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Mr. George Locke, Borough Manager
Jenkintown Borough

700 Summit Avenue

Jenkintown, PA 19046

Re: MCPC #24-0086-001

Plan Name: Starbucks and Dessert Shop

(1 lot/3,522 sq. ft. commercial on approximately 7.9 acres)
Situate: Old York Road (E); south of Rodman Avenue
Jenkintown Borough

Dear Mr. Locke:

We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 247,
"The Pennsylvania Municipalities Planning Code," as you requested on April 16, 2024. We forward this letter
as a report of our review and recommendations.

BACKGROUND

The applicant, SBG Management Services, Inc., proposes to construct a 2,522 square foot café with drive-
through and a 1,000 square foot frozen desserts stand on a portion of the existing surface parking lot on the
northern corner of the parcel at 610 Old York Road. The remaining portion of the existing surface parking
area will be reconfigured to accommodate 25 parking spaces along Old York Road. According to the
information on Sheet 2, the site overall will have a total of 514 parking spaces after the development, for a
total decrease of 68 spaces.

The existing vehicular driveway to Spring Avenue is proposed to remain and vehicles exiting on to Spring
Avenue will be limited to left turns only. In addition, although not shown in detail on the site plan, it is our
understanding that the existing, signalized driveway on to Old York Road (which is a State Road) at Madeira
Avenue is also considered to be a primary ingress and egress location for the proposed development.
Additional improvements shown at this time include modifications to the Spring Avenue frontage,
landscaping, raised crosswalks within the parking lot, a pedestrian ramp to the Old York Road frontage, and
relocation of a storm sewer easement. The property is located in the borough’s G Gateway Commercial
zoning district.
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According to the information provided, it is our understanding that the applicant has received conditional use
approval from the Jenkintown Borough Council related to the drive-through use within the Gateway
Commercial zoning district. In addition, according to a note on Sheet 2, the applicant has received a variance
from the Jenkintown Borough Zoning Hearing Board related to the requirement that a drive-through window
not face a public street.

COMPREHENSIVE PLAN COMPLIANCE

This area of Jenkintown Borough is identified as a Town Center area in the Future Land Use Plan of the
Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision. Town Center Areas are traditional
downtown areas with a mix of retail, institutional, office, and residential uses. Town Center Areas are
intended to be pedestrian-oriented, with buildings built close to sidewalks and often attached, side to side.

The Future Land Use Map of the Jenkintown2035 Comprehensive Plan shows this area of Jenkintown Borough
as Gateway Commercial/Office. Gateway Commercial/Office areas “provide convenient automobile access
while providing an attractive streetscape and pedestrian connections to the borough’s more walkable
commercial core.”

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal. However,
in the course of our review we identified the following issues that we feel should be addressed prior to
moving forward with the land development. Our review comments are as follows:

REVIEW COMMENTS

ZONING ORDINANCE COMMENTS

Based on the information provided, we have identified the following items related to the Jenkintown
Borough Zoning Ordinance that we feel should be addressed as part of any future land development
submissions associated with this property:

A. Building Design Standards. Future versions of the plans should demonstrate how the applicant proposes
to comply with the building design standards, as required in §181-61.A. For example, §181-61.A.(5)(a)
requires that “buildings with less than 15,000 square feet of building area on the ground floor shall have
pitched roofs covering at least 80% of the building with a minimum slope of six vertical inches to every 12
horizontal inches.” It is unclear what roofline the proposed building will have.

B. Pedestrian Circulation Design Standards. Section 181-61.D.(2) states that “continuous internal pedestrian
walkways, no less than five feet in width, shall provide a direct link from the public sidewalk or street
right-of-way to the principal customer entrance of all principal retail establishments on the site.” It does
not appear that any direct pedestrian connection is provided from the public sidewalk along Old York
Road to the frozen desserts stand. In addition, it does not appear that a direct pedestrian connection is
provided to either proposed building from Spring Avenue or Rodman Avenue.

