
LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 
REGULAR PUBLIC MEETING 
Tuesday, July 25, 2023, 7:00 p.m. 
 
To join the meeting via Zoom: 
https://us02web.zoom.us/j/87993286253?pwd=dHo1MGN4dVhXOXIrRmFqRzFSZmZmUT09  

Call #:  1-646-876-9923 

Meeting ID:  879 9328 6253     Passcode:  393026 

 

CALL TO ORDER AND PLEDGE OF ALLEGIANCE 

 
ANNOUNCEMENTS AND PRESENTATIONS 

The Board of Supervisors met in executive session prior to tonight’s meeting to discuss matters of 
litigation and real estate. 
 
On Sunday, July 30th, from 1:00-4:00 pm, the police department’s Community Response Unit  is 
teaming up with Wireless Zone for a Backpack Giveaway for local students 
 
Recognition of Sohan, Keshav and Suri Shah by Lower Gwynedd Township and the North Penn 
Volunteer Fire Company 
 
Swearing in of Ryan Sell as an officer in the Lower Gwynedd Police Department 
 
 

PUBLIC COMMENTS 

Citizen comments, concerns, questions for items not on the agenda 
(Comments on agenda items will be taken when those items are discussed by the Board) 
 
 

BUILDING AND ZONING 
1. Resolution 2023-18  Revised calculation of the tapping fee for the sanitary sewer system 

2. Resolution 2023-19 Waiver of land development for Gwynedd Mercy University’s courtyard 
improvements 

3. Public hearing for a conditional use application for a lot size reduction at 400 Houston Road 

4. Public hearing to consider an ordinance establishing a property maintenance code 
 
 

GENERAL BUSINESS 
1. Discussion about next steps for the proposed cell towers 

2. Mid-year review of 2023 budget – presentation by the Finance Director 

3. Authorize issuance of RFP for architectural services for new Public Works Facility 

4. Authorization to advertise bid for paving of Pen-Ambler parking lot 
  

https://us02web.zoom.us/j/87993286253?pwd=dHo1MGN4dVhXOXIrRmFqRzFSZmZmUT09


 
 
5. Review of Township Engineer’s Report – any questions for the Township Engineer? 

6. Review of Traffic Engineer’s Report – any questions for the Traffic Engineer? 

7. Approval of invoices 

8. Approval of minutes – June 27, 2023 (J. Martin abstains) and July 11, 2023 
 
 

SUPERVISOR LIAISON REPORTS 

Questions about Volunteer Commission Meeting Highlights from Supervisor Liaisons 
 
 

STAFF UPDATES 

Updates from staff on municipal activities and projects – Wissahickon Creek watershed 
TMDL; 2023 paving program  

 
 

SUPERVISORS COMMENTS 

Comments or questions from the Board of Supervisors 
 
 
ADJOURNMENT 
 

 
UPCOMING MEETING DATES* 

 
HUMAN RELATIONS COMMISSION  THURS  08/03/2023 7:00 P.M. 
BOARD OF SUPERVISORS   TUES  08/22/2023 7:00 P.M. 
ENVIRONMENTAL ADVISORY COUNCIL WED  08/09/2023  7:00 P.M. 
ZONING HEARING BOARD   THURS  08/10/2023  6:00 P.M. 
PARKS AND RECREATION   TUES   09/19/2023  6:00 P.M. 
PLANNING COMMISSION   WED  08/16/2023 7:00 P.M. 
HISTORICAL ADVISORY COMMITTEE  THURS  08/17/2023  6:00 P.M.  
 
 
*Please check the Township website to confirm meeting dates and times. 



Memo  
To: Board of Supervisors 

From: Mimi Gleason, Township Manager 

Date: July 19, 2023 

Re: Tapping Fee 

 
Recommended action: Motion to approve Resolution 2023-18 revising the sewer tapping fee 
 
The tapping fee is the one-time fee that the Township charges a property owner to connect to the 
sanitary sewer system.  Tapping fees typically are used to pay for capital improvements to the 
Township’s sewer system or the Township’s financial share of capital improvements to Ambler’s 
wastewater treatment plant. The fee was last updated in 2015 when it was adopted by the Lower 
Gwynedd Township Municipal Authority. The Municipal Authority was disbanded in late 2015 
 
The current tapping fee is $5,556/equivalent dwelling unit (EDU).  A single-family home is 1 EDU.  Other 
property uses are assigned capacity in the sewer system based on a multiple of EDU’s. The attached 
2023 study calculates that the new fee can be increased up to $8,118/EDU. David Busch from Keystone 
Alliance Consulting, Inc. will be at the Board’s July 25th meeting to provide a brief overview of the work 
that his firm did to update the tapping fee. 
 

COMPARISON WITH OTHER MUNICIPALITIES TAPPING FEE 
Ambler Borough $2,508 
Towamencin Township & Municipal Authority $3,283 
Whitpain Township Authority $3,500 
Hatfield Township Municipal Authority $3,824 
Upper Gwynedd Township $3,973 
Montgomery Township (Basin F) $4,062 
Norristown Borough $4,100 
Montgomery Township (Basin A, B, C, D & G) $4,822 
Horsham Water & Sewer Authority $5,800 
Lower Salford Township Authority $6,883 
Lower Gwynedd Township (Proposed Fee) $8,118 
Upper Dublin (BCWSA) $9,076 
Upper Hanover Authority $9,360 
Upper Montgomery Joint Authority $13,706 
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LOWER GWYNEDD TOWNSHIP 

MONTGOMERY COUNTY, PENNSYLVANIA 

 

BOARD OF SUPERVISORS 

 

Resolution No.    

 

REVISED SEWER TAPPING FEE CALCULATIONS 

 

WHEREAS, under the Municipalities Authorities Act (53 Pa. C.S.A. Chapter 56, as amended and supplemented from 

time to time), Lower Gwynedd Township (the “Township”) is granted the right and power to charge to property 

owners who desire to, or are required to, connect to the Township’s sewer system, a tapping fee (“Tapping Fee”); 

and 

 

WHEREAS, on July 25, 2023, at a public meeting of the Township Board of Supervisors (the “Board”), Keystone 

Alliance Consulting (“Keystone”) presented a report of the calculations of tapping fees for the Township’s sewer 

system (the “Tapping Fee Report”).  A copy of the Tapping Fee Report is attached hereto as Exhibit “A” and made a 

part of and incorporated by reference in this Resolution. The components of the Tapping Fee were calculated as 

follows: 

 

 1.  Connection Fee       Not Applicable 

 

 2.  Customer Facilities Fee      Not Applicable 

 

 3.  Tapping Fee – Per Equivalent Dwelling Unit (EDU) 

 

  A.  Capacity Part:  

 

    Treatment Plant Capacity Fee   $2,576 

 

    Lower Gwynedd Capacity Fee  $2,085 

 

    Total Capacity Fee   $4,661 

 

  B.  Collector Part:     $3,457 

 

   Total Capacity and Collection    $8,118 

 

 

WHEREAS, based on the Tapping Fee Report, the Board desires to modify the Tapping Fee, such that of Eight 

Thousand One Hundred Eighteen Dollars ($8,118.00) per EDU may be charged and, as such, the Board desires to 

amend the Township’s Tapping fee to this amount (the “Revised Tapping Fee”). 

 

NOW, THEREFORE, BE IT RESOLVED, by the Lower Gwynedd Township Board of Supervisors that:  
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SECTION ONE.  Amendment of Tapping Fee.  The Tapping Fee is hereby revised and amended such that on this 

Resolution’s effective date and thereafter unless further amended, the amount of the Tapping Fee shall be Eight 

Thousand One Hundred Eighteen Dollars ($8,118.00) per EDU.  

 

SECTION TWO, Authority. The imposition, and collection, of tapping fees is authorized pursuant to Act 203 of 1990 

as amended by Act 57 of 2003, which amended the Municipal Authorities Act (“MAA”). This Resolution is adopted 

pursuant to the provisions of the MAA. 

 

SECTION THREE. Repealer.  All prior resolutions or parts of resolutions of the Board or the previously existing 

Lower Gwynedd Township Municipal Authority, which are inconsistent with this Resolution, are hereby repealed as 

of the effective date of this Resolution. 

 

SECTION FOUR. Severability.  In the event a section or part of this Resolution is found to be in violation of a federal, 

commonwealth, county, or township law, regulation, or ordinance, that section shall be voided without impact to 

those sections not in violation of said law, regulation, or ordinance. 

  

SECTION FIVE. Effective Date.  This Resolution shall become effective and in force immediately. 

 

RESOLVED AND ADOPTED this 25th day of July, 2023, by the Lower Gwynedd Township Board of Supervisors.   

 

 

       LOWER GWYNEDD TOWNSHIP  
ATTEST:       BOARD OF SUPERVISORS  
 

 

       By:      

MIMI GLEASON, TOWNSHIP MANAGER    DANIELLE A. DUCKETT, CHAIRPERSON 



 

   
1200 New Church Court  Ambler, PA  19002  215-840-0934  
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 1 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

 

 

LOWER GWYNEDD TOWNSHIP 

SEWER SYSTEM TAPPING FEE CALCULATION 

 

SUMMARY OF FEES CALCULATED FOR 

ACT 57 TAPPING FEE STUDY 
 

 

Pennsylvania Act 203 of 1990, which amended Section 4 of the Municipalities Authorities Act, 

provided for the imposition of a tapping fee with three separate components.  The purpose of this 

tapping fee was to enable a municipality to recover certain capital costs of its sewer system.  In 

December 2003 the State legislature passed Act 57 of 2003 (hereinafter referred to as the “Act”). 

