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Date: April 14, 2025

E.J. Mentry, Township Manager
Lower Providence Township
100 Parklane Dr

Eagleville, PA 19403

Re: MCPC # 25-0061-001

Plan Name: 607 N Trooper Road Minor Subdivision
(1 lots comprising 3.032 gross acres)

Situate: 607 N Trooper Rd

Lower Providence Township

Dear Mr. Mentry:

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 14, 2025. We forward this
letter as a report of our review.

BACKGROUND

The subject parcel (#43-00-15376-00-7) lies fully within the R-2 zoning district and contains one detached,
single-family home and a 984 sf accessory structure (a barn). The driveway to the existing home provides access
from N. Trooper Rd. The applicant, Ratoskey & Trainor, Inc., proposes to subdivide said parcel into two lots and
build a new detached, single-family home and driveway on the newly-created lot. The proposed Lot 1 (north lot)
measures 83,103.74 sf (2.14 ac) and contains the existing single-family home and driveway. Proposed Lot 2
(south lot) measures 34,697.47 sf (0.89 ac) and is the site of the existing barn and proposed single-family home
and proposed driveway. Accompanying the proposed driveway is a proposed new curb cut on N. Trooper Road.

Other improvements include removing the existing septic tank and installing a sewer line for both homes. The
site lies within a floodplain (legally nonconforming), and the plan states the riparian buffer will not be disturbed
during the improvements. The applicant has requested seven waivers from the township’s subdivision and land
development ordinance (SALDO), including a waiver of the minimum 200 ft distance required between adjacent
driveways and relief from the requirement to install a curb and sidewalk along the lot frontage.
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COMPREHENSIVE PLAN COMPLIANCE

Montco 2040: A Shared Vision places the subject parcel within the Suburban Residential land use designation
(pp. 81, 87), as does the Lower Providence Township Comprehensive Plan: A Path to the Future (p. 137). In both
plans, the hallmark of this future land use designation is the detached, single-family home, making the proposed
subdivision and land development consistent with both plans in terms of land use.

The applicant’s request for a waiver from the sidewalk requirement, however, is not supported by the
township’s or county’s comprehensive plan. Each plan emphasizes the importance of sidewalks in providing safe
walkability between neighborhoods. Montco 2040 sets a goal to “advocate for more sidewalks and pedestrian-
oriented design of developments” (p. 18) and states that “sidewalks and crosswalks should be provided in all
growth areas, including . . . suburban residential” (p. 18). Goal 19 in the Lower Providence Township
Comprehensive Plan is to “improve the safety and connectivity of walking routes in the township” (p. 104).
Specifically referencing the Suburban Residential land use, the plan states that “any small sidewalk gap or
missing crosswalk that would connect two existing areas of sidewalk should also be prioritized” (p. 137).

We recognize that the parcel lies not within a “small” sidewalk gap but a sizeable one (over 2,200 ft). However,
the portion of this gap on the north side of the parcel is just 135 ft to an existing sidewalk, which is part of a
much larger network of sidewalks that can be used to walk seamlessly all the way to Norristown (see
Attachment C). Because both the township and county comprehensive plans are unequivocal on the importance
of sidewalks within the Suburban Residential land use designation, we advise against granting the requested
waiver.

RECOMMENDATION AND COMMENTS

Overall, the Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal;
however, we have identified the following issue(s) that the applicant and township should consider prior to final
plan approval. Our comments are as follows:

WAIVERS

A. Sidewalks

1. As previously mentioned, both the township and county comprehensive plans are clear on their
guidance for sidewalks. We strongly recommend that the township not grant the applicant’s requested
waiver of the sidewalk requirement.

SITE PLAN

A. Septic Tank Removal

1. The site plan indicates that the septic tank will be removed. Ensure that the applicant follows the
Montgomery County Office of Public Health’s permitting process and guidelines for the safe
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decommissioning of septic tanks. https://www.montgomerycountypa.gov/536/0n-Lot-Sewage-
Permitting

B. Riparian Buffer

1. The plan set states that the riparian buffer will not be disturbed. We recommend there be more details
to elaborate on the precautions that will be taken to prevent disturbance of the riparian buffer with
measures for mitigating and preventing any disturbance.

LANDSCAPE PLAN

A. The landscape plan does not appear to specify which trees from the Street Tree Plant Schedule are being
planted where.

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal; we believe that our suggested
revisions will help Lower Providence Township achieve its long-range planning objectives. Please note that the
review comments and recommendations contained in this report are advisory to the municipality. Final
disposition for the approval of any proposal shall 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 (25-0061-
001) on any plans submitted for final recording.

Sincerely,

Lot 7oty

Austin Mosby

Planner |

Montgomery County Planning Commission
(610) 278-3529
austin.mosby@montgomerycountypa.gov

c: Ratoskey & Trainor, Inc., Applicant
Michael Mrozinski, Lower Providence Township


https://www.montgomerycountypa.gov/536/On-Lot-Sewage-Permitting
https://www.montgomerycountypa.gov/536/On-Lot-Sewage-Permitting
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Susan LePenta, Chair, Lower Providence Township Planning Commission
Scott Burton, PennDOT (scburton@pa.gov)
Paul Lutz, PennDOT (plutz@pa.gov)

Attachment A: Aerial Image of Site

Attachment B: Reduced Copy of Applicant’s Proposed Site Plan
Attachment C: DVRPC Sidewalk Network Visual

April 14, 2025
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Each color identifies a group of connected sidewalks

Norristown

Bridgeport

Sidewalk networks shown are color-coded. The project site (top) is part of the large, red network that runs
without break throughout the Norristown/Bridgeport area (bottom). Source: Delaware Valley Regional
Planning Commission. https://www.dvrpc.org/webmaps/sidewalk-gaps/



https://www.dvrpc.org/webmaps/sidewalk-gaps/
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