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March 27, 2024

Ms. Jayne Musonye, Director of Planning and Development
Municipality of Norristown

235 East Airy Street

Norristown, Pennsylvania 19401-5048

Re: MCPC #16-0220-004

Plan Name: Montgomery Park Phase 3

1 lot comprising 1.335 acres

Situate: West Wood Street (E)/Powell Street (N)
Municipality of Norristown

Dear Ms. Musonye:

We have reviewed the above-referenced subdivision and land development in accordance with Section
(502) or (609) of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on March 4,
2024. We forward this letter as a report of our review.

BACKGROUND

In this proposal for Phase 3 of the senior housing development on the former Montgomery Hospital site,
the applicant, Elon Montgomery Park, LP, will subdivide a vacant lot (existing Lot 3) into two lots — a new
Lot 3, which will contain 0.703 acres and a new lot, Lot 4, containing 0.632 acres. The new Lot 3 is the site
proposed for a four-story building with 40 age-restricted senior housing units. This proposal is the third
phase of a three-phase master plan for redevelopment in Norristown’s Office Residential District, which
received conditional use approval by the municipality in 2016. Seventeen parking spaces will be
constructed on Lot 3 as part of this proposal. These spaces will connect to the existing driveway
constructed as part of Phase 2. Additional parking for the units will be available at the Powell Street garage
across the street. The rain garden installed in Phase 2 will also be extended to accommodate drainage from
Lot 3. No development is proposed on Lot 4 at this time.

COMPREHENSIVE PLAN COMPLIANCE

We find the proposal to be generally consistent with the planning goals and objectives identified for
redevelopment in the Norristown Comprehensive Plan (2009). The proposal also generally supports the
goals of Montco 2040: A Shared Vision, specifically, the goal of encouraging development and
transformative investment where infrastructure already exists.
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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

STREET TREE PLANTINGS

The landscape plan identifies four London Plane Trees to be planted in the verge, the grass strip between
the street and sidewalk. We ask the applicant to consider substituting another type of tree, as London
Plane Trees have a tendency to cause the sidewalk to heave as they age, creating a safety hazard. Possible
alternatives include Pin Oak and Black Gum.

SITE CONNECTIVITY AND CIRCULATION

The proposed residential building features entrance/exit doors on all sides of the building except along
Powell Street. Further, there does not appear to be a designated walkway connecting from the building to
the sidewalk on Powell Street without using the driveway, which creates a vehicle/pedestrian conflict. We
encourage the applicant to consider providing an entranceway from the building directly to the Powell
Street sidewalk. Such an access point would also enhance the building’s street presence.

In anticipation of frequent crossings of Powell Street by residents of the new building to access the
pharmacy, garage, and medical facilities, we ask that the Municipality consider requiring the applicant to
provide a crosswalk to facilitate safe crossings of Powell Street at this location, in addition to the existing
crosswalk that serves the earlier phase.

LIGHTING

The lighting plan clearly shows the light pole proposed for the island in the parking lot. We ask the applicant
to darken the symbol for the optic light at the building’s south end to make it more readable on the plan.
We ask the applicant to confirm whether exterior lighting will be provided near the building’s western
entrance that also connects the parking lot by a path. We would encourage the applicant to incorporate
lighting at this location for safety.

The plan shows a continuation of street lights along Powell Street, although it does not appear that these
lamps were included in the calculations; however it is assumed that the brightness of the street lamps are
considered to be in the right-of-way and therefore not subject to the lighting calculations.
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CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our
suggested revisions will better achieve Norristown’s planning objectives for infill 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 #16-0220-004 on any plans submitted for final recording.

Sincerely,

Donna Fabry, CFM,\P incipal Open Space Planner
dfabry@montcopa.org — 610-278-3445

c: Elon at Montgomery Park lll, LP, Applicant
Mark J. Buchvalt, T&M Associates, Applicant’s Representative
Chairperson, Municipality of Norristown Planning Commission

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


mailto:dfabry@montcopa.org

Ms. Jayne Musonye
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ATTACHMENTS

Elon at Montgomery Park Phase 3
MCPC#160220004

Montgomery 0 50 100 200 Feet
Cotirity ———
Planning

Commission 57

Montgomery County Courthouse - Planning Commission

PO Box 311 Norristown PA 19404-0311

(p) 610 278-3722 (f) 610 278-3941

www.montcopa.org/plancom
Aerial photography provided by Nearmap
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