The intent of the Act was to clarify certain sections of the aforesaid Act 203.  As a result, no 

municipality is permitted to impose any connection fee, customer facilities fee, tapping fee, or 

any similar fee, except as provided specifically under the Act. With the exception of assessments 

and to some extent reserve capacity fees, these are the only capital charges that a municipality 

may impose.  The various provisions of the Act are effective on or about June 30, 2005, or 

immediately upon any revision of a municipality’s tapping fee.  Since this report addresses a 

change in the calculation of the tapping fee for the Lower Gwynedd Township (the “Township”), 

the new Act takes precedence. 

 

The three components of the Township’s tapping fee are (1) connection fee; (2) customer 

facilities fee; and (3) tapping fee.  Parenthetically, it should be noted that the term “tapping fee” 

refers to one of the three components of the overall fee as well as the overall fee itself.  

Generally, the connection fee focuses on the cost of the facilities between the main and the 

property line while the customer facilities fee deals with the cost from the property line to the 

building.  The tapping fee component covers the costs associated with the sewers and treatment 

facilities and also includes any projected capital improvement costs.  The tapping fee calculation 

is comprised of four parts – capacity, collection, special purpose, and reimbursement.  Each part 

of the tapping fee may not be applicable to every municipality.  In the case of the Lower 

Gwynedd Township, the only pertinent parts are collection and capacity, with the capacity 

including the Ambler wastewater treatment plant.  The situations surrounding the imposition of 

the special purpose and/or reimbursement portions of the tapping fee are not applicable to the 

Township at this point in time but may be imposed at a later date if warranted. 

 

The calculations performed in this report reflect the capital facilities constructed by the 

Township that are applicable as well as the Township’s share of the capital costs of the Ambler 

wastewater treatment plant.  However, these calculations do not reflect 100 percent of the sewer 

system facilities, as a portion of the system was funded by state and federal grants or sewer 

assessments imposed on customers of the system or contributed to the Township by developers.  

These facilities have been excluded as required under the Act.  
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 2 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

The following document shows the calculated fees followed by a detailed itemization, where 

possible, of the calculation showing the manner in which the fees were determined.  The fees 

were developed on the basis of an equivalent dwelling unit (EDU).   

 

The results of the calculated fees per Act 57 of 2003 are presented in the table below: 

 

 

TABLE 1 

 

 

1. Connection Fee  Not Applicable  

 

2. Customer Facilities Fee  Not Applicable 

 

3. Tapping Fee – Per Equivalent Dwelling Unit (EDU) 

 

A. Capacity Part - 

 

  Treatment Plant Capacity Fee -     $2,576 

 

  Lower Gwynedd Capacity Fee -      2,085 

 

  Total Capacity Fee -      $4,661 

 

 

 B. Collector Part -      $3,457 

 

Total Capacity and Collection                                    $8,118 

 

 

New users will be subject to the Tapping Fee set forth in Parts A and B.  The Township is 

justified in charging these figures or any lesser amount. 
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 3 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

LOWER GWYNEDD TOWNSHIP 

CALCULATION OF THE CONNECTION FEE 

IN ACCORDANCE WITH PA ACT 57 

 

 

The connection fee recovers the cost of the facilities installed between the sewer main and the 

property line or curb stop of the dwelling or building being connected, commonly referred to as a 

lateral.  To date, construction of these facilities has been done either by the Township or the 

property owner/developer.  If the sewer line is new and being constructed by the Township, then 

the lateral would be installed in conjunction with the construction contract.  The costs, in turn, 

would be included in the assessment levied on the property owner.  If the developer were 

constructing the sewer line, then the costs associated with the installation of the lateral would be 

borne by the developer.  If the sewer exists, then it is the responsibility of the property 

owner/developer to install the lateral.  As such, the customer connection fee is not applicable to 

the Township. 

 

In the future, the Township may need to construct these facilities on a case-by-case basis.  When 

the Township does incur costs associated with the installation of these facilities (outside the 

scope of a construction contract), the fee may be calculated using either: (1) the actual costs of 

the particular installation; or (2) the average cost of similar installations or (3) the current/trended 

value of the average cost.  The Township may require this cost to be borne by the property 

owner.  Costs associated with the connection fee may include materials, rental equipment, labor, 

inspection, engineering, legal, and administration.   

 

The Township may also require, at its discretion, that an Escrow Account be established to cover 

any expenditure that the Township may incur associated with making the connection.  The 

amount of any Escrow can be based on an estimate of actual costs or based upon a flat fee per 

EDU. 
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 4 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

LOWER GWYNEDD TOWNSHIP 

CALCULATION OF THE CUSTOMER FACILITY FEE 

IN ACCORDANCE WITH PA ACT 57 

 

 

This fee is intended to cover the cost of the facilities from the property line or curb stop to the 

proposed dwelling or building being connected to the Township’s sewer system.  The installation 

and cost of such facilities are the responsibility of the property owner/developer.  As such, the 

customer facility fee is not applicable to the Township. 

 

In some instances, the Township may determine that it is necessary to install special facilities to 

accommodate flow from a particular property.  An example would be the installation of a grinder 

pump in the event gravity flow to the sewer main is not possible.  The Township may elect to 

install these facilities and all costs would be chargeable to the property owner. The Township 

may also elect to have the property owner purchase and install these facilities under its 

inspection. 
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 5 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

LOWER GWYNEDD TOWNSHIP 

CALCULATION OF THE TAPPING FEE 

IN ACCORDANCE WITH PA ACT 57 

CAPACITY AND COLLECTION PARTS 

 

 

The tapping fee is charged to allow the Township to recover capital costs associated with the 

Township’s collection and conveyance system, as long as these facilities are still used on a 

regular basis, and the Township’s share of capital expenditures associated with the Ambler 

wastewater treatment plant.  Facilities funded by others, such as a developer, and dedicated to the 

Township are considered contributed capital and therefore not included in the computation of 

this fee. 

 

The tapping fee is comprised of up to four parts, which are calculated separately.  The capacity 

part includes costs for the construction of those facilities that are related to the system’s capacity.  

Within Lower Gwynedd, this would include intercepting sewers, pump stations, and force mains.  

Since treatment is provided at the Amber facility, only the Township’s share of those costs is 

included in the capacity calculations.  The collection part covers costs for the installation of 

sewage collection facilities.   

 

The remainder of the tapping fee includes the special purpose and the reimbursement parts.  

These are not applicable to the Lower Gwynedd system.  Accordingly, the tapping fee will focus 

on the capacity and collection parts only. 

 

All customers connecting to the Township’s system are subject to a tapping fee consisting of a 

capacity charge and a collection charge.  These fees are set forth in the table below. 

 

 

TABLE 2 

 

 

Capacity (including Ambler treatment plant)  $4,661 

Collection 

 

Total Tapping Fee 

 3,457 

 

$8,118 

 

 

Calculations presented in Exhibit No. 1 include the capacity and collection parts of the tapping 

fee.  The costs attendant to the Amber treatment facility are set forth in Exhibit No. 2.  Project 

costs for the intercepting sewers, pump stations, and force mains are shown in Exhibit No. 3 

while those costs for the collection sewers are tabulated in Exhibit No. 4.  Costs for developer 

contributed facilities are detailed in Exhibit No. 5 and are provided for informational purposes 

only since these costs are excluded from the calculation.  All costs were extracted from available 

records of the Township and cover construction, engineering, and financing.   
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 6 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

 

The project costs were reduced by state and federal grant funds as well as developer 

contributions and sewer assessments.  In turn, the net original costs were trended to current 

dollars using generally accepted indices published by the Engineering News Record.  The 

resultant costs were transferred to Exhibit No.1. 

 

The Act does permit the inclusion of future capital improvements in the calculation, provided 

certain action has been taken by the Township to ensure the initiation of the work and further 

provided that the construction of the facilities increases the capacity of the system.  At this time 

the Township does not have any items in its capital improvement program that satisfy these 

criteria. 

 

The net capital costs were divided by the capacity, expressed in equivalent dwelling units, to 

arrive at the tapping fee per EDU.  The capacity for the Ambler wastewater treatment plant and 

the Township sewer system is calculated in Exhibit No. 6.  The Ambler facility serves five 

municipalities, including Lower Gwynedd, by agreement.  The capacity has always been 

expressed and allocated in population equivalents.  The population equivalents were equated to 

the number of equivalents per dwelling unit (EDU) by applying the average number of persons 

per household according to the 2021 American Community Survey 5-Year Estimate.  The 

number for Montgomery County (2.5) was utilized since the Ambler facility is a multi-municipal 

operation.  As a result of the computations, the total number of EDUs associated with the Ambler 

facility is 26,000.  This number was applied to the Ambler eligible capital costs in Exhibit No. 2, 

which resulted in a tapping fee of $2,576. 

