in the Recommended 

Plant List.  With exception as noted above, both species are acceptable as 

proposed, between townhome units and between buildings. 

  

 c. White Spruce evergreen trees are not on the Recommended Plant List. We believe 

the use and placement of these trees as proposed is acceptable.  

 

 d. Dwarf Fothergilla, Sweetspire, Alleghany Viburnum and Snow Queen Oakleaf 

Hydrangea shrubs are not on the Recommended Plant List.  We believe the use 

and placement of these shrubs as proposed is acceptable.  However, availability 

of Dwarf Fothergilla and Sweetspire at the sizes specified should be verified. 

Furthermore, Common Name for Alleghany Viburnum should be corrected for 

clarification. 

 

 e. Parson’s Juniper is not on the Recommended Plant List.  We do not believe a 

ground cover is appropriate as proposed.   

 

48. The applicant must provide a written summary of waivers from the Subdivision and Land 

Development Ordinance with any future submissions. Sheet 1 only identifies one waiver 

request from the Stormwater Ordinance as follows: 

 

 a. From Section 129-18, to allow for High Density Polyethelene (HDPE) pipe in lieu 

of the required reinforced concrete pipe material. We take no exception to this 

request given the drainage piping will be contained upon a private tract with private 

roadways. 

 

SANITARY SEWER 

 

1. A pressure sanitary sewer extension will be constructed to serve the proposed townhouse 

development. This pressure sewer extension will be constructed within the development 

and continue into W. Germantown Pike. The flow from this project will flow through the 

system to Township MH HD1.1A and flow by gravity to the Heritage Village Pumping 

Station. This pumping station has been evaluated and determined to have adequate 

capacity. We note that sewer treatment from this development will be treated at the 

Berwick Place WWTP. Currently, this plant is projected to have an organic overload within 

five years. A Corrective Action Plan (CAP) is currently under review by PADEP. No new 

connections will be allowed until the CAP is approved by PADEP. 

 

2. The applicant will be required to prepare a Planning Module for this project for sanitary 

sewer service. This module will need to be submitted to the Pennsylvania Department of 

Environmental Protection (PADEP) for review and approval in order to revise the 
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Township’s current Act 537 Plan. The Township will need to review the planning module 

prior to submission and execution for PADEP. 

 

3. Manhole HD1.1A must be core drilled for the new lateral connection. Additionally, MH 

HD1.1A and HD1.1 must be lined with an epoxy coating. Both of these requirements must 

be noted on the plans. 

 

4. The design of pressure sanitary system, including calculations, must be submitted to the 

Township for review. 

 

5. Please identify all new sanitary sewer force main piping as SDR-21 pipe. All pipe size and 

material must be included on the utility plan and profile sheet. 

 

6. The Applicant should contact Worcester Township Code Enforcement Officer to determine 

if residential fire suppression systems will be required in the proposed townhouse 

buildings. 

 

7. The Applicant should confirm with the Pennsylvania American Water Company the type of 

meter pits (if any) that will be required for this project.  

 

8. The Worcester Fire Marshal should review the plans to verify that he is satisfied with the 

number and location of fire hydrants shown on the plans. 

 

9. The Applicant will be required to purchase sanitary sewer tapping fees from the Township. 

The Township will determine the adequate number of EDUs required for this project and 

convey that information to the Applicant. 

 

10. Capped sanitary and water laterals from Lot 2 to Lot 1 are capped off at the proposed 

property boundary. When capped sewers are provided, on-site disposal facilities shall also 

be provided until connection to Lot 1 is made. (130-26.5) 

 

11. We recommend the stubbed utilities which will extend to Lot 1’s property line be reoriented 

to not pass below the amenity space. Regardless of their location, a utility easement will 

be required in favor of the Lot 1 property owner. 

 

STORMWATER MANAGEMENT, GRADING, EROSION AND SEDIMENT CONTROL 

 

The following comments are based upon the Worcester Township Stormwater 
Management Ordinance: 
 

1. An NPDES permit and erosion and sedimentation adequacy letter will be required from 
the Montgomery County Conservation District and PADEP. (130-32 and 129-20) 
 

2. The plan should note if the stormwater basin will be owned/maintained by a HOA or if it is 
to be offered for dedication. If a stormwater management facility is accepted by the 
Township for dedication, the applicant shall pay a specified amount to the Township 
Maintenance Fund for periodic inspections and maintenance. (129-42.A) 
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3. An O&M agreement will be required for all stormwater facilities, in a form acceptable to 
the Township Solicitor. (129-39.A) 
 

4. West of the basin, contour 377 is intersecting with an unlabeled contour. Contours should 
be verified and may not intersect.  
 

5. The following storm structures and pipe segments have varying elevations on the Sheet 
9 table relative to the storm sewer profiles on Sheets 14 through 17:  
 
a. A1.1 – Top of grate on profiles is 365.05. 
b. A2 – The invert listed does not match profiles. 
c. B3.1 – The invert listed does not match profiles.  
d. B5 - The invert listed does not match profiles. 
e. MH T5 - The invert listed does not match profiles.  
f. OCS A3 – The TG/rim listed does not match profiles 
g. S3 - The invert listed does not match profiles. 
h. T2 – The TG/rim listed does not match profiles. 
i. The following pipe segments have HDPE as the proposed material listed on the 

table; however, the profiles show RCP: G2 to G1, S2-S9, T1.1 to T1, and T8 to 
T11). 
 

6. While a typical detail is provided on Sheet 25, the applicant must confirm that all headwalls 
/endwalls will be of reinforced concrete. If any alternative materials are proposed, a waiver 
will be required. (129-18.C.5) 
 

7. Anti-seep collars shall be cast-in-place. Storm Sewer Note No. 4 on Sheet 2 must be 
revised and a typical detail provided reflecting the same. (129-18.H.16) 
 

8. We note that infiltration testing encountered bedrock at TP-2 and TP-4, at elevations 
357.42 and 359.92. The proposed basin floor is shown to be at elevation 361.00 and the 
subsurface stone bed will extend to 351.00. The limiting zone must be considered in the 
basin design. 
 

9. If bedrock cannot be ripped, blasting may be required. General Demolition Note 6 should 
be revised to explicitly include approval from Worcester Township is required for any 
blasting. 
 

10. We note that flow to inlets S8 and S9 atop the northernmost retaining wall and inlet B8.1 
in the yard between Buildings 7 and 8 are approaching or exceed 4.0 cfs of inflow. We 
recommend the inlets be upsized to a Type 6 top and box. Further, the drainage area to 
inlets S8 and S9 are 1.8 and 2.2 acres, respectively. While this is capturing off-site flow, 
this is a significant contributing drainage area. Inlets T8, T9 and T12 are also shown to 
have drainage areas ranging from 1.8 to 2.4 acres and may benefit from providing 
additional structures upgradient to reduce the contributing drainage areas. (129-18.C.10) 

 
11. Slopes for the basin sides behind buildings 10 through 12 are shown to be steeper than 

5V:1H; a waiver will be required. (129-18.H.9) 
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12. All proposed slopes steeper than 3:1 must be labeled on the plans. It appears that there 
are proposed slopes greater than 3:1 upstream of the basin. (SMO 129.G(4) and 
129.G(5)) 

 
13. All proposed grading must be located five feet from a property boundary. (SMO 129.G(6)) 
 
14. The basin bottom slope must be 2% unless landscaped and provided with a design which 

encourages infiltration. We acknowledge the placement of the gabion wall to increase the 
flow path travel time through the basin floor; however, we recommend some plantings 
beyond the ERNMX-181 seeding be proposed. (129-18.H.10) 

 
15. The spillway lining material is noted to be “SC-150” or “NAG-75” erosion control blanket. 

If not to be of concrete checkerblocks, a waiver may be required. (129.-18.H.12) 
 
16. A section drawing of the proposed basin is required showing the configuration above and 

below grade. The profile must also dimension the top of berm width as 10 feet. 
(129.18.H.14) 

 
17. A stabilized access drive will be required for Basin 1 and an access gate must be provided 

in the split rail fence surrounding the basin. The basin must be reachable by the service 
drive with a depressed curb and concrete apron at the right-of-way. An easement must be 
established for access by Worcester Township or its designee. The split rail fence is 
proposed to contain wire mesh within its voids. The mesh specification must be included 
on the plans to ensure emergency spillway operation is not encumbered as the fence 
extends across the spillway. (129-18.H.22 and 129-18.H.23) 

 
18. We note that the maximum allowable water depth for basins is 2 ft. for the 2- and 10-year 

storms and 3 ft for 100-year storm. The basin 2-year and 100-year water surface 
elevations are noted to be 362.36’ and 363.49’, respectively, per the PCSM report; 
however, there is conflicting information regarding the bottom of bed elevation. If to be 
357.00, the water depth exceeds the allowable limits for these storms. (129-18.H.3) 

 
19. While supported by this office, the gabion wall within 100-year water surface through 

spillway will require a waiver. A typical construction detail for the gabion wall must be 
added to the plans. (129-18.H.21)  

 
20. Skewed or angled storm pipe crossings above or below utilities are not allowed unless 

approved by the authorities having jurisdiction of the facilities being crossed. There are 
multiple angled crossings throughout the storm network. While this cannot be entirely 
avoided, we recommend the applicant confirm all other utility providers are agreeable to 
the storm pipe configurations as shown. (129-18.C.16) 

 
21. Numerous inlets are proposed directly in front of depressed curbs serving unit driveways. 

We recommend these inlets be relocated elsewhere or the driveway spacing adjusted to 
minimize travel over the grates. 

 
22. A minimum of 6 inches is required between the emergency spillway elevation and the top 

of grade elevation of the outlet structure. Six inches is also required between the 100-year 
water surface elevation and the top of grade of the outlet structure. The basin outlet 
configuration must be adjusted accordingly. (SMO 129-18.H(19)) 
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23.  Basin 1 outlet piping must be watertight O-ring RCP. (SMO 129-18.H(18)). 
 
24. A Stormwater Management Agreement will be required. The Agreement shall be reviewed 

and approved by the Township Solicitor prior to plan approval. (SMO 129-138) 
 
25. Roof drain and sump pump discharge locations must be indicated on the plan. (SMO 129-

18(C)(20)) 
 

GENERAL ENGINEERING & DRAFTING 

 

The following are general comments and considerations generated during the course of 
our review: 
 

1. The portion of the existing driveway that Lot 1 utilizes will now be located on Lot 2. The 
applicant must indicate if the driveway is to remain. If this section of driveway is to remain, 
an access easement may be required. 
 

2. Legend(s) should be added to the plan sheets throughout the plan set, as applicable. 
 

3. On all the sheets, the northern lot line appears to be cut off, not showing the total of the 
lot subdivision.  

 

4. Sheet 37 illustrates truck turning movements for the aerial fire apparatus only. We offer 
the following comments on the provided template: 
 

a. At the access driveway, egress movements are shown in the opposing lane. 
 

b. Access into the site must be depicted from Trooper Road as well. 
 

c. The approach through the emergency access is shown to have a 9% grade. We 
recommend the designer confirm the apparatus can successfully traverse this 
slope. 

 

d. Movements of a waste hauling vehicle must also be modeled. 
 

e. The locations of any on-street parking located outside of the 24 guest spaces must 
be considered in these templates, if applicable. 

 

5. The project proposes several retaining walls. Notes on Sheet 2 and 24 are acceptable, 
however; all walls must be reviewed and approved before construction commences.  
 

6. Methacton School District should comment on any potential bus stop location if to be a 
private road network. There may be a need for a waiting area on Trooper for student pick-
up/drop-off. If necessary, a bench for seating and weather protection are recommended 
for students and guardians. 

