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(1 lot / 1,564 sq. ft. industrial on approximately 0.35 acres)

Situate: Horsham Road (N); east of Cottage Avenue
Horsham Township

Dear Mr. Walker:
We have reviewed the above-referenced land deve

“The Pennsylvania Municipalities Planning Code,”
letter as a report of our review.

BACKGROUND

lopment plan in accordance with Section 502 of Act 247,
as you requested on March 31, 2025. We forward this

The applicant proposes to redevelop the prope

rty at 186 Horsham Road with a 1,564 square foot

warehouse with five parking spaces. Vehicular access would be provided via a new driveway to Horsham
Road, which is a Montgomery County road. Additional improvements shown at this time include sidewalk
along the Horsham Road frontage, an underground seepage bed for stormwater management, a retaining
wall, fencing, and landscaping. The property is located in the township’s GC-2 General Commercial and

Highway Commercial zoning district.

COMPREHENSIVE PLAN COMPLIANCE

This area of Horsham Township is shown as Com
Montgomery County Comprehensive Plan, Montco

munity Mixed Use in the Future Land Use Plan of the
2040: A Shared Vision. Community Mixed Use areas are

local community focal points that typically have a significant retail or institutional element with
surrounding residential uses. Light industrial is considered an appropriate secondary use in Community
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Mixed Use areas. The proposal appears to be generally consistent with the guidelines that developments
should be designed for walking and have extensive buffering.

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
Horsham Township may wish to consider prior to final plan approval. Our review comments are as follows:

REVIEW COMMENTS

ZONING ORDINANCE COMMENTS

Based on our review, we have identified the following comments related to the township’s zoning
ordinance that we recommend be addressed as part of future submissions:

A. Frontage Landscaping Requirements. Section 230-136 states that, in the GC-2 zoning district, “along
the frontage of every lot, except for area devoted to accessways, landscaping shall be provided.” For
lots with less than 30,000 square feet of lot area, “the landscaped area shall extend toward the
interior of the lot for a distance of five feet from the ultimate right-of-way line.” The required five feet
of landscaping area does not appear to be shown between the ultimate right-of-way line and the
parking lot.

B. Refuse Areas. Section 230-137 states that if refuse storage is not provided for inside the building(s), it
shall be provided for “within an area enclosed by either walls or opaque fencing outside the
building(s) designed to be architecturally compatible with the building(s). Such walls or fencing shall
be designed to shield the refuse areas from direct view of any adjacent property and must be at least
six feet high.” Additional information about the materials and height of the proposed enclosure
around the designated trash area may be needed to determine compliance with this section.

C. Riparian Corridor Conservation District. Section 230-49.E.(5)(j) specifically prohibits “any type of
permanent structure, including fences” in the Riparian Corridor Conservation District. A section of the
proposed split-rail fence appears to extend into Zone 2 of the Riparian Corridor Conservation District
along the eastern side property line.

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

Based on our review, we have identified the following comments related to the township’s subdivision and
land development ordinance that we recommend be addressed as part of future submissions:

A. Sight Distance. Section 198-18.B.(3)(b) requires that “existing and proposed sight distances at existing
and/or proposed intersections and driveways” shall be provided on the site plan. Future versions of
the site plan should indicate the sight distance at the proposed driveway.

B. Sidewalk. Section 198-34.A.(1) establishes requirements for sidewalks. The applicant proposes to
provide sidewalk along most of their Horsham Road frontage; however, we noted the following:
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e Section 198-34.A.(3) states that “sidewalks shall be located between the curb and right-of-way
line, a minimum of five feet from the curbline.” The sidewalk is located closer than five feet
from the curbline along portions of the frontage.

e In addition, §198-34.A.(3) states that “the grade and paving of the sidewalk shall be
continuous across driveways, except in certain cases where heavy traffic volume dictates
special treatment.” The grade and paving of the sidewalk does not appear to be continuous
across the proposed driveway.

o The sidewalk should be shown all the way to the side property boundaries in order to better
facilitate future sidewalk connections along this road frontage.

HIGHWAY OCCUPANCY PERMIT

This stretch of Horsham Road is owned by Montgomery County. Therefore, the proposed development will
require a highway occupancy permit from the Montgomery County Roads & Bridges department.

RETAINING WALL

Depending on the height of the proposed retaining wall, the applicant may wish to consider including
additional controls, such as wheel stops or guard rails, around the edge of the parking area where it is
adjacent to the retaining wall.

PROPOSED FENCE RELATIONSHIP TO FLOODPLAIN

It appears that small sections of the proposed split-rail fence may encroach into the 100-year floodplain in
the rear of the property. We defer to the township engineer to determine if this fence placement is in
compliance with the township’s Floodplain Conservation District regulations.

LANDSCAPE DESIGN

We recommend that the location of the proposed split-rail fence be shown consistently on the site plan
sheets. For example, it does not appear that the location of the fence in the rear of the property is shown
on the landscape plan, therefore it is difficult to determine whether there could be any conflicts between
the fence and the location of the proposed plantings.

CONCLUSION

We wish to reiterate that MCPC generally supports the proposed development; however, we believe that
our suggested revisions will better achieve Horsham Township’s planning objectives for industrial
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 (#25-0074-001) on any plans submitted for final recording.

Sincerely,

Marley Bice, AICP, Community Planning Assistant Manager
610-278-3740 — marley.bice@montgomerycountypa.gov

c:  Chad Brensinger, P.E., Applicant’s Engineer
Michael Shinton, P.E., Township Director of Codes & Community Planning
David W. McCullough, Chrm., Horsham Township Planning Commission
Erik Garton, P.E. and Geoffrey Attanasio, P.E., Township Engineer
Mary C. Eberle, Township Solicitor
Montgomery County Roads & Bridges Department

Attachment A: Reduced Copy of Applicant’s Proposed Site Plan
Attachment B: Aerial Image of Site
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Mr. William Walker, Township Manager
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