Additionally, §181-61.D.(4) states that “all internal pedestrian walkways and crosswalks shall be
distinguished from driving surfaces through the use of durable, low-maintenance surface materials such
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as pavers, bricks or scored concrete to enhance pedestrian safety and comfort.” It appears that the
internal crosswalks are proposed to be continental-style painted crosswalks.

C. Bicycle Parking. Section 181-72 requires that “parking lots containing more than 10 parking spaces shall
provide one bicycle parking space for every 10 parking spaces in bike racks in close proximity to the
building entrance.” The applicant proposes to construct a total of 25 parking spaces, therefore it appears
that a total of at least 3 bicycle parking spaces should be provided. An area within the patio next to the
proposed café is labeled as a bike rack; however, it is unclear how many bicycles the proposed bike rack
is designed to accommodate. In addition, we recommend that bike parking also be provided that is
convenient to the proposed frozen desserts stand.

D. Loading Space. Section 181-85 requires that “off-street loading and unloading space, with proper access
from the street or alley, shall be provided on any lot on which a building for trade or business is hereafter
erected.” A proposed service and loading area is identified next to the café; however, it is unclear
whether this loading area is also meant to serve the frozen desserts stand and how persons would access
the frozen dessert stand when making deliveries.

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

Based on the information provided, we have identified the following items related to the Jenkintown
Borough Subdivision and Land Development Ordinance that we feel should be addressed as part of any
future land development submissions associated with this property:

A. Maximum Grades for Driveways. Section 160-23.H.2. states that the maximum driveway grade for non-
residential uses is 6%. The grading plan on Sheet 5 appears to show several areas of the driveway that
exceed the maximum grade.

B. Sidewalk Width. Section 160-26. establishes design and construction standards for sidewalks. Figure 2
specifies the minimum sidewalk width based on the location and/or zoning district where the
development is proposed. The minimum sidewalk width for any frontage along York Road is 10 feet. In
addition, “sidewalks along York Road must comply with York Road Sidewalk Design Standards available at
Borough Hall.” The sidewalk along the York Road frontage of the development site does not appear to
meet the required minimum width and no improvements appear to be shown.

The development site also has frontage on Rodman Avenue and Spring Avenue where an 8-foot-wide
sidewalk is required. The sidewalk along the Rodman Avenue and Spring Avenue frontages of the site
does not appear to meet the required minimum width. Some sidewalk widening to 5-feet-wide is shown
along Spring Avenue in the vicinity of the driveway; however, this still does not meet the minimum
sidewalk width specified.

Furthermore, some areas of existing sidewalk shown to remain are less than 4 feet in width. Section 160-
26.B.3. states that “in no case shall the unobstructed width of a sidewalk be less than four (4) feet” and
that in areas where sidewalks that are less than 5 feet wide are located, a passing space must be
provided, at intervals of 200 feet or less, in compliance with applicable ADA standards.

C. Sidewalk across Driveway. Section 160-26.B.7. states that “the grade and paving of the sidewalk shall be
continuous across driveways.” It appears that the driveway apron on to Spring Avenue will be concrete,
and therefore may comply with this requirement; however, additional information would be helpful to
confirm the grade of the driveway crossing.
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D. Street Trees. Section 16-20.A.1. requires that street trees be planted “along both sides of all existing
streets when they abut or lie within the proposed subdivision or land development” and §160-20.C.1.
states that “trees shall be planted at a rate of at least one (1) tree per 30 feet of public or private street
frontage,” or portion thereof. The landscape plan on Sheet 13 shows that 5 street trees are proposed
along Spring Avenue; however, we estimate the total street frontage of that area of the tract impacted by
the land development as approximately 600 feet.