 
7. Sheet No. 1 includes a list of utility users. There are other utilities (East Norriton) listed 

which may or may not be impacted by this project and the Applicant should review those 
and provide an accurate listing of only utilities impacted.  
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8. The title sheet must indicate which sheets are to be recorded. Additionally, on each sheet 
to be recorded, an ‘xx’ of ‘xx’ must be added to the title block. 

 
9. The plans must be submitted for review and comment to the following agencies: 
 

a. Montgomery County Planning Commission 
b. Montgomery County Conservation District 
c. PennDOT – Trooper Road 
d. Montgomery County Roads and Bridges Department W. Germantown Pike 
e. PADEP 
f. PA American Water 
g. Township Traffic Engineer 
h. Fire Marshal 

 

The above represents our comments on this Preliminary Plan Submission. Due to the 

extensive information requested, additional comments may apply upon review of subsequent 

submissions. Please contact me if you have any questions or need additional assistance on this 

project. 

 

Very truly yours, 

       CKS ENGINEERS 

       Township Engineers 

        

 

 

       John Evarts, P.E. 

 

JWE/klk 

 

cc: Christian Jones, Assistant Township Manager (via email) 

 Casey Moore, Township Traffic Engineer (via email) 

 James O’Donnell, Owner 

 Robert Gundlach, Esquire, Fox Rothschild (via email) 

Michael Maier, Commerce Pursuit Capital, L.P. (via email) 

Barry Stingel, P.E., T&M Associates (via email) 

 File 

 



 

 

 

           January 07, 2025 

 

Dan DeMeno, Township Manager 

Township of Worcester 

1721 S Valley Forge Road 

Worcester, PA 19490 

 

 

RE: Methacton School District 

 1001 Kriebel Mill Road 

 Norristown, PA 19408 

 Methacton High School Redevelopment  

 T&M Project Number: SGAL00073 

  

Dear Mr. DeMeno,  

 

T&M, on behalf of the applicant, Methacton School District, is pleased to submit the following plans and 

documents for review and consideration by the Township Planning Commission and Board of Supervisors for 

the above refenced project. The project consists of the demolition of the existing Methacton High School and 

construction of a new school building and various site improvements. Included are as follows:  

 

1. (14) Fourteen copies of the signed township application form  

2. (14) Fourteen sketch plans dated 01/03/2025 

3. (14) Fourteen survey plans dated 09/13/2024 

4. (14) Fourteen copies of the Methacton High School deed dated 02/19/2004 

5. (1) One check in the amount of $1,500 

6. (1) One check in the amount of $1,000 

 

Should you have any questions or require any additional information please do not hesitate to contact 

Emma Pasnak (215.282.7841 or epasnak@tandmassociates.com) or myself. 

 

        Very truly yours,  

        T&M Associates Consulting Engineers 

         
David Stewart 

        Group Manager 

        dstewart@tandmassociates.com 

 

4w••• 

T&M Associates, 2000 Market Street, Suite 800, Philadelphia, PA 19103 Ill 215.282.7850 Ill 215.627.3459 Ill tandmassociates.com 



WORCESTER TOWNSHIP 
SKETCH PLAN 

REVIEW REQUEST 

Date of Request: 1202002024 
Plan Revision Date(s): NM 
Applicant Name: Methacton School District 

Date of Plan: 12/20/2024 ===------ 

Address: 1001 Kriebel Mill Road, Norristown, PA 19408 

Tele: 610-489-5000 Fax: 610-489-5019 

Property Owner(s) Name(s): Methacton School District 
Address: 1001 Kriebel Mill Road, Norristown, PA 19408 

Tele: 610-489-5000 Fax: 610-489-5019 

Tract Address: 1001 Kriebel Mill Road, Norristown, PA 19408 

Existing Zoning:AO -Agricultural 

Tract Parcel Number(s): 67-00-01383-00-7 
Intended Land Use: Educational (no proposed change in use) 

Signature of Applicant: _A-"_k, » 
Printed Name of Applica 
Date of Signature: _/4/1 I/eI 

Previous Submissions (include all referenced hame 

Tract Area: 62.8261 Acres (Net to Ultimate Right-of-Way) 
Water (Public) - PA American Water; 

Utilities (sewer & water): Sewer Private - On-site Water Treatment Facility 

Must present: 
• 14 detailed sketch plans, folded, showing land use, number of proposed lots 

and information as attached. Plans will be returned if insufficient 
information is presented. 

• A current Agreement of Sale or letter of acknowledgement from property 
owner. Application will be returned if this information is missing, 

The Township Engineer review fee, when applicable, is pursuant to the current fee 
schedule. (Township will bill applicant unless otherwise advised.) 

NOTE: Plan contents must be according to Ordinance No. 99-169. 