 

As for the Township system, the capacity is constrained by the number of population equivalents 

(or equivalent dwelling units) contractually allotted to it in the Ambler facility.  Since Lower 

Gwynedd has been allocated 36.2 percent of the capacity, the number of EDUs associated with 

the Township system is 9,412.  This number was applied to the eligible capacity and collection 

costs in Exhibit No. 1, which resulted in a capacity charge of $2,085 (to be added to the Ambler 

fee) and a collection charge of $3,457.  The sum of the various charges is a total tapping fee of 

$8,118. 
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 7 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

LOWER GWYNEDD TOWNSHIP 

CALCULATION OF THE TAPPING FEE 

IN ACCORDANCE WITH PA ACT 57 

SPECIAL PURPOSE PART 

 

 

The Special Purpose Part is only applicable to a particular group of customers.  The Special 

Purpose Part is designed to recover the Township’s cost for facilities, such as a pump station and 

force main, that service a special purpose or specific area.  Fees would be separately calculated 

for each applicable group and applied to new users as appropriate.  The same calculation 

methodology used for the capacity part and the collection part would apply.   

 

At this time, the Township has not designated any special purpose part.   
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 8 Calculation of the Sewer System Tapping Fee 
  In Accordance with PA Act 57 of 2003 

LOWER GWYNEDD TOWNSHIP 

CALCULATION OF THE TAPPING FEE 

IN ACCORDANCE WITH PA ACT 57 

REIMBURSEMENT PART 

 

 

Where appropriate, a reimbursement component may be included in the tapping fee charged for 

new connections to facilities constructed by others for which a reimbursement is due to the 

person/developer constructing the facilities.  Generally, this reimbursement will be defined in a 

written reimbursement agreement between the Township and the person constructing the 

facilities.  

 

At this time the Township has no agreement(s) with any developer(s) which would require the 

calculation of a reimbursement part. 

 

 
 



EXHIBIT 

A. CAPACITY PART REFERENCE

TREATMENT PLANT CAPACITY FEE PER EDU 2 2,576$        

LOWER GWYNEDD CAPACITY FEE

NET INTERCEPTORS 3 13,891,829$  

NET PUMPING STATIONS 3 4,306,495      

NET ADDITIONAL ASSETS 3 1,427,535      

NET COST 19,625,859$  

LESS:  OUTSTANDING DEBT -                 

ELIGIBLE LGTMA CAPACITY COST 19,625,859$  

TOTAL CAPACITY IN EDU'S 6 9,412             

LOWER GWYNEDD CAPACITY FEE PER EDU 2,085$        

TOTAL CAPACITY PART FEE 4,661$        

B. COLLECTION PART

NET COLLECTION COST 4 32,535,181$  

LESS:  OUTSTANDING DEBT -                 

ELIGIBLE LGTMA COLLECTION COST 32,535,181$  

TOTAL CAPACITY IN EDU'S 6 9,412             

LOWER GWYNEDD COLLECTION FEE PER EDU 3,457$        

TOTAL CAPACITY AND COLLECTION TAPPING FEE PER EDU 8,118$        

EXHIBIT NO. 1

LOWER GWYNEDD TOWNSHIP

CALCULATION OF TAPPING FEE

IN ACCORDANCE WITH PA ACT 57 OF 2003
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TRENDED TRENDED

ORIGINAL ORIGINAL

ORIGINAL COST COST

COST May-91 April-23

CAPACITY PART

1963 - 1964 REMAINING COSTS 6,013,700$         $16,715,856

1981 TREATMENT PLANT COST 17,439,630         48,475,706

ADDITIONS 1982 - 1990 1,009,600           2,806,314

ADDITIONS 1991 61,500$              169,742

ADDITIONS 1992 138,361              381,881

ADDITIONS 1993 71,367                196,975

ADDITIONS 1994 205,578              567,403

ADDITIONS 1995 -                     0

ADDITIONS 1996 375,211              1,035,596

ADDITIONS 1997 105,733              291,827

ADDITIONS 1998 107,111              295,630

ADDITIONS 1999 1,091,027           3,011,273

ADDITIONS 2000 1,600,465           4,417,340

ADDITIONS 2001 1,438,399           3,970,032

ADDITIONS 2002 300,000              828,011

ADDITIONS 2003 14,424                39,811

ADDITIONS 2004 158,794              438,277

ADDITIONS 2005 216,111              387,317

ADDITIONS 2006 189,381              326,049

ADDITIONS 2007 8/7/2007 399,816              666,360

ADDITIONS 2007 1/9/2008 81,825                134,976

ADDITIONS 2007 3/12/2008 217,254              357,536

ADDITIONS 2008 8/13/2008 40,698                64,950

ADDITIONS 2008 9/18/2008 55,330                86,289

ADDITIONS 2008 10/16/2008 123,677              191,403

ADDITIONS 2008 1/13/2009 271,381              423,627

ADDITIONS 2009 5/13/2009 339,424              528,296

ADDITIONS 2009 1/13/2010 87,427                134,724

ADDITIONS 2010 6/9/2010 130,069              197,135

EXHIBIT NO. 2

LOWER GWYNEDD TOWNSHIP

CALCULATION OF TAPPING FEE

IN ACCORDANCE WITH PA ACT 57

FOR TREATMENT PLANT PORTION
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TRENDED TRENDED

ORIGINAL ORIGINAL

ORIGINAL COST COST

COST May-91 April-23

EXHIBIT NO. 2

LOWER GWYNEDD TOWNSHIP

CALCULATION OF TAPPING FEE

IN ACCORDANCE WITH PA ACT 57

FOR TREATMENT PLANT PORTION

ADDITIONS 2010 9/17/2010 227,929              344,241

ADDITIONS 2010 11/12/2010 416,375              620,796

ADDITIONS 2010 1/28/2011 199,885              298,431

ADDITIONS 2011 1st Qtr 5/27/2011 133,079              196,569

ADDITIONS 2011 9/30/2011 142,452              208,537

ADDITIONS 2011 11/18/2011 230,514              335,347

ADDITIONS 2011 1/13/2012 103,388              150,361

ADDITIONS 2012 6/22/2012 1,257,002           1,805,477

ADDITIONS 2012 8/24/2012 110,135              157,177

ADDITIONS 2012 12/7/2012 151,472              214,768

ADDITIONS 2012 1/4/2013 145,990              206,441

ADDITIONS 2013 5/13/2013 1,338,348           1,876,866

ADDITIONS 2013 9/13/2013 204,043              285,066

ADDITIONS 2013 11/22/2013 77,023                106,334

ADDITIONS 2013 12/31/2013 193,766              267,467

ADDITIONS 2014 6/27/2014 37,138                50,570

ADDITIONS 2014 8/22/2014 166,912              226,237

ADDITIONS 2014 11/14/2014 25,542                34,388

ADDITIONS 2014 12/26/2014 277,309              372,436

ADDITIONS 2015 10/23/2015 212,284              279,704

ADDITIONS 2015 12/18/2015 158,420              208,228

ADDITIONS 2016 1st Qtr 7/8/2016 30,561                39,293

ADDITIONS 2016 2nd & 3rd Qtrs 10/28/2016 398,783              510,013

ADDITIONS 2016 4th Qtr 3/10/2017 138,914              173,783

ADDITIONS 2017 1st Qtr 6/7/2017 150,737              187,949

ADDITIONS 2017 2nd & 3rd Qtrs 11/10/2017 289,283              355,148

ADDITIONS 2017 4th Qtr 2/2/2018 383,160              469,574

ADDITIONS 2018 1st Qtr 6/1/2018 25,979                31,322

ADDITIONS 2018 2nd Qtr 8/31/2018 1,874                  2,248

ADDITIONS 2018 3rd Qtr 11/2/2018 42,202                50,357
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TRENDED TRENDED