We commend the applicant for proposing to preserve two large, established trees along the York Road
frontage of the development area. In addition, a large existing tree is shown to remain on the southern
edge of the Spring Avenue frontage of the site. Section 160-30.C. allows for each preserved street tree to
be used as a credit for a required street tree. Therefore, it appears that at least 12 additional street trees
are required to be planted on-site.

e approx. 600 feet of street frontage / 30 ft = approx. 20 street trees required

e 5 street trees proposed along Spring Avenue

e 3 street trees proposed to be preserved (1 on Spring Avenue; 2 on Old York Road
e approx. 12 additional street trees required

E. Protection of Existing Vegetation. Section 160-30.B. requires that existing vegetation designated to
remain must be physically protected throughout the construction process by a temporary, sturdy physical
barrier erected a minimum of one (1) foot outside the drip line, or a minimum of 20 feet from the tree’s
trunk, whichever is greater, on all sides. The location of the proposed tree protection fencing on Sheet 6
does not appear to meet this requirement.

We commend the applicant for preserving two large trees along the Old York Road frontage of the site
and a large tree on the southern edge of the Spring Avenue frontage of the site; however, we noted that
the trees proposed to remain are not shown on the Grading & Utility Plan and it appears that proposed
underground piping and inlets could potentially impact all of these trees. We encourage the applicant to
ensure appropriate measures are taken to protect tree roots of existing trees during any site excavation
needed to install the proposed pipes and inlets, or make necessary design modifications.

F. Landscape Buffer. As noted on Sheet 13, a Class C buffer is required by §160-31.B. between the proposed
commercial development and the existing residential area along Spring Avenue, and where the property
abuts the side property line of a residential property on the west side of Spring Avenue. The required 10-
foot buffer width should be dimensioned on the site plan and the appropriate amount of landscaping
should be shown on the landscape plan.

Figure 5 of the borough’s subdivision and land development ordinance provides several options for a
Class C buffer and a note on Figure 5 states that “a Class C buffer must be adequate to visually screen the
proposed land use or development from off-site view” and that “grading treatments and architectural
features; such as walls and/or fences may be required in addition to the minimum planting quantities in
order to provide effective visual screening.” A fence is proposed in the vicinity of the pick-up window for
the drive-through lane; however, the applicant may wish to consider whether additional berming and/or
fencing could be incorporated to provide additional visual screening within the full buffer length.

In addition, §160-31.E. requires a Class C buffer to screen site elements such as trash disposal areas and
service and loading areas from off-site view. Additional information is needed regarding the proposed
screening of these site elements, where applicable.



Mr. George Locke, Manager -5- May 16, 2024

G. Dead-End Parking Areas. Section 160-32.B.3. discourages the use of dead-end parking areas and states
that they “shall not be used when the required parking capacity can be accommodated in a layout that
permits more convenient vehicular movements.” Two ADA parking spaces are proposed within a dead-
end parking area to the south of the proposed café building. We defer to the Borough Engineer to review
the parking lot layout.

H. Parking Aisle Width. Section 160-32.C. and Figure 6 of the borough’s subdivision and land development
ordinance establish minimum required parking lot dimensions based on the angle of parking. A two-way
parking drive aisle for perpendicular parking must be a minimum of 24 feet wide. The existing parking
drive aisle between the existing parking structure and Old York Road appears to be less than the required
24 feet in width in some locations. This drive aisle connects the proposed development to a signalized
driveway at Madeira Avenue and therefore could see a significant increase in vehicular traffic and should
be designed to meet the Borough’s minimum standards for such drive aisles. Overall, we defer to the
Borough Engineer to review the parking lot layout and internal circulation.

I. Parking Lot Landscaping. Future versions of the site plan should demonstrate compliance with the
parking lot landscaping requirements contained in §160-33, including the interior landscaping area
standards based on the vehicular use area and the street and sidewalk buffer requirements.

J. Additional Plantings. Future versions of the site plan should demonstrate compliance with the additional
planting requirements that apply to the Gateway Commercial zoning district contained in §160-34.A.