-More 
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NOTES 1) FIELD WORK FOR ALTA/ NSPS LAND TITLE SURVEY OF 1001 KRIEBEL MILL ROAD, TOWNSHIP OF WORCESTER, MONTGOMERY COUNTY, PENNSYLVANIAFIELD WORK FOR ALTA/ NSPS LAND TITLE SURVEY OF 1001 KRIEBEL MILL ROAD, TOWNSHIP OF WORCESTER, MONTGOMERY COUNTY, PENNSYLVANIAWAS COMPLETED IN JULY, 2024.    2) HORIZONTAL DATUM IS BASED ON PENNSYLVANIA STATE PLANE NAD83. METES AND BOUNDS ARE LABELED PER STATE PLANE BEARINGS. HORIZONTAL DATUM IS BASED ON PENNSYLVANIA STATE PLANE NAD83. METES AND BOUNDS ARE LABELED PER STATE PLANE BEARINGS. 3) VERTICAL DATUM IS BASED ON NAVD88..  VERTICAL DATUM IS BASED ON NAVD88..  4) BY GRAPHIC PLOTTING ONLY, THE FOLLOWING PROPERTY IS LOCATED IN THE FOLLOWING FLOOD HAZARD ZONE: BY GRAPHIC PLOTTING ONLY, THE FOLLOWING PROPERTY IS LOCATED IN THE FOLLOWING FLOOD HAZARD ZONE: 1005 KRIEBEL MILL ROAD: ZONE X PER FEMA FLOOD MAP NUMBER 42091C0245G DATED 03/02/2016 5) THE FOLLOWING DOCUMENTS WERE USED IN RESOLUTION OF THE BOUNDARY IN PREPARATION OF THE SURVEY MAP: THE FOLLOWING DOCUMENTS WERE USED IN RESOLUTION OF THE BOUNDARY IN PREPARATION OF THE SURVEY MAP: A) DEEDS OF RECORD RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS: DEEDS OF RECORD RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS: - DEED BOOK 5496 PAGE 2384 - DEEDS OF RECORD FROM ALL OTHER ADJOINING PROPERTIES B) - RECORD PLAN FOR SUBJECT TRACT TITLED "METHACTON HIGH SCHOOL ATHLETIC FIELD RECONSTRUCTION PROJECT", PREPARED BY CZOP - RECORD PLAN FOR SUBJECT TRACT TITLED "METHACTON HIGH SCHOOL ATHLETIC FIELD RECONSTRUCTION PROJECT", PREPARED BY CZOP SPECTER, DATED 07/17/13 AND LAST REVISED 03/10/14 AND RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS IN PLAN BOOK 42 PAGE 53. - RECORD PLAN FOR SUBJECT TRACT TITLED "HIGH SCHOOL EXPANSION PHASE II", PREPARED BY BARRY ISETT AND ASSOCIATES, INC., DATED  01/23/03 AND LAST REVISED 05/30/03 AND RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS IN PLAN BOOK 06 PAGE 403 - RECORD SUBDIVISION PLAN FOR PARCEL TO THE NORTH TITLED "SUBDIVISION PLAN OF ROSENLUND TRACT", PREPARED BY STOUT, TACCONELLI AND ASSOCIATES, INC., DATED 02/16/01 AND LAST REVISED 04/03/02 AND RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS IN  PLAN BOOK 60 PAGE 495 7) RIGHT OF WAYS ARE BASED ON PHYSICAL CENTERLINE OF ROAD AND THE FOLLOWING DOCUMENT: RIGHT OF WAYS ARE BASED ON PHYSICAL CENTERLINE OF ROAD AND THE FOLLOWING DOCUMENT: FOLLOWING DOCUMENT: - RECORD PLAN FOR SUBJECT TRACT TITLED "METHACTON HIGH SCHOOL ATHLETIC FIELD RECONSTRUCTION PROJECT", PREPARED BY CZOP  SPECTER, DATED 07/17/13 AND LAST REVISED 03/10/14 AND RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS IN PLAN BOOK 42 PAGE 53  8)  NO PA ONE CALL WAS PLACED FOR THIS SURVEY. NO PA ONE CALL WAS PLACED FOR THIS SURVEY. 9) ZONING REPORT OR LETTER WAS NOT PROVIDED TO THE SURVEYOR BY THE CLIENT OR THE CLIENTS DESIGNATED REPRESENTATIVE. ZONING  ZONING REPORT OR LETTER WAS NOT PROVIDED TO THE SURVEYOR BY THE CLIENT OR THE CLIENTS DESIGNATED REPRESENTATIVE. ZONING  INFORMATION IS NOT SHOWN.  10) THERE WAS NO EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTIONS, OR BUILDING ADDITIONS OBSERVED DURING THE PROCESS THERE WAS NO EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTIONS, OR BUILDING ADDITIONS OBSERVED DURING THE PROCESS OF CONDUCTING FIELDWORK 11) LOCATION OF UNDERGROUND UTILITIES ARE APPROXIMATE. LOCATIONS AND SIZES ARE BASED ON UTILITY MARK-OUTS, ABOVE GROUND   LOCATION OF UNDERGROUND UTILITIES ARE APPROXIMATE. LOCATIONS AND SIZES ARE BASED ON UTILITY MARK-OUTS, ABOVE GROUND   STRUCTURES THAT WERE VISIBLE & ACCESSIBLE IN THE FIELD, AND THE MAPS AS LISTED IN THE REFERENCES AVAILABLE AT THE TIME OF THEAS LISTED IN THE REFERENCES AVAILABLE AT THE TIME OF THESURVEY. AVAILABLE ASBUILT PLANS AND UTILITY MARKOUT DOES NOT ENSURE MAPPING OF ALL UNDERGROUND UTILITIES AND STRUCTURES.  BEFORE ANY EXCAVATION IS TO BEGIN, ALL UNDERGROUND UTILITIES SHOULD BE VERIFIED AS TO THEIR LOCATION, SIZE, AND TYPE BY THE  PROPER UTILITY COMPANIES. CARROLL ENGINEERING DOES NOT GUARANTEE THE UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SOURCE OF UNDERGROUND UTILITIES ARE SHOWN UTILIZING A QUALITY LEVEL SYSTEM: QUALITY LEVEL B  -UTILITY LOCATION DATA IS COLLECTED THROUGH GEOPHYSICAL SENSING TECHNOLOGY TO SUPPLEMENT SURFACE FEATURES AND OR REFERENCE MAPPING. INCLUDES MARKOUT BY THE UNDERGROUND DETECTIVE PERFORMED ON JULY 22, 2024, AND FIELD LOCATED BY CARROLL ENGINEERING CORPORATION ON JULY 25, 2024. 12) PLANIMETRIC AND TOPOGRAPHIC FEATURES COMPILED BY CARROLL ENGINEERING CORPORATION UTILIZING A LEICA P40 SCANSTATION 3D LASER  PLANIMETRIC AND TOPOGRAPHIC FEATURES COMPILED BY CARROLL ENGINEERING CORPORATION UTILIZING A LEICA P40 SCANSTATION 3D LASER  SCANNER, PHOTOGRAMMETRIC METHODS FROM UAV PHOTOGRAPHY, AS WELL AS CONVENTIONAL GROUND SURVEY METHODS. UAV PHOTOGRAPHY  PERFORMED BY CARROLL ENGINEERING ON JULY 25, 2024. X.PHOTOGRAMMETRIC MAPPING HAS BEEN COMPILED IN ACCORDANCE WITH PROCEDURESPROCEDURESTHAT HAVE BEEN DEMONSTRATED TO COMPLY WITH THE AMERICAN SOCIETY OF PHOTOGRAMMETRY AND REMOTE SENSING (ASPRS) STANDARDS.
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1. ANY DEFECT, LIEN, ENCUMBRANCE, ADVERSE CLAIM, OR OTHER MATTER THAT APPEARS FOR THE FIRST TIME IN THE PUBLIC RECORDS OR IS CREATED, ATTACHES, OR ANY DEFECT, LIEN, ENCUMBRANCE, ADVERSE CLAIM, OR OTHER MATTER THAT APPEARS FOR THE FIRST TIME IN THE PUBLIC RECORDS OR IS CREATED, ATTACHES, OR IS DISCLOSED BETWEEN THE REPORT DATE AND THE DATE ON WHICH ALL OF THE SCHEDULE B, PART I - REQUIREMENTS ARE MET. (NOT SURVEY RELATED) (NOT SURVEY RELATED) 2. RIGHTS OR CLAIMS OF PARTIES IN POSSESSION OF THE LAND NOT SHOWN BY THE PUBLIC RECORD. (NOT PLOTTABLE) RIGHTS OR CLAIMS OF PARTIES IN POSSESSION OF THE LAND NOT SHOWN BY THE PUBLIC RECORD. (NOT PLOTTABLE) (NOT PLOTTABLE) 3. ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR OR MATERIALS HERETOFORE OR HEREAFTER FURNISHED, IMPOSED BY LAW AND NOT SHOWN BY THE PUBLIC ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR OR MATERIALS HERETOFORE OR HEREAFTER FURNISHED, IMPOSED BY LAW AND NOT SHOWN BY THE PUBLIC RECORDS. (NOT SURVEY RELATED)  (NOT SURVEY RELATED)  4. EASEMENTS, ENCROACHMENTS, OVERLAPS, SHORTAGES OF AREA, BOUNDARY LINE DISPUTES AND OTHER MATTERS AFFECTING TITLE THAT AN ACCURATE AND EASEMENTS, ENCROACHMENTS, OVERLAPS, SHORTAGES OF AREA, BOUNDARY LINE DISPUTES AND OTHER MATTERS AFFECTING TITLE THAT AN ACCURATE AND COMPLETE SURVEY WOULD DISCLOSE. (NOT PLOTTABLE) (NOT PLOTTABLE) 5. REAL ESTATE TAXES FOR THE CURRENT AND PRIOR TAX YEARS WHICH ARE HEREAFTER ASSESSED AND ARE NOT YET DUE AND PAYABLE. (NOT SURVEY RELATED)  REAL ESTATE TAXES FOR THE CURRENT AND PRIOR TAX YEARS WHICH ARE HEREAFTER ASSESSED AND ARE NOT YET DUE AND PAYABLE. (NOT SURVEY RELATED)  (NOT SURVEY RELATED)  6. MEMORANDUM OF TRI-PARTY DEVELOPMENT AGREEMENT AS IN DEED BOOK 5474 PAGE 694. (NOT SURVEY RELATED) MEMORANDUM OF TRI-PARTY DEVELOPMENT AGREEMENT AS IN DEED BOOK 5474 PAGE 694. (NOT SURVEY RELATED) (NOT SURVEY RELATED) 7. DECLARATION OF COVENANTS, EASEMENTS AND RESTRICTIONS CONCERNING STORMWATER FACILITIES AS IN DEED BOOK 5474 PAGE 685 AND DEED BOOK 5945 PAGE DECLARATION OF COVENANTS, EASEMENTS AND RESTRICTIONS CONCERNING STORMWATER FACILITIES AS IN DEED BOOK 5474 PAGE 685 AND DEED BOOK 5945 PAGE 2034. (EFFECTS SUBJECT TRACT- BLANKET IN NATURE- WORCESTER TOWNSHIP HAS FULL AND UNINTERRUPTED RIGHT, RIGHT OF WAY, PRIVILEGE, EASEMENT AND (EFFECTS SUBJECT TRACT- BLANKET IN NATURE- WORCESTER TOWNSHIP HAS FULL AND UNINTERRUPTED RIGHT, RIGHT OF WAY, PRIVILEGE, EASEMENT AND AUTHORITY TO ENTER UPON ALL PROPERTIES ON WHICH SURFACE AND SUBSURFACE STORMWATER DRAINAGE FACILITIES ARE LOCATED SUCH AS SEEPAGE BEDS, SURFACE SWALES, BMPS, DETENTION BASINS, DRAINAGE EASEMENTS,, STORM SEWERS AND OTHER RELATED STORMWATER FACILITIES) 8. NOTES, CONDITIONS, SETBACK LINES, EASEMENTS, RESERVATIONS, COVENANTS AND RESTRICTIONS AS SHOWN AND SET FORTH IN PLAN, RECORDED IN PLAN BOOK L-6 NOTES, CONDITIONS, SETBACK LINES, EASEMENTS, RESERVATIONS, COVENANTS AND RESTRICTIONS AS SHOWN AND SET FORTH IN PLAN, RECORDED IN PLAN BOOK L-6 PAGE 403, 42 PAGE 53 BUT OMITTING ANY COVENANTS OR RESTRICTIONS, IF ANY, BASED UPON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, FAMILIAL STATUS, MARITAL STATUS, DISABILITY, HANDICAP, NATIONAL ORIGIN, ANCESTRY, OR SOURCE OF INCOME, AS SET FORTH IN APPLICABLE STATE OR FEDERAL LAWS, EXCEPT TO THE EXTENT THAT SAID COVENANT OR RESTRICTION IS PERMITTED BY APPLICABLE LAW. (EFFECTS SUBJECT TRACT- ULTIMATE RIGHT OF WAYS ARE SHOWN PER (EFFECTS SUBJECT TRACT- ULTIMATE RIGHT OF WAYS ARE SHOWN PER PLANS- NOT SHOWING SETBACK LINES PER PLANS DUE TO POTENTIAL OUTDATED INFORMATION) 9. DEED OF DEDICATION AS IN DEED BOOK 5197 PAGE 1702. (EFFECTS SUBJECT TRACT- NORTHEAST CORNER OF KRIEBEL MILL ROAD AND GERMANTOWN PIKE TO BE DEED OF DEDICATION AS IN DEED BOOK 5197 PAGE 1702. (EFFECTS SUBJECT TRACT- NORTHEAST CORNER OF KRIEBEL MILL ROAD AND GERMANTOWN PIKE TO BE (EFFECTS SUBJECT TRACT- NORTHEAST CORNER OF KRIEBEL MILL ROAD AND GERMANTOWN PIKE TO BE DEDICATED FOR PUBLIC USE AND ENJOYMENT AS AND FOR A PUBLIC STREET, ROAD OR HIGHWAY. TOGETHER WITH THE SANITARY AND STORM SEWER LINES, AND A GUIDE RAIL ALONG GERMANTOWN PIKE- AREA IS WITHIN ULTIMATE RIGHT OF WAY) 10. RIGHTS GRANTED TO PHILADELPHIA ELECTRIC COMPANY AS MORE PARTICULARLY SET FORTH IN DEED BOOK BOOK 4611 PAGE 388. (AFFECTS SUBJECT TRACT- RIGHTS GRANTED TO PHILADELPHIA ELECTRIC COMPANY AS MORE PARTICULARLY SET FORTH IN DEED BOOK BOOK 4611 PAGE 388. (AFFECTS SUBJECT TRACT- (AFFECTS SUBJECT TRACT- BLANKET IN NATURE- RIGHTS GRANTED TO PHILADELPHIA ELECTRIC COMPANY [...] THE PERPETUAL RIGHT, LIBERTY, PRIVILEGE AND AUTHORITY TO LOCATE, RELOCATE, INSTALL, RENEW, REPLACE, ADD TO, OPERATE AND MAINTAIN ON, UNDER, ALONG ACROSS AND WITHIN SAID PREMISES SUCH GAS TRANSMISSION AND DISTRIBUTION FACILITIES [...] TOGETHER WITH THE RIGHT OF INGRESS AND EGRESS AND THE RIGHT TO TRIM AND KEEP TRIMMED, [...] ALL TREES AND ROOTS TO THE EXTENT DETERMINED NECESSARY BY SAID COMPANY) 11. STORMWATER MANAGEMENT AGREEMENT AS IN DEED BOOK 6211 PAGE 1992. (DOES NOT EFFECT SUBJECT TRACT- AGREEMENT IS FOR ARROWHEAD ELEMENTARY STORMWATER MANAGEMENT AGREEMENT AS IN DEED BOOK 6211 PAGE 1992. (DOES NOT EFFECT SUBJECT TRACT- AGREEMENT IS FOR ARROWHEAD ELEMENTARY (DOES NOT EFFECT SUBJECT TRACT- AGREEMENT IS FOR ARROWHEAD ELEMENTARY SCHOOL) 12. DECLARATION OF RESTRICTIONS AND COVENANTS AS IN DEED BOOK 6189 PAGE 1139. (EFFECTS SUBJECT TRACT- PURPOSE OF THIS DOCUMENT IS TO ENSURE THE DECLARATION OF RESTRICTIONS AND COVENANTS AS IN DEED BOOK 6189 PAGE 1139. (EFFECTS SUBJECT TRACT- PURPOSE OF THIS DOCUMENT IS TO ENSURE THE (EFFECTS SUBJECT TRACT- PURPOSE OF THIS DOCUMENT IS TO ENSURE THE OPERATION AND MAINTENANCE OF THE PCSM BMPS ON THE PROPERTY- THEY ARE TO BE MAINTAINED BY METHACTON SCHOOL DISTRICT- SEE DOCUMENT FOR FULL DECLARATION OF RESTRICTIONS AND COVENANTS) 13. MEMORANDUM OF LAND DEVELOPMENT AND FINANCIAL SECURITY AGREEMENT AS IN DEED BOOK 5945 PAGE 2048. (NOT SURVEY RELATED) MEMORANDUM OF LAND DEVELOPMENT AND FINANCIAL SECURITY AGREEMENT AS IN DEED BOOK 5945 PAGE 2048. (NOT SURVEY RELATED) (NOT SURVEY RELATED) 14. RIGHTS GRANTED TO VERIZON PENNA. INC. AS SET FORTH IN DEED BOOK BOOK 5704 PAGE 1881. (EFFECTS SUBJECT TRACT- BLANKET IN NATURE- THIS DOCUMENT RIGHTS GRANTED TO VERIZON PENNA. INC. AS SET FORTH IN DEED BOOK BOOK 5704 PAGE 1881. (EFFECTS SUBJECT TRACT- BLANKET IN NATURE- THIS DOCUMENT (EFFECTS SUBJECT TRACT- BLANKET IN NATURE- THIS DOCUMENT GRANTS VERIZON PENNSYLVANIA INC,, ITS SUCCESSORS, ASSIGNS, LESSEES AND AGENTS THE RIGHT, PRIVILEGE AND AUTHORITY TO CONSTRUCT, RECONSTRUCT, OPERATE, MAINTAIN AND REMOVE ITS ENTRANCE FACILITIES TO THE RATE DEMARCATION POINT WITH ASSOCIATED TERMINALS AND OTHER FACILITIES) 15. RELEASE,DISCHARGE, ASSIGNMENT AND CONVEYANCE AS IN DEED BOOK 4696 PAGE 1829. (NOT SURVEY RELATED) RELEASE,DISCHARGE, ASSIGNMENT AND CONVEYANCE AS IN DEED BOOK 4696 PAGE 1829. (NOT SURVEY RELATED) (NOT SURVEY RELATED) 16. TERMINATION AGREEMENT AS IN DEED BOOK 4696 PAGE 1823 OF LEASE DATED 6/1/1967. (NOT SURVEY RELATED) TERMINATION AGREEMENT AS IN DEED BOOK 4696 PAGE 1823 OF LEASE DATED 6/1/1967. (NOT SURVEY RELATED) (NOT SURVEY RELATED) 17. TAX REFORM CODE AS IN MISC. BOOK 20 PAGE 1639. (NOT SURVEY RELATED) TAX REFORM CODE AS IN MISC. BOOK 20 PAGE 1639. (NOT SURVEY RELATED) (NOT SURVEY RELATED) 18. RIGHTS GRANTED TO THE BELL TELEPHONE COMPANY AS MORE PARTICULARLY SET FORTH IN DEED BOOK BOOK 3512 PAGE 567. (EFFECTS SUBJECT TRACT- BLANKET RIGHTS GRANTED TO THE BELL TELEPHONE COMPANY AS MORE PARTICULARLY SET FORTH IN DEED BOOK BOOK 3512 PAGE 567. (EFFECTS SUBJECT TRACT- BLANKET (EFFECTS SUBJECT TRACT- BLANKET IN NATURE- THIS DOCUMENT GRANTS THE BELL TELEPHONE COMPANY OF PENNSYLVANIA, ITS SUCCESSORS, AND ASSIGNS, THE RIGHT, PRIVILEGE AND AUTHORITY TO PLACE, MAINTAIN AND REMOVE ITS ENTRANCE, RISER, FLOOR AND DISTRIBUTION CABLES WITH ALL NECESSARY TERMINALS AND OTHER APPLIANCES REQUIRED TO PROVIDE TELEPHONE SERVICE TO VARIOUS OCCUPANTS...) 19. EASEMENT AS IN DEED BOOK 3451 PAGE 94. (MAY EFFECT SUBJECT TRACT- NOT PLOTTABLE- DOCUMENT REFERENCES A MAP THAT IS NOT ATTACHED) EASEMENT AS IN DEED BOOK 3451 PAGE 94. (MAY EFFECT SUBJECT TRACT- NOT PLOTTABLE- DOCUMENT REFERENCES A MAP THAT IS NOT ATTACHED) (MAY EFFECT SUBJECT TRACT- NOT PLOTTABLE- DOCUMENT REFERENCES A MAP THAT IS NOT ATTACHED) 20. CERTIFICATE REQUESTING TERMINATION AS IN DEED BOOK 5505 PAGE 143. (NOT SURVEY RELATED)CERTIFICATE REQUESTING TERMINATION AS IN DEED BOOK 5505 PAGE 143. (NOT SURVEY RELATED)(NOT SURVEY RELATED)
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SCHEDULE B PART II EXCEPTION:
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LANDS N/F OF JOHN M. AND HOLLY M. ANTONELLI PARCEL ID 67-00-01375-03-4
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LANDS N/F OF KEITH W. AND KIMBERLY A. DESTEFANO PARCEL ID 67-00-01375-04-3
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LANDS N/F OF JEFFRY J. AND JASPREET R. LYNCH PARCEL ID 67-00-01375-05-2
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LANDS N/F OF JOSHUA T. AND MOLLY ANDERSON PARCEL ID 67-00-01375-06-1
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LANDS N/F OF JASON M. AND KAREN S. VAVRA PARCEL ID 67-00-02555-00-6
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LANDS N/F OF PHILLIP AND SUZANNE LOWERY PARCEL ID 67-00-02555-01-5