ORIGINAL ORIGINAL

ORIGINAL COST COST

COST May-91 April-23

EXHIBIT NO. 2

LOWER GWYNEDD TOWNSHIP

CALCULATION OF TAPPING FEE

IN ACCORDANCE WITH PA ACT 57

FOR TREATMENT PLANT PORTION

ADDITIONS 2018 4th Qtr 1/31/2019 588,030              700,290

ADDITIONS 2019 1st Qtr 6/21/2019 28,406                33,640

ADDITIONS 2019 2nd & 3rd Qtrs 11/22/2019 179,065              212,062

ADDITIONS 2019 2nd & 3rd Qtrs 12/13/2019 39,189                45,953

ADDITIONS 2019 4th Qtr 2/13/2020 321,240              376,660

ADDITIONS 2020 1st & 2nd Qtrs 9/4/2020 190,073              220,590

ADDITIONS 2020 3rd Qtr 11/20/2020 11,223                12,935

ADDITIONS 2020 4th Qtr 2/5/2021 270,470              308,529

ADDITIONS 2021 1st Qtr 6/4/2021 13,339                14,697

ADDITIONS 2021 2nd Qtr 8/20/2021 147,792              158,250

ADDITIONS 2021 3rd Qtr 11/12/2021 232,342              245,159

ADDITIONS 2021 4th Qtr 2/4/2022 406,538              427,725

ADDITIONS 2022 1st Qtr 5/5/2022 97,205                99,750

ADDITIONS 2022 2nd Qtr 9/16/2022 11,432                11,581

ADDITIONS 2022 3rd & 4th Qtrs 2/21/2023 144,731              146,588

TOTAL TREATMENT PLANT COST $100,219,873

LESS: EPA GRANT -                     11,961,100         33,247,423

NET TREATMENT PLANT COST $66,972,450

LESS:  OUTSTANDING DEBT -                     -                     0

ELIGIBLE PLANT COST $66,972,450

TOTAL CAPACITY (EDU'S) 26,000

CAPACITY PART TAPPING FEE PER EDU $2,576
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EXHIBIT NO. 3

LOWER GWYNEDD TOWNSHIP

CALCULATION OF THE TAPPING FEE

IN ACCORDANCE WITH PA ACT 57

CAPACITY PORTION

TOTAL NET TRENDED

CONTRACT CONSTR ENGINEER PROJECT LESS LESS ORIGINAL ORIGINAL

NO. TYPE YEAR COST COSTS COSTS GRANTS CONTRIB COST COSTS

INTERCEPTORS

4.  Interceptor 1964 $237,812 $47,562 $285,374 $0 $0 $285,374 $4,068,714

9.  Interceptor & Pump Station 1980 1,481,210 296,242 1,777,452 1,186,394 480,024 111,034 457,730

15.  Interceptor 1983 1,489,900 297,980 1,787,880 0 0 1,787,880 5,867,512

20.  Interceptor 1986 1,071,000 0 1,071,000 0 0 1,071,000 3,327,899

38.  Norristown Road Force Main 2008 96,247 44,000 140,247 0 66,145 74,102 119,002

42.  Meetinghouse Road Force Main 2011 24,401 44,884 69,285 0 34,643 34,643 50,972

TOTAL INTERCEPTORS $4,400,570 $730,668 $5,131,238 $1,186,394 $580,811 $3,364,033 $13,891,829

PUMPING STATIONS

2.  Pumping Station 1961 $0 $0 $0 $0 $0 $0 $0

3.  Pumping Station 1961 0 0 0 0 0 0 0

10.  Pumping Station 1981 188,092 37,618 225,710 0 0 225,710 852,099

12.  Pumping Station 1981 0 0 0 0 0 0 0

21.  Pumping Station 1987 260,000 52,000 312,000 0 0 312,000 944,904

22.  Pumping Station 1987 195,000 39,000 234,000 0 0 234,000 708,678

27.  Forest Manor P.S. 1993 435,000 108,750 543,750 0 0 543,750 1,392,661

33.  Open Door Estates 2006 156,952 80,118 237,070 0 0 237,070 408,153

TOTAL PUMPING STATIONS $1,235,044 $317,486 $1,552,530 $0 $0 $1,552,530 $4,306,495
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EXHIBIT NO. 3

LOWER GWYNEDD TOWNSHIP

CALCULATION OF THE TAPPING FEE

IN ACCORDANCE WITH PA ACT 57

CAPACITY PORTION

TOTAL NET TRENDED

CONTRACT CONSTR ENGINEER PROJECT LESS LESS ORIGINAL ORIGINAL

NO. TYPE YEAR COST COSTS COSTS GRANTS CONTRIB COST COSTS

ADDITIONAL ASSETS

40.  Forest Manor Emergency

      Generator 2010 $62,100 $21,558 $83,658 $0 $0 $83,658 $126,881

SCADA System - Phase 1 2020 31,117 0 0 31,117 36,217

SCADA System - Phase 2 2021 35,802 0 0 35,802 39,327

Decommission Pump Station

      at 812 Norristown Road 2017 9,709 0 0 9,709 12,067

43.  Forest Manor Pumping Station

      Improvement Project 2018 664,800 664,800 0 0 664,800 802,014

44.  Forest Manor Pumping Station

      Upgrades 2018 191,458 191,458 0 0 191,458 230,975

Forrest Manor Design Costs

BCM Design 2018 90,910 90,910 0 0 90,910 109,674

Electrical Design (HSA Associates) 2018 11,200 11,200 0 0 11,200 13,512

BCM Construction Management 2018 47,139 47,139 0 0 47,139 56,868

TOTAL ADDITIONAL ASSETS $918,358 $170,807 $1,165,793 $0 $0 $1,165,793 $1,427,535



EXHIBIT NO. 4

LOWER GWYNEDD TOWNSHIP

CALCULATION OF THE TAPPING FEE

IN ACCORDANCE WITH PA ACT 57

COLLECTION PORTION

TOTAL NET TRENDED

CONTRACT CONSTR ENGINEER FINANCE PROJECT LESS LESS ORIGINAL ORIGINAL

NO. TYPE YEAR COST COSTS COSTS COSTS GRANTS CONTRIB COST COSTS

1.  Collection Lines 1960 $485,673 $97,135 $0 $582,808 $0 $0 $582,808 $9,438,802

1A. Collection Lines 1962 21,075 4,215 0 25,290 0 0 25,290 387,036

5.  Collection Lines 1968 88,321 17,664 17,000 122,985 0 0 122,985 1,420,983

6.  Collection Lines 1972 259,060 51,812 9,250 320,122 0 0 320,122 2,436,981

7.  Collection Lines 1972 48,446 9,689 0 58,135 0 0 58,135 442,562

8.  Collection Lines 1979 1,438,102 287,620 0 1,725,722 1,186,394 0 539,328 2,397,113

11.  Collection Lines 1981 1,292,245 0 146,423 1,438,668 75,000 0 1,363,668 5,148,113

13.  Collection Lines 1983 9,235 1,847 0 11,082 0 0 11,082 36,369

14.  Collection Lines 1983 10,534 2,107 0 12,641 0 0 12,641 41,486

16.  Collection Lines 1984 21,093 4,219 0 25,312 0 0 25,312 81,478

17.  Collection Lines 1984 0 0 0 0 0 0 0 0

18.  Collection Lines 1984 167,211 33,442 0 200,653 0 0 200,653 645,894

19.  Collection Lines 1985 830,000 0 141,688 971,688 0 0 971,688 3,091,287

23.  Collection Lines 1989 490,000 98,000 0 588,000 0 0 588,000 1,700,418

24.  Evans / Gysy Hill CL 1991 50,000 12,500 0 62,500 0 0 62,500 172,502

25.  Regency Circle CL 1992 138,254 34,600 0 172,854 0 0 172,854 462,751

26.  Plymouth Rd. CL 1992 145,877 36,500 0 182,377 0 0 182,377 488,245

28.  Brushtown Rd. CL 1994 229,022 57,300 0 286,322 0 0 286,322 706,594

29.  Warren Rd. CL 1996 336,867 84,200 0 421,067 0 0 421,067 999,461

30.  Welsh Rd. / Ceder Hill Rd. CL 1999 306,638 175,000 0 481,638 0 325,000 156,638 344,968

31.  Rt. 309 Crossing 2000 43,365 10,800 0 54,165 0 0 54,165 116,189

32.  Cedar Hill Rd. / Merrill Hill CL 2004 1,168,144 238,029 0 1,406,173 0 785,000 621,173 1,165,068

39A. Collection Lines 2010 40,705 33,007 0 73,712 0 36,856 36,856 55,898

39B. Collection Lines 2010 90,772 75,270 0 166,041 0 166,041 0 0

41.  Collection Lines 2013 654,641 0 0 654,641 0 261,856 392,785 549,060

Reline Sewer Pipe in the 

      Easement on Sumneytown Pike 2017 165,690 165,690 205,923

TOTAL COLLECTION PART $8,365,280 $1,364,956 $314,361 $10,210,286 $1,261,394 $1,574,753 $7,374,139 $32,535,181



TOTAL NET

CONSTR ENGINEER PROJECT LESS ORIGINAL

DESCRIPTION OF WORK YEAR COST COSTS COSTS CONTRIB COST

Gwynedd Gate - Sewer & Pump Station 2007 $181,500 $44,900 $226,400 $226,400 $0

Villages at Trewellyn - Sewer 2006 464,200 86,200 550,400 550,400 0

New Ambler YMCA - Sewer 2009 82,170 34,300 116,470 116,470 0

Braccia Tract - Sewer/Laterals and Manholes 2009 33,000 10,350 43,350 43,350 0

Great Fox Farm - Pressure Sewer 2010 46,200 9,660 55,860 55,860 0

1501 and 1505 Cedar Hill Road - Sewer 2011 40,700 10,580 51,280 51,280 0

1252 Meetinghouse Road - Sewer 2012 28,400 10,800 39,200 39,200 0

Arthur Tract - Sewer/Laterals and Manholes 2012 91,000 18,400 109,400 109,400 0

1328 Sumneytown Pike - Sewer 2013 28,100 9,700 37,800 37,800 0

Abington Health Center - Sewer/Laterals and Manholes 2014 34,630 15,640 50,270 50,270 0

1357 Gypsy Hill Road - Sewer/Laterals and Manholes 2014 69,300 18,400 87,700 87,700 0

TOTAL DEVELOPER CONTRIBUTIONS $1,099,200 $268,930 $1,368,130 $1,368,130 $0

DEVELOPER CONTRIBUTED

EXHIBIT NO. 5

LOWER GWYNEDD TOWNSHIP

CALCULATION OF THE TAPPING FEE

IN ACCORDANCE WITH PA ACT 57



EXHIBIT NO. 6

LOWER GWYNEDD TOWNSHIP

CALCULATION OF TAPPING FEE

IN ACCORDANCE WITH PA ACT 57 OF 2003

CAPACITY

AMBLER WASTEWATER TREATMENT PLANT

   Capacity of the Plant 6,500,000 GPD

   Capacity in Population Equivalents 65,000 Persons

          (100 GPS per Person)

