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Re: MCPC #24-0068-001

Plan Name: 2241 Old Welsh Rd

(6 units on 7 lots comprising 1.05 acres; density 6.7: units per acre)
Situate: Fairview Avenue at Parkview Avenue

Abington Township

Dear Mr. Manfredi:

We have reviewed the above-referenced subdivision and land development in accordance with Section 502
of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on March 20, 2024. We
forward this letter as a report of our review.

BACKGROUND

2241 Old Welsh, LLC, the applicant, has submitted a subdivision and land development plan to subdivide
one lot into seven. The applicant would construct a new single-family home on six lots while retaining the
existing, three-story brick single-family detached home on the seventh lot. The applicant also proposes
construction of a subsurface detention basin on each of the lots with new homes. The tract is located in the
R4 High Density Residential zoning district. The site is served by public water and sewer. The plan is dated
March 7, 2024.

COMPREHENSIVE PLAN COMPLIANCE

The proposed improvements are generally consistent with MONTCO 2040: A Shared Vision, The
Montgomery County Comprehensive Plan. The plan’s future land use map shows the site located in the
Regional Mixed Use Center future land use area. Much of this area includes the Willow Grove Park Mall; as
such, single-family detached homes are considered to be a secondary use here.

The proposed land development is shown located in the “High Density Residential future land use area of
the 2007 Abington Comprehensive Plan and is consistent with that plan.
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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
township may wish to consider prior to final plan approval. Our comments are as follows:

REVIEW COMMENTS

BUILDING DESIGN

A. Garage — When a garage is front-loaded, as proposed, it shall be set back at least ten feet from the front
facade of the house [§162-2103].

B. Architectural Plans — Tentative front, side, and rear architectural plans are required. Architectural plans
for the front, but not the side or rear, were provided [§146-11].

LANDSCAPING

A. Street Trees

1. There is a conflict between a gas line and the location of the proposed street trees on Fairview
Avenue.

2. The street trees proposed to be planted are of the species chionanthus virginicus (“white
fringetree”). This species is not typically used as a street tree; among other things, it is not drought-
tolerant and is best grown multi-stemmed.

3. We recommend that variety be used in the street tree species selection for hardiness and visual
interest (white fringetree is the only species proposed).

B. Foundation Landscaping — Building foundation landscaping shall be provided between (a) the
foundations of principal buildings’ facades and (b) sidewalks, access drives, or parking areas. A
minimum of 25% of the linear area (parallel to the building wall) shall be landscaped with ornamental
or evergreen trees and shrubs [§162-2403.D]. It appears that this requirement is not shown on the
plans.

TRANSPORTATION

A. Cartway — The minimum required cartway width for residential streets is 30 feet. Parkview Avenue is
proposed to remain 24 feet wide [§146-24].

STEEP SLOPES

A. Disturbance — The plan indicates there are both precautionary and prohibitive steep slopes on the tract.
Some of these slopes would be disturbed, including but not limited to the one for the home proposed
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for Lot 1. The applicant should ensure that the proposed plan conforms to the provisions of the steep
slope conservation district [Zoning’s Article XVI].

STORMWATER MANAGEMENT

A. Pervious Pavement - The pervious pavement should have an operating and maintenance plan to
prevent siltation.

B. Subsurface Basins — We recommend that the homeowner be allowed to ensure the proper functioning
of the underground basins, or allow the township to inspect them. The applicant should ensure that the
future homeowners understand what is required of them for their maintenance.

C. Driveway — The applicant should ensure that driveways are not used for heavy vehicles during
construction, to prevent compaction of soils prior to establishment of the subsurface infiltration basins.

RECREATION FACILITIES

A. Plan — A recreational facilities plan shall be provided, or, when deemed acceptable by the applicant, a
statement for the provision of a contribution of fees in lieu of such facilities [§146-11.]]. Six proposed
dwelling units require 13% of the total gross area to be provided for recreation and open space
purposes.

OTHER PLAN INFORMATION

A. General Requirements [§146-10] — The tract boundary shall be shown as a heavy, solid line.

B. Sight Distance — The plan notes “231’ required sight dist.” under an arrow pointing toward the dead
end on Parkview Avenue. How did the applicant calculate this?

C. Landscape Architect - The landscaping plan shall be prepared by a registered landscape architect; it was
prepared by a registered professional engineer [§146-11].

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our
suggested revisions will better achieve the 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.
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Please print the assigned MCPC number (#24-0068-001) on any plans submitted for final recording.