AutoCAD SHX Text
LANDS N/F OF PHILLIP AND SUZANNE LOWERY PARCEL ID 67-00-02383-00-7
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LEGAL DESCRIPTION PER SCHEDULE A PREMISES "A" ALL THAT CERTAIN LOT OR PIECE OF GROUND WITH THE BUILDINGS AND IMPROVEMENTS THEREON ERECTED, SITUATE IN THE TOWNSHIP OF WORCESTER, COUNTY OF MONTGOMERY AND COMMONWEALTH OF PENNSYLVANIA, DESCRIBED IN ACCORDANCE WITH A MAP MADE FOR LOWER PROVIDENCE-WORCESTER JOINT SCHOOL DISTRICT MADE BY YERKES ENGINEERING CO , BRYN MAWR, PENNSYLVANIA, DATED 6-8-1959 AS FOLLOWS, TO WIT BEGINNING AT A SPIKE SET AT THE INTERSECTION OF THE MIDDLE LINE OF MILL ROAD (50 FEET WIDE) WITH THE MIDDLE LINE OF KRIEBEL MILL ROAD (33 FEET WIDE), THENCE ALONG THE MIDDLE LINE OF KRIEBEL MILL ROAD, SOUTH 40 DEGREES 48 MINUTES WEST, 668.71 FEET TO A POINT, A CORNER OF LAND OF LILLIAN M REINERT, THENCE ALONG SAID LAND, THE TWO FOLLOWING COURSES AND DISTANCES. (1) NORTH 47 MINUTES 59 SECONDS 30 SECONDS WEST, 551.76 FEET TO A POINT, (2) SOUTH 41 DEGREES 01 MINUTE WEST, 937.20 FEET TO A POINT, THENCE ALONG THE LAND OF LILLIAN M REINERT AND BY LAND OF ARTHUR AND HELEN ROSENLUND, NORTH 50 DEGREES 10 MINUTES 30 SECONDS WEST, 233.47 FEET, THENCE BY LAND OF ARTHUR AND HELEN ROSENLUND, THE THREE FOLLOWING COURSES AND DISTANCES (1) NORTH 40 DEGREES 29 MINUTES 30 SECONDS EAST, 465.30 FEET TO AN IRON PIN, (2) NORTH 49 DEGREES 02 MINUTES WEST, 501.50 FEET TO AN IRON PIN, (3) NORTH 42 DEGREES 57 MINUTES EAST, 464.48 FEET TO AN IRON PM IN LINE OF LAND OF WILLIAM BROWN, JR AND REGINA, HUSBAND AND WIFE; THENCE ALONG SAID LAND AND BY LAND OF ALLEN F AND MARIAN F CHRISTMAN, SOUTH 49 DEGREES 55 MINUTES EAST, 196.51 FEET TO AN OLD STONE; THENCE BY LAND OF ALLEN F AND MARIAN F CHRISTMAN, NORTH 42 DEGREES 21 MINUTES EAST, 669.70 FEET TO A SPIKE IN THE MIDDLE LINE OF MILL ROAD, THENCE ALONG THE MIDDLE LINE OF MILL ROAD, SOUTH 49 DEGREES 38 MINUTES EAST, 499.68 FEET TO A POINT, THENCE BY LAND OF EARL A DETWILER, THE THREE FOLLOWING COURSES AND DISTANCES: (1) SOUTH 41 DEGREES 40 MINUTES WEST, 187.42 FEET TO A POINT, (2) SOUTH 48 DEGREES 20 MINUTES EAST, 161 FEET TO A POINT, (3) NORTH 41 DEGREES 40 MINUTES EAST, 187.42 FEET TO A POINT IN THE MIDDLE LINE OF MILL ROAD, THENCE ALONG THE MIDDLE LINE OF MILL ROAD, SOUTH 48 DEGREES 20 MINUTES EAST, 400 FEET TO THE FIRST MENTIONED POINT AND PLACE OF BEGINNING PREMISES "B" ALL THAT CERTAIN LOT OR PIECE OF GROUND WITH THE BUILDINGS AND IMPROVEMENTS THEREON ERECTED, SITUATE IN THE TOWNSHIP OF WORCESTER, COUNTY OF MONTGOMERY AND COMMONWEALTH OF PENNSYLVANIA, DESCRIBED IN ACCORDANCE WITH A MAP MADE FOR LOWER PROVIDENCE-WORCESTER JOINT SCHOOL DISTRICT MADE BY YERKES ENGINEERING COMPANY, BRYN MAWR, PENNSYLVANIA, DATED 6-8-1959 AS FOLLOWS, TO WIT BEGINNING AT A POINT IN THE MIDDLE LINE OF MILL ROAD (50 FEET WIDE) AT DIE DISTANCE OF 400 FEET MEASURED ALONG SAID MIDDLE LINE NORTH 48 DEGREES 20 MINUTES WEST FROM A SPIKE AT ITS INTERSECTION WITH THE MIDDLE LINE OF KRIEBEL MILL ROAD (33 FEET WIDE); THENCE ALONG THE MIDDLE LINE OF MILL ROAD, NORTH 48 DEGREES 20 MINUTES WEST, 161 FEET TO A POINT; THENCE BY LAND OF SAMUEL T DETWILER, THE THREE FOLLOWING COURSES AND DISTANCES (1 ) SOUTH 41 DEGREES 40 MINUTES WEST, 187.42 FEET TO A POINT, (2) SOUTH 48 DEGREES 20 MINUTES EAST, 161 FEET TO A POINT AND (3) NORTH 41 DEGREES 40 MINUTES EAST, 187.42 FEET TO THE FIRST MENTIONED POINT AND PLACE OF BEGINNING PREMISES "C" ALL THAT CERTAIN LOT OR PIECE OF GROUND WITH THE BUILDINGS AND IMPROVEMENTS THEREON ERECTED. SITUATE IN THE TOWNSHIP OF WORCESTER, COUNTY OF MONTGOMERY AND COMMONWEALTH OF PENNSYLVANIA, DESCRIBED IN ACCORDANCE WITH A MAP MADE FOR LOWER PROVIDENCE-WORCESTER JOINT SCHOOL DISTRICT MADE BY YERKES ENGINEERING CO, BRYN MAWR, PENNSYLVANIA, DATED 6-8-1959 AS FOLLOWS, TO WIT BEGINNING AT A SPIKE SET AT THE INTERSECTION OF THE MIDDLE LINE OF GERMANTOWN PIKE (50 FEET WIDE) WITH THE MIDDLE LINE OF KRIEBEL MILL ROAD (33 FEET WIDE); THENCE ALONG THE MIDDLE LINE OF GERMANTOWN PIKE, THE TWO FOLLOWING COURSES AND DISTANCES: (1) NORTH 74 DEGREES 24 MINUTES WEST, 549.27 FEET TO A POINT; (2) NORTH 70 DEGREES 52 MINUTES WEST, 198.59 FEET TO A SPIKE, THENCE BY LAND OF ARTHUR AND HELEN ROSENLUND, NORTH 37 DEGREES 25 MINUTES EAST, 1,115.40 FEET TO AN IRON PIN IN LINE OF LAND OF SAMUEL T DETWILER, THENCE ALONG THE SAID LAND, THE THREE FOLLOWING COURSES AND DISTANCES. (1) SOUTH 50 DEGREES 10 MINUTES 30 SECONDS EAST, 192.22 FEET TO A POINT, (2) NORTH 41 DEGREES 01 MINUTE EAST, 937.20 FEET TO A POINT; (3) SOUTH 47 DEGREES 59 MINUTES 30 SECONDS EAST, 551.76 FEET TO A POINT IN THE MIDDLE OF KRIEBEL MILL ROAD, THENCE ALONG THE MIDDLE LINE SOUTH 47 DEGREES 59 MINUTES 30 SECONDS EAST, 551.76 FEET TO A POINT IN THE MIDDLE OF KRIEBEL MILL ROAD, THENCE ALONG THE MIDDLE LINE THEREOF, SOUTH 40 DEGREES 48 MINUTES WEST, 1,734.97 FEET TO THE FIRST MENTIONED POINT AND PLACE OF BEGINNING. PREMISES "D" ALL THAT CERTAIN LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  THAT CERTAIN LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED THAT CERTAIN LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  CERTAIN LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED CERTAIN LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED LOT OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED OR PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED PIECE OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED OF GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED GROUND. SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED SITUATE IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED IN WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED WORCESTER TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED MONTGOMERY COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED COUNTY, PENNSYLVANIA, BOUNDED AND DESCRIBED  PENNSYLVANIA, BOUNDED AND DESCRIBED PENNSYLVANIA, BOUNDED AND DESCRIBED  BOUNDED AND DESCRIBED BOUNDED AND DESCRIBED  AND DESCRIBED AND DESCRIBED  DESCRIBED DESCRIBED ACCORDING TO A SURVEY OR MAP BY YERKES ENGINEERING CO,, BRYN MAWR, PA., DATED 10-1-1965, AS FOLLOWS, TO WIT: BEGINNING AT AN IRON PIN IN LINE OF LAND OF LOWER PROVIDENCE-WORCESTER JOINT SCHOOL DISTRICT AND IN LINE OF LAND OF ARTHUR AND HELEN ROSENLUND, SAID POINT BEING MEASURED THE THREE FOLLOWING COURSES AND DISTANCES FROM A SPIKE MARKING THE INTERSECTION OF THE CENTER LINE OF KRIEBEL MILL ROAD AND THE CENTER LINE OF GERMANTOWN PIKE. (1) ALONG THE CENTER LINE OF GERMANTOWN PIKE, NORTH 74 DEGREES 24 MINUTES WEST, 549.27 FEET TO A SPIKE, (2) STILL BY SAME, NORTH 70 DEGREES 52 MINUTES WEST, 198.59 FEET TO A SPIKE, (3) LEAVING GERMANTOWN PIKE BY OTHER LAND OF ARTHUR AND HELEN ROSENLUND, NORTH 37 DEGREES 25 MINUTES EAST, 305.40 FEET TO THE PLACE OF BEGINNING; THENCE FROM SAID BEGINNING POINT EXTENDING THROUGH OTHER LAND OF ARTHUR AND HELEN ROSENLUND, THE TWO FOLLOWING COURSES AND DISTANCES (1) NORTH 12 DEGREES 35 MINUTES 20 SECONDS WEST, 685.85 FEET TO AN IRON PIN; (2) NORTH 42 DEGREES 57 MINUTES EAST, 866.00 FEET TO AN IRON PIN, THENCE BY OTHER LAND OF LOWER PROVIDENCE WORCESTER JOINT SCHOOL DISTRICT, THE FOUR FOLLOWING COURSES AND DISTANCES (1 ) SOUTH 49 DEGREES 02 MINUTES EAST, 426.50 FEET TO AN IRON PIN, (2) SOUTH 40 DEGREES 29 MINUTES 30 SECONDS WEST, 465.30 FEET TO AN IRON PIN; (3) SOUTH 50 DEGREES 10 MINUTES 30 SECONDS EAST, 41.25 FEET TO AN IRON PM; (4) SOUTH 37 DEGREES 25 MINUTES WEST, 810.00 FEET TO THE FIRST MENTIONED POINT AND PLACE OF BEGINNING AND THE SAID LOWER PROVIDENCE-WORCESTER JOINT SCHOOL AUTHORITY HAS SINCE MERGED INTO THE METHACTON SCHOOL DISTRICT AUTHORITY. TAX ID / PARCEL NO. 67-00-01393-00-7 BEING THE SAME PREMISES WHICH METHACTON SCHOOL DISTRICT AUTHORITY, SUCCESSOR BY MERGER TO LOWER PROVIDENCE-WORCESTER JOINT SCHOOL AUTHORITY BY DEED DATED 2/19/2004 AND RECORDED 2/20/2004 IN MONTGOMERY COUNTY IN DEED BOOK 5496 PAGE 2384 CONVEYED UNTO METHACTON SCHOOL DISTRICT , IN FEE.
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425 Commerce Drive Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