   Average Number of Persons/Household (1) 2.5

   Number of Equivalent Dwelling Units 26,000

LOWER GWYNEDD SEWER SYSTEM

   Capacity in Ambler Treatment Plant (2) 36.20%

   Number of Equivalent Dwelling Units 9,412

 (1)  Data extracted from 2021 American Community Survey 5-Year Estimate for Montgomery County

 (2)  Per agreement



M E M O R A N D U M 
ATTN: 

DATE: 

FROM: 

Board of Supervisors 

Thursday, July 20, 2023 

Jamie P. Worman, Assistant Township Manager 

SUBJ: Gwynedd Mercy University Courtyard Improvements- (#23-02WLD) Waiver of Land 

Development Request 

Gwynedd Mercy University is requesting that the BOS consider waiving formal land 

development for a courtyard improvement project on the school campus located at 1325 

Sumneytown Pike. The portion of the site to be improved contains an existing 40,000 

square foot dormitory and a parking lot. GMU is proposing to partially remove the parking 

lot to construct exterior courtyard improvements. New parking will then be added along 

with landscaping improvements and an underground stormwater basin that will be designed 

to accommodate the future health innovation center project. Due to the relatively minor 

nature of the proposed work, the recommended action is that the BOS approve 

Resolution 2023-19, granting a waiver of land development to the GMU Courtyard 

Improvement Project.  

Please note, the plans for   this project can be found on the township website, as they are too large to 

include in this packet.  The plans are located under Board of Supervisor Meetings.
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LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 
RESOLUTION #2023-    

 

A RESOLUTION AUTHORIZING A CONDITIONAL WAIVER 
 OF A LAND DEVELOPMENT APPLICATION 

 

 WHEREAS, Gwynedd Mercy University (the “Applicant”) is the owner of certain property and the 

improvements thereon, consisting of approximately one hundred sixty (160) acres of land located at 1325 

Sumneytown Pike, Parcel #39-00-03955-00-2 (the “Property”); and 

 

 WHEREAS, the Applicant is proposing the construction of the exterior courtyard improvements, 

including (i) the replacement of an existing parking lot with a courtyard, and gathering space for students, (ii) 

the construction of new parking, and (iii) ADA accessibility improvements to the Loyola Hall Entrance 

(collectively, the “Project”). The Project does not involve construction of any buildings, has a disturbed area less 

than one (1)-acre, and results in a minimal increase in impervious area of approximately four thousand eight 

hundred square feet (4,800 sf.). The minor increase in impervious area and associated minor stormwater runoff 

implications, will be addressed in the stormwater management design plans for the proposed Healthcare 

Innovation Center (the “HIC”); and 

 

 WHEREAS, the Project is depicted on a Site Plan and certain associated plans as prepared for the 

Applicant by Bohler Engineering, Inc. dated April 27, 2023, last revised July 14, 2023, consisting of thirteen (13) 

sheets (collectively, the “Plans”); and  

 

 WHEREAS, Part Twelve, Title Four of the Lower Gwynedd Township Code (the “Code”), being the  Lower 

Gwynedd Township Subdivision and Land Development Ordinance of 1976, as amended (“SALDO”), specifically 

Section 1230.09 entitled “Request for Waiver,” provides that the Board of Supervisors (“Board”) may waive or 

modify any mandatory provision of SALDO, if the Board determines that (i) literal compliance is unreasonable, 

and/or (ii) strict compliance may cause undue hardship, and (iii) if granted, such modification will not be 

contrary to the public interest; and 

 

 WHEREAS, the Applicant’s engineer, by letter dated on or about April 28, 2023, incorporated herein by 

reference, requested that the Board consider approving a waiver of the requirement that a land development 

application be filed (“Land Development Application”) for the Project (the “Waiver Request”); and 

 

 WHEREAS, Gilmore & Associates, Inc., the Township Engineer (the “Township Engineer”), in a letter 

dated June 20, 2023, a copy of which is incorporated herein by reference, recommended that the Waiver Request 

be approved, with conditions (the “Township Engineer’s Letter”); and  

 

 WHEREAS, McMahon Associates, the Township Traffic Engineer (“Township Traffic Engineer”), in a letter 

dated June 20, 2023, incorporated herein by reference, recommended that the Waiver Request be approved, with 

conditions (the “Township Traffic Engineer’s Letter”); and 

 

 WHEREAS, the Township Office of the Fire Marshal (“Township Fire Marshal”), in a Memorandum dated 

June 10, 2023, incorporated herein by reference, recommended that the Waiver Request be approved, with 

conditions (the “Township Fire Marshal’s Letter”); and 
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 WHEREAS, the Board has determined that the Applicant has satisfactorily established that due to the 

limited scope of the Project, the Waiver Request will not be contrary to the public interest. 

 

NOW, THEREFORE, BE IT RESOLVED, and it is hereby resolved by the Lower Gwynedd Township Board of 

Supervisors that the Waiver Request is hereby granted, subject to the satisfaction of the following conditions 

prior to the issuance of a building permit for the Project: 

 

 1. The Applicant shall comply with the comments and conditions set forth in the Township 

Engineer’s Letter, which is incorporated herein by reference, including but not limited to the applicable 

stormwater management provisions of SALDO and Chapter 1241 of the Code. 

 

 2. The Applicant shall comply with the comments and conditions set forth in the Township Traffic 

Engineer’s Letter, which is incorporated herein by reference. 

 

 3. The Applicant shall comply with the comments and conditions set forth in the Township Fire 

Marshal’s Letter, which is incorporated herein by reference. 

 

 4. The Plans currently depict a conceptual location of an underground basin to control additional 

stormwater runoff. However, a full stormwater management design and calculations have not yet been provided. 

The Applicant agrees to provide a full stormwater management design that meets all applicable sections of the 

Lower Gwynedd Stormwater Management Ordinance, within forty-five (45) days, if the HIC does not commence 

construction within eighteen (18) months, unless such date is extended by the Board. 

 

 5. The Applicant intends to account for the impervious surfaces associated with the Project in the 

stormwater management design for the HIC. Therefore, the Applicant shall (i) fully design the underground 

basin for the Project, (ii) sign an escrow agreement, and (iii) post financial security in form and substance 

satisfactory to the Township, to ensure the conditions set forth in Paragraph 4 above. foregoing. Further, the 

Applicant shall add a note to the Plans stating that the proposed impervious area will be managed by BMPs 

constructed as part of the HIC. 

 

 6. The Applicant shall sign the Township’s standard form of Stormwater Facilities Maintenance 

and Operation Agreement, in accordance with the timing set forth in Paragraph 4 above.  

 

 7. The Applicant shall pay a Stormwater Facilities Fee to be calculated by the Township Engineer 

based upon the final stormwater design of the Project, in accordance with the timing set forth in Paragraph 4 

above.  

 

 8. The Applicant shall pay all Township fees and costs, including but not limited to legal, 

engineering, and administrative fees, for all Township reviews associated with the Project (the “Review Fees”) 

and, at the Township’s request, shall establish an escrow account to guarantee payment of the Review Fees. 

 

 9. The Applicant shall comply with all applicable laws, ordinances and regulations and shall 

obtain any other required governmental approvals and permits as applicable.  The Applicant shall provide the 

Township with copies of such approvals and permits. 
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 10. Should the Applicant violate any of the foregoing conditions, this Conditional Waiver of Land 

Development shall be deemed rescinded, and the Applicant shall be required to proceed with the Land 

Development Application pursuant to the procedures set forth in SALDO. 

 

 11. This Conditional Waiver of Land Development Application does not and shall not authorize the 

construction of improvements or buildings other than those shown on the Plans.  Furthermore, this Conditional 

Waiver of Land Development Application shall be rescinded automatically upon the Applicant’s or the Applicant’s 

agent’s failure to accept, in writing, all conditions herein imposed within seven (7) days of receipt of this 

Resolution, such acceptance to be evidenced by Applicant’s or Applicant’s agent’s signature below. 

 
ADOPTED, as a Resolution by the Lower Gwynedd Township Board of Supervisors this 25h day of July, 

2023. 

 

 

       LOWER GWYNEDD TOWNSHIP  
ATTEST:       BOARD OF SUPERVISORS 
 
 
 
                       By:       

MIMI GLEASON, TOWNSHIP MANAGER   DANIELLE A. DUCKETT, CHAIRPERSON 

 
 
 
THE UNDERSIGNED APPLICANT HEREBY AGREES TO THE ABOVE CONDITIONAL WAIVER OF  
LAND DEVELOPMENT APPLICATION: 
 
GWYNEDD MERCY UNIVERSITY 
 

 

By:        

         

 

Dated:    , 2023 
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June 20, 2023  ̀
 

File No. 23-05020 
 

Mimi Gleason, Township Manager 
Lower Gwynedd Township 
1130 N Bethlehem Pike 
P.O. Box 625 
Spring House, PA 19477 

 
Reference: Gwynedd Mercy University – Proposed Courtyard Improvements 

Land Development Waiver Request – Review 1 
TMP No. 39-00-03955-002 

 
Dear Mrs. Gleason: 

 
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the plans, entitled Waiver of 
Land Development Plans for Gwynedd Mercy University. Upon review, we offer the following comments for 
consideration by the Lower Gwynedd Township Board of Supervisors. 

