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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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e Section 155-16.C.(2)(e): The applicant requests partial relief from providing minimum sized parking
islands and/or their hardscape/landscape requirements.

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

e 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.

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

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

e 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.

e 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?bidld=). 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,

N =

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. PlIng., 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
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ATTACHMENT A: AERIAL — 14 WEST LIGHTCAP ROAD
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ATTACHMENT B: MASTER RECORD PLAN

T T 7 T 3 O g g T 7 T g

STORMWATER
MANAGEMENT BASIN, "BOUNDARY PROFERTY UNE

= o = ——— A ROT-crr
. g \ / —— FEURED RBHT-CF-WAY
\ PARKNG SETBACK LNE

° A ‘ BULONG SETBACK LNE
|

TANGA]

e _— EXSTNG EASEMENT
I e o

7 — PROPOSED CURS

| I T
STEEP SLOPE AREA ) )
(15%-25%) [Fomn) pnme
WETLANDS/ I e
WATERCOURSE o iahend:
AREA FROPOSED STANDARD DUTY

ASPARLT PAVEMENT

Project o, 20147803

4 DEvELOPMENTLOT 1

PHASE 2 (UNDER SEPARATk\«— 5 6 STEEP SLOPE AREA Vs orosea son pamans
-~ LD APPLICATION) W (25%+) ’
X Pp——
sepeesED cums
I  — amoess
sreze soses (15%-26%)
STEEP SLOPES (25%+)
PROPOSED [ e
- DEVELOPMENT - gyt
LOT 2 - PHASE 2 / 77 7] wow 10 8 venearn
14 LIGHTCAP ROAD
LIMERICK TOWNSHIP, MONTGOMERY COUNTY
Zoning Summary-District Designation:
Base District: LLI
i Overlay District: LLI Interchange Overlay District
(Mixed-Use)

T I
S =
p— T 1/04/2024( PER LD & TRAFFIC REVIEW 3
"
fana/mad rer wooo coments 2
ZONING TABLE 1 pormitted. wcagtion, an¢ conem o v i The (U] a0 RS Dirich, 1972
o o e sy o ioeams o T couca, T Mmooy B e e e S 1 5
TCIAPALE. AN SN ANEACE. 100 MO EORL/SIACE O T s s .1 b/27/2023|  RECORDABLE PLAN SE [
O o s T St 1 A Bt W v e unesoed s
| & 2 SRR N S N bt 4 |sect s b rom L0, 0 erchang vy, a8 s b W Setinciet Dote Description Mo,
Sl TN (SRS AT AR % R
ON-CONG INSLETIONS AND WANTENANCE OF THE SAID FACLITES. o """"‘””"““' By S e Revisions
S e & BE RN PHRDIES A GLOBL GHOSS-DASMENT FOR PAAONG VBOCULA AND r——
RESTIL T 8 SRR TR SR 2
e o 2
Nt ST G TR VRO AL B BBAET 16 B Fs W) Sita Capacity / Net Bulldabie Acresge (Lot 1, Zand 3] Imparvions | puding | Budieg
Iul’nt 78 o SN b6 Sener _— Tiabe dcrveme flote 3. 2 : ot | tmciion e | M | o
L i 5 B APLEMNT OO A TACLITES MANAGIVENT AGREENINT AND EASIMENT, LAY %0 Frontrgrovd raeomey [T % L) x L L)
I R T e R 2 n . o e S
PR R e e s [P st S SR o)
- o B e o S e . PR oS [ Eis | e .75 ome
L Ep—— o St & BE FORTON O THE CORMOOR BETWEEN THE LECA T-0F-WAY AND WE ULMATE Fioodpien e [ 0% | WSSO ] nen . 2 co -
BSOS, S O TR T G N ) — T e ] v Tsoonr o Tove CHRISTOPLER M. HAGER
Sl comaain e e e - ot Lok ares ST G T v UTatR NGO ey F GRS hoed v rgreer R ENGINEER PA LIC. NO. 63172
= o P e P mvoun, cr e R sruen muoW. O TR 3 o o
: "a g e commeron e e sy T ;
[ars [ Tiw A5 AR 59 B Cocunt 87 m..m Fniiruncs h Sumeny » L] Parking Regulations (per S184-87 and §184-225] 1 tongion; Erighaerki ond
oA S —— 2 el T DR I3 > T S . néarkiy o
i o S s A 0 o 1 o, i X T B Pong e e I =l e | E erices, Inc
= w 8 pumo Eooss DT CHCUCTD ooy PSS, R o 11 Coeen e 2 = = z 5 : e
on £ = RRL CORINETON Wt LT CRATETON, DS s AR L 1 W18 aiat Soue, b £
LRSI S, Ael Shemc PoRe ot e v e £ oot s .‘ i i Frisdepna, PA 5102
B - - PRl b, o Sl ol Tl R A T T B e = - - - .
or3 .- - T.218 F 2158858601 wwwlangsncom
pros premy e B 225. 60 e e e Lk angnseniy v can b Snrsed e S E) 5| 3 | s g
wors nic T m 5 B 3
s e ——r ot
- N THE Y OF_ 20 THE LMERCK TOWNIMP =N AR £ > 3] a [roRet
o Ao el Zx = E E
—— LE o d m 2
G % Y SANATOGA SPRINGS
Do L e W, oo o e PHASE 2 LOT 2
it oo, P —
i e aw e e e e o sy
E— ronsnvaAl
R 4 o e e o e et ST RN e o T o 7 R ron e eon rawing Tile

SIGHT DISTANCE e oI R R CAENTS DU B 561 e
ocancn | TUmG woveNENT REGUIED SK3HT. | PROVIOED BXGHT- p— Ty vl O Ve A orasy [Praject Ne. Drowing No.
T o o - B T S e A 220142809
- - S R Ly e
- - i i AL
o e e CS101
- - By
- ‘s - e 2 oo
ot T o MR R AT R ety Bl o
S s R o vt o i o

e