bowman.com 

February 4, 2025 

 

 

Mr. Dan Demeno    

Township Manager    

Worcester Township     

1721 Valley Forge Road    

P.O. Box 767      

Worcester, PA 19490 

 

Attention:   Christian R. Jones, Assistant Township Manager 

      Mr. Robert D’Hulster, Public Works Director     

 

RE: Traffic Review #1 – Sketch Plan  

 Methacton High School Campus Redevelopment  

 Worcester Township, Montgomery County, PA     

 Project No. 313982-24-005      

Dear Dan: 

In response to the Township’s request, Bowman Consulting Group (Bowman) has completed our initial traffic 

engineering review associated with the proposed Methacton High School campus redevelopment that is 

proposed to enhance and modernize this school and its associated facilities that is  located at 1005 Kriebel Mill 

Road in Worcester Township, Montgomery County, PA.  We attended technical working meeting with the 

applicant’s team and Township staff/engineering consultants back on November 11, 2024 to discuss their draft 

concept plan variations and the work with the school board and community to date.  It is our understanding from 

that meeting and the sketch plan enclosed that the proposed project involves the demolition of the existing 

Methacton High School and the construction of a new 2-story high school building, a new field house near the 

existing stadium, all new parking lot areas, circulation roads, modified access points, relocation and construction 

of a new softball field near the baseball field along Kriebel Mill Road, the addition of two new natural turf, multi-

purpose fields on the campus, and other site improvements.  Access to the campus is proposed to consolidate 

five existing driveways along Kriebel Mill Road to provide primary access to the campus via two, new full 

movement driveways on that road, and a bus/emergency vehicle-only access that is proposed to/from Mill Road 

as the 4th leg opposite the existing T-intersection of the northern leg of Kriebel Mill Road.       

The following document was received January 7, 2025 and was reviewed in preparation of our comments: 

 Sketch Plan – Methacton High School Campus Redevelopment, prepared by T and M Associates, dated 

January 1, 2025. 

 

It is our understanding that a Transportation Impact Study (TIS) Scoping Application will soon be submitted for 

our review, as well.  This was not included in the submission, and comments will be generated under separate 

cover specific to the scope of traffic study once that is received.   

Based on our review of the document listed above, Bowman offers the following comments for consideration by 

the Township and action by the applicant: 
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General  

 

1. Based on our review, the applicant must address the comments below and provide revisions to the plans 

in a land development submission to the Township and our office for further review and approval 

recommendations, should the Township Supervisors grant approval of the sketch plan. 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 plan set or materials, as opposed to general responses.  This 

will aid in the detailed review and subsequent review timeframes. 

 

2. According to the Township’s Roadway Sufficiency Analysis completed to determine the capital 

improvement program for area roadways and the transportation impact fee, the proposed development 

is located in Transportation Service Area South, which has a corresponding impact fee of $3,125 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.  In order to 

determine if a transportation impact fee is applicable for the proposed site modifications, the applicant 

must minimally provide details on the existing number of students/faculty/staff at Methacton High 

School on a typical school day, as well as the  increase in the number of students/faculty/staff and 

activities associated with the campus redevelopment during the weekday afternoon peak hour that is 

expected with the site modifications.   A final determination of the transportation impact fee will be 

calculated at upon submission of land development plans and the associated traffic study. 

 

3. A Montgomery County Highway Occupancy Permit (HOP) is required for this project since West 

Germantown Pike is a County Roadway for any work that may be completed within the legal right-of-

way on West Germantown Pike.  Kriebel Mill Road (T-395) and Mill Road (T-340) are Township owned 

and maintained roads that will involve Township and Township consultant review and approvals. 

Furthermore, if modifications will be required to the signal at West Germantown Pike and Kriebel Mill 

Road to mitigate development impacts or to accommodate other improvements to the intersection, a 

PennDOT modified signal permit approval will be required, and if improvements are to be implemented 

at any off-site intersection with a state roadway, then a PennDOT HOP permit would be required..  The 

Township and our office must be copied on all TIA, HOP, and signal plan submissions, as well as 

correspondence between the applicant, Montgomery County, and PennDOT and invited to any and all 

meetings between the applicant team and these parties.  If it would be beneficial to all parties 

involved with this application, we recommend that the applicant and their team schedule a (virtual 

or in-person) technical meeting with Township and County representatives, and PennDOT if 

necessary, to go over the project during the scoping application phase for the traffic study, as well 

as future meetings to go through comment letters and discuss technical items. 

 

4. Upon resubmission, our office will evaluate the information in concert with Montgomery County and will 

provide additional reviews of engineering and supplemental submission details as we receive them. 

 

Sketch Plan 

 

5. Due to the overall magnitude of the proposed site modifications, the site’s location along the highly 

trafficked road of West Germantown Pike, and located adjacent to the intersection of West Germantown 

Pike and Kriebel Mill Road which currently experiences congestion during the weekday commuter peak 

periods, the applicant must submit a transportation impact study (TIS) in conjunction with detailed plans 

for the proposed site modifications.    The applicant should provide a TIS scoping meeting application 

to Montgomery County and Worcester Township so the TIS is scoped concurrently between both 

agencies to obtain their guidance and concurrence on the scope of the proposed study.   Our office 
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initially recommends that the TIS scoping meeting application should include, but may not be limited to 

the following, also subject to our further review and official county/state agency scoping: 

 

• Analysis of the weekday morning and weekday afternoon commuter peak hours to be extended to 

include the peak traffic hours for the start and end of the school day for existing traffic conditions, 

as well as opening-year conditions, both without and with the proposed site modifications, at the 

site adjacent intersections of West Germantown Pike/Kriebel Mill Road, Kriebel Mill Road/Mill Road, 

North Kriebel Mill Road/Mill Road, as well as the proposed site accesses.  

• Additional off-site intersections that should be included in a study based on our initial “area of 

impact” review prior to receipt of the scoping application should include: West Germantown 

Pike/North Grange Avenue, West Germantown Pike/Smith Road, North Grange Avenue/Mill Road, 

West Germantown Pike/East Mt. Kirk Avenue, Mill Road/Quarry Road, West Germantown 

Pike/Quarry Road, West Germantown Pike/Valley Forge Road (S.R. 0363), Water Street Road/Valley 

Forge Road (S.R. 0363).  

• Student, faculty and bus routing information, as well as trip generation information, should be 

provided to determine applicability of the intersections above or if a modified scope should be 

considered.  Controlling the bus routing and timing of arrivals and departures, compared to student 

drivers and parent drop-offs/pick-ups, will be an important consideration of scope and the potential 

impacts for the redevelopment on area intersections.      

• Mitigation improvements, as applicable, to address levels-of-service and queuing issues, as well as 

degradation must be provided as recommendations in the traffic study and how they will be 

addressed by the applicant. 

• Provide sight distance analysis at the driveways along Kriebel Mill Road and Mill Road. 

• Conduct auxiliary lane warrant analysis at the site driveways along Kriebel Mill Road and Mill Road, 

and other study intersections. 

• As discussed in a previous meeting, determine the need during regular school functions and event 

functions on the campus, along with satisfying the requirements of the Township Ordinance, the 

limits of additional frontage widening necessary to satisfy cartway width requirements along with 

auxiliary lane functional needs. 

• Provide a crash analysis at all study intersections, as well as along the West Germantown Pike, Kriebel 

Mill Road, and Mill Road site frontages. 

• Provide a detailed look at multimodal needs and infrastructure surrounding the high school property 

frontages, as well as trail and connection opportunities to nearby neighborhoods.   