K. Minimum Species Diversity. According to a table on Sheet 13, a total of 10 shade trees of a single species
and an unknown amount of a single species of shrubs are proposed to be planted within the
development. Section 160-36.A.4. and Figure 9 of the borough’s subdivision and land development
ordinance establishes the minimum plant material diversity requirement based on the number of
proposed plants per plant type to ensure a minimum species diversity. For example, if 10 shade trees are
proposed, a minimum of two different species with any one species not making up more than 50% is
required.

PEDESTRIAN CIRCULATION

The stated objectives of the Gateway Commercial zoning district include to “encourage a coordinated
pedestrian path system to provide efficient and convenient pedestrian access from parking areas to and
among the various permitted uses and to neighboring residential areas.”

A. Neighborhood Pedestrian Access. Section 160-
27.A. of the borough’s subdivision and land
development ordinance states that “marked
crosswalks shall be provided within the cartway
where sidewalks intersect with roads.” It appears
that additional crosswalks should be provided,
such as across Spring Avenue, to comply with this
requirement (see illustration to right).

B. Internal Pedestrian Access. Section 160-32.G. of
the borough’s subdivision and land development
ordinance includes standards for pedestrian
pathways and crosswalks in parking areas with ten




Mr. George Locke, Manager -6- May 16, 2024

(10) or more parking spaces. Specifically, pedestrian access to each building on-site is required “from
adjacent public sidewalks, the street, and all areas of the parking lot.” It is unclear how pedestrians will
access the proposed frozen desserts stand as there is no internal pedestrian pathway shown between the
proposed café and the proposed frozen desserts stand, or between the Old York Road sidewalk and the
proposed frozen dessert stand.

C. Crosswalk along Spring Avenue. A crosswalk is shown across the driveway to Spring Avenue; however,
the stop bar for vehicles exiting the site on to Spring Avenue is shown beyond the crosswalk. We suggest
that the stop bar be placed behind the crosswalk so that exiting vehicles must first yield to pedestrians
crossing the driveway before exiting.

VEHICULAR CIRCULATION

It is our understanding that the signalized driveway entrance/exit at Madeira Avenue is intended to serve as
the primary ingress and egress location for customers wishing to visit the proposed café and frozen desserts
business; however, it does not appear that the existing drive aisle between the development site and the
Madeira Avenue signal is sufficiently wide to accommodate two-way traffic. We suggest that future
submissions include additional information and a detailed and dimensioned site plan of the full site’s
circulation. We defer to the Borough Engineer to review the adequacy of the proposed vehicular circulation.
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LOADING AREA & TRASH ENCLOSURE

A single loading area and a single trash enclosure are shown although two new buildings are proposed. Both
facilities appear to be accessible and convenient to the proposed café building; however, it is unclear
whether these loading and trash areas are also meant to service the proposed frozen desserts stand and how
employees of the frozen desserts stand would access these areas, especially considering the steep grade
between the various uses on the site.

In addition, we suggest that the size of expected delivery vehicles and the timing of deliveries be discussed as
it appears that a delivery vehicle parked in the loading area would block the two handicapped parking spaces
closest to the proposed café.
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RELATIONSHIP TO PUBLIC TRANSIT

A. Bus Stop on Old York Road. There is currently a SEPTA Route 55 bus stop along the Old York Road
frontage of the development site in the vicinity of the proposed pedestrian ramp. We encourage the
applicant to coordinate with SEPTA on the proposed location of the pedestrian ramp relative to the bus
stop so as not to obscure the view of individuals waiting at the bus stop.

In addition, we encourage the applicant to consider providing an improved bus stop that better
accommodates people who ride the bus to work or to access services in the area. A shelter with seating
provides a more comfortable transit experience for people waiting for the bus, and a clear pedestrian
path and loading pad improve accessibility.