Sincerely,

Vi el

Mike Narcowich, AICP
Community Planning Assistant Manager Il
610.278.5238 — michael.narcowich@montgomerycountypa.gov

c: 2241 0ld Welsh, LLC, Applicant
David Sharrow, Applicant’s Representative
Scott Burton, PennDOT
Fran Hanney, PennDOT
Michael P. Clarke, Esqg., Rudolph Clarke, LLC, Township Solicitor
Khaled R. Hassan, P.E., Pennoni, Township Engineer
Scott Burton, PennDOT
Fran Hanney, PennDOT

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

2241 Old Welsh Road
MCPC#240068001

Montgomery 0 50 100 200 Feet
County ——
Planning

Commission 5

PO Box 311 Norristown PA 19404-0311
(p) 610 278-3722 (f) 610 278-3941
www.montcopa.org/plancom

Aerial photography provided by Nearmap

Montgomery County Courthouse - Planning Commission
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ATTACHMENT B

C NT DAT,
N | | v oy,
1 . 7,
SHEET LIST 7 3
_____ —_—————— _——_— —_——— 1o AVDSJSD\‘\&JNPWI 2 il e
\ 2 B ONDITIONS a ¥
- bl s
i cud
5 G 40 SomeR s
2 EROSD M SEOMENTATN CoNTROL L7 &
7 ERRDL & DI ool bES S o
.
§ S s X 4
0. S dews
] 1. Dhoscwe mua
S & <
e SITE “
[ §ex . £
£33 g3
= 628 o
L 2 i o woovww | E S s 2
- r o 2 - | 7 é I~ . <%
0 oo £ o ¢ 3 \ ES
| = I 77 : 3
\ [ I g 2
| r = < = 8
[ | | H R LOCATION AP o £
5 = * \ o OTE 88 =
3 LT g = g L= ] e GENERAL NOQTES 28 §%
e g - I d % ks - LS PN RIEROCES AP R ESIERNS CORORT b
£ g E ¥ o H iR mam N FyoEn) K]
B E P o] = EIE| - s S s ez g
| | | | 4 |5 [ ) M- e
2 omeymmon a0 st e
| | | | TGS e
— Iy . » . . A
” 1 . 50 . ™ o o o oW 20 00 163 g
——r~ ¢} (i PN Lk Lohe Lo L B D n H
o 4 Iy | L | e s
3 j ‘ o ek L] PP P p—— EH
N o ] LT L - FRPOSD U5: SN (1) L1 SUTNSON 9 (0 -7 LS ARy 5%
N p 3 ER T FRwo PR 2z
aifl'sr - . w 5 20w 40 e IS ]
" A i o 4 206 DTG, e e memi en Em | mem
Q NINMUW LT REQURENENTS: FEURD DISING for ) a1 2) o1 5 [Ty [T e
&l A 5 - ——————— uN L A 750 IS IERES IS0 F JEMS DS S 1N
N N ar_ . s _ L ww e A R LA EA A T A VA
o O ke : + s — i i SHMN AU V-
S — s
N [ J i ) frogpp— MomerIn men  mOM  ROM wsAz4n MM A0n
N q rice, bt s e w7
X 1 a3k 5 2031785, atiinss, |
P 1
N ) .- s v § - mmee ‘ il o wn o an Trmm e an
N g i M Gmow (AMOS) MMOS) (IS pamms) Geos) oMo
% ¥ ol / | . WPERVOUS Aok s s S Mok e o e ser o
3 . o e ) H i enns G BRhe) it s toae 5 eas) o) a0
NI o e ™ : ey gl U o K - o w s o s P
| 7 I B 4 (oS0 s)  (tmsm s (4589 5 (9165'S) (514455 ) (GmI S (1970 ) (495098 )
Y 620 000 X, B 3BT BT s s s T s as s i
o N WEm BT o8R0 &1 &F &r &r gF an
o ] | L
: o s " o !
. ik 8 [ ——— %
i ! g | — | 1S RN S BRI O OE S o
| % - | i = s et e e s = o
e 4 H | - | 3 >
| = + # S, PG, 0% TORSUTIED N OF B At U G GHER SIS WO T PRDH WRTIEN PERFSSON OF 1 SUREVIR ENEWER, ARIEC, OF DO FRFSSOM. CIRES 0 DS
b7 f bt = WIHOUT A RASED NPRESSON OR COLOR SEAL ARE NOT VALD.
1 s | v
3 o o, e o o, 1 rorY 5 LoD B 0 2 X e D 028 AP CHRE FOHPUAK, PR WP ETRED TS 0D SIS W,
H -t i Ve GO PRSI (s ARESETOR. W AR S, R S W 5,
N
- R, | 05, 0 T s | 1014 PP OWIER 5 ESONSBE F THE WANTEMACE OF T NFIRATN G5 LOOED X TER FROFRT.
E N FioaTNEur PAMOT SRR 11RC BT RO STEEUSS KE 0 BSALE I OGDIE f E SADNIGAD 0O M KON M TONHP SWOKS N0 W T fREEORE ToUDIG TR
— = = 5 Tt sof oswee = = —g - — e N e i
B 15 v e | = g ] s 12TV o ST S 10 KA AT T IS G D€ SN/ AD R KRGS X TORSHP S KO JBEANDERSON
. ——| o T —x] —— a0 1 e
24 o e vowaen 3 G R PO S 0 RN o o, AR KR AL S 7 T s
1 31 (s 1 N e
\ N 5t 0 A A L A R €5 e
| it gl Ao e RO TTEATION
. . |- ey sumbvsos— |
| 01D WELSH RodD - ¢ s o KR AL e
e S SN /) 4 Y w7 oAy L [ N 2241 0L whLSH KOAD
/ / 7 7/?/2049/ (50 RaW) e VRO
! oo i T o o e e o e Ao Tomme
ONTGOMER
1 i , ome oo 0. 2020, o 18, -ty ik
1 pr Y PLELE OF OF PONSWAN, RESONG N PAGE N0 PENNSYLVANIA, 19090
1 ¥ i ' | by £
oo AR 00 S € S ARED FOR:
T e T ks i o & T Ko 24 OLDWELSA Lic
S oo, 1 S Ok SO S e D S
T S oo s T T oy
GRAPHIC SCALE s
[ « o APPROW BIOCK SURVEYOR'S STATEMENT L — w28 SITE AND
L --i— ] APPROVED Y THE SOMD O CONVISONERS OF T, TOWNSHP OF ABNGTON TS, wror A RECSTERID SIRVEYOR OF THE COMIONHEALTH OF PR . PROCESSED o REVEED. A roort hos b prere by the SUBDIVISION PLAN
= il e T o e o A S 4 ooy Sont Pe ool bl B U
fmmm e GO PSS T PR SN 5 e o
Ll - OMNER'S OR AUTHORZED CORPORNTE WEMBER'S SGMATURES
= = —
[ — e cone s sy
S 00 SR TR T o or - SHEET 10F 11