• The applicant must include the electronic Synchro files with the TIS submission for review. 

• Additional comments on the scope will follow upon receipt of the formal TIA scoping 

application to Montgomery County and Worcester Township, as well as PennDOT as applicable.    

 

6. The study should address the issues being experienced at the intersection of West Germantown Pike and 

Kriebel Mill Road, most specifically during the peak times of arrival to the high school campus, that 

impact the Chadwick Place townhome neighborhood on the opposite side of West Germantown Pike 

from the high school, and how the new campus and intersection operations will be improved to remedy 

the issues.  

 

7. Provide any information on the expected number of buses that will pick-up and drop-off at school in the 

future condition, as well as parent drop-off/pick-up vehicles, and demonstrate that they will be able to 

stage and fit into the proposed drop-off/pick-up areas for each vehicle type.   

 

8. Provide the vehicle tracking and bus turning circulation plan to confirm that the path and 

roadway/curbline design is optimal for the largest buses, as well as turning and circulation templates for 

emergency vehicles, large delivery trucks, etc. 
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9. Provide a plan sheet showing how parking, parent drop-off/pick-up and bus operations during the 

morning arrival and afternoon dismissal will be accommodated for the high school after the opening of 

the new Methacton high school building, within and around the parking and drop-off/pick-up areas.  

The plan should show the expected internal travel routes and graphically depict the queuing areas with 

vehicles for the buses and parents in order to show that operations will work efficiently. 

 

10. We have initial concerns about how the new parking areas, especially between the two new access points 

along Kriebel Mill Road will function, be signed, etc. for arrival and dismissal times.  Please provide details 

on any submitted plans.  Furthermore, the proposed roundabout has six (6) legs that extend from it, and 

the function of that roundabout should be further described and evaluated in the study using typical 

arrival and dismissal conditions that exist for the school.   

 

11. Document/provide information regarding the sufficiency of typical weekday parking during the school 

day, any utilization of the drive aisles, and how the parking lots currently function for the existing 

Methacton High School, as well as note any use of frontage parking along Kriebel Mill Road. 

 

12. Document/provide information on the number of high school-based pedestrians and their walking paths 

to/from the school, and how any patterns must be redirected during construction and/or upon 

completion of the project.   

 

13. The applicant should provide information on the approximate number of visitors that can be expected 

to attend large events such as sporting events at the football stadiums and fields, back-to-school night, 

school concerts, and other large events to confirm that the proposed parking supply on-site can 

accommodate the proposed parking demand of these large events.  Of concern is the possibility of 

visitors attending these large events to park along the site frontage of Kriebel Mill Road and/or Mill Road 

which may then create unsafe conditions for vehicles traveling along Kriebel Mill Road and Mill Road, 

vehicles exiting the school with restricted sight distances, and the safety of pedestrian activity in the 

vicinity of the site. The study should discuss and evaluate the existing conditions and how these events 

have impact on the community and adjacent roadways, and how the proposed plan will remedy any 

issues with the campus and related improvements for multimodal users. 

 

14. At a later time should the project move into land development, the applicant should provide details, with 

a narrative and any supporting plans, for the expected on-site traffic operations during the construction 

phases on the campus.  Of concern is vehicular and pedestrian activity for students/faculty/staff/visitors 

of the site interacting with construction vehicles and equipment and that safe conditions can be 

provided. 

 

15. The ultimate right-of-way width and cartway width along the West Germantown Pike, Kriebel Mill Road, 

and Mill Road site frontages should be clearly labeled on the plans and be in accordance with Section 

130-16.C of the Subdivision and Land Development Ordinance.   

   

16. A note must be added to the plans stating that the area between legal right-of-way line and ultimate 

right-of-way line along the West Germantown Pike, Kriebel Mill Road, and Mill Road site frontages will 

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. 

 

17. Adequate sight distance measurements should be shown on the plan for the proposed driveways along 

Kriebel Mill Road and Mill Road as required by Section 130-17.B(1) of the Subdivision and Land 

Development Ordinance.  Specifically, vehicular egress sight distances looking in both directions must 
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be provided, as well as for the ingressing left-turn vehicle sight distance to the front and rear, and 

achievable sight distances must be sufficient for the speed and conditions to allow for all ingress and 

egress turning movements and the roadway/driveway locations as they exist/are proposed on the plan.  

Vegetation and physical restrictions along the property frontage must be cleared and maintained to 

allow for at least the minimum safe stopping distances to be achieved at 10 feet back from the edge of 

the road for the proposed driveways. 

 

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

should be provided along the site frontages of West Germantown Pike, Kriebel Mill Road, and Mill Road.  

The plans currently do not show any sidewalk along the West Germantown Pike, Kriebel Mill Road, and 

Mill Road site frontages, thereby not satisfying the ordinance requirement.   The plans should be either 

be revised to show sidewalk along the West Germantown Pike, Kriebel Mill Road, and Mill Road site 

frontages, or a waiver must be requested from the ordinance requirement. We do note that there is 

currently no sidewalk along either side of West Germantown Pike, Kriebel Mill Road, and Mill Road in 

the vicinity of the site.   While we recommend sidewalk be provided along West Germantown Pike, Kriebel 

Mill Road, and Mill Road under this application with the provision of any necessary grading and barriers 

to protect pedestrians using the walkway from steep grades, 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 for the future development of this property, whether under present or future land ownership, 

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

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

 

19. According to Section 130-18.B of the Subdivision and Land Development Ordinance, curbing should 

be provided along the site frontages of West Germantown Pike, Kriebel Mill Road, and Mill Road.   The 

plans currently do not show any curbing along the West Germantown Pike, Kriebel Mill Road, and Mill 

Road site frontages, thereby not satisfying the ordinance requirement.  The plans should either be revised 

to show curbing along the site frontages of West Germantown Pike, Kriebel Mill Road, and Mill Road, or 

a waiver must be requested from this ordinance requirement.  There is currently no curbing provided 

along either side of West Germantown Pike, the western side of Kriebel Mill Road, and the southern side 

for Mill Road in the vicinity of the site.  However, curb is provided along the eastern side of Kriebel Mill 

Road from the southern property line for 1050 Kriebel Mill Road to Mill Road, and along the northern 

side of Mill Road from the eastern leg of Kriebel Mill Road to western leg of Kriebel Mill Road.   

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. 

 

20. The curb radii should be labeled on the plans at the proposed driveway intersections with Kriebel Mill 

Road and Mill Road and be in accordance with Section 130-17.B(3) of the Subdivision and Land 

Development Ordinance. 

 

21. The curb radii throughout the parking areas should be shown on the plans and be in accordance with 

Section 130-17.D(10) of the Subdivision and Land Development Ordinance. 

 

22. The parking space and drive aisle dimensions must be shown on the plans throughout the parking areas 

on site and be in accordance with Section 130-17.D(11) of the Subdivision and Land Development 

Ordinance. 
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23. According to Section 150-153.B(1) of the Zoning Ordinance, one space per every 3 seats provided for 

the greater of the indoor or outdoor assembly area is the required number of parking for a school.   

Based on 1600 seats provided in the stadium, the required number of parking spaces for the site is 534.  

The plan shows 877 parking spaces, thereby satisfying the ordinance requirements.  However, the 

applicant should provide a section in their traffic study citing and summarizing any prior studies on 

parking supply demand for the high school campus based upon the needs for this high school campus, 

and how the proposed redevelopment of the site and new parking areas may solve parking supply and 

demand issues, as well as addressing any overflow parking needs that are occurring beyond the 

designated parking areas on the existing site.    

 

24. The plans currently show 18 ADA parking spaces for the proposed site modifications.  Based on the total 

number of parking spaces provided for the site, the number of ADA parking spaces meets current ADA 

requirements. 

 

25. 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. 

 

26. Turning templates must be provided demonstrating the ability of emergency vehicles, trash trucks, buses, 

and the largest expected delivery vehicle to maneuver into and out of the proposed driveways along 

Kriebel Mill Road and Mill Road, as well as entirely through the site.  

 

27. The Township Fire Marshal should review the proposed site modifications for accessibility and circulation 

needs of emergency apparatus.  Ensure that any correspondence, including any review comments and/or 

approvals, is included in subsequent submissions.  

 

28. All proposed signs should be clearly labeled on the plan.  Due to the size of this site, we recommend 

that a separate signing and pavement marking plan be provided in all subsequent submissions.  

Additional comments pertaining to the signing and pavement markings for this site will be provided 

upon receipt and review of the signing and pavement marking plan(s). 

 

29. Appropriate signage (i.e., one-way signs, Do Not Enter signs, etc.) and pavement markings should be 

provided through the roundabout located along the drive aisle leading to/from the southern Kriebel Mill 

Road driveway.     

 

30. Backstops of sufficient height and any extension of netting must be planned and considered for the new 

softball field and any further needs of the baseball field to protect pedestrians and vehicles along West 

Germantown Pike, Kriebel Mill Road, and nearby areas of these play fields. 

 

31. If any recreational/sporting field is proposed to be illuminated for play after dark, lighting details and 

design must be provided to the Township Engineer and copied also to our office for review in accordance 

with Township requirements, and any necessary conditional use and zoning approvals must be obtained.   

 

32. Additional information (i.e., expected use of the lot, parking restrictions, etc.) for the existing parking lot 

along Mill Road should be provided as we have concerns with its close proximity to the proposed full 

access driveway along Mill Road.  

 

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

be conducted, if and as the application advances into and through the land development process at the 

Township.   Additional comments should be expected to be raised upon submission of any detailed land 
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development plans and associated studies, as well as how the comments herein are satisfactorily 

addressed. 

 

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

clarification, please contact me, Michelle Eve, P.E., or Brian Jones, PTP, TOPS. 

 

Sincerely, 

 
Casey A. Moore, P.E    

EVP/Regional Manager - Transportation 

    

BMJ/MEE/CAM 

 

cc: John Evarts, P.E., CKS Engineers (Township Engineer) 

Wendy Feiss McKenna, Esq. (Township Solicitor) 

 Devin Ralph, Esq. (Township Solicitor) 

Andy Parker, McCormick Taylor (Montgomery County Review Consultant) 

Paul Lutz, PennDOT District 6-0 

 Dr. David Zerbe, Methacton School District (Applicant) 

 David Stewart, T and M Associates (Applicant’s Engineer) 

Christopher Jensen, P.E., T and M Associates (Applicant’s Engineer) 

 Matt Hammond, P.E., TPD, Inc. (Applicant’s Traffic Engineer) 

 
 

V:\313982 - Worcester Twp PA\313982-24-005 (TRA) - Methacton HS – Redevelopment Master Plan\Engineering\Submissions\2025-01-07 Sketch Plan\Review\2025-02-04 Review 

Letter #1 - Methacton High School (finalized).docx 



  

 

 

 

MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 
 
NEIL K. MAKHIJA, CHAIR 
JAMILA H. WINDER, VICE CHAIR 
THOMAS DIBELLO, COMMISSIONER 
 
WWW.MONTGOMERYCOUNTYPA.GOV 

 

MONTGOMERY COUNTY 
PLANNING COMMISSION 

  
MONTGOMERY COUNTY • PO BOX 311  

NORRISTOWN, PA 19404 - 0311 
 

610 - 278 - 3722 
PLANNING@MONTGOMERYCOUNTYPA.GOV 

 
SCOTT FRANCE, AICP 

EXECUTIVE DIRECTOR 

 

 

 

February 13, 2025 
 
Dan DeMeno, Manager 
Worcester Township 
1721 South Valley Forge Road 
P.O. Box 767 
Worcester, PA 19490 
 
Re:  MCPC #25-0008-001 
Plan Name: Methacton High School 
(1 lots comprising 62.83 acres, 312,000 sf building) 
Situate: Kriebel Mill Road at Germantown Pike 
Worcester Township 
 
Dear Mr. DeMeno: 

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 January 
14, 2025. We forward this letter as a report of our review. 

