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Plan Name: 85 Township Line Road

(1 lot comprising 13.46 acres)

Parcel ID: 50-00-04423-00-9

Situate: Township Line Road (Cross Street: Store Rd (W) and Old Forty Food Rd (E))
Lower Salford Township

Dear Mr. Czajkowski:

We have reviewed the above-referenced subdivision plan in accordance with Section 502 of Act 247,
"The Pennsylvania Municipalities Planning Code," as you requested on May 21, 2026. We forward this
letter as a report of our review.

BACKGROUND

The applicant, Hallmark Building Group, Inc., is proposing a residential subdivision to be located at the
northeast corner of intersection of Township Line Road and Store Road. The applicant has submitted two
sketch plans: ayield plan for seven lots that would be permitted by-right in the R-1A Residential District, and
a plan for a cluster development consisting of 13 lots that also includes an intersection realignment.
Details about each of the sketch plans are provided below in the review comments section of this letter.

The property is in the R-1A Residence Zoning District, which has a minimum lot size of 80,000 square
feet. The property is currently undeveloped and is not served by public sewer.

COMPREHENSIVE PLAN COMPLIANCE

The proposal is generally consistent with the Indian Valley Regional Comprehensive Plan which shows
the property in the “Rural Resource Area” future land use category. Rural Resource Areas consist of
open land with a rural appearance that includes farms, small woodlands, some low-density residential
homes, and rural villages. The proposal is also generally consistent with the county’s comprehensive
plan, MONTCO 2040: A Shared Vision, which shows the area as Rural Resource. These rural areas
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primarily consist of farms, scattered low-density homes, and villages, and 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

OVERALL COMMENTS

The property has frontage along Township Line Road, the border with Skippack Township, and is
approximately one-half mile from the Village of Skippack. The proposal for lower-density residential
developmentis consistent with the development and preservation goals of Lower Salford Township and
the Indian Valley Regional Comprehensive Plan. At the same time, we want to acknowledge the center
of commercial activity nearby in Skippack and encourage any new development within walking and
biking distance to plan for future residents traveling in a variety of modes (including walking and biking)
to access the village center.

SKETCH 7-LOT YIELD PLAN

In general, we feel that the by-right yield plan is more consistent with the goals of the rural resource
future land use of the regional comprehensive plan. The lower-density development appears to
preserve more of the open space. Sidewalks would be provided along Store Road and Township Line
Road, which would facilitate pedestrian and bicycle connectivity to nearby Skippack Village.

A. Zoning Requirements. The minimum lot size in the R-1A District is 80,000 square feet, which would
be metin this proposal. The lot sizes range from approximately 81,000 to 92,000 square feet.

B. VehicularAccess. Three of the proposed lots would have access from Store Road, including two flag
lots, and four lots would have access from Township Line Road. The applicant may want to consider
consolidating the three driveways on Store Road to create one shared driveway, reducing the
number of access points.

SKETCH 13-LOT PLAN

The 13-lot proposal would consist of a cluster development with all lots being accessed by a cul-de-sac
off Store Road. In addition, Store Road would be realigned to create a four-way intersection with
Township Line Road. A paved path is proposed along Store Road. The lots would range in size from
approximately 15,000 to 35,000 square feet.

A. Zoning Requirements. We recommend that the applicant and township coordinate to determine the
best use for the site and if a zoning amendment would be necessary.
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Proposed Use: R-1 Cluster. The applicant has proposed a R-1 Cluster development consisting
of 13 lots. The property is located in the R-1A Residential District, which does not list the R-1
Cluster as a permitted use. The R-1 Cluster District does not appear to be mapped. We
recommend the township consider how the R-1 Cluster use applies to properties that are not
within the R-1 Residential District.

a. Permitted Density. The proposed development exceeds the maximum permitted density for
an R-1 Cluster development (8 164-36.4.A). The maximum density in the R-1 Cluster District
is 1.1 dwelling units per acre. A density of 1.3 dwelling units per acre is proposed.

Land Preservation Overlay District. Inthe R-1A District, a “single-family detached dwelling within
an LPOD cluster development” is permitted by conditional use, provided it adheres to the
provisions of Article VIA, Land Preservation Overlay District. Based on our interpretation, the
applicant would be permitted to develop a cluster development that meets the standards of the
LPO District as a conditional use (§ 164-28.2). However, the Land Preservation Overlay concept
does not explicitly state that an LPOD cluster is a use that can be applied to other districts. We
recommend the applicant coordinate with the township to determine how the LPOD regulations
are applied in other zoning districts where the LPOD is not mapped.

B. Landscape Buffer. We recommend considering how a buffer for privacy could be provided between

lots. For example, Lot 5 is a flag lot off of the cul-de-sac and would face the backs of Lots 6 and 7.

C. Transportation. The proposal includes realigning Store Road to create a four-way intersection at

Township Line Road. All lots, including one flag lot, would be accessed from a cul-de-sac.

1.

Traffic Calming. The straightness of Township Line Road and relatively low traffic volume may
create conditions that encourage speeding along that stretch of rural road. We recommend the
township consider the need for straightening out the intersection, and if there are other traffic
calming measures that could be integrated into the intersection design.

Pedestrian Connections. The proposal includes an 8-foot-wide path along Store Road, but no
pedestrian connections are shown along Township Line Road. We recommend adding a path
along Township Line Road to connect to the proposed path on Store Road.

B. Open Space. We suggest that the applicant consider how to design the layout of the lots to increase
the amount of common open space. It is our understanding that the proposed R-1 Cluster
subdivision would be required to adhere to the standards of the R-1 Cluster District, which requires
that common open space be provided and meet the standards of Section 164-22. Based on the
sketch plan provided, it does not appear that the proposal would meet the design requirements, nor
the intent to preserve open land and natural features, of the R-1 Cluster District.

1.

Common Open Space. We recommend the applicant consider how common space would be
provided for residents. The R-1 Cluster requires that 60% of the tract be preserved as common
openspace, in accordance with 8 164-22 (per 8 164-36.2). However, based on the plan provided,
much of the open space would be used for stormwater basins. The cluster development
requires a 100-foot buffer from rights-of-way, which leaves little usable open space for the
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residents. In addition, the stormwater basin along the eastern property line would limit the
amount of landscape buffering that could be planted.

2. Realigned Roadway Open Space. The realigned Store Road would create open space

disconnected from the rest of the development. We recommend the applicant consider if the
open space would be usable, and if so, how the residents would be able to safely accessiit.

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 residential development
in the rural resource area of the township.

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 26-0139-001 on any plans submitted for final recording.

o

Claire Warner, Principal Community Planner |
Claire.Warner@montgomerycountypa.gov - 610-278-3755

Sincerely,

c: Hallmark Building Group, Inc., Applicant
Susan Rice, Applicant’s Engineer
Manus McHugh, Chair, Township Planning Commission
Michael Beuke, Director of Building and Zoning
Andrew Freimuth, Township Solicitor
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

Attachments: A. Aerial Image of Site
B. Reduced Copy of Applicant's Proposed By-Right Site Plan
C. Reduced Copy of Applicant’s Proposed 13 Lot Site Plan
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