B. Noble Train Station Access. The proposed development site is located directly across Rodman Avenue
from the Noble Train Station, which is located in Abington Township. The proposed development of two
new food establishments in close proximity to the train station could generate a unique synergy between
the two sites that would benefit from enhanced pedestrian connections or wayfinding signage.
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LANDSCAPING DESIGN

In general, we feel that a revised landscape plan should be provided as part of future submissions
demonstrating compliance with the landscape standards contained in the borough’s subdivision and land
development ordinance. In addition, related to the hedgerow plantings as shown, we have the following
specific comments.

Several linear hedgerows are shown along both sides of the proposed drive-through lane and behind the
proposed frozen desserts stand. The Grading & Utility Plan appears to show an underground pipe and several
cleanouts in the same area as the hedgerow along the outside southern edge of the drive-through lane,
which may create a conflict with the shrub plantings. We suggest that the underground pipe and cleanouts
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be relocated to provide sufficient space for the plantings to grow and maintain access to the underground
pipe and cleanouts, as needed.

In all locations where the shrubs are shown to be planted, it appears that the shrubs will be planted in a
single, straight line. We suggest that planting the shrubs in staggered groupings could have a more
aesthetically-pleasing appearance.

GATEWAY OPPORTUNITY

This property is identified as a potential gateway parklet opportunity in Map 10 “New Park & Open Space
Opportunities” of the Jenkintown2035 Comprehensive Plan. Strategy NP10c states that each distinctive visual
gateway “should incorporate amenities such as benches, shade structures, informative signage, and small
green spaces which could function as ‘parklets,’ or mini-parks for Borough visitors and residents.” The
Jenkintown2035 Comprehensive Plan includes a conceptual sketch of potential gateway improvements at the
corner of Old York Road and Rodman Avenue. We feel there is a unique opportunity to create a distinctive
gateway in this location, not only to Jenkintown Borough, but to the iconic and historic Strawbridge’s
property in a way that also draws interest and customers to the new uses on the site. We encourage the
applicant to coordinate with the borough to explore this opportunity and we are available to assist with
refined designs for the gateway, if desired.

Old York Road Northern Gateway: An enhanced gateway “parklet” located at the northern gateway into the Borough at the intersection of
Old York Road and Rodman Avenue near the Noble Train Station could incorporate iconic and traditional imagery with eye-catching signage.
A densely-planted diverse landscaping bed would provide visual interest and screen the views of the parking lot on the site. A bus shelter
would improve transit accessibility. Wider sidewalks and enhanced crosswalks will create a more continuous and welcoming pedestrian
entrance into the Borough's main commercial area.

STORMWATER MANAGEMENT

We encourage the applicant to explore whether additional measures could be taken to control stormwater
runoff on-site. Allowing a portion of the stormwater runoff to infiltrate on-site improves water quality and
decreases the volume of runoff within the storm sewer system immediately after a rain storm. For example,
the swale shown within the triangular lawn area created by the drive-through lane could be designed and
landscaped so as to encourage infiltration, if site conditions allow.

RETAINING WALL DESIGN

A proposed retaining wall is shown along the southern edge of the drive-through lane adjacent to the frozen
desserts building. It appears that the retaining wall will exceed five feet in height at one location. The
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materials chosen for the retaining wall will greatly contribute to the texture and character of this area and
should, therefore, be considered carefully and explicitly identified on future versions of the plans.

We suggest that the appearance of the retaining wall could be softened through the use of additional
landscaping. For example, hanging vegetation could be planted on top of the wall or an increased vegetated
setback could be provided between the drive-through lane and the retaining wall.

In general, due to the amount of grading shown on the site and the need for multiple retaining walls between
the various areas of the site, we suggest that it would be helpful if the applicant provided cross-section
drawings of the proposed development.

LIGHTING

Sheet 14 shows the proposed lighting plan for the portion of the site where the two new buildings are
proposed. However, it is unclear if the driveway from the development area to the signalized intersection at
Madeira Avenue will also be adequately illuminated for customers accessing or exiting the site along this
route.

