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February 28, 2024 
 
Ms. Jayne Musonye, Director of Planning and Development 
Municipality of Norristown 
235 East Airy Street 
Norristown, Pennsylvania 19401-5048 
 
Re:  MCPC #24-0028-001 
Plan Name:  1020 Violet Street 
(5 lots comprising 0.34 acres) 
Situate: Violet Street (W) and E. Basin St. (S) 
Municipality of Norristown 
 
Dear Ms. Musonye: 

We have reviewed the above-referenced subdivision/land development in accordance with Section 502 of Act 
247, "The Pennsylvania Municipalities Planning Code," as you requested on February 1, 2024. We forward this 
letter as a report of our review. 

BACKGROUND  

The applicant, ABP Investments, Inc., proposes to redevelop a parcel located within the Municipality’s R-2 
Residential Zoning District that currently features a single-family detached dwelling. The proposal would 
subdivide the lot to accommodate five rowhouses.  

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  

DWELLING TYPE 

The applicant proposes to construct Rowhouse units, however the units proposed meet the definition of 
Townhouse, which is defined in Article II of the Municipal Zoning Code as being “not less than 20 feet in width.” 
Townhouse is not a permitted use in the R-2 Residential zoning district.  
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 Additionally, because this block of Violet Street is short in length and features only two parcels, it is not possible 
to comply with the allowable housing type provisions of Section 320-41, which requires that “not less than 3 
residential buildings of the same housing type…must currently exist on the block,” or that other housing types of 
2 or fewer buildings on the block are not permitted. 

In light of these issues, we recommend that the Municipality consider requiring the applicant to seek a variance 
for Section 320-41.A., Permitted Uses. 

LANDSCAPING 

Section 282-433.1.A of the Municipal Subdivision and Land Development Ordinance (SALDO) requires a 
landscaping plan to be submitted as part of the Preliminary Plan submission. The plan cover sheet indicates that 
a landscape will be provided for future review. Since the county is not likely to have another opportunity to 
review the plan, we provide the following comments for the Municipality’s consideration prior to final plan 
approval.  

A. BUFFERS  

SALDO Section 282-433.2.A.3) and 4) require a buffer planting for all residential infill and single-family 
attached development. We suggest that the Municipality require a softening buffer be incorporated 
between this property and the adjacent property on East Basin Street to reduce the visual impact of this 
proposal’s rear parking area. A variety of native shrubs could serve as an alternative if tree roots 
compromise the proposed retaining wall. 

B. STREET TREES 

We encourage the Municipality to require that the applicant provide street trees along Violet Street and 
East Basin Street in accordance with SALDO Section 282-433.3.  

SIDEWALK 

The proposal includes the addition of sidewalk along Violet Street, however, it is unclear whether the applicant 
will connect the new sidewalk to the existing sidewalk that ends at the corner of East Basin Street and Violet 
Street. The plan notes the presence of a sanitary sewer manhole near this corner. We recommend that the 
Municipality require that the new sidewalk connects to the existing sidewalk. 

SHARED DRIVEWAY ACCESS 

Because all tenants will take access from a common driveway, we strongly recommend that measures are put in 
place to convey access rights for all users. 
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 CONCLUSION 

 
We wish to reiterate that MCPC supports the applicant’s proposal, but we believe that our suggested revisions 
will better achieve Norristown’s objectives redevelopment. 

Please note that the review comments and recommendations contained within 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 #24-0028-
001 on any plans submitted for final recording. 

Sincerely, 

 

Donna Fabry, CFM, Principal Open Space Planner 
dfabry@montcopa.org – 610-278-3445 
 
c: Rashad Bates, Chair, Municipal Planning Commission 
 Sean Kilkenny, Municipal Solicitor 
 Khaled Hassan, PE, Municipal Engineer 
 
Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 

mailto:dfabry@montcopa.org


- Attachment A - 

 

Ms. Jayne Musonye 

 

February 28, 2024 

 

ATTACHMENTS  

 

 



- Attachment B - 

 

Ms. Jayne Musonye 

 

February 28, 2024 

 

 


	Background
	Recommendation
	Review Comments
	Dwelling type
	Landscaping
	A. Buffers
	B. street trees
	Sidewalk
	shared driveway access

	Conclusion
	Attachments