 
I. Submission 

 

A. Site Plan for 1325 Sumneytown Pike, prepared by Bohler Engineering, dated April 27, 2023, last 
revised June 2, 2023, consisting of 1 to 13 of 13 sheets 

 
B. Waiver of Land Development Request letter, dated April 28, 2023 

 
II. General Information 

 

The subject property TMP # 39-00-03955-00-2, located at 1325 Sumneytown Pike is situated in the 
Lower Gwynedd Township A-Residential District. The subject property is accessed from 
Sumneytown Pike and Evans Road (SR 2016). The tract consists of 160.1 acres and currently 
contains an existing university with several accessory buildings, athletic fields and facilities, parking 
areas and access drives. The portion of the site to be improved contains an existing 40,000 square 
foot dormitory and a parking lot. 

 
The plans propose the partial removal of the existing parking lot to construct exterior courtyard 
improvements. Additional improvements include 12 new parking spaces, including five (5) ADA 
spaces, landscaping improvements and a conceptual location of an underground stormwater system 
to control the runoff from the added impervious surface areas. 

 
III. Review Comments 

 

A. Zoning Ordinance 
 

We defer all comments with respect to the Lower Gwynedd Township Zoning Ordinance to the 
Township’s Zoning Officer. 
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B. Subdivision and Land Development Ordinance (SALDO) 
 

It is our understanding that this application may be processed as a waiver of land development. 
As such, the following comments are for the Board’s consideration when evaluating how to 
process the Application. In the event some form of a waiver of land development is approved, 
then the Board should condition the approval on compliance with the recommendations 
contained in this letter that the Supervisors feel have merit. In the event a waiver of land 
development is not granted, our office reserves the right to perform a comprehensive review of 
the Subdivision and Land Development Ordinance and the Applicant will need to comply with 
additional regulations contained in the ordinance and/or obtain waivers from the ordinance 
requirements not specifically mentioned below: 

 
1. The plans show a conceptual location of an underground basin to control additional runoff. 

However, a full stormwater management design and calculations have not been provided at 
this time. Any future submissions shall include a full stormwater management design that 
meets all applicable sections of the Lower Gwynedd Stormwater Management Ordinance. 
We note the Applicant intends to include the impervious associated with this project in the 
stormwater management design for the Healthcare Innovation building. While we have no 
objection to this approach, we recommend the Applicant fully design the underground basin 
for the courtyard project and post financial security to ensure installation or incorporation into 
the design for the Healthcare Innovation building. Lastly, the Applicant shall add a note to 
the plans stating that the proposed impervious area will be managed by BMPs constructed 
as part of the Healthcare Innovation land development. 

 
2. It appears as that the new ADA ramp at the Loyolla Entrance is located on top of an existing 

gas meter. The plans shall be revised to show a verified location of the gas meter or whether 
the gas meter will be relocated during construction. In the event the gas meter will need to 
be relocated, additional comments may follow upon re-submission. 

 
3. We note that the plans propose 4 water quality filters on inlets in the surrounding area but no 

further details have been provided at this time. The plans shall be revised to provide details 
of the water quality filters. 

 
4. The plans propose nine (9) “Golden Rain-Tree” plants to be included as part of the 

landscaping. These plants have been labeled as Invasive by the Pennsylvania Department 
of Conservation and Natural Resources. The landscaping plan shall be revised to replace 
these plants. Additionally, in accordance with Lower Gwynedd Township Ordinance No. 496, 
at least 75% of the plantings proposed as part of the project shall be native. The Plant 
Schedule shall be revised to denote which species are native, so that compliance with this 
ordinance can be demonstrated. 

 
5. We note that there are 2 existing drainage inlets previously in grassed areas that will now be 

located in the new parking lot. The Applicant shall confirm whether the drainage inlets are 
vehicle rated or the plans shall be revised to replace the inlets with standard M top inlets. 

 
6. We note that the proposed courtyard area will be used as an access drive for emergency 

vehicles. As such, the plans shall be revised to include details on the pavers to confirm the 
surface is rated for vehicles. 

 
7. Per resolution 2005-16, the proposed stormwater management design will be subject to the 

Stormwater Management Facility fee. As such, the fee will be calculated upon final design of 
the stormwater management system. 

 
8. The Applicant is responsible for any other required approvals, permits, etc. (i.e., MCPC, 

MCCD, PADEP, Municipal Authority, Fire Marshal, etc.) as applicable. Copies of these 
permits and approvals should be submitted to the Township. 
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As mentioned above, we recommend that if a waiver of the land development process is granted that it be 
conditioned upon the applicant satisfying the comments in this letter. 

 
If you have any questions regarding the above, please contact this office. 

Sincerely, 

 
 
 

Edward Brown, P.E., 
Project Manager 
Gilmore & Associates, Inc. 

 

EB/sl 
 

cc: Neil A. Stein, Esq., Kaplin Stewart 
Jamie Worman, Assistant Township Manager 
Patty Sexton-Furber, Building Codes Administrator 
Al Comly, Township Fire Marshal 
Chad Dixon, AICP, PP, McMahon Associates, Inc. 
George J. Hartman III, P.E., Bohler Engineering, LLC. 
James Hersh, P.E., Gilmore & Associates, Inc. 



 

 

June 20, 2023 

 

 
Ms. Mimi Gleason 

Township Manager 

Lower Gwynedd Township 

1130 N. Bethlehem Pike 

P.O. Box 625 

Spring House, PA 19477 

 

RE: Traffic Review #1 – Waiver of Land Development Plans 

Gwynedd Mercy University – Proposed Site Modifications 

Lower Gwynedd Township, Montgomery County, PA 

Project No. 313499-01-001 

 

Dear Mimi, 

 

Per your request, McMahon, a Bowman company (McMahon) has completed our initial traffic review for the 

proposed site modifications to be located on the Gwynedd Mercy University campus in Lower Gwynedd 

Township, Montgomery County, PA. The proposed site modifications will consist of removing an existing parking 

lot and replacing it with a courtyard for the residential hall, construction of new parking, and ADA accessibility 

improvements to the Loyola Hall entrance. Access to the University campus will continue to be provided via the 

existing driveways along Sumneytown Pike and Evans Road (SR. 2016). 

 

The following documents were reviewed in preparation of our comments: 

 

• Waiver of Land Development Plans – Gwynedd Mercy University (Proposed Courtyard Improvements), 

prepared by Bohler Engineering PA, LLC, last revised June 2, 2023. 

• Project Description Letter – Gwynedd Mercy University (Proposed Courtyard Improvements), prepared 

by Bohler Engineering PA, LLC, dated April 28, 2023. 

 

Based on our review of the documents listed above, McMahon offers the following comments for consideration 

by the Township and action by the applicant’s team to address: 

 

1. The applicant should provide details, with a narrative and any supporting plans if needed, for the 

expected on-site traffic operations during the construction phases. Of concern is vehicular and 

pedestrian activity for students/faculty/staff/visitors of the site interacting with construction vehicles and 

equipment, resulting in unsafe conditions. 

 

2. All existing and proposed signs should be clearly labeled on the plans. 

 

3. The addition of a sidewalk should be considered by the applicant along the western side of the 

westernmost drive aisle in the parking lot connecting the proposed courtyard to the existing crosswalk 

and sidewalk at the Waldron Center and the sidewalk along University Drive. 

 

4. A crosswalk should be shown on the plans across the southern end of the easternmost drive aisle at its 

intersection with University Drive. 

 

425 Commerce Drive, Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

mcmahonassociates.com | bowman.com 
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5. An ADA ramp should be shown on the plans at the following locations: 

• On the eastern side of southern end of the easternmost drive aisle in the parking lot to the south of 

the residential hall. 

• On the northern side of the eastern end of the drive aisle to the south of the Waldron Center. 

 

6. It is unclear if vehicles will be allowed to travel along the proposed brick paver area to the east of the 

residential hall. If vehicular traffic will be prohibited in this area, bollards and/or signage should be 

provided at the southern end of the brick paver area where it meets the parking lot to prevent vehicles 

from accessing this area. 

 

7. Based on the plans referenced above and supplemental correspondence provided by the applicant’s 

engineer, it appears that the proposed site modifications will not be utilized to increase the number of 

students or staff. Therefore, the proposed expansion is not expected to generate “new” weekday 

afternoon peak hour trips subject to the transportation impact fee. 

 

8. In all subsequent submissions, the applicant's engineer must provide a response letter that describes 

how each specific review comment has been addressed, where each can be found in the plan sheets, or 

other materials, as opposed to providing general responses. This will aid in the detailed review and 

subsequent review timeframes. 

 

We trust that this review letter responds to the Township’s request and addresses our review of the materials 

related to the proposed development apparent to us at this time. If the Township has any questions, or requires 

further clarification, please contact me. 

