
  

 

 

 

MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 
 
NEIL K. MAKHIJA, CHAIR 

JAMILA H. WINDER, VICE CHAIR 
THOMAS DIBELLO, COMMISSIONER 
 
WWW.MONTGOMERYCOUNTYPA.GOV 

 

MONTGOMERY COUNTY 
PLANNING COMMISSION 

  
MONTGOMERY COUNTY • PO BOX 311  

NORRISTOWN, PA 19404-0311 
 

610-278 -3722 
PLANNING@MONTGOMERYCOUNTYPA.GOV 

 
SCOTT FRANCE, AICP 

EXECUTIVE DIRECTOR 

 
 
 

 
March 18, 2025 
 
Mr. Joseph Czajkowski, Manager 
Lower Salford Township 
379 Main Street 
Harleysville, Pennsylvania 19438-2391 
 
Re:  MCPC # 25-0047-001 
Plan Name: Ennis Subdivision 
(2 lots comprising 17.94 acres) 
Situate: 440-450 Hoffman Road (Cross Street: Sharon Lane) 
Lower Salford Township 
 
 
Dear Mr. Czajkowski: 

We have reviewed the above-referenced subdivision in accordance with Section 502 of Act 247, "The 
Pennsylvania Municipalities Planning Code," as you requested on February 26, 2025. We forward this letter as a 
report of our review. 

BACKGROUND  

The applicant, Lewis L. Ennis, is proposing a residential subdivision to create three new lots that could be 
developed for single family residences in the future. The proposal would convey Parcel no. 50-00-01093-00-9 to 
parcel no. 50-00-01095-00-7, resulting in a 10.75-acre parcel. Three new lots would be subdivided from Parcel A: 
Lot 1 (100,783 SF), Lot 2 (88,639 SF), and Lot 3 (a flag lot, 123,587 SF).  

The property currently contains a number of existing structures: an existing 2-story dwelling, a barn, a garage, 
and five sheds. Lot 1 contains an existing 2-story dwelling and a paved driveway that provides access to Hoffman 
Road through Parcel A. An unnamed tributary runs along the frontage of the entire property, along the frontage 
of all four lots.   

The submitted plans show the how the proposed lots could be developed with single-family dwellings and a 
shared access driveway from Hoffman Road. The property is located in the R1-A Residential Zoning District.  

COMPREHENSIVE PLAN COMPLIANCE 

The proposal is generally consistent with the county’s comprehensive plan, MONTCO 2040: A Shared Vision, 
which shows the area as “Rural Resource Area”. Rural Resource Areas consist of open land with a rural 
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 appearance that includes farms, small woodlands, some low-density residential homes, and rural villages. 
The proposal is also generally consistent with the Indian Valley Regional Comprehensive Plan, as it is 
located in the Future Land Use map’s Rural Resource Conservation area. Rural resource areas primarily 
consist of farms, scattered low-density homes, and villages. Rural areas should have very limited new 
development.  

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  

GENERAL COMMENTS 
 
On the opposite side of Hoffman Road, a subdivision and land development consisting of three single family 
dwellings is being proposed. We recommend that the applicant consider the other proposal when planning for 
the streetscape, utilities, and access points. 

 
A. Public Sewer. There is existing public sewer to the north and south of the property. With the potential for 

residential development and the proposed development on the other side of Hoffman Road, now is an 
appropriate time to connect to public sewer. We recommend that the extension of the sewer line is 
appropriate because of the proposed developments on Hoffman Road and the proximity of the existing 
sewer lines.  

 
SUBDIVISION PLAN 
 
A. Lot Consolidation. We feel that there is conflicting information on the plans provided, which should be 

clarified for recording purposes and for meeting the appropriate setback requirements. It is unclear from the 
submitted subdivision plan how Parcel A (Parcel No. 50-00-01093-00-9) and Parcel No. 50-00-01096-00-7 
will be handled. There is a note on the plan that Parcel A (Parcel No. 50-00-01093-00-9) will be conveyed to 
Parcel No. 50-00-01096-00-7, but there does not appear to be a planned lot consolidation. The setbacks for 
Parcel A are shown around the entire area of Parcel A and Parcel 50-00-01096-00-7, which seems to indicate 
that they will be treated as one consolidated lot, but only a conveyance rather than a consolidation is noted 
on the plan. 
 

STREETSCAPE 
 
A. Sidewalks. The applicant is requesting a deferral from Section 142-41 for the installation of a sidewalks or 

trail along Hoffman Road. We recommend that sidewalks be installed at the time of subdivision rather than 
waiting for the potential land development. There is a trail to the east of the property that crosses Hoffman 
Road, but no sidewalk extends to the trail. There are existing sidewalks on the other side of Hoffman Road, 
but no marked crosswalk that is accessible from the property. 
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B. Street Trees. Street trees are shown on the plan. We recommend that the trees be planted at the time of 

subdivision, along with the sidewalks, rather than waiting for a potential future land development.  
 
NATURAL FEATURES 

 
A. Driveway. In the case of a potential future land development, a shared driveway could cross the tributary 

that runs along the front of the property. To protect the health of the corridor, we recommend that 
mitigation measures be taken to help reestablish the stream corridor vegetation and protect the stream 
health.  
 

B. Stormwater Management Areas. The potential new dwelling units would have stormwater management 
areas on each of the lots. The tributary that runs along the front of the property is a headwaters stream. The 
headwaters ecosystem is fragile and should be protected. The applicant should be careful of the discharge 
rate of the stormwater to prevent erosion. In particular, the discharge pipes should be sized correctly as to 
not erode the tributary. 

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our suggested 
revisions will better achieve Lower Salford’s planning objectives for low-density residential development and 
protection of environmentally sensitive areas. 

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 (25-0047-
001) on any plans submitted for final recording. 
 

Sincerely, 

 

Claire Warner, Senior Community Planner 
Claire.Warner@montgomerycountypa.gov – 610-278-3755 

c: Rick Mast, Applicant’s Representative  
Manus McHugh, Chair, Township Planning Commission  

 Michael Beuke, Director of Building and Zoning 
 Andrew Freimuth, Township Solicitor  

mailto:Claire.Warner@montgomerycountypa.gov
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  Michele Fountain, P.E., Township Engineer 
 John Evarts, P.E., Township Engineer  
 Stephanie Butler, P.E., Township Traffic Engineer  
 Keith Bergman, Chair, Township Board of Supervisors  
 Patti Reimel, Codes Administrative Assistant  

Holly Hosterman, Assistant to the Township Manager 
 
Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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