BACKGROUND  

The applicant, the Methacton School District, has submitted a sketch plan proposing the construction 
of a new high school and various site improvements on the site of the existing Methacton High School.  
The new two-story building is a proposed 312,000 square feet and would have capacity for an 
anticipated 1,645 students.  There is existing public sewer and water service on this site.  Proposed 
parking spaces on this site would increase the capacity for vehicles on this site, from an existing 603 
spaces to 877 spaces.  Other proposed site additions include new above ground stormwater basins, 
new natural turf playing fields, a new field house and adjacent plaza area, and a new varsity softball 
field.  This property is in the township’s AGR Agricultural District  

COMPREHENSIVE PLAN COMPLIANCE 

Montco 2040: A Shared Vision, the county’s current comprehensive plan, identifies the future land use 
of this tract as a Suburban Residential Area, which is appropriate for both the current and future 
(unchanged) use.  Montco 2040 encourages new development to be placed in areas that have existing 
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 infrastructure to accommodate growth.  This proposal is consistent with the county’s comprehensive 
plan. 

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: 

REVIEW COMMENTS  

TRANSPORTATION 

1) Mill Road Access.  The proposed plan contains a full access driveway onto Mill Road that would be 
for bus access and emergency purposes only.  However, Mill Road is rather rural.  It’s a paved road 
without shoulders and may require additional improvements to allow for heavier daily use. 

2) Separation of Cars and Buses.  It is unclear from the current submitted plans what routes buses and 
cars would take through the property to drop students off and if there is sufficient spaces for 
vehicles to idle/queue at afternoon pickup times.   

3) Sidewalks.  We strongly encourage the provision of new sidewalks along Kriebel Mill Road, 
particularly between the first entrance onto the property and Germantown Pike, as well as the 
appropriate curb cuts, crosswalks, and other infrastructure, to make it possible and safe to walk to 
and from school from nearby neighborhoods (particularly the townhouse development on the 
other side of Germantown Pike).  While there may not be a large population of students who live 
close enough to this school to walk regularly, providing this infrastructure is an important part of 
school culture.  Since Germantown Pike at this intersection is a county road, please copy Jennifer 
Payne through the county’s Office of Roads and Bridges on any future correspondence on this 
topic. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our 
suggested revisions will better achieve the school district’s and Worcester Township’s planning 
objectives. 

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.  
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 Please print the assigned MCPC number #25-0008-001 on any plans submitted for final recording. 
 

Sincerely, 

 

Anne Leavitt-Gruberger, County Planning Manager 

anne.leavitt-gruberger@montgomerycountypa.gov – 610-278-3727 

c: Methacton School District 
David Stewart, T&M Associates, Applicant’s Representative 
Christian Jones, Assistant Township Manager 

Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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February 13, 2025 

Ref: #7563 

 

Worcester Township 

1721 Valley Forge Road 

PO Box 767 

Worcester, PA 19490-0767 

 

Attention: Dan DeMeno, Township Manager 

 

Reference: Methacton High School 

  Sketch Plan Review  

  TMP No. 67-00-01393-00-7 

 

Dear Dan: 

 

 We have reviewed the Sketch Plan pertaining to the above-referenced Land Development 

that you forwarded to our office for review. The subject plan consists of (7) sheets prepared by 

T&M Associates (hereinafter “T&M”) dated January 3, 2025, with no revisions, and an ALTA Land 

Title Survey consisting of (7) sheets prepared by Caroll Engineering Corporation (hereinafter 

“CEC”) dated September 13, 2024, with no revisions.  

 

 Relative to this matter, we note the application proposes demolition of an existing two-

story school building and reconstruction of the same on an approximately 62.9-acre site located 

on Kriebel Mill (T-395) Road between W. Germantown Pike (County Route 6170) and Mill Road 

(T-340). The site is in the AGR – Agricultural Zoning District Zoning District. The plan proposes a 

new two-story high school with a courtyard, having 312,000 s.f. of gross floor area and a noted 

capacity of 1,645 students. The existing bus depot, varsity baseball, tennis courts, turf field, and 

track/stadium are to remain. In addition to the new school building, a new varsity softball field, two 

natural turf multi-purpose fields, a field house, and varsity baseball field lighting are proposed. 

The existing 603-space parking lot will be replaced with an approximately 877-space lot served 

by two new access drives along Kriebel Mill Road, replacing the existing six access driveways. 

One new emergency vehicle and bus access driveway is proposed along the Mill Road frontage, 

north of where an existing parking area and access driveway are to remain. Stormwater 

management facilities are conceptually shown to include two aboveground and three subsurface 

stormwater management basins. The site is proposed to be served by public sanitary sewer and 

water service. 

 
 As per your request, we have performed a cursory review of the Sketch Plan submitted to 
determine if it is in compliance with the Township’s Zoning Ordinance and offer comments on 
Subdivision and Land Development, Stormwater Management, Sanitary Sewer and General 
Observation as follow: 
 
 
 



CKS ENGINEERS   February 13, 2025 

  Ref: #7563 
  Page 2 

 

 

I. ZONING  
 

1. The proposed use of a public school is permitted by conditional use in the AGR – 
Agricultural Zoning District provided that the following conditions are met: 

 
a. The use is located on a lot 25 acres or larger;  
 
 The subject tract is 66.07 acres to the title line and 62.82 acres net per the CEC 

survey.  
 
b. The building coverage does not exceed 15% of the gross lot area;  
 
 Proposed building coverage is to be reduced from 8.7% to 8.0% per Sheet 1 of the 

T&M Plan. This area cannot be verified as the school building shape is irregular 
and the plans lack exterior wall dimensions on all new buildings. However, the new 
building does appear to have a smaller footprint than the current school building. 

 

c. The impervious coverage does not exceed 40% of the gross lot area;  
 
 Impervious coverage will be increased from an existing 43% to 45%. The applicant 

should provide a tabulation of all existing and proposed impervious coverage by 
surface type for review by the Township. The plan indicates an existing non-
conforming condition of 43%; however, detailed data supporting this figure is not 
provided within the T&M plan nor CEC survey. If impervious coverage is increased, 
a zoning variance will be required. If impervious coverage were kept at the existing 
non-conforming percentage, the Zoning Officer should indicate if any relief from 
the Zoning Hearing Board would be needed due to the complex project scope. 

 

d. A safe and efficient off-street passenger drop-off/pick-up area is provided;  
 
We defer to the Township Traffic Engineer for review of this requirement; however, 
we note a significant improvement in the site access from Kriebel Mill Road and 
internal circulation.  A one-way pick-up/drop-off driveway is provided near the 
proposed building front. The primary building entrance is assumed to be north of 
the proposed interior roundabout. The applicant should revise the plans to highlight 
anticipated points of building ingress/egress for the school building. 
 

We note the site currently contains an active high school. The Township must determine 
if the current proposal will require a conditional use. 

 
2. Future plan submissions must include all setback dimensions on the plans, including 

existing setbacks.  
 
3. The front yard setback requirement is 250 feet yet the plan proposes a setback of 234.82 

feet from the centerline of Kriebel Mill Road to the new field house. This setback must be 
recalculated from the ultimate right-of-way line per ordinance definitions found in Section 
150-9. We note the ultimate right-of-way width for Kriebel Mill Road is to be 60 feet; 
therefore, a 30-foot half-width applies. The applicant may wish to relocate the new field 
house since, if it were shifted west partially into the proposed plaza area or its footprint 
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was reduced, the front yard encroachment could be eliminated. Otherwise, a zoning 
variance would be required. (150-13.B) 

 
4. The plan properly considers each yard along a street frontage to be a front yard as this is 

a corner lot bounded by three streets. We recommend the provided yard depth be noted 
separately for each street frontage in the Zoning Data table on Sheet 1 of the T&M plans 
to demonstrate compliance for each frontage. (150-13.B & 150-196) 

 
5. Due to the ultimate right-of-way width of W. Germantown Pike being greater than 75 feet 

(100 feet), this road must be considered a “highway.” Therefore, the front yard setback 
requirement is to be doubled from 250 feet to 500 feet along this street frontage. While 
the building envelope will be reduced, it appears the proposed school building location will 
still be compliant with the increased setback. (150-199)  

 
6. The Township Zoning Officer should determine if the existing bus depot is permitted as an 

accessory use to the public school. We note that the bus depot portion of the site will 
remain unchanged with the exception of a new driveway access to Mill Road that will also 
provide interconnection with the proposed school parking lot. (150-11.D) 

 
7. Screening of bus storage must be addressed in future submissions if not already provided, 

or, if to be altered as a result of the proposed improvements. (150-194.A) 
 

8. The existing side and rear setbacks of the bus depot building appear to be an existing 
non-conformity. The plan must be revised to indicate the setback dimensions from the 
respective property lines. The Township Zoning Officer should review this condition and 
make a determination of the building’s non-conforming status. (150-13.B.2) 

 
9. The height of accessory structures, such as the proposed field house, must be noted in 

the Zoning Data table on Sheet 1 of the T&M Plan. The Zoning Officer should provide 
guidance to the applicant on the allowable structure height as the ordinance does not 
explicitly regulate field houses at school sports facilities, but rather, only features such as 
backstops, scoreboards, and dugouts. (150-17.H and 150-177.C) 

 
10. Parking may not be located within 100 feet of any property line. Several proposed spaces 

in the lots along Kriebel Mill Road are within 100 feet of the property line. We also note 
that an “existing parking area to remain” along Mill Road does not meet this requirement. 
The plans note this as an existing non-conformity. (150-16.B.2) 

 

11. Expansion of “other” non-conforming improvements shall conform to the area, height, 

setback, width, and yard coverage and all other applicable regulations of the district in 

which the non-conforming improvement is located. The existing parking being located in 

the front yard setback of the site does not allow reconfiguration and replacement of the 

parking lot within the required front yard. The yard may no longer be encroached by 

parking as the school building will be demolished; therefore, its associated parking areas 

may not maintain a non-conformity if the building they are associated with is to be removed 

and newly constructed. Approximately 285 of the proposed parking spaces are in the 

required front yard along Kriebel Mill Road. (150-162.1) 
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12. The proposed quantity of 877 parking spaces could not be verified. Our office observed 
847 vehicle and 32 bus spaces for a total of 879 spaces. The applicant should differentiate 
between vehicle and bus parking in their listed total. The number of available parking 
spaces to remain in the aforementioned parking lot northeast of the proposed multi-
purpose turf field near Mill Road must be included in the total. Lastly, the quantity of 
existing bus spaces to remain at the bus depot must be separately noted in the bus parking 
tabulation. 

