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February 5, 2024 
 
Ms. Emily Niskala 
GIS and Planning Administrator 
Limerick Township 
646 West Ridge Pike 
Limerick, Pennsylvania  19468 
 
Re:  MCPC #24-0010-001 
Proposal Name: Sanatoga Springs- Lots 2 Phase 2- Retail 7A 
(1 lot comprising 3.75 acres) 
14 W. Lightcap Road 
Limerick Township 
 
 
 
Dear Ms. Niskala: 

We have reviewed the above-referenced land development application in accordance with Section 502 of 
Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on January 10, 2024. We 
forward this letter as a report of our review. 

BACKGROUND 

MCD 1, LLC has submitted a land development application to build five commercial buildings for retail and 
restaurant uses totaling 22,255 SF on property at 14 W. Lightcap Road in Limerick Township. According to 
the Applicant Request for County Review form, the site consists of one parcel (Tax ID# 37-00-00667-00-7) 
that totals 8.02 acres. However, according to the Montgomery County’s Board of Assessment three tax 
parcels would be impacted by this development (Tax ID# 37-00-00667-00-7, # 37-00-00668-00-6, and # 37-
00-00670-00-4).  The proposal forms part of a larger commercial development along Lightcap Road.  

The site is located in the LLI - Interchange Overlay District. According to the Master Record Plan, the 
proposal meets the standards as set out in the zoning district and per the Conditional Use Approval CU #08-
04, granted February 26, 2009. A variance for the location of refuse areas (Section 184-66.A) and the 
expiration of permits (Section 184-18) are pending. Furthermore, the following waivers have been 
requested: 
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  Section 155-16.C.(2)(e): The applicant requests partial relief from providing minimum sized parking 
islands and/or their hardscape/landscape requirements. 

 Section 155-17.1.(G)(1): The applicant wishes to erect a light pole height of 25-feet. 

 Section 155-19.B.(7): The applicant requests relief from providing grading no closer than three feet of 
the property line or right-of-way line to waive the required 10ft by 100ft planted median at vehicular 
entrances. 

 Section 155-27.1.C.(4)(A): The applicant seeks relief from providing a minimum buffer area of 25-feet 
along all property lines.  

 Section 155-27.1.C.(5): The applicant seeks partial relief from providing every one hundred linear feet of 
property line to be buffered. 

 Section 155-34.C.(3)(B) and (C): The applicant wishes to waive their signature and that of the Township 
Supervisors, Engineer, and Planning Commission on the Landscape Plan.  

 Section 151-26.B.(2)(n): The applicant wishes to waive matching pipe crowns at junctions. 

COMPREHENSIVE PLAN COMPLIANCE 

The land development plan is generally in compliance with Montgomery County’s Comprehensive Plan, 
Montco 2040: A Shared Vision. In particular, it encourages development where infrastructure already exists. 

Similarly, the proposal is generally in compliance with Limerick Township Comprehensive Plan, adopted 
March 2009. Specifically, it encourages economic development in areas with existing transportation and 
utility infrastructure. 

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 
municipality may wish to consider prior to final plan approval.  Our comments are as follows: 

REVIEW COMMENTS  

LANDSCAPE PLAN 

A. Buffer along Evergreen Road and Lightcap Road 

1. As noted on the Landscape Plan, four existing frontage trees and the existing high intensity buffer 
along Evergreen Road and Lightcap Road are to remain, and hence, form part of the application’s 
overall landscape plan. It is recommended that the Township make assurances with the applicant to 
protect the existing frontage trees and high intensity buffer during construction and that any 
damaged trees should be replaced. 

2. Furthermore, it is recommended that additional plantings be added to the existing landscape plan 
in the buffer along Evergreen Road and Lightcap Road. From aerial maps, there appears to be gaps 
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 in the existing high intensity buffer, particularly around the intersection of Evergreen Road and 
Lightcap Road. 

B. Planting islands in parking lot 

1. The parking lot landscaping standards in Section 155-16.C. are set, in essence, to provide ample 
shade trees that will help reduce the potential heat island effect in parking lots and help create a 
more sustainable parking lot design as set out in the Montgomery County Planning Commission’s 
Sustainable Green Parking Lots Guidebook 
(https://www.montgomerycountypa.gov/DocumentCenter/View/9735/Green-Sustainable-Parking-
Guide-2_10_2016-Web?bidId=). The applicant should provide at least one shade tree plus shrubs 
and/or ground cover to cover the entire area of each parking island to adhere with the township’s 
standards. 

2. Moreover, parking islands with sidewalk connections should be enlarged to be able to retain the 
proposed sidewalk while accommodating at least one shade tree plus shrubs and/or ground cover 
to cover the entire area of each parking island. We believe there is scope to reconfigure the parking 
lots to meet both landscaping and parking regulation standards. 

MULTIMODAL TRANPORTATION INFRASTRUCTURE 

A. Sidewalk installation and crosswalk 

1. The applicant should be commended on their inclusion of ADA-accessible sidewalk linking the 
application site with existing development and creating safe pedestrian linkages within the 
proposed development. However, sidewalks should also be included to run along Evergreen Road, 
between the intersection with Lightcap and the existing one-way egress that links to Costco. This 
sidewalk should then connect to the proposed sidewalk around Unit 2A. This will provide a more 
direct route through the parking lots to existing and potential SEPTA and PART transit stops. 

2. The existing crosswalk over Lightcap Road is depicted on the wrong side of the intersection with 
Evergreen Road on the Record Plan. The applicant should amend their plans to depict existing 
features accurately. 

B. Transit coordination 

1. The applicant should reach out and coordinate with SEPTA and PART to discuss bus access to the 
site and the potential allocation of a bus stop at Evergreen Road and Lightcap Road. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our 
suggested revisions will better achieve Limerick 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.  

https://www.montgomerycountypa.gov/DocumentCenter/View/9735/Green-Sustainable-Parking-Guide-2_10_2016-Web?bidId
https://www.montgomerycountypa.gov/DocumentCenter/View/9735/Green-Sustainable-Parking-Guide-2_10_2016-Web?bidId
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 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 #24-0010-001 on any plans submitted for final recording. 
 

Sincerely, 

 

 

Andrew Turner, AICP, MRTPI, Transportation Planner 
andrew.turner@montgomerycountypa.gov – 610-278-3638 

c: John Tallman, Director of Development, Moutus Development 
 Jennifer Warren, Langan Engineering 

Daniel Kerr, Mgr., Limerick Township 
Greta Martin Washington, Dir. Comm. Plng., Limerick Township 
Christopher J. Haring, Chair Limerick Township Planning Commission 
Kourtney High, PART 
Dan Nemiroff, SEPTA 
 

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



- Attachment A - 

 

Ms. Emily Niskala 

 

February 5, 2024 

 

ATTACHMENT A: AERIAL – 14 WEST LIGHTCAP ROAD 
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ATTACHMENT B: MASTER RECORD PLAN 

 


