UPPER MORELAND TOWNSHIP
Community Development Committee Meeting
August 10, 2020 at 7:00 p.m.

AGENDA ITEMS ARE SUBJECT TO CHANGE

INSTRUCTIONS TO JOIN:
Go to Zoom.us. Click “Join a Meeting” Webinar ID: 975 3201 0616 Password: 349167
Join by Phone: Dial 1-929-205-6099 Webinar ID: 975 3201 0616 Password: 349167

SUBMIT COMMENTS/QUESTIONS:
E-mail in advance or during the meeting to: comments@uppermoreland.org
Call in advance during normal business hours to 215-659-3100 x1058 or x1057

**Residents requiring special accommodations, please call the Township during normal business hours**

Community Development Committee Members: Commissioner and Committee Chair Joseph A. Lavalle;
Commissioner Kevin Spearing and Commissioner Kip McFatridge; Township Staff Committee Members:
Paul E. Purtell, Director of Code Enforcement and David Elsier, Director of Public Works.

I Moment of Silent Meditation

IL. Pledge of Allegiance

III.  Call to Order

IV.  Announcements

V. Roll Call

VI.  Approval of Minutes — July 13, 2020 (attachment)

VII. Old Business:
A. Land Development Resubmission for property located at 551 N. York Road (Fairhill Commons)

(attachments).

VIII. Land Development/Subdivision:
A. Land Development request by JJLH-WR, LLC for property located at 2255 Wyandotte Road

(attachments).
IX. New Business

X. Presentations

XI.  Acceptance and Approval of the following monthly reports for July (attachments):
Code Enforcement Department Reports
B. Public Works Department Report and Recycling Report
Engineer’s Report
Landscape Architect’s Report
Traffic Engineer’s Report
Upper Moreland School District — Construction/Other Items
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Horsham Land Redevelopment Authority {HLRA} — to monitor status of redevelopment of
former Willow Grove Naval Air Station property

Environmental Advisory Council {EAC}

Pennsylvania Review Advisory Council

Upper Moreland Historical Commission

Somo@

XII. Other Items:
A. Consider request by Beth Sheehan for waiver of double permit fees.
B. Draining issues/proposed solution for 2000 Paper Mill Road, Huntingdon Valley, PA (Paul
Hoffman).
XIII. Redevelopment
XIV. Visitor Comments

XV. Commissioner Comments

XVI. Adjournment
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UPPER MORELAND TOWNSHIP
Community Development Committee
July 13, 2020 - Meeting Minutes

Community Development Committee Members - Commissioner and Chair Joseph A. Lavalle;

Commissioners Kip McFatridge and Kevin Spearing; Paul E. Purtell, Director of Code Enforcement; David
Elsier, Director of Public Works

L

II.

II1.

IV.

VL

VIIL

Moment of Silent Meditation:
Pledge of Allegiance

Call to Order - The meeting was called to order remotely, via audio call, by Commissioner and
Committee Chair Joseph A. Lavalle.

Presentations/Announcements:
e Commissioner Spearing announced that the Board of Commissioners met in Executive Session
remotely, via audio call, to discuss legal matters.

Roll Call: Commissioner and Committee Chair Lavalle, Commissioners Spearing and McFatridge;
Mr. Elsier and Mr. Purtell. Also, present: Matthew H. Candland; Township Manager; James Hersh,
Township Engineer; Sean Kilkenny, Township Solicitor.

Approval of Minutes — June 15, 2020: The meeting minutes were unanimously approved as
submitted.

Old Business:
A. Betz & Lukens Stormwater Improvements:

e Mr. Hersh discussed the background of the project and the concept plan.

> Commissioner McFatridge commented that the plan provides a great solution and is
significantly cost effective.

» Commissioner Lavalle inquired on the level of resurfacing and recontouring of the road. Mr.
Hersh replied that there is no recontouring and restoration would follow the requirements.

» Commissioner Spearing commented that repaving of Lukens Lane could offer the
neighboring properties an opportunity to repave.

» Commissioner Scull inquired on the cost and Mr. Hersh replied that it would be $25,000 with

a contractor.

The Committee recommends that the Board of Commissioners take action at the August 3,
2020 Regular Meeting, on the Betz & Lukens Stormwater Improvements.

B. Maryland/Commerce/Blair Mill Road Improvements — Phase II

e Anton Kuhner, McMahon Associates, identified the Willow Grove Turnpike Interchange
area improvements would be at the intersection of Blair Mill Road and Easton Road and, the
intersection of Maryland Road and Commerce Avenue.

» Commissioner Lavalle inquired on coordinating with Horsham Township. Mr. Kuhner
stated that the first step is to submit joint grant applications for Phase I and Phase I1.

» Commissioner Spearing commented that areas of Blair Mill Road and Easton Road are ready
to begin construction and Mr. Kuhner confirmed that Horsham Township has received grant
funding intended for work to begin in 2021.

> Commissioner Spearing requested that utilization of the powerline trail be included in the
plan.
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» Commissioner Lavalle inquired on the design concepts and Mr. Kuhner confirmed that the

three design concepts are: dedicated re-striping of Commerce Avenue, reconstruction of the
triangular traffic islands, and the installation of a multi-use trail along Commerce Avenue.
Commissioner Spearing commented concerns about 10-foot versus 12-foot lanes on
Maryland and Commerce Avenue to accommodate truck traffic. Mr. Kuhner replied that
lane widening on Commerce Avenue is planned for Phase II of the project.

Commissioner Spearing suggested that United Parcel Service support funding as well.

Mr. Kuhner recommended applying for the upcoming County Transportation Program (CTP)
and the Multimodal Transportation Fund (MTF).

The Committee approved the grant application to the CTP due by July 31, 2020.

The Committee recommends that the Board of Commissioners take action at the August 3,
2020 Regular Meeting, to formally approve grant applications to CTP and to MTF. (Editorial
Note: The Board of Commissioners will take action on the MTF at the September 14, 2020
Regular Meeting.)

C. 2018 ARLE Grant for Traffic Signal Upgrades on Blair Mill/Horsham Roads — Out-for-Bid
Options:

Mr. Kuhner stated that the 2018 ARLE Grant funding was received. PennDOT approved the
design and is requesting to review the construction plans and bid documents.

» Commissioner Spearing requested that Township-wide LED upgrades be included. Mr.

Elsier replied that he will coordinate the work with Mr. Schaible and Mr. Kuhner.
The Committee recommends the Board of Commissioners take action at their August 3, 2020
Regular Meeting, on the construction plans and bid documents.

VII. Land Development/Subdivision:
A. 551 N. York Road (Fairhill Commons) Land Development Resubmission:

Michael Yanoff, Goldstein Law Partners, clarified that the housing constructed at 551 N.
York Road will be for students' use, but not limited to the same.

The Committee discussed the June 11, 2020 SALDO waivers and stormwater waivers with
Brian Focht, P.E., at C2C Design Group.

» Vicki Kushto, Esquire, representing Green Willow Run, commented on the following:

» Response was not provided to items under "Access Recommendation” in the letter from
Bogia Engineering of May 15, 2020 to the report of Horner and Canter Associates, the
traffic engineer for Green Willow Run Access.

o The applicant's engineer replied that a driveway already exists which served Winter
Sports, the site distance is correct to the left and right, and there have been no
problems with traffic exiting at the same location.

» York Road is indicated as being the preferred access rather than Fairhill Road.

> Inquired on investigations to be conducted regarding vehicle interaction with Green
Willow Run access driveway and, provision of a shared access with the site driveway on
North York Road
o The applicant's engineer replied that investigations will be done when the Highway

Occupancy Permit application is submitted.

> Inquired on correspondence between the applicant and PennDOT to date
o The applicant's engineer replied that permit applications are being prepared and they

are awaiting the State to announce the Green Phase of COVID and reopen offices.

» Requested copies of all HOP Plans, comments and response letters between the applicant
and PennDOT to Green Willow Run
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o Commissioner McFatridge stated that the information will be available at the
Township.

> Comments and issues were not adequately addressed in the report prepared by Horner &
Canter Associates.

> Concerns over curb cuts on the opposite side of North York Road with conflicting traffic
across the street are reasons that access is preferred on Fairhill Road.

> Concerns over traffic volume interaction with other driveways on York Road.

Mr. Yanoff replied that all comments from Green Willow Run are PennDOT's issues. He

requested that the Committee provide specific direction because the applicant has

accommodated the concerns of Green Willow Run's residents by offering an alternative for
traffic.

o Commissioner Spearing replied that Green Willow Run's concerns should be addressed.
Commissioner McFatridge stated that he will recuse himself from voting on the decision,
but acted as a facilitator for tonight's discussion. Commissioner Lavalle stated that the
issues need to be analyzed and understood before moving forward.

The Committee agreed to continue discussions at the August 10, 2020 Community

Development Committee Meeting.

B. 4121 Blair Mill Road Subdivision:

>

Nick Rose, P.E., Protract Engineering, and the Committee discussed issues related to
sidewalks and stormwater drainage.

Joanne Hartshorne, the applicant, stated difficulty with clearly hearing the presentation and
disagreed with requirements of sidewalks.

The Committee recommends the Board of Commissioners take action at their August 3, 2020
Regular Meeting, on the subdivision and waivers for 4121 Blair Mill Road.

- IX. New Business:

A. Carson Simpson Farm Streambank Stabilization Project:

>

>

Mr. Hersh discussed the design proposal and cost estimate.

Commissioner McFatridge inquired about construction costs. Mr. Hersh stated that his
estimate was comparable with nearby streambank stabilization projects.

Commissioner Spearing inquired if a Department of Environmental Protection (DEP) permit
is included and Mr. Hersh confirmed that it is included along with a waiver of permit.

The Committee recommends the Board of Commissioners take action at their August 3, 2020
Regular Meeting, on the cost design estimates as well as directing the Solicitor to prepare a

temporary construction easement and maintenance agreement for the streambank

stabilization project.

B. Consider an amendment to the Zoning Ordinance regulating movie theater use in Township:

>

Brian Regli, New Century Associates, discussed details of the proposed drive-in movie
facility located at the Marketplace.

Commissioners McFatridge and Spearing commented concerns about noise, reflection of
lights, traffic around the fire house, radio transmission, air conditioning, pedestrian access
delivering food to cars and, the sale and use of alcohol.

The Committee agreed to support a trial basis to determine how well the site will be managed.
Commissioner Lavalle commented concerns about occupant load and ADA access. Mr.
Regli replied that CDC guidelines will be followed and that the theater is ADA accessible.

-3-
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Commissioner Scull inquired about movie ratings and FM radio transmission. Mr. Regli
replied that the FM radio transmitter only travels 300 feet and the movie content would have
ratings of G, PG and possibly R.

The Committee directed the Solicitor and Mr. Purtell to prepare a resolution for temporary
use of a drive-in theater under the authority of COVID-19 emergency declaration, and
recommended the Board of Commissioners take action at their August 3, 2020 Regular
Meeting.

Presentations - nothing to report.

Acceptance and Approval of the following monthly reports for June:

Code Enforcement Department Reports - Nothing to report.

Public Works Department Report and Recycling Report - Nothing to report.

Engineer’s Report - Nothing to report.

Landscape Architect’s Report - Nothing to report.

Traffic Engineer’s Report - Nothing to report.

Upper Moreland School District — Construction/Other Items - Nothing to report.

Horsham Land Redevelopment Authority {HLRA} — to monitor status of redevelopment of
former Willow Grove Naval Air Station property - Nothing to report.

Environmental Advisory Council {EAC} - Dr. Lynnette Saunders, Chair, provided the following
updates:

T QeEEoaw»

L
J.

>

Invasive vines were removed from Veterans Park on July 11, 2020 and there are plans to
remove invasive vines from the Dog Park in August.

On September 5, 2020 an information giveaway will be held at Masons Mill Park while
practicing social distancing. A limited number of copies of the book, "Nature's Best Hope"
by Doug Tallamy will be given away.

The Council is requesting to create a Facebook page. Commissioner McFatridge replied that

a policy would need to be drafted.
Commissioner Spearing requested that the EAC partner with the Middle School to

incorporate their raingardens into the curriculum.

Pennsylvania Review Advisory Council - Nothing to report.
Upper Moreland Historical Commission - Nothing to report.

Other Items - nothing to report.

Redevelopment - nothing to report.

Visitor Comments - nothing to report.

Commissioner Comments:
» Commissioner Lavalle stated that there will be a dedication of the Korean War Memorial on July

25, 2020.

Adjournment - There being no further business to discuss, the meeting was adjourned at 11:15 p.m.

Respectfully submitted by Kathleen Kristire.
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July 20, 2020

Mr. Paul Purtell

Director of Code Enforcement
Upper Moreland Township
117 Park Avenue

Willow Grove, PA 19090

RE: Traffic Engineering Review
Fairhill Commons (551 N. York Road)
Upper Moreland Township, Montgomery County, PA

Horner and Cantor Associates

Dear Paul:

The following is a response to the comment letter prepared by Horner and Cantor Associates, dated April
20, 2020, for the proposed Fairhill Commons development, in Upper Moreland Township, Montgomery
County, PA.

Horner and Cantor Associates’ comments are in italics; BEI responses are in bold.

1. The study assumed 264 beds for student housing with vehicular access provided solely to N. York Road
consistent with the Zoning Concept Plan. The study assumed a buildout year of 2021.

BEI Response:
Acknowledged.

2. The scope of the study was very limited, evaluating only the proposed site access intersection with N.
York Road. The study did not include traffic counts or an analysis of any off-site intersections most

notably the intersection of N. York Road/Fairhill Street.

BEI Response:

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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Because of the coronavirus pandemic, traffic counts were not conducted at the intersection of N.
York Road (S.R. 0263) and Fairhill Street. BEI attempted to locate available traffic volumes for
the intersection, but no traffic counts were available. However, now that Pennsylvania has
entered the Green Phase of the pandemic, we will count the intersection during the morning
(7:00 AM to 9:00 AM) and evening (4:00 PM to 6:00 PM) peak hours. The manual traffic counts
will be compared to the previously conducted automatic traffic recorder counts (ATR). The
manual traffic counts will be factored, if required, to match the automatic traffic recorder

(ATR) counts; the turning percentages at the intersection would be maintained accordingly.

3. The study did not include any potential Little League-generated traffic in the traffic projections despite
the applicant’s stated intent to allow use of the parking lot for the Little League.

BEI Response:

It is not expected that there would be any Little League-generated traffic during the morning
peak hour. Any traffic generated during the evening peak hour is intermittent and seasonal.
And since it is already in the traffic flow, it should have been present at the time of the traffic

counts, if any activity was occurring at the fields.

It is expected that, going forward, further discussions will be had regarding use of the parking

spaces by the Little League.

4. The study projected a total of 854 daily (24-hour) two-way trips generated by the site, with 32 trips in
the weekday AM peak hour and 66 trips in the weekday PM peak hour. These projections are

appropriately based on national- accepted Institute of Transportation Engineer’s (ITE) data.

BEI Response:
Acknowledged.

5. The analysis results of the proposed N. York Road access driveway indicates acceptable operating
conditions with Level of Service (LOS) A and B during the peak hours.
BEI Response:
Acknowledged.

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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6. While the proposed N. York Road access intersection was analyzed in terms of capacity and LOS, there

was no evaluation with regard to safety or functionality elements such as sight distance or the
interaction of ingress/egress site traffic movements with the ingress/egress traffic movements for the
Green Willow Run access driveway situated approximately 40 feet to the south and the Big Heads Bar

access driveway situated approximately 30 feet to the north.

BEI Response:

Sight distance measurements were taken at the proposed site access on N. York Road (S.R.
0263). The results indicated that acceptable sight distance is available, for vehicles entering and

exiting the site access on N. York Road (S.R. 0263).

Regarding vehicular interaction, it is noted that the proposed driveway is located at the site of
the existing driveway to the WinterSport Ice Sports Arena. The vehicular interactions at the

proposed driveway are no different than the vehicular interactions that previously existed.

It is expected that approximately 45% of the residents in the off-campus apartments will have
vehicles, a bus service will also be provided for student usage. Accordingly, it can also be
expected that the vehicular traffic into and out of the proposed site access will be less than that

which is projected: 32 trips in the morning peak hour and 66 trips in the evening peak hour.

In order to further investigate the vehicular interaction, it is proposed to count the driveways to
the Green Willow Run and the Big Heads Bar, during the morning (7:00 AM to 9:00 AM) and
evening (4:00 PM to 6:00 PM) peak hours. Vehicular interaction will be observed.

It should be noted that there are other existing curb cuts, in close proximity, opposite the site

driveway, along N. York Road.

Access Recommendation
...Full vehicular access to Fairhill Street should be provided as the sole regular vehicular access to the
development. It is recommended that the N. York Road access be retained as the emergency-only access.

The basis for this opinion is as follows:

1. The Upper Moreland Township Code (Chapter 300. Subdivision and Land Development,
Article IV, Section 200-16.4.) expressly states that driveways ” shall provide access to the

street of a lesser classification when there are streets of different classes involved.” For the

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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subject site, Fairhill Street is the lower classification roadway, its function being to provide

access to residential and business properties as it does currently.

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed. Therefore, this is a pre-existing access and is acceptable.

2. The PennDOT Highway occupancy Permit (HOP) Operations Manual (Pub 282) cites ten
principals of access management (Chapter 2). These include several principals that pertain

to the subject site, namely:

Limit direct access to major roadways — roadways that serve higher volumes of through

traffic need more access control to preserve their access function;

BEI Response:
The site access presently exists. A new access to N, York Street (S.R. 0263) is not

proposed. Since access is via one driveway to N. York Road (S.R. 0263), the access

has clearly been limited.

Limit the number of conflict points — drivers make more mistakes and are more likely to
have collisions when they are presented with the complex driving situations created by
numerous conflicts. Traffic conflicts occur when the paths of vehicles intersect and may

involve merging, diverging, stopping, weaving or crossing movements;

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed. As such, no additional conflict points are being introduced. Since access
is via one driveway to N. York Road (S.R. 0263), the access has clearly been limited.

Separate conflict areas — drivers need sufficient time to address one potential set of

conflicts before facing another;

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed. As such, no additional conflict points are being introduced. Since access
is via one driveway to N. York Road (S.R. 0263), the access has clearly been limited.

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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Providing full access to the site via N. York Road, especially given the proximity to the Green
Willow Run and the Big Heads driveways is counter to the access management principals

espoused by PennDOT.

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed.

3. The projected site-generated traffic volumes will not represent an undue burden to Fairhill
Street based on the nationally-accepted ITE date for similar residential developments. The
traffic may even be less than projected given the applicant’s expectation of 45% vehicle

ownership for the residents and the use of a shuttle bus service.

BEI Response:
Acknowledged; the same decrease is possible for the access to N. York Road (S.R. 0263)

and it also will not represent an undue burden.

4. Based on the acceptable LOS findings presented in the study for the proposed site access to
N. York Road, it is expected that the intersection of Fairhill Street/N. York Road would
experience similar acceptable conditions given the relatively minor traffic increases
attributable to the proposed development. This intersection should be included in an updated
traffic study to fully evaluate the existing and post-development operating conditions.

BEI Response:
We will conduct manual traffic counts at the intersection of N. York Road (S.R.0263)

and Fairhill Street during the morning (7:00 AM to 9:00 AM) and evening (4:00 PM to
6:00 PM) peak hours. The manual traffic counts will be compared to the previously
conducted automatic traffic recorder counts (ATR). The manual traffic counts will be
factored, if required, in accordance with the ATR counts; the turning percentages at the

intersection would be maintained.

5. The N. York Road/Fairhill Street intersection is appropriately designed to accommodate the
site-generated traffic, including providing acceptable sight distance for vehicles to safely
ingress and egress Fairhill Street.

BEI Response:
Acknowledged; the same can be said of the N. York Road access (S.R. 0263).

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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6. The N. York Road access location, if it were to be retained as a regular vehicular access, will
result in an undesirable and unnecessary interaction with the two immediately adjacent
driveways, the Green Willow Run driveway (located 40 feet to the south) and the Big Heads
access driveway (located 30 feet to the north).

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed. As such, no additional conflict points are being introduced.

7. The potential use of the Fairhill Commons parking lot for Upper Moreland Little League
parking is better served if access to this parking lot is available via Fairhill Street. Having
sole access via N. York Road would invite confusion for Little League traffic attempting to

access the parking lot and possibly result in unnecessary traffic circulation on Fairhill Street
and N. York Road.

BEI Response:
The parking area for the Upper Moreland Little League will primarily serve coaches
and staff. As such, no confusion on vehicular movement is expected. Wayfinding will

be provided via appropriate signage.

If you have any questions or concerns, please feel free to call me at 610-378-3071.

Sincerely,

l//
Gregg Bogia, PE, PTOE

President

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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July 20, 2020

Mr. Paul Purtell

Director of Code Enforcement
Upper Moreland Township
117 Park Avenue

Willow Grove, PA 19090

RE: Green Willow Run
Fairhill Commons (551 N. York Road)
Upper Moreland Township, Montgomery County, PA

Dear Paul;

The following is a response to the comment letter prepared by Vicki L. Kushto, Esq., of Clemens Richter
and Reiss, P.C., on behalf of the Green Willow Run community, dated July 17, 2020. The comments

were made in reference to the proposed Fairhill Commons development, in Upper Moreland Township,

Montgomery County, PA.

The Green Willow Run comments are in italics; BEI responses are in bold.

Questions

1. The applicant provided a response letter from Bogia Engineering dated May 15, 2020 to the report of
Horner and Canter Associates, the traffic engineer for Green Willow Run. However, the response

letter does not address the 7 items under the heading Access Recommendation. Will the Applicant

submit a response to these items?

BEI Response:
A response to the ‘Access Recommendations’, in the traffic review of Horner and Canter

Associates, dated April 20, 2020, has been prepared and submitted to Upper Moreland

Township.

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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2. Since the SALDO requires access from a lower classification roadway, why is access not shown to
Fairhill Road?
BEI Response:

The proposed access to the Fairhill Commons Development is at the location of the existing
driveway to the WinterSports Ice Sports Arena. A new access is not proposed to N. York Road

(S.R. 0263). Introducing a second access to the Fairhill Commons development, would introduce

new _conflicts into the area.

3. Why is access to N. York Road not the preferred access?

BEI Response:

The proposed access to the Fairhill Commons Development is at the location of the existing
driveway to the WinterSports Ice Sports Arena. As such, by using the existing approved access

to N. York Road, no new couflict points are being introduced to the roadway system.

Additionally, traffic on N. York Road (S.R. 0263) is in the free flow condition, which allows the
vehicles exiting the access on N. York Road to continue unimpeded, once it arrives at Fairhill
Street (STOP-signs are located on both approaches of Fairhill Street.). However, vehicles exiting
an access on Fairhill Street would be required to stop at the intersection with N. York Road
(S.R. 0623) in addition to stop sign(s) at Fairhill Street. This would cause an increase in delay to
both the existing and new (from the access on Fairhill Street) vehicles on Fairhill Street, as they

must stop and wait for acceptable gaps in the traffic on N. York Road (S.R. 0263).

4. In the response letter from Bogia Engineering, under item 6, the Applicant has indicated that vehicle
interaction with adjacent driveways will be investigated. When will this investigation occur and what

will be investigated?

BEI Response:
Because of the coronavirus pandemic, traffic counts have not been conducted recently, in the

vicinity of the site. However, now that Pennsylvania has entered the Green Phase of the
pandemic, we will count the driveways to the Green Willow Run community and to the Big

Heads Bar, during the morning (7:00 AM to 9:00 AM) and evening (4:00 PM to 6:00 PM) peak

hours.

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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The investigation will include an investigation of the operation of the driveways, in terms of the

levels of service, and the queuing that occurs for vehicles turning into the site driveways.

5. The Applicant submitted a response letter from Bogia Engineering dated May 15, 2020 to the
Township’s traffic engineer. In item 7 of that letter, the Applicant says that provision of a shared
access with the site driveway on N. York Road will be investigated. Has an investigation taken place?

What has been investigated? What were the results of the investigation?

BEI Response:
Because of the coronavirus pandemic, traffic counts have not been conducted recently, in the

vicinity of the site. However, now that Pennsylvania has entered the Green Phase of the
pandemic, we will count the driveways to the Green Willow Run community and to the Big

Heads Bar, during the morning (7:00 AM to 9:00 AM) and evening (4:00 PM to 6:00 PM) peak

hours.

The investigation of a shared access will include an investigation of the operation of the

driveways, in terms of the levels of service, and the queuing that occurs, for vehicles turning into

the driveways.

6. Has the applicant had any correspondence with PennDOT to date?

BEI Response:
Contact was made with PennDOT, to request any available traffic count data for the intersection

of N. York Road (S.R. 0263) and Fairhill Street. No data was available.

7. Will the Applicant agree to provide copies of all HOP Plans, comments and response letters between

the Applicant and PennDOT to Green Willow Run when they are submitted and/or received?

BEI Response:
Contact Upper Moreland Township for the information requested.

Comments
1. The Applicant has not addressed the issues and comments contained in the report prepared by Horner

& Canter Associates.

ENGINEERING EXCELLENCE THROUGH KNOWLEDGE AND COMMUNICATION
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BEI Response:

A response letter, to the review letter prepared by Horner & Canter Associates, dated April 20,

2020, has been prepared.

2. In the response letter to the Horner report, the Applicant notes that there are other curb cuts, in close
proximity, that are visible on the opposite side of N. York Road. The conflicting traffic across the

street just leads to more conflicts and demonstrates why access to Fairhill Road is preferred.

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed. As such, no additional conflict points are being introduced.

3. In response to the Horner report, the Applicant notes that traffic volumes at the site are low during the
“morning and evening peak hours. The interaction with other driveways is not as much a function of
total volume coming out of the site as it is the proximity, interaction and conflicts with adjacent

driveways on York Road.

BEI Response:
The site access presently exists. A new access to N. York Street (S.R. 0263) is not

proposed. No additional conflict points are being introduced.

It should be noted that any delays to vehicles exiting the site driveway will occur on-site and will
not impact the traffic flow on N. York Road (S.R. 0263).

4. The Applicant has not adequately addressed the issues surrounding access from York Road versus

access from Fairhill Road and the plan is therefore not ready for a decision by this committee.

BEI Response:
A letter has been prepared addressing the issues from the review letter prepared by Horner and

Canter Associates, dated April 20, 2020. Additional information will be made available

pending the conduct of the traffic counts, cited herein, and the subsequent analysis.
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BE/ I

BOGIA ENGINEERING INC.

If you have any questions or concerns, please feel free to call me at 610-378-3071.

Sincerely,

Gregg Bogia, PE, PTOE

President
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Joseph W. McMahon, P.E.
RE:  Traffic Review #5
Fairhill Commons (551 North York Road)
Upper Moreland Township, Montgomery County, PA
McMahon Project No. 819223.11

Dear Paul:

Per the request of the Township, McMahon Associates, Inc. (McMahon) has prepared this letter that
summarizes our fifth traffic engineering review of the proposed residential development to be located at
551 North York Road (S.R. 0263) in Upper Moreland Township, Montgomery County, PA. Based on our
review of the submitted document, the development will consist of four apartment buildings containing
132 total apartment units. Access to the proposed development will be provided via a full-movement
driveway to North York Road (S.R. 0263) and an emergency-only access to Fairhill Street.

The following document was reviewed and/or referenced in preparation of our traffic review:

1. Transportation Impact Study (TIS) Scoping Meeting Application — Fairhill Commons, prepared
by Bogia Engineering, Inc.

Based on our review of the document listed above, McMahon offers the following comments for
consideration by the Township and action by the applicant. It should be noted that the comments in
this letter pertain only to the TIS scoping meeting application and the applicant must still address the
comments contained in our July 8, 2020 review letter for the land development plans.

1. Since access to this site is provided via North York Road (S.R. 0263), which is a state road, the
scope for the transportation impact assessment (TIA) is recommended to be concurrently
reviewed by PennDOT to obtain any further guidance and concurrence on the scope of the study
proposed in the TIS scoping meeting application. Any comments from PennDOT should also be
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coordinated with our office and the Township, and evaluated and addressed accordingly in the
TIA submission.

2. The applicant may be required to modify the lane striping that currently exists along North York
Road (S.R. 0263). McMahon will work with the applicant and PennDOT to determine the
appropriate limits and configuration of the lane restriping along North York Road (S.R. 0263)
after the completion of the site access assessment and during the land development process. Any
modifications to the lane striping along North York Road (S.R. 0263) will need to be approved by
PennDOT since North York Road (S.R. 0263) is a State road.

3. The applicant has indicated that it will investigate the feasibility of providing shared access with
either the adjacent property along North York Road (S.R. 0263) to the north or to the south of the
site in order to provide improved access management along this section of North York Road (S.R.
0263). Documentation of any and all conversations between the applicant and the adjacent
property owner(s) should be provided in future submissions. It should be noted that the site
access assessment will need to account for a shared access with either the adjacent property along
North York Road (S.R. 0263) to the north or to the south of the site if a shared access agreement
is reached with either of these property owners.

4. The study should use abackground growth rate is 0.28 percent per year as contained in PennDOT
table entitled, Growth Factors for August 2019 to July 2020, for urban non-interstates in
Montgomery County.

5. Crash analysis for the most recent five years (i.e. 2014-2018) should be included in the study for
all study intersections.

6. The applicant must include the electronic Synchro files with the transportation impact assessment
submission.

7. A PennDOT Highway Occupancy Permit (HOP) will be required for this project for any
modifications within the legal right-of-way along North York Road (S.R. 0263). The Township
and our office must be copied on all submissions, as well as correspondence between the
applicant and PennDOT, and invited to any and all meetings among these parties.

8. The proposed development will be subject to the transportation impact fee of $1,904 per “new”
weekday afternoon peak hour trip and the applicant will be required to pay this Transportation
Impact Fee in accordance with the Township’s Transportation Impact Fee Ordinance. Based on Land
Use Code 225 (Off-Campus Student Apartment — Over V2 mile from Campus) in the Institute of
Transportation Engineers publication, Trip Generation, Tenth Edition, the proposed development
will generate approximately 80 “new” weekday afternoon peak hour trips. Based on information
provided in the TIS scoping meeting application, the existing site generates approximately 48
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total “new” trips during the weekday afternoon peak hour. Therefore, providing a credit of 48
“new” trips for the existing use of the site, the number of trips subject to the transportation impact
fee is 32, resulting in a transportation impact fee of $60,928.

9. Aresponse letter must accompany the resubmission of the study and any materials that addresses
how each comment has been addressed and satisfied, and where each may be found in the
materials being submitted.

We trust that this review letter responds to your request and satisfactorily addresses the traffic issues
that are related to the proposed redevelopment apparent to us at this time. If you or the Township have
any questions, or require clarification, please contact me.

Sincerely,

Chad Dixson, AICP, PP
Senior Project Manager

BMJ

cc: Matthew Candland, Township Manager
James Hersh, P.E., Township Engineer
Fran Hanney, PennDOT District 6-0
Susan LaPenta, PennDOT District 6-0
Greg Bogia, P.E., Bogia Engineering Inc.

I:\eng\ 819223\ Municipality\2020-07-29 Review Letter #5_TIA Scoping MeetingApplication.docx
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July 24, 2020

Mr. Paul Purtell

Director of Code Enforcement
Upper Moreland Township
117 Park Ave.

Willow Grove, PA 19090

RE: Fairhill Commons — McCloskey & Faber, P.C. Review
Upper Moreland Township, Montgomery County, PA
C2C Design Group Project No. CTC-UMT-01

Dear Mr. Purtell,

We have received a review letters from Gilmore & Associates, Inc, McCloskey & Faber, P.C.,
and McMahon Associates, Inc, all dated July 8, 2020, regarding the above referenced project.
We have reviewed the comments and updated our project submittals, where appropriate.
Please find the following revised submission items for your review:

e Final Plan, dated 3/20/2020; Revised 7/24/2020 (16 Sheets)

In order to facilitate the review of the enclosed documents, we offer the following itemized
responses (in bold) to the comments provided. Only the comments soliciting a response
are listed.

GILMORE & ASSOCIATES
ITI. Reference Documentation

D. Upper Moreland Township Conditional Use #CU19-0010 for premises 230 Fairhill
Street, dated June 17, 2019, granting Conditional Use approval for the proposed 3-
story mid-rise apartment buildings, subject to the following conditions:

37 E. Penn Avenue, Wernersville, PA 19565
T: 610-860-6050 | F: 610-860-6051 | www.c2cdg.com
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8.

9.

15.

Fairhill Commons — July 24, 2020

Applicant shall limit the building height of each building to 3 stories.

The proposed buildings located on the portion of the property subject to this CU
Approval are three stories and comply with the condition. However, the Zoning
Data table on Title Sheet (TI-1) shall be updated accordingly.

Zoning Data Table on Sheet TI-1 has been updated to note the
different building heights of Buildings 1, 2 & 3 and Building 4.

Applicant shall make a reasonable effort to assist the Upper Moreland Township
Little League in mitigating its stormwater issues and provide any such
agreements and/or plans to the Board of Commissioners. The Applicant shall
arrange for the Little League’s stormwater issues to be maintained as a separate
item in its stormwater study and/or stormwater report.

A site meeting was held on February 10, 2020 at the little league field to discuss
drainage concerns and potential assistance that could be provided by the
Applicant. The submitted plans depict the installation of a concrete curb and
inlet along the southern most parking areas, extension of an existing storm pipe,
installation of a vegetated swale and rain garden. The depicted improvements
are consistent with what was discussed at the site meeting and appear adequate
to address the condition of Conditional Use approval.

It appears the vegetated swale and rain garden on the Little League property
will be utilized to meet Township and/or NPDES stormwater requirements and an
Ownership & Maintenance Agreement will be required for the facilities. Assuming
the Applicant will be the entity responsible for ownership & maintenance, an
easement agreement between the Little League and Applicant will be required to
allow access for maintenance.

Separate Operations and Maintenance agreements between the
applicant and the Little League will be prepared outlining all
responsibilities of each party. This will be provided prior to final plan
recording.

Applicant shall present a sign plan during the land development phase of the
project for approval by the Board of Commissioners.

Presentation of the required sign plan should be made to the Community
Development Committee and Board of Commissioners.

The signs as shown on the plan are what was presented to the
required Boards.

Page 2 of 20
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IV. Review Comments

B. Waivers Requested

4, §300-18.E — To permit a sidewalk running slope greater than the maximum
allowable 5% in areas where the existing site conditions exceeds a 5% slope.

The existing slope of Fairhill Street is greater than 5% and we have no objection
to the installation of sidewalk at a slope equal to existing road slope. The
sidewalk that connects the York Road right-of-way to the site will need to be
installed at 5% or less in accordance with ADA and UCC Standards. As currently
depicted, the slope appears to be 6% +/-. As such, the design may need to
incorporate a ramp & landing near the York Road right-of-way in order to
provide 5% for the remainder of the sidewalk area.

The plans have been revised to provide a maximum of 5% sidewalk for
the access from York Road to meet this requirement.

C. Subdivision & Land Development Ordinance (Chapter 300)

1. §300-14.G — The Board of Commissioners (Board) may grant modification to the
requirements of this ordinance provided the Applicant proves undue hardship.
Any waivers should be formally requested from the Township unless the plans
are revised to address all comments of this letter relative to the SALDO and
Stormwater Ordinances.

ACKNOWLEDGED.

2. §300-15.B(1)(b)[3] — York Road should have minimum right-of-way width of 100
feet and a minimum paved width of 52 feet. The full width and half-widths of
the York Road legal right-of-way, ultimate right-of-way, and cartway should be
dimensioned on the plans. The Applicant should offer the area within the York
Road right-of-way to PennDOT. Alternatively, the Applicant should submit a
formal waiver request from the requirements of this section to not dedicate
additional right-of-way along York Road.

A formal waiver request has been submitted to the Township. This
ordinance section has been added to the waiver request No. 1 in the
letter.

3. §300-16 — We defer to McMahon Associates for review of the plans with respect
to driveway locations, parking lot circulation, and traffic impacts.

ACKNOWLEDGED

Page 3 of 20
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4. §300-17 — We defer to the Township Code Enforcement Department for review
of the plans with respect to the minimum number of required accessible parking
spaces and their proposed locations.

ACKNOWLEDGED

5. §300-25 — The Applicant will be required to secure the necessary Erosion &
Sediment Control and NPDES permits from the Montgomery County
Conservation District for the proposed earth disturbance on site. The Township
should be copied on all correspondence with MCCD. In addition, the Construction
Sequence located on the Notes Sheet, Sheet 15, should be revised to include a
note stating the Township & Township Engineer shall be contacted at least 48
hours prior to the start of construction. Also, the Construction Sequence should
be revised to include all site improvements, including paving, building
construction, Fairhill Street improvements, etc.

ACKNOWLEDGED. The construction sequence on Sheet 15 has been
revised accordingly.

6. §300-26 — The plans shall be submitted to the Upper Moreland — Hatboro Joint
Sewer Authority for review. Also, the required PA DEP Planning Module
Application must be submitted to the Township for review and signature.

ACKNOWLEDGED

7. §300-27 — The plans shall be submitted to AQUA PA for review and a copy of the
agreement with AQUA PA provided upon receipt.

ACKNOWLEDGED
8. §300-30 — All proposed monumentation shall be installed and certified by a

Professional Land Surveyor licensed in the Commonwealth of Pennsylvania. A
note stating this requirement should be added to the plan.

ACKNOWLEDGED. Note #17 on Sheet TI-1 has been added to the
plans.

9. §300-32 — We defer to the Township’s Fire Marshal for review and approval of
the plans with respect to emergency access and fire protection. Approval from
the Fire Marshal is required prior to recording of the plans.

ACKNOWLEDGED. Plans have been submitted to the Fire Marshal, but
no formal approvals or comments have been received at this time.
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10. §300-33 — Deeds for the existing lots and legal descriptions for the revised lots,
right-of-way dedication, utility easements, etc. shall be submitted to our office
for review and approval. All metes and bounds should be clearly labeled on the
plan. In addition, the Applicant is proposing off-site improvements on the
adjacent Little League property. As such, the Applicant will be required to obtain
a temporary construction easement for any work on adjacent properties.

ACKNOWLEDGED. Legal descriptions and exhibits for all easements
and ROW dedications will be provided.

11. §300-34.F — The Applicant is required to contribute a fee-in-lieu of open space
dedication in accordance with this section. We calculate the fee, based on 132
units at $500.00 per unit, to be $66,000.00.

ACKNOWLEDGED

12. §300-39 — We defer to McCloskey & Faber for review of the plans with respect
to the requirements of this section and §350-275.

ACKNOWLEDGED

13. §300-52.B — The plan proposes the consolidation of the two subject parcels;
however, Note 1 on the Cover, Sheet 1, states two separate owners for each
parcel. Documentation should be provided showing that the Applicant is the
owner of both properties. Alternatively, Note 1 should be updated to state the
equitable owner of each property. In addition, the Existing Features and
Demolition Plan, Sheet 2, should be revised to note that the common lot line is
to be extinguished.

Note 1 on Sheet TI-1 and Sheet 2 has been revised accordingly.

14. §300-52.C(2) — The Layout Plan, Sheet 3, should be revised to show both the
existing legal right-of-way and proposed ultimate right-of-way for Fairhill Road
and York Road (S.R. 0263). The areas between the legal and ultimate rights-of
way that are to be offered for dedication to the governing body having
jurisdiction should be clearly depicted on the plan.

Sheet 3, Layout Plan, has been revised to show both the legal and

ultimate ROW lines and shading provided to delineate the area being
offered for dedication to the Township.

Page 5 of 20
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15. §300-52.D(5) — The location, size, and material of all proposed utility
connections, including gas and electric services should be added to the Utility

Plan, Sheet 5.

All gas and electric services will be provided on the final plans prior to
recording. PECO will not provide detailed design until conditional plan
approval.

16. §300-54.C(1)(b) — Specifications and design calculations for all retaining walls
must be submitted to the Township Engineer for review and approval prior to
the start of construction.

ACKNOWLEDGED.

17. There are several discrepancies with the provided Fairhill ADA Accessibility Plan.
We recommend the Applicant contact this office to discuss the required
accessibility plan revisions.

The ADA Accessibility Plan has been updated per conversation with the
Township Engineer.

18. Township standard cross-sectional details for utility trench restoration in paved
and unpaved areas should be added to the plans.

Standard utility trench details have been added to the plans.

19. A cross-sectional detail should be provided for the Dumpster Enclosure Detail on
the Construction Details, Sheet 12, showing the concrete depth and
specifications.

The concrete pad thickness and specifications have been added to the
detail shown on Sheet 12,

20. The Conditional Use Note on Sheet 1 should be revised to reference Conditional
Use Approval CU19-0010 in addition to CU19-0042.

The Conditional Use Note on Sheet 1 has been revised to correctly
reference both Conditional use approvals.

Page 6 of 20
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21,

22

23,

24.

25,

The Title Sheet, Sheet 1, should be revised to specifically note the variances
granted per Zoning Hearing Board Decision & Order No. 19-18, as well as the
date of the hearing and all conditions. In addition, the approval date for CU#19-
0010 should be revised to June 17, 2019.

The title sheet has been revised to reference the approval for ZHB
Decision & Order No. 19-18 as requested. The approval date for
CU#19-0010 has been updated as well.

Note 12 on the Title Sheet, Sheet 1, states “green items” are to be proposed
within the proposed apartment complex. The location of these facilities should
be depicted on the plan with associated details.

Note 12 has been updated to address what “green items” are proposed
on the plans and the appropriate details have been added.

The duplicate contact information for Comcast should be removed from the Title
Sheet, Sheet 1.

Duplicate Comcast info has been deleted as requested.

Stop signs and stop bars should be located before a crosswalk with a minimum
four feet between the leading edges of the crosswalk and stop bar. The Stop
signs should be in line with the stop bar. Alternatively, the Applicant may
propose pavement markings such as "STOP” at the stop bars where signage
cannot be placed. The Layout Plan, Sheet 3, should be revised accordingly.
Ultimately, we defer to McMahon & Associates with respect to parking lot
circulation and signage.

All stop bars and stop signs have been adjusted accordingly. “"STOP”
pavement markings have been added where necessary.

The plans include two separate Luminaire Schedules on the Landscape &
Lighting Plan, Sheet 6, and the Construction Details, Sheet 11. The schedules
should be revised to correlate with one another. In addition, we recommend the
proposed lights on the Landscape & Lighting Plan, Sheet 6, be labeled in
accordance with the Luminaire Schedule for clarity.

The labels and schedules have been updated to be consistent.

Page 7 of 20
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26. The bottom of Underground Basin 1 should be noted in the Profile: Sanitary
Sewer MH4 to MH3, located on the Sanitary Sewer Profiles, Sheet 9, to confirm
adequate coverage is provided between the bottom of the underground basin
and top of the sanitary pipe.

The underground bed has now been added to the sanitary sewer
profile on Sheet 9.

27. The Applicant is responsible for all other required approvals, permits, etc. (i.e.
MCPC, MCCD, PADEP, PennDOT, Municipal Authority, Fire Marshal, etc.) Copies
of these permits or approvals shall be forwarded to the Township.

ACKNOWLEDGED.

F. Stormwater Management Ordinance (Chapter 287)

1. §287-18.K — BMP storage facilities should completely drain both the volume and
rate control capacities over a period of time not less than 24 hours and not more
than 72 hours from the end of the design storm. The provided dewatering
calculations within the PCSM Narrative show a dewatering time of 1.23 hours for
Underground Basin 1. The Applicant should request a waiver from the
requirements of this section.

A waiver of this section has now been requested. This waiver has been
added to Sheet TI-1 and to the waiver request letter.

2. 287-18.S — We note the following discrepancies between the Storm Sewer
Tabulation Profiles located on Sheet 10:
a. MH28 — RIM elevation.
b. UGB1 — The RIM elevation should be set at 294.84.

The Rim for MH28 and UGBL1 is correct on the plans. The storm sewer
calculations have been updated accordingly and are attached for your
reveiw.

3. §287-18.W — The Outlet Structure (MH-27) Underground Bed #1 detail on the
Construction Details, Sheet 12, should be revised as the noted elevations are
inconsistent with the information noted within the underground basin pond
report, storm sewer calculations, and profiles. The detail should be revised to
show any manhole components required for construction, such as conversions
slabs, eccentric cones, frames and covers, etc. Side and top sectional views of
the structures should be added to plan for further detail with noted dimensions,
thickness, weirs, inlet/outlet pipes, etc.

The detailed Shop Drawings will be provided by contractor prior to
construction.

Page 8 of 20
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4, §287-31 — A Stormwater Maintenance Agreement will be prepared by the
Township Solicitor and executed prior to the plans being recorded.

ACKNOWLEDGED. This will be provided prior to plan recording.

5. §287-36 — The provided roof leader pipe diameters should be clarified between
4-inch and 6-inch PVC. The calculations within the PCSM Narrative and Legend
on the Utility Plan, Sheet 5, should be updated accordingly. In addition,
Architectural plans should be submitted to our office showing roof lines of each
building to confirm a maximum 4,000 square-foot drainage area to each roof
leader, per the provided calculations.

Detailed architectural plans showing roof lines and downspouts are
not available at this time. Detailed roof drain calculations will be
provided prior to construction to verify roof drain designs. 4,000 sq.ft.
appears to be a conservative approach based on preliminary
architectural design information.

McCLOSKEY & FABER

LANDSCAPE-RELATED WAIVER REQUESTS:

2. Section 300-43. B. (2), Softening buffer “A ‘softening buffer’ is a mixed
perimeter landscape planting intended to provide an informal separation
between neighboring developments.” The Applicant is requesting relief from a
portion of the minimum Softening buffer planting requirements along the
southern property line adjacent to the Apartment use. No objection.

Along the access strip from York Road, Street trees and shrub groupings are
required/provided in lieu of Softening buffer plantings, which seems appropriate
along the driveway.

For the remainder of the 433 LF of property line adjacent to the Apartment use,
the Applicant has provided eight Ornamental trees and 56 shrubs. The waiver
request letter appears to imply that the waiver is requested for relief from the
shrub requirement. Whereas, it appears that the minimum shrub requirement
has been met. We note that, however, 17 trees are required, and the landscape
design provides for only 8 trees. A vinyl fence is proposed along this property
line. We feel the combination of fence and proposed plantings is appropriate and
meets the intent of the Softening buffers.

Page 9 of 20



Fairhill Commons — July 24, 2020

!:DESIGN GROUP

The linear footage of property line, as well as the required and proposed
plantings, as indicated within the “Landscaping Requirements” chart should be
reviewed and corrected to accurately reflect the proposed conditions

The “Landscaping Requirements” chart has been updated to reflect the
433 LF of buffer and the required and provided trees have been
updated accordingly.

