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Jason Wager, Township Manager
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53 Spring Mount Road
Schwenksville, PA 19473

Re: MCPC #24-0252-001

Plan Name: Landis Tract

(1 lot comprising 4.4 acres)

Situate: Smith Road (w) and Centennial Street (N)
Lower Frederick Township

Dear Mr. Wager:

We have reviewed the above-referenced land development in accordance with Section 502 of Act 247,
"The Pennsylvania Municipalities Planning Code," as you requested on November 19, 2024. We
forward this letter as a report of our review.

BACKGROUND

We are in receipt of preliminary/final subdivision and land development plans for the Landis Tract, last
revised October 4, 2024. The applicant, Artisan Land Company, proposes the development of 41 single-
family detached houses across a tract of over 60 acres, partly located in the Borough of Schwenksville,
and Perkiomen and Lower Frederick Townships. The portion of the tract located in Lower Frederick
measures 4.4 acres and is proposed to feature one building lot, buffer area, components of stormwater
management system, and one of the development’s two street entrances. The Lower Frederick
Township portion of the tract is located at the corner of Smith Road and Centennial Street and has
frontage on both. This portion of the tract is located in Lower Frederick Township’s R-1 Rural
Residential zoning district. The properties on the side of Centennial Street opposite the development
tract are in the township’s R-4 High Density Residential zoning district. The proposed development will
be served by public water and sewers from the Schwenksville Borough Authority. The proposed
development tract is currently vacant.



Mr. Jason Wager -2- November 27, 2024

COMPREHENSIVE PLAN COMPLIANCE

Montco 2040: A Shared Vision — We find this proposal to be generally consistent with the county
comprehensive plan. The county’s future land use map identifies the site of this proposal as a mix of
Rural Resource, Town Residential, and Suburban Residential Areas. Rural Resource Areas consist of
open land with a traditional rural appearance that includes farms, small woodlands, some low density
residential homes, and rural villages. Town Residential Areas are traditional residential areas that are
oriented towards pedestrians more than automobiles. These areas have a variety of housing types that
are often mingled within blocks or small neighborhoods. Suburban Residential Areas are residential
areas with a variety of housing types, the most prominent type being single-family detached homes.
Residential development should match the character and type of housing found in the immediate
neighborhood. Natural features should be preserved and developments should provide appropriate
landscaping, buffers, and street trees. Recreation facilities and central open space should also be
provided.

Central Perkiomen Valley Regional Comprehensive Plan — We find this proposal to be generally
consistent with the Regional Planning Commission’s comprehensive plan. The region’s future land use
map identifies the site of this proposal as Rural Resource Conservation Area. Rural Resource
Conservation Areas consist of primarily undeveloped and environmentally sensitive land. Future
residential development will occur in a manner that protects the existing agricultural lands, woodlands
and open space, as well as other important rural environmental resources by maintaining a
consistently low level of development in the area. All types of residential dwellings will be permitted,
at a density of one dwelling unit per two acres. Residential development shall be designed in a manner
that is compatible with the existing natural environment and preserves important natural and historic
features.

Lower Frederick 2040 — We find this proposal to be generally consistent with the township’s
comprehensive plan. Lower Frederick 2040 echoes the future land use plan of the Central Perkiomen
Valley Region, identifying the site of the proposal as Rural Resource Conservation Area and includes
most of the undeveloped and environmentally sensitive land in the township. To preserve the
remaining undisturbed natural features and cultural resources, public infrastructure such as public
sewer and water should not be permitted. Future development will be compatible with rural
preservation and the predominant land uses will be low-density residential, farmland, preserved
woodlands, and reforested areas.

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:
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REVIEW COMMENTS

SALDO

A. Street Design

1. Street Widths — the applicant has requested waivers from requirements to widen
existing cartways and to allow new roadways to be narrower than what municipal
development codes require. We encourage the applicant, township, and other
municipal parties to this development to agree to a standard of street design which is
mutually satisfactory. We encourage the township to evaluate its standards for street
design and street widths and ensure they are contextually appropriate for the
community’s areas of rural, village, and suburban character.

2. Street Intersection Design — The existing intersection of Smith Road and Centennial
Street does not conform to §145-24D: “When existing streets intersect at odd angles or
have more than four approaches, the applicant shall improve the intersection, to bring it
into compliance with this chapter, as required by the Supervisors, who shall first seek
the advice of the Township Engineer and Planning Commission and other technical
advisors or agencies, as appropriate...” The intersection of Smith and Centennial is less
than 40°, considerably less than what is required in the township’s standards for
intersections (§145-24C). We encourage the applicant to act in the spirit of the
conceptual improvements plan- prepared by TPD- included in this development
submission, and take steps to improve the safety of this intersection. We also
recommend the applicant and township consider options for further adjustments of
roadway alignments to bring the legs of this intersection closer to the ideal 90° junction.
These could possibly involving an S-shaped approach on Centennial Street, shifting the
intersection point southward, into the corner of the tract (see attached Realignment
Example), or a less intensive solution.

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 (#24-0252-001) on any plans submitted for final recording.

Sincerely,

%%Z

John Miklos, Senior Community Planner
John.Miklos@montgomerycountypa.gov — (610) 278-3554

c: Jacqueline Erixxon, Applicant’s Representative
Greg Pocius, Chair, Municipal Planning Commission
Carol Schuehler, PE, Township Engineer

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan
Attachment C: Realignment Example
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ATTACHMENTS
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Site Plan
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Realighment Example
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