	Background
	Comprehensive Plan Compliance
	Recommendation
	Review Comments
	building design
	A. Garage – When a garage is front-loaded, as proposed, it shall be set back at least ten feet from the front façade of the house [§162-2103].
	B. Architectural Plans – Tentative front, side, and rear architectural plans are required. Architectural plans for the front, but not the side or rear, were provided [§146-11].

	landscaping
	A. Street Trees
	1. There is a conflict between a gas line and the location of the proposed street trees on Fairview Avenue.
	2. The street trees proposed to be planted are of the species chionanthus virginicus (“white fringetree”). This species is not typically used as a street tree; among other things, it is not drought-tolerant and is best grown multi-stemmed.
	3. We recommend that variety be used in the street tree species selection for hardiness and visual interest (white fringetree is the only species proposed).

	B. Foundation Landscaping – Building foundation landscaping shall be provided between (a) the foundations of principal buildings’ facades and (b) sidewalks, access drives, or parking areas. A minimum of 25% of the linear area (parallel to the building...

	TRansportation
	A. Cartway – The minimum required cartway width for residential streets is 30 feet. Parkview Avenue is proposed to remain 24 feet wide [§146-24].

	steep slopes
	A. Disturbance – The plan indicates there are both precautionary and prohibitive steep slopes on the tract. Some of these slopes would be disturbed, including but not limited to the one for the home proposed for Lot 1. The applicant should ensure that...

	stormwater management
	A. Pervious Pavement - The pervious pavement should have an operating and maintenance plan to prevent siltation.
	B. Subsurface Basins – We recommend that the homeowner be allowed to ensure the proper functioning  of the underground basins, or allow the township to inspect them. The applicant should ensure that the future homeowners understand what is required of...
	C. Driveway – The applicant should ensure that driveways are not used for heavy vehicles during construction, to prevent compaction of soils prior to establishment of the subsurface infiltration basins.

	recreation facilities
	A. Plan – A recreational facilities plan shall be provided, or, when deemed acceptable by the applicant, a statement for the provision of a contribution of fees in lieu of such facilities [§146-11.J]. Six proposed dwelling units require 13% of the tot...

	other plan information
	A. General Requirements [§146-10] – The tract boundary shall be shown as a heavy, solid line.
	B. Sight Distance – The plan notes “231’ required sight dist.” under an arrow pointing toward the dead end on Parkview Avenue. How did the applicant calculate this?
	C. Landscape Architect - The landscaping plan shall be prepared by a registered landscape architect; it was prepared by a registered professional engineer [§146-11].


	Conclusion
	Attachment A
	Attachment B