6. Section 300-43. C. (4) (b), Screen buffer "Walls, fences and/or earth berms may
be used in combination with evergreen plant material, subject to the approval of
the Upper Moreland Township Board of Commissioners. Details and elevations of
fences and walls are to be provided to the Township Engineer and Township
Landscape Architect for review."

e The Applicant is proposing to utilize fencing in conjunction with retaining
walls toward meeting minimum screen buffer requirements adjacent to the
Little League properties.

e Use of walls/fences to meet screen buffer requirements does not necessarily
require a waiver but is subject to approval of the Board of Commissioners.

e The response letter indicates that details and elevations for the proposed
wall/fence will be provided. The plan notes a chain link fence, which does not
provide screening. We would not recommend a chain link fence with plastic
slats or a chain link fence with mesh as screening. Type of wall and fence
should be presented to the Board of Commissioners.

6 ft. high Vinyl privacy fence is proposed along the property lines to
the south and east, with a 6 ft high decorative aluminum fencing
being proposed along Fairhill St.

7. Section 300-43. D. 1. (a), Parking area landscaping One shade tree is required
for every six parking spaces, and six shrubs for every two parking spaces facing
residential.

e Shrubs proposed facing residential are intended to meet minimum Softening
buffer requirements and may not count toward meeting more than one
requirement. As such, the waiver request letter should be revised accordingly
for clarification.

The waiver request letter has been updated to clarify this
requirement.
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9. Section 300-43. D. 1. (d), Parking area landscaping “Planting islands shall be a
minimum of 15 feet wide and 20 feet long. A minimum of one single-trunked
shade tree shall be placed in each 300 square feet of planting island.” Two
parking lot islands are void of trees in order to provide for pedestrian circulation
(sidewalks). The waiver letter indicates that the Applicant has proposed 15-foot
wide by 18-foot deep parking islands. However, we note at least two parking lot
islands which are 10 feet in width, are near or directly adjacent to larger green
areas. We have no objection to the waiver as requested.

Acknowledged.

12. Section 300-3.G. (1) (b), Individual lot landscaping One shade tree is required
per unit. While we would have no objection to a reduction to the minimum lot
landscaping requirements, we believe there may be opportunities to provide
additional plantings. We offer the following comments and recommendations:

e Based on our calculations, it is our understanding that 14 shade trees and
14.5 shade tree equivalents are proposed toward meeting Individual Lot
Landscaping. (The “Landscaping Requirements” chart should be adjusted for
clarification.)

The Landscaping requirements chart has been updated to reflect
the shade trees and shade tree equivalents provided.

e The waiver request letter indicates that the Applicant has proposed 72 of the
minimum 132 required trees. However, the 72 trees also include trees
required for other landscape categories such as Parking Area Landscaping
and Street trees. Per Section 300-43.G.(1)(a), Individual Lot Landscaping is
to include plantings above the minimum requirements for other landscape
categories. The provided Individual Lot landscaping quantity should be
revised accordingly.

Waiver request letter has been updated accordingly.

e The Applicant may wish to install shrubs as shade tree equivalents within the
slope between the fence and the Little League parking lot in order to reduce
maintenance in this area.

The plan has been revised to show Sod to be installed in this area.
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We strongly suggest that building foundation landscaping is provided. At a
minimum, we recommend appropriate landscape beds are provided to
enhance each main building entrance. The plan has been revised to depict
“Possible building planting beds (not part of this plan).”

These possible building planting beds have been shown on the plan
to acknowledge that some additional landscaping will be provided
to enhance the building aesthetics. However, these specific species
and locations of this landscaping will be determined by the
Landscape contractor and the owner during construction.

As part of a Master Plan for the development of Memorial Park prepared by
McCloskey & Faber in 2002, streambank stabilization was recommended
along Round Meadow Run, which is the receiving stream from the
development area. To help meet this goal, the Township may wish to
consider converting replacement trees not able to be placed on the
development property, as may be determined, into a streambank stabilization
effort along the areas of Round Meadow Run near the Little League fields.

The applicant is willing to meet with the Township and Little league
officials to determine if additional trees can be planted in the above
outlined locations. The applicant does not want to get involved into
any permitting or design efforts involved in the streambank
stabilization of Round Meadow Run. This will not appear on the
plans, and can become part of the final developer’'s agreement.

15. Section 300-45. A. — relief from the full requirement of replacement trees. We
defer to the Township.

e The waiver request letter indicates 173 replacement trees are required.
Based on the “Replacing Trees Destroyed by Development” chart on
Sheet LL-1, we offer the following further breakdown (which we
recommend is clearly outlined in the chart):

o 107 trees at 2-1/2” minimum caliper

o 41 trees at 4” minimum caliper

o Plus 2 trees at minimum 2-1/2" caliper and 23 trees at minimum 4”
caliper based on additional viable trees which are required to be
removed to install new parking spaces for the Little League.
Total 173 Required replacement trees

The “Landscaping Requirements” chart has been updated to
clearly outline these requirements.
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LANDSCAPE PLAN REQUIREMENTS (Article 5, Section 300-42

1. The plant schedule is to be expanded to indicate Native species plant material
intended to satisfy minimum native species requirements. (Section 300-42 K.)
The plant schedule was revised to indicate proposed Native deciduous tree
species. However, the requirement is necessary for all plant material. Further
revisions are necessary.

The Landscape schedules have been updated to reflect native species
for all plant materials including groundcover and shrubs.

2. The quantities of deciduous trees in the Plant schedule should be reviewed and
adjusted to match the quantities as proposed in plan view. (Section 300-42 K.)

The Plant schedule totals have been confirmed to match the plan view
shown.

3. A detailed landscape cost estimate is to be included with the final landscape plan
submission for determination of the escrow fund. The estimate is to include the
guarantee as well as the labor, material, installation and maintenance cost.
(Section 300-42 Q.) Estimate is to identify Shade tree caliper size and minimum
height for Ornamental trees, Evergreen trees, and shrubs at the time of planting
that meet or exceed minimum required sizes. It is to be sent to the Township
Engineer with a copy to this office.

A cost estimate will be provided once the final design and layout is
approved. This will be done prior to plan recording.

4. Location of Tree Protection Fence and a detail for installation are to be indicated
on the Landscape Plan. (Section 300-42 R.) In addition, Tree Protection Fence is
to be indicated on the Grading Plan and Erosion Control Plan so the appropriate
Contractor is aware of the requirements. Protective fence is to be provided for
any trees to be retained along the limits of disturbance.

Tree protection fence is now shown around the perimeter of the Limit
of Disturbance where appropriate. Detail has now been provided.

5. The Existing Tree Inventory on the Existing Conditions and Demolition Plan no
longer applies and should therefore be eliminated. (General comment)

The existing tree inventory has now been elimanted.
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6. It is recommended that trees are located no closer than 5 feet horizontally from
any underground utility. (General comment)

All trees have been shifted to ensure 5 feet of distance from any
underground utility.

PLANTING REQUIREMENTS (Article 5, Section 300-43

A. Screen Buffer (Section 300-43, C)

1. As noted in our previous review, once properly applied, it is feasible that
additional waivers for relief from the technical requirements associated with
perimeter buffers may be necessary. '

Acknowledged.

2. The “Landscape Requirements” chart lists that 193 shrubs are proposed to meet
minimum Screen buffer requirements, wherein evergreen trees are required, and
shrubs may be used to supplement the evergreen trees. (Table 1) We offer the
following comments and recommendations regarding the proposed screen
buffers:

Adjacent to the Little League fields:

As noted above under waiver request comments, the Applicant is proposing to
utilize fencing in conjunction with retaining walls toward meeting minimum
screen buffer requirements.

We note that the current proposed planting design in this area was revised
considerably from the previous design. The reasoning behind the changes is
unclear. Furthermore, the current overall screen planting design resulted in an
overage of the permitted native screen buffer planting species percentage.

The previous planting design included a mix of evergreen trees in conjunction
with evergreen and deciduous hedge shrubs, which seemed appropriate with an
appropriate screen fence. The current planting design, for example, now
proposes soldier rows of trees along the 127 LF of property south of building 3.
Based on the narrow planting space evergreen shrubs as previously proposed
may be more appropriate.

The reasoning behind the change is to provide various evergreen
staggered shrub rows, instead of taller trees on the uphill side of the
retaining wall. We feel the evergreen shrubs provided on the current
plan provide the required buffering and will minimize impacts to the
retaining wall.
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219 LF along the York Road side of the development:

The plan does not meet the minimum screen buffer requirements. It appears
that, if the proposed deciduous tree row is eliminated, there may be adequate
space to provide a double slightly staggered row of evergreen trees.

The plans have been revised to provide a double slightly staggered row
of evergreen trees as requested.

121 LF along the York Road side of the development:

The plan does not meet the minimum screen buffer requirements. It appears

that there may be adequate space to provide double slightly staggered row of
~evergreen trees.

The plans have been revised to provide a double slightly staggered row
of evergreen trees as requested.

170 LF along the York Road side of the development:

The plan does not meet the minimum screen buffer requirements. Adequate
space is not available between the driveway and the property line to provide the
minimum required double staggered row of evergreen trees. While we would
have no objection to a waiver for partial relief from the minimum screen buffer
requirements, we believe adjustments to the planting design is necessary to
closer meet the intent of screen buffer requirements.

Adjustments to the plantings in this area have now been provided per
consultation with the review consultant.

B. Steep Slope Landscaping (Section 300-43, H.)

1. Steep slope landscaping is to be provided in all disturbed areas of the site with
slopes in excess of 15%. (Section 300-43 H.) The response letter indicates,
“Acknowledged” though proposed steep slope landscaping does not appear to be
provided in the design. The planting design is to be revised accordingly, or a
waiver, with justification, requested.

e Sodded lawn. Sodded lawn is required on slopes of 6.67:1 (15%) or
greater, except where ground cover plantings have been provided.
(Section 300-43 H.(1))

e Ground cover plantings are required on slopes of three to one (33%) or
greater. (Section 300-43 H.(2))

Sod and groundcover areas have been added to the plans.
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RECOMMENDED PLANT LIST (Article 5, Section 300-47

1. In order to review compliance regarding Table 3 relative to minimum required
percentage of native species for various applications, calculations for
percentage of proposed native species has been incorporated into the
Landscaping Requirements Chart. We offer the following comments:

e The percentage of native plants should be reviewed and adjusted based on
changes to the planting design as a result of response to comments in this
review letter.

Acknowledged.

e 100% native is indicated for Street trees, whereas it appears that non-native
tree species are proposed toward meeting a portion of the minimum street
tree requirements. Calculations should be reviewed and adjusted accordingly.
(Minimum requirement is 40%.)

The calculations have been adjusted to show only 81% of the street
trees are native.

e The chart indicates that 20% of the plantings proposed toward Screen
buffers are native, wherein a minimum of 25% is required. The planting
design is to be revised accordingly.

The landscaping in this area for the screen buffers has been revised
to include more native plantings to meet the 25% requirement.
The chart has been updated accordingly.

e The chart indicates that 100% of the plantings toward Individual lot
landscaping trees are native. However, it appears that some non-native trees
are proposed. Calculations should be reviewed and adjusted accordingly.
(Minimum requirement is 50%.)

The chart has been updated to show that 78% are native still
meeting the 50% requirement.

e The % of proposed Native plants to meet the BMP Planting requirements
should be listed.

100% of the BMP planting requirements are native and the plans
have been updated to note that accordingly.
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2. Deciduous shrubs are to be a minimum of 30” in height at installation. (Section
300-47 D.) The plant schedule was revised to indicate a minimum of 30" height
for both deciduous and evergreen shrubs, whereas Evergreen shrubs are
permitted to be a minimum of 24" height. While this is acceptable, we
recommend that the Project Landscape Architect review availability of
evergreen shrubs at the minimum height proposed.

The plant schedule has been revised to show a minimum of 24" height
evergreen shrubs as requested.

3. The plant list was expanded to include the actual intended spacing of shrubs.
Designed spacing for each shrub species proposed should be reviewed and
adjusted further based on the mature size of the species, and intent of the
design.

All spacing for each shrub species has been based on the mature size
of each individual species.

McMAHON ASSOCIATES

WAIVER REQUESTS

1. The applicant is requesting the following waivers from the Subdivision and
Land Development Ordinance:

e Section 300-15.B(1)(b)[1] of the Subdivision and Land
Development Ordinance, requiring primary streets to have a minimum
right-of-way width of 100 feet and residential streets to have a minimum
right-of-way width of 50 feet and a minimum paved width of 30 feet. The
plans currently show a 61-foot right-of-way width along the site frontage
of York Road (S.R. 0263) and 45-foot right-of-way width and a 28-foot
paved width along the site frontage of Fairhill Street. It should be noted
that the 61-foot right-of-way width is consistent with the right-of-way
width along York Road (S.R. 0263) in the vicinity of the site and the 45-
foot right-of-way width and 28-foot paved width is consistent with the
right-of-way width and paved width of Fairhill Street in the vicinity of the
site.

A waiver has been requested.
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Section 300-17.D of the Subdivision and Land Development
Ordinance, requiring a minimum of 20 feet of open space between the
curbline of of any parking area and the outside wall of dwelling units in
residential areas. The plans currently show approximately 10 feet of open
space between the parking lot and all proposed residential buildings.

A waiver has been requested.

Section 300-17.I of the Subdivision and Land Development
Ordinance, requiring a minimum parking aisle width of 25 feet for two-
way traffic. The plans currently show 20-foot and 24-foot parking aisle
widths.

A waiver has been requested.

Section 300-18.E of the Subdivision and Land Development
Ordinance, requiring sidewalks to have a maximum running slope of
5%. The plans currently show a sidewalk running slope of greater than
5% along Fairhill Street.

A waiver has been requested.

Section 300-19.A(7) of the Subdivision and Land Development
Ordinance, requiring 8-inch curb reveals. The plans currently show 6-
inch curb reveals interior to the site.

A waiver has been requested.

Section 300-43.D(2)(c) of the Subdivision and Land Development
Ordinance, requiring a maximum of six parking spaces in a row without
a 15-foot wide landscaped island. The plans currently show several
parking rows with more than six parking spaces without a landscaped
island.

A waiver has been requested.

LAND DEVELOPMENT PLANS

2. The applicant may be required to modify the lane striping that currently
exists along York Road (S.R. 0263). McMahon will work with the applicant
and PennDOT to determine the appropriate limits and configuration of the
lane restriping along York Road (S.R. 0263) after the completion of the site
access assessment and during the land development process. Any
modifications to the lane striping along York Road (S.R. 0263) will need to be
approved by PennDQOT since York Road (S.R. 0263) is a State road.
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Acknowledged.

3. The applicant has indicated that it will investigate the feasibility of providing
shared access with either the adjacent property along York Road (S.R. 0263)
to the north or to the south of the site in order to provide improved access
management along this section of York Road (S.R. 0263). Documentation of
any and all conversations between the applicant and the adjacent property
owner(s) should be provided in future submissions.

The applicant will investigate with both Greenwood and Bigheads to
see where the adjacent owners thoughts would be about a shared
access.

4. The stop sign located on the parking lot drive aisle immediately to the north
of building 3, at its intersection with the drive aisle immediately to the east of
building 3, should be relocated so it is before the crosswalk. A stop bar
should also be shown on the plans at this relocated stop sign.

A stop bar has been added and the stop sign relocated in front of
the crosswalk.

5. ADA ramps should be shown on the plans at the York Road (S.R. 0263)
driveway.

ADA access has been provided from York Road into the site.
Detailed ADA plans will be part of the HOP plans for the intersection
with York Road.

6. The “Little League Fields” sign located along York Road (S.R. 0263) at the
driveway must be approved by PennDOT with the applicant’s HOP
application. We may provide additional comments regarding this sign at that
time. The applicant should provide additional wayfinding sighage internal to
the site directing visitors of the little league field to the appropriate parking
area(s).

Acknowledged.

7. Since York Road (S.R. 0263) is part of the State highway system, the
applicant will be required to secure a Highway Occupancy Permit (HOP) from
PennDOQOT if any modifications are made to the site frontage within the state
right-of-way along York Road (S.R. 0263). The applicant should provide the
Township and McMahon with copies of the HOP plans, comments, and
response letters between the applicant and PennDOT, and invited to all
meetings between the two parties.

Acknowledged.
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