PENNDOT COORDINATION

While no physical changes to the signalized vehicular access to Old York Road (which is a State Road) at
Madeira Avenue are proposed, the proposed change of use within the site overall may require PennDOT
review for a potential revised highway occupancy permit.

CONCLUSION

We wish to reiterate that the Montgomery County Planning Commission generally supports the proposed
development; however we believe that our suggested revisions will better achieve Jenkintown Borough’s
planning objectives for commercial 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 (#24-0086-001) on any plans submitted for final recording.

Sincerely,

Marley Bice, AICP, Community Planning Assistant Manager
610-278-3740 — marley.bice@montgomerycountypa.gov
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¢: Michael Yanoff, Applicant’s Representative
Jon McCandlish, Chair, Borough Planning Commission
Khal Hassan, P.E., Borough Engineer
Patrick M. Hitchens, Esq., Borough Solicitor
Fran Hanney, Scott Burton, Paul Lutz, PennDOT
Michael McGahee, Jennifer Dougherty, SEPTA

Attachment A: Reduced Copy of Applicant’s Site Plan
Attachment B: Aerial Image of Site
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	A. Building Design Standards. Future versions of the plans should demonstrate how the applicant proposes to comply with the building design standards, as required in §181-61.A. For example, §181-61.A.(5)(a) requires that “buildings with less than 15,0...
	B. Pedestrian Circulation Design Standards. Section 181-61.D.(2) states that “continuous internal pedestrian walkways, no less than five feet in width, shall provide a direct link from the public sidewalk or street right-of-way to the principal custom...
	Additionally, §181-61.D.(4) states that “all internal pedestrian walkways and crosswalks shall be distinguished from driving surfaces through the use of durable, low-maintenance surface materials such as pavers, bricks or scored concrete to enhance pe...
	C. Bicycle Parking. Section 181-72 requires that “parking lots containing more than 10 parking spaces shall provide one bicycle parking space for every 10 parking spaces in bike racks in close proximity to the building entrance.” The applicant propose...
	D. Loading Space. Section 181-85 requires that “off-street loading and unloading space, with proper access from the street or alley, shall be provided on any lot on which a building for trade or business is hereafter erected.” A proposed service and l...

	subdivision and land development ordinance comments
	A. Maximum Grades for Driveways. Section 160-23.H.2. states that the maximum driveway grade for non-residential uses is 6%. The grading plan on Sheet 5 appears to show several areas of the driveway that exceed the maximum grade.
	B. Sidewalk Width. Section 160-26. establishes design and construction standards for sidewalks. Figure 2 specifies the minimum sidewalk width based on the location and/or zoning district where the development is proposed. The minimum sidewalk width fo...
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	D. Street Trees. Section 16-20.A.1. requires that street trees be planted “along both sides of all existing streets when they abut or lie within the proposed subdivision or land development” and §160-20.C.1. states that “trees shall be planted at a ra...
	E. Protection of Existing Vegetation. Section 160-30.B. requires that existing vegetation designated to remain must be physically protected throughout the construction process by a temporary, sturdy physical barrier erected a minimum of one (1) foot o...
	We commend the applicant for preserving two large trees along the Old York Road frontage of the site and a large tree on the southern edge of the Spring Avenue frontage of the site; however, we noted that the trees proposed to remain are not shown on ...
	F. Landscape Buffer. As noted on Sheet 13, a Class C buffer is required by §160-31.B. between the proposed commercial development and the existing residential area along Spring Avenue, and where the property abuts the side property line of a residenti...
	Figure 5 of the borough’s subdivision and land development ordinance provides several options for a Class C buffer and a note on Figure 5 states that “a Class C buffer must be adequate to visually screen the proposed land use or development from off-s...
	In addition, §160-31.E. requires a Class C buffer to screen site elements such as trash disposal areas and service and loading areas from off-site view. Additional information is needed regarding the proposed screening of these site elements, where ap...
	G. Dead-End Parking Areas. Section 160-32.B.3. discourages the use of dead-end parking areas and states that they “shall not be used when the required parking capacity can be accommodated in a layout that permits more convenient vehicular movements.” ...
	H. Parking Aisle Width. Section 160-32.C. and Figure 6 of the borough’s subdivision and land development ordinance establish minimum required parking lot dimensions based on the angle of parking. A two-way parking drive aisle for perpendicular parking...
	I. Parking Lot Landscaping. Future versions of the site plan should demonstrate compliance with the parking lot landscaping requirements contained in §160-33, including the interior landscaping area standards based on the vehicular use area and the st...
	J. Additional Plantings. Future versions of the site plan should demonstrate compliance with the additional planting requirements that apply to the Gateway Commercial zoning district contained in §160-34.A.
	K. Minimum Species Diversity. According to a table on Sheet 13, a total of 10 shade trees of a single species and an unknown amount of a single species of shrubs are proposed to be planted within the development. Section 160-36.A.4. and Figure 9 of th...