 

Sincerely, 
 

Chad Dixson, AICP, PP 

Senior Project Manager 

 

BMJ/CED 

 

cc: Jamie Worman, Assistant Township Manager 

Patty Sexton-Furber, Building Codes Administrator 

James Hersh, P.E., Gilmore & Associates, Inc. 

Neil Stein, Esquire, Solicitor 

George Hartman, P.E., Bohler Engineering PA, LLC (Applicant’s Engineer) 

 
I:\eng\LOWERGW1\313499-01-001 GMU WLD\Submissions\2023-06-05 WLD\Review\2023-06-20 Review Letter #1_Gwynedd Mercy University Waiver of Land Development.docx 
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Office of the Fire Marshal 
1130 N. Bethlehem Pike--P.O.Box 625--Spring House, PA 19477-0625--(215) 646-5302--FAX (215) 646-3357 

 

MEMORANDUM 

 

TO: JAMIE WORMAN, DIRECTOR OF PLANNING & ZONING 

PLANNING COMMISSION 

PATTY FURBER, CODES ADMINISTRATOR 

FROM: AL COMLY, FIRE MARSHAL 

DATE: JUNE 10, 2023 

 

RE: PROPOSED COURTYARD IMPROVEMENTS 

RESIDENCE HALLS—TRI-PLEX 

GWYNEDDD MERCY UNIVERSITY 

1325 SUMNEYTOWN PIKE 

LOWER GWYNEDD TOWNSHIP, PA 

 

I have reviewed the plans for the Waiver of Land Development for the above referenced 

project as prepared by Bohler Engineering, dated 4-23-2023 with a revision dated 6-02- 

2023, consisting of the following drawings: 

 

C-101 Cover Sheet 

C-102 General Notes Sheet 

C-201 Existing Conditions/ Demolition Plan 

C-301 Site Plan 

C-401 Grading Plan 

C-501 Utility Plan 

C-601 Soil Erosion and Sediment Pollution Control Plan 

C-602 Soil Erosion and Sediment Pollution Control Notes & Details 

C-701 Lighting Plan 

C-702 Landscaping Plan 

C-901 Details 

C-902 Details 

C-903 Fire Truck Circulation Plan 

 

I reviewed these plans, finding that they have addressed the concerns enumerated in my 

memo regarding this project dated May 8, 2023. I thank the facilties and public safety 
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staff at Gwynedd Mercy—Steve Freeman and Joanna Gallagher—for arranging a 

meeting with myself and Fire Chief Jay Leadbeater to review the life safety concerns. 

The response area has been modified as per our meeting, the landscape adjusted and the 

site structures revised to allow needed access. 

 

I note, however, that the drawings (C-902 specifically) for not include a sign type 

designating: 

 

No Parking By Order of Fire Marshal 

 

This sign type shall be included and the access areas that are part of the fire truck access 

route shown on drawing C-903, shall be signed to prevent parking in the identified access 

lanes. 

 

I also request that the extension of the dead-end access lane on the northwest side of the 

building (Sienna Hall) be included in this review as a future commitment by the 

University. 

 

I have no other comments regarding this proposed project. 
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M E M O R A N D U M 
ATTN:  Board of Supervisors 

DATE:  Thursday, July 20, 2023 

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ:  400 Houston Road Conditional Use Application (#23-01CU) 

 

RE: Conditional Use Application-400 Houston Road (#23-01CU) 

 

Thayne & Callie Gould are requesting consideration of a conditional use application for a 

property located at 400 Houston Road, owned by Bruce Thompson. The property is currently a 

lawful non-conforming lot and requires conditional use approval to permit the reduction in lot 

size to accommodate a future subdivision of this parcel. The applicants intend on subdividing 

the parcel to construct a single-family residence on the newly created 32,308 sq. ft. lot (Lot B) 

that will be accessed from N. Spring Garden Street. The 5-unit apartment building will remain on 

Lot A, which will be reduced to 25,672 sq. ft. Property will be added to Lot C through a lot line 

adjustment, which is an existing lot created through a previous subdivision of this parcel and the 

current residence of the property owner, Bruce Thompson. The lot line adjustment will provide 

additional land to reduce the impervious and the existing non-conforming setbacks on Lot C. 

 

The conditional use application has been circulated and reviewed by the appropriate entities. 

The application was presented to the Planning Commission (PC) on June 21st, 2023. The PC 

recommended the application for approval by the BOS. The PC and the Building & Zoning 

Subcommittee both propose a recommendation that the BOS consider a condition that the 

applicants remove the vegetation at the corner of Houston Road, and N. Spring Garden Street 

and place an easement over this portion of the property to restrict any future plantings in this 

location. Both committees feel this would drastically improve the sight distance at this 

intersection, making it safer for motorists.  

https://lowergwynedd.sharepoint.com/:f:/g/BOS/EhGl_EOkUKBFsBUEKRGORVUBZ9-4kN1CAQddcOLNVap4fQ?e=VCXPbT


16396/20/7210255v1 

LEGAL ADVERTISEMENT 
CONDITIONAL USE HEARING NOTICE 

 
Notice is hereby given that the Lower Gwynedd Township Board of Supervisors, on Tuesday, July 25, 2023, at 7:00 
p.m., will hold a public hearing to consider the conditional use application (“Application”) of W. Bruce Thompson, 
Callie Gould and Thayne Gould (“Applicants”), for the property known as 400 Houston Road, Parcel #39-00-01957-
00-2, consisting of 67,618 sf. of land, located within the C-Residential Zoning District. The Applicants are 
requesting conditional use approval pursuant to Section 1296.06(d) of the Township's Zoning Code, in anticipation 
of a two (2)-lot subdivision, to reduce the current non-conforming lot size from 67,618 square feet to 25,672 
square feet, resulting in a new lot of 32,308 square feet.  
 
The Board of Supervisors will consider testimony and evidence from the Applicants at the hearing in support of 
the Application. Copies of the Application and proposed plans are available to be viewed at the Lower Gwynedd 
Township Building during normal business hours. Please contact the Township at (215) 646-5302 or 
mfarzetta@lowergwynedd.org, to schedule an appointment.  
 
The public may participate in the meeting in-person at the Lower Gwynedd Township Building, 1130 N. Bethlehem 
Pike, Spring House, PA 19477; online at 
https://us02web.zoom.us/j/87993286253?pwd=dHo1MGN4dVhXOXIrRmFqRzFSZmZmUT09 Passcode 393026; 
or by calling 1 646 876 9923 and entering the meeting ID number 879 9328 6253 when prompted. 
 
At the hearing, members of the public may request party status.  Only those granted party status may question 
witnesses, present testimony, and appeal from the decision to court. Party status is not required to provide 
comments only, and comments may be presented in writing, or verbally at the conclusion of the hearing. Anyone 
requesting party status or who wishes to submit written comments in advance of the hearing, are encouraged, but 
not required, to email the Township Solicitor, Neil Andrew Stein, Esquire, nstein@kaplaw.com, with your name, 
address, e-mail address, and telephone number and any comments. 
 

Neil Andrew Stein, Esquire 
Township Solicitor 

 
 

mailto:mfarzetta@lowergwynedd.org
https://us02web.zoom.us/j/87993286253?pwd=dHo1MGN4dVhXOXIrRmFqRzFSZmZmUT09
mailto:nstein@kaplaw.com
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LOWER GWYNEDD TOWNSHIP 

PLANNING COMMISSION  

Minutes of June 21, 2023 

 

Present:   Craig Melograno, Chairman 

     Rich Valiga, Vice-Chair 

     Danielle Porreca                                       

                 Maureen Nunn 

     Rusty Beardsley                                                                               

           Patty Furber, B&Z Administrator 

           Ed Brown, Gilmore & Associates 

           Chad Dixson, McMahon & Assoc. 

                                               

                 

                                                                                                                                                

Absent:   Stephen Paccione, Joel Mayor 

                                               
Call to Order: 

The meeting of the Lower Gwynedd Township Planning Commission was called to order at 
7:00 PM. 
 

 

 

Approval of Minutes:  April 19, 2023 

A motion was made by Ms. Porreca and seconded by Mr. Beardsley to approve the minutes of 
the Lower Gwynedd Township Planning Commission meeting of April 19, 2023.  The motion 
carried unanimously.  

 

 
 
Subdivision/Land Development: 
 
400 Houston Rd.        #23-01CU 
Conditional Use Application 
 
Present for the conditional use application was Annie L. Neamand from Hamburg, Rubin, Mullin, 
Maxwell & Lupin, PC, Gary Tilford from Charles E. Shoemaker Inc., the applicants Thayne and 
Callie Gould and Mrs. Gould’s parents, the parcel owners, Bruce & Mary Thompson.      
 
Ms. Neamand explained to the board that the applicants would like to create a new lot to be closer 
to her parents, Bruce & Mary Thompson. Ms. Neamand explained that the property is located in 
the “C” residential district, the lot is 67,618 sq feet and they would like to subdivide it into 2 
parcels.  One parcel would be 32,000 sf. and the other would be 26,000 sf.  Currently, on the 
property, there is a three-story five-unit apartment building that was built in 1920 and has been 
used as an apartment building since 1950 making it legally non-conforming.  Ms. Neamand stated 
the Lower Gwynedd ordinance zoning code section 1296.06(d) states that reducing the lot size 
for a non-conforming use requires conditional use approval.  
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Mr. Tilford explained to the board that the Thompson’s currently own a flag lot that takes access 
off of Houston Rd.  Mr. Tilford explained that the tract contains a creek bed and a floodplain. 
They do not intend on encroaching into the floodplain.  Mr. Tilford stated they are looking to 
adjust the lot line of the flag lot to add more land to reduce the non-conformities such as lot area 
and building coverage.  He stated they are close to making the impervious coverage compliant 
while not creating any new non-conformities.   
 