 
13. In calculating the required parking, the applicant indicates the 1,600 seat stadium results 

in 534 spaces being required.  If the new school will provide an indoor assembly area with 
a greater seating capacity, that space shall be used in determining the minimum parking 
requirement. Seating capacities at other existing and proposed outdoor fields must also 
be considered as there is potential for two sporting events occurring simultaneously on 
different fields. (150-153.B.1) 

 
14. The location of off-street loading space(s) must be shown on the plan. The applicant 

should also comment if box trucks and combination vehicles will be permitted to access 
the site from Mill Road. (150-156) 

 
15. Exterior lighting of a building or grounds, in any district in the Township, shall not be more 

than 12 feet above grade, and shall be screened so as not to permit the source of 

illumination to be seen from off the premise. In future submissions, details of the proposed 

lighting must be provided. Field lighting may exceed this height threshold only if approved 

as a conditional use by the Board of Supervisors. We note a conditional use was approved 

by the Township for the football field. The Township must determine if a new conditional 

use is required for new lighting at the proposed softball and existing baseball fields. (150-

200.A and 150-200.B.2) 

 

16. Illumination intensities on the school athletic fields shall be limited to the minimum safe 

levels appropriate for the type of activity on the illuminated fields in accordance with 

available industry, sport, or league standards. Safe levels shall be specified in the 

conditional use decision of Board of Supervisors. (150-200.B.8) 

 

17. On future Record Plans, a note must be included stating that “No music shall be allowed 

accessory to any event or activity, on any illuminated athletic field under this section except 

live music provided by the school band or bands from visiting schools.” (150-200.B.13.a) 

 

II. SUBDIVISION & LAND DEVELOPMENT 
 

1. Curbing and sidewalk should be provided as required on W. Germantown Pike, Kriebel 
Mill Road, and Mill Road. We note that there is an existing pedestrian crossing at the 
intersection of W. Germantown Pike with Kriebel Mill Road. As part of the improvements, 
the applicant should consider the installation of frontage sidewalk or a trail from this 
intersection to the westerly site access, allowing students residing in Lower Providence 
Township to reach the school by walking or cycling. Improvements to Germantown Pike 
will be regulated by Montgomery County as this is a County route. (130-16.C.1.a.6.a and 
130-18) 
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2. Existing cartway widths must be labeled on future submissions; roadway widening may 
be required. (130-16.C.2.a) 

 

3. The applicant should indicate if areas between the title lines and ultimate rights-of-way 
lines will be offered for dedication to Montgomery County and/or the Township. (130-
16.C.2.c) 

 

4. A demolition plan will be required with future submissions detailing the extents of 
improvements that will be removed. If the project is to be phased, the applicant should 
detail the anticipated activities occurring within each phase. The anticipated project 
timeline should also be discussed with the Township. (130-20.B.4) 

 

5. Regrading in steep slope areas shall be minimized to the greatest extent possible. Existing 
landscaping on steep slope areas shall be preserved, except where regrading is proposed. 
Sheet 1 of the T&M plan notes steep slopes to be disturbed are “manmade.” The applicant 
must clarify if all on-site steep slopes are manmade. (130-32.1.C) 

 

6. The Township shall require the developer to verify the presence of existing trees on a site 
by field investigation or by the use of aerial photographs. With future submissions, a 
separate tree survey plan at a scale of not less than one inch to 50 feet shall be submitted 
showing the location of existing live trees with DBH of six inches or more. (130-28.E.1.a) 

 

7. Future submissions will need to show proposed plantings on a landscaping plan prepared 
by a Registered Landscape Architect. Lighting plans will also be required. (130-28) 
 

III. STORMWATER MANAGEMENT, GRADING, EROSION & SEDIMENT CONTROL 
 

1. An NPDES permit will be required from the Montgomery County Conservation District and 
PADEP. Future submissions must provide a complete Erosion and Sedimentation Control 
Plan and Narrative. (130-32) 

 
2. The plan conceptually shows two aboveground and three subsurface stormwater 

management facilities. The complete conveyance system, along with a narrative, design 
calculations, drainage maps, and other supporting documentation must be provided with 
future submissions.  

 
3. Due to the significant amount on on-site paving with potential for limited use during 

weekends and the summer season, the Township encourages the applicant to consider 
implementing innovative measures which will help offset the effects of the impervious 
surfaces, such as porous paving, a vegetated rooftop, absorbent parking islands, and the 
like.  

 
IV. SANITARY SEWER 
 
1. Note 4 on Sheet 1 states that the new high school will be connected to public sewer and 

water. Currently, sanitary sewer from the existing high school is treated on site by a small 
package wastewater treatment plant and the building is connected to public water. Existing 
and proposed sewer flows must be provided in future submissions. Additionally, sewage 
planning will be required and an update to the Township’s 537 Plan may also be required. 
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The Applicant is encouraged to discuss their sewer options with the Township early in the 
land development process. 

 
2. All utilities, existing and proposed, must be shown on the plans in future submissions. 
 
3. As stated previously in this letter, a description of what type of field house is being 

proposed, including amenities which may include bathrooms, showers, and kitchens is 
needed. Depending on the proposed kitchen equipment, a grease trap may be required. 

 
V. GENERAL ENGINEERING  
 
 The following are general comments and considerations generated during the course of 
our review: 
 
1. The applicant should determine if there are any deed restrictions or covenants that may 

affect the proposed development.  
 
2. The interior roundabout will have six points of vehicle access. We defer to the Township 

Traffic Engineer but recommend the driveway layout be modified to reduce the quantity of 
potential points of conflict. 

 
3. The applicant should discuss with the Township what methods will be employed to prohibit 

vehicles which are not buses or emergency apparatuses from utilizing the Mill Road 
driveway. If the Mill Road driveway will be restricted to bus and emergency use, signage 
indicating this restriction must be posted. The applicant should also indicate if there will 
be signage, knock-down style bollards, etc., where this driveway interconnects with the 
school’s main parking lot. 

 
4. We recommend additional directional arrows be added to the overall plan to clearly 

illustrate intended vehicular circulation throughout the parking lots and driveways. The 
pedestrian way interconnecting the school and plaza/field house building should be 
labeled as to its function relative to the adjacent parking rows. (e.g. raised crosswalk 
and/or dead-end parking aisles with islands) 

 
5. While a sufficient quantity of accessible parking spaces is proposed, the applicant should 

consider distribution of the spaces throughout the site, namely, one space should be 

provided in the vicinity of the existing turf field to remain and one space provided near the 

varsity baseball/softball fields and tennis courts. 

 
6. Architectural elevations and renderings should be shown to the Township to ensure that 

the building design conforms to the Township’s character. 
 
7. The applicant should specify if concession sales of packaged and/or prepared food items 

will be an incidental activity offered at the field house. If prepared food items are offered, 
the applicant should comment if there will be odors generated via commercial kitchen 
exhaust systems. (150-11.D) 

 
8. Approval by the Township Traffic Engineer will be required. 
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9. Approval by the Township Fire Marshal will be required. 
 
10. Review by the following outside agencies will be required: 

 

a. Montgomery County Planning Commission 
 
b. Montgomery County Conservation District 

 
c. Montgomery County Road and Bridge Department 

 
d. PADEP Sewage Facilities Planning 

 
The above represents our comments on the submitted Sketch Plan. Please do not hesitate 

to contact our office with any questions. 
 

Very truly yours, 
        CKS ENGINEERS 
        Township Engineer 
 
         
 
        John W. Evarts, P.E. 
          
JWE/klk 
 
cc: Christian Jones, Assistant Township Manager 
 Wendy F. McKenna, Esq., Township Solicitor 
 Casey Moore, PE, Township Traffic Engineer 
 Dr. David Zerbe, Methacton School District (Applicant) 
 David Stewart, T&M Associates 
 Christopher Jensen, P.E., T&M Associates 
 File 
 
 
 


	03.a.001 2025 12 12 - PC Minutes - DRAFT.pdf (p.1-2)
	03.a.002 2025 01 24 - PC Minutes - DRAFT.pdf (p.3-5)
	4.a.001 LD 2025-03 - Land Development Application Package.pdf (p.6-10)
	4.a.002 LD 2025-03 - Plan Set - 10-16-2024.pdf (p.11)
	4.a.003 LD 2025-03 - MCPC Review Submission - 1-15-25.pdf (p.12)
	4.a.004 LD 2025-03 - MCPC Review Letter - 1-24-25.pdf (p.13-17)
	4.a.005 LD 2025-03 - 2025-02-10 Bowman Review Letter #1 - 2991 Mohill Drive.pdf (p.18-21)
	4.a.006 LD 2025-03 - 7201-174 CKS to DeMeno 2-13-25.pdf (p.22-25)
	4.b.001 LD 2025-01 - Land Development Application Package.pdf (p.26-30)
	01_2025-01-07 Trooper Ridge Preliminary Plan Cover Letter.pdf (p.1)
	02_Trooper Twp SubLD application.pdf (p.2-5)

	4.b.002 LD 2025-01 - Plan Set  - 12-19-24.pdf (p.31-67)
	4.b.003 LD-2025-01 - Traffic Impact Assessment - 1-13-2025.pdf (p.68-165)
	HCA Traffic Impact Assessment Trooper Ridge Townhouse Development 1-13-2025
	20250113102858352
	20250113102919957

	20250114162342651
	HCA Traffic Impact Assessment Trooper Ridge Townhouse Development 1-13-2025
	20250113103106237

	20250114162617070
	HCA Traffic Impact Assessment Trooper Ridge Townhouse Development 1-13-2025
	20250113103247096
	20250113103310156
	20250113103343551
	20250113103357386

	20250114162406375
	HCA Traffic Impact Assessment Trooper Ridge Townhouse Development 1-13-2025
	20250113103437005

	20250114162421442
	HCA Traffic Impact Assessment Trooper Ridge Townhouse Development 1-13-2025
	20250113103501150

	20250114162441891

	4.b.004 LD 2025-01 - Developer Response - Traffic Review #2 - 1-23-25.pdf (p.166-173)
	4.b.005 LD 2025-01 - Bowman Traffic Review #3 - 2-5-25.pdf (p.174-182)
	4.b.006 LD 2025-01 - MCPC Review - 2-13-25.pdf (p.183-187)
	Background
	Comprehensive Plan Compliance
	Recommendation
	Review Comments
	SITE DESIGN
	Transportation
	1) Highway Occupancy Permit.  A reminder that Germantown Pike is a county road and as such, the applicant will need a highway occupancy permit to create this new driveway access. Please copy Jennifer Payne through the county’s Office of Roads and Brid...


	Conclusion
	AttachmentS

	4.b.007 LD 2025-01 - C0005084 CKS to DeMeno 2-20-25.pdf (p.188-202)
	4.c.001 SK 2025-A - Sketch Plan Review Application Package.pdf (p.203-204)
	SGAL00073 Letter.pdf (p.1)
	SGAL00073 Signed Application.pdf (p.2)

	4.c.002 SK 2025-A - Survey Set - 9-13-24.pdf (p.205-211)
	2415002-PLAN OF  SURVEY 2
	2415002-PLAN OF  SURVEY 3
	2415002-PLAN OF  SURVEY 4
	2415002-PLAN OF  SURVEY 5
	2415002-PLAN OF  SURVEY 6
	2415002-PLAN OF  SURVEY 7

	4.c.003 SK 2025-A - Plan Set - 1-3-25.pdf (p.212-218)
	4.c.004 SK 2025-A - Bowman Traffic Review #1 - 2-4-25.pdf (p.219-225)
	4.c.005 SK 2025-A - MCPC Review Letter - 2-13-25.pdf (p.226-230)
	Background
	Comprehensive Plan Compliance
	Recommendation
	Review Comments
	Transportation
	1) Mill Road Access.  The proposed plan contains a full access driveway onto Mill Road that would be for bus access and emergency purposes only.  However, Mill Road is rather rural.  It’s a paved road without shoulders and may require additional impro...
	2) Separation of Cars and Buses.  It is unclear from the current submitted plans what routes buses and cars would take through the property to drop students off and if there is sufficient spaces for vehicles to idle/queue at afternoon pickup times.
	3) Sidewalks.  We strongly encourage the provision of new sidewalks along Kriebel Mill Road, particularly between the first entrance onto the property and Germantown Pike, as well as the appropriate curb cuts, crosswalks, and other infrastructure, to ...


	Conclusion
	AttachmentS

	4.c.006 SK 2025-A - 7563 CKS to DeMeno 2-13-25.pdf (p.231-237)