	pedestrian circulation
	A. Neighborhood Pedestrian Access. Section 160-27.A. of the borough’s subdivision and land development ordinance states that “marked crosswalks shall be provided within the cartway where sidewalks intersect with roads.” It appears that additional cros...
	B. Internal Pedestrian Access. Section 160-32.G. of the borough’s subdivision and land development ordinance includes standards for pedestrian pathways and crosswalks in parking areas with ten (10) or more parking spaces. Specifically, pedestrian acce...
	C. Crosswalk along Spring Avenue. A crosswalk is shown across the driveway to Spring Avenue; however, the stop bar for vehicles exiting the site on to Spring Avenue is shown beyond the crosswalk. We suggest that the stop bar be placed behind the cross...

	vehicular circulation
	It is our understanding that the signalized driveway entrance/exit at Madeira Avenue is intended to serve as the primary ingress and egress location for customers wishing to visit the proposed café and frozen desserts business; however, it does not ap...

	loading area & trash enclosure
	relationship to public transit
	A. Bus Stop on Old York Road. There is currently a SEPTA Route 55 bus stop along the Old York Road frontage of the development site in the vicinity of the proposed pedestrian ramp. We encourage the applicant to coordinate with SEPTA on the proposed lo...
	In addition, we encourage the applicant to consider providing an improved bus stop that better accommodates people who ride the bus to work or to access services in the area. A shelter with seating provides a more comfortable transit experience for pe...
	B. Noble Train Station Access. The proposed development site is located directly across Rodman Avenue from the Noble Train Station, which is located in Abington Township. The proposed development of two new food establishments in close proximity to th...

	landscaping design
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	This property is identified as a potential gateway parklet opportunity in Map 10 “New Park & Open Space Opportunities” of the Jenkintown2035 Comprehensive Plan. Strategy NP10c states that each distinctive visual gateway “should incorporate amenities s...

	stormwater management
	retaining wall design
	A proposed retaining wall is shown along the southern edge of the drive-through lane adjacent to the frozen desserts building. It appears that the retaining wall will exceed five feet in height at one location. The materials chosen for the retaining w...
	We suggest that the appearance of the retaining wall could be softened through the use of additional landscaping. For example, hanging vegetation could be planted on top of the wall or an increased vegetated setback could be provided between the drive...
	In general, due to the amount of grading shown on the site and the need for multiple retaining walls between the various areas of the site, we suggest that it would be helpful if the applicant provided cross-section drawings of the proposed development.

	lighting
	Sheet 14 shows the proposed lighting plan for the portion of the site where the two new buildings are proposed. However, it is unclear if the driveway from the development area to the signalized intersection at Madeira Avenue will also be adequately i...

	penndot coordination
	While no physical changes to the signalized vehicular access to Old York Road (which is a State Road) at Madeira Avenue are proposed, the proposed change of use within the site overall may require PennDOT review for a potential revised highway occupan...
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