Mr. Tilford explained they recently met with Jamie Worman and Steve Ware from the Building 
& Zoning Department to review the plans.  Mr. Tilford explained the only item of concern is 
proposing to utilize an existing driveway to create the new lot.  The flag lot has a stone driveway 
off of Houston Rd. and a couple of garages, the new driveway would be separate.  Mr. Tilford 
explained further down the road, when ownership changes, there is a concern with shared 
driveways with multiple users.  Mr. Tilford explained that there are some vegetation and 
embankment issues that would need to be addressed, but they would like to pursue a PennDOT 
permit.  Mr. Dixson stated that they would need a minimum-use driveway permit.  Mr. Dixson 
wanted to make the applicant aware that with PennDOT’s driveway regulations, they have the 
authority to require access to the lesser classification of the street.  Mr. Melograno stated that there 
would be confusion without going through PennDOT and their conditional use plan might 
potentially be unusable if they won’t allow access to Spring Garden Street.  Mr. Melograno 
wanted to know what if PennDOT informed them that they wouldn’t allow access off of Spring 
Garden St.  Ms. Neamand stated that they would take access from Houston by using shared access 
easements.  Mr. Tilford stated that they did initially consider a shared driveway from Spring 
Garden Street by adding a driveway extension, but stated that common driveways can cause 
problems with neighbors.  Ms. Neamand stated that they would reach out to PennDOT after the 
conditional use approval, but for now, they just wanted to know if they would be able to reduce 
the lot at all.    
 
Ms. Nunn stated there is a problem with the riparian buffer, sanitary easement and the steep 
slopes.  Mr. Tilford stated that the floodplain is beyond the buffer and the steep slopes are below 
the thresholds and there is no disturbance for the woodlands.  He stated the sanitary sewer 
easements can be created during the subdivision process.  Mr. Brown stated the riparian buffer 
comment on Gilmore’s review letter dated June 15, 2023, stating that nothing encroaches and that 
the stormwater ordinance was updated to 35’ for the 100-year floodplain.  Mr. Melograno asked 
about the sanitary easement and what the intent would be to relocate it.  Mr. Tilford stated that 
the existing lateral would go to the new house and there would be a new connection for the 
existing house.  He stated both properties are with the same family and that creating new 
easements wouldn’t be a problem.  Mr. Brown stated that the lateral is outside of the easement 
and both would have to be reworked.   
 
Mr. Valiga wanted to know if there would be any issues for fire trucks to access the new lot.  Ms. 
Neamand stated that if they have to go with the shared driveway option, they would work on 
increasing the turning radius for fire truck access.   
 
Mr. Melograno wanted to know if they had a tree calculation.  Ms. Neamand stated that they 
would have to replant 28 – 3” caliper trees to put the new house where it is located on the plan.  
Ms. Neamand stated that they would have an issue trying to fit 28 trees on the lot, and was 
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thinking about doing a fee-in-lieu instead. Mr. Melograno suggested that they could potentially 
take down more trees to improve the sightline distance issues on Spring Garden Street while 
incorporating them into their tree waiver.  He stated that this might also put them in a better 
position with the Township for their waiver request.  Mr. Melograno stated if they removed the 
trees and replanted the 28 – 3” caliper trees on the new lot for buffering, technically, they would 
be reusing trees on their own property.  Ms. Neamand thanked Mr. Melograno for the idea.   
 
Mr. Dixson stated that the Township and PennDOT receive complaints frequently when 
somebody is sitting on Houston Rd. trying to make a left or right-hand turn, they can’t see due to 
the vegetation around that curb.  Mr. Melograno wanted to discuss waivers, but Mr. Brown stated 
that those should be discussed during the land development process.  Ms. Neamand agreed with 
Mr. Brown stating that she just wanted to know if this idea would be approved prior to putting 
any substantial time and money into this project.   
 
A motion was made by Ms. Porreca to recommend this conditional use application for approval 
by the Board of Supervisors, seconded by Mr. Beardsley with the following recommendations: 

• The board recommends the sanitary easement be compliant with the township 
ordinance;   

• The board recommends that the applicant should aggressively pursue fixing the 
sightline distance by removing trees on the 400-front parcel. Those trees should not 
count in the tree replacement. 

 
The motion passed with a 5-0 vote. 

 

 
 
Lower Gwynedd Township: 

 
Traffic Impact Fee Update:  
 
Chad Dixson from McMahon & Associates gave a brief update to the PC members regarding 
updating the traffic impact fee.  Mr. Dixson stated that the ordinance was originally adopted back 
in 2004 and the current fee is $2,258.00 per peak-hour trip.  Mr. Dixson stated the types of traffic 
impact fees can be used for new traffic signals, upgrades to existing traffic signals, left or right-
turn lanes at intersections, additional thru lanes at intersections, additional thru lanes for a 
corridor and new roadways. 
 
Mr. Dixson explained regarding the list of fees; the municipalities with the highest fees have been 
revised more recently.  Mr. Dixon stated that the board assigned a Transportation Impact Fee 
Advisory Committee which included 7 members to provide recommendations to the board.  Mr. 
Dixson stated that the original traffic impact fee ordinance was codified into the SALDO (which 
is not normally done that way) it’s usually a stand-alone ordinance within the township code 
outside of the SALDO.  Mr. Dixson stated that this would be on the board’s agenda next week at 
their June 27th meeting.   
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Mr. Dixson stated there are a couple of ways that the MPC permits the municipality to adjust the 
fee, which would include going back and redoing all the land use and traffic studies used in the 
original adoption, which can be both timely and expensive, the other adjustment is fee-based 
from a construction cost index.  Mr. Dixson went back to see what the index was back in 2004 to 
the present and it has increased by a significate percentage.  When you apply the percentage and 
remove improvements during that time, the new potential fee would be $3,865.00. The advisory 
committee recommended that the board approve this adjustment.  Mr. Dixson stated that he is 
looking for a recommendation from the P.C.   
 
Mr. Beardsley wanted to know if anyone would have any issues with the huge increase.  Mr. 
Dixson stated that he didn’t think so, that the builders look at it more as the cost of business. Mr. 
Beardsley wanted to know when this would go into effect.  Mr. Dixson stated that if the board 
adopts it next week, then this would be applied to any new applications after that time.  Any 
application submitted prior would be grandfathered into the old fee.   
 
A motion was made by Mr. Beardsley and seconded by Mr. Melograno to recommend removing 
the Traffic Impact Fee from the SALDO and adopting a new ordinance for the new Traffic Impact 
Fee in the amount of $3,865.00.  
 
The motion passed with a 5-0 vote.  
 

 
 

ADJOURNMENT 

There being no further business, the meeting was adjourned at 8:20 P.M.  
Respectfully submitted, 
Patty Furber, Secretary 























 

 
Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 
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65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 
June 15, 2023 
 
File No. 23-05051 
 
Mimi Gleason, Interim Township Manager  
Lower Gwynedd Township 
1130 N Bethlehem Pike, P.O. Box 625 
Spring House, PA 19477 
 
Reference: 400 Houston Road 
 TMP #39-00-01957-00-2 & 39-00-01957-01-1   

Conditional Use Plans 
 

Dear Ms. Gleason: 
 
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the conditional use plans for the above-
referenced project. Upon review we offer the following comments for consideration by the Lower Gwynedd Township 
Board of Supervisors: 
 
I. Submission 

 
A. Conditional Use Plan, consisting of one (1) Sheet, dated May 2, 2023, as prepared by Charles E. Shoemaker, 

Inc., for the subdivision of 400 Houston Road.  

B. Topographical Survey Plan, consisting of one (1) Sheet, dated January 25, 2023, as prepared by Charles E. 
Shoemaker, Inc., for 400 Houston Road.  

C. Conditional Use Application to Board of Lower Gwynedd Supervisors, dated May 3, 2023. 
 

II. Project Description 
 
The subject tract consists of two properties at 400 Houston Road. The larger property, TMP 39-00-01957-00-2 
contains a 5-unit apartment building with a small parking lot and shared access drive from Houston Road. The 
flag lot in the rear of the property, TMP 39-00-01957-01-1, contains a single-family dwelling with an attached 
garage. The flag lot utilizes the shared access drive from Houston Road, but also includes a gravel driveway from 
N. Spring Garden Street.  
 
The Applicant proposes to subdivide the larger property, TMP 39-0-01957-00-2, to create a new lot with a 
proposed single-family dwelling with access from N. Spring Garden Street. In addition, the plan proposes to 
realign the property lines of the flag lot, TMP 39-00-01957-01-1, to enlarge the existing property. The proposed 
subdivision will create three (3) individual lots, known at Parcels A, B and C. The plans show the conceptual 
location of the proposed house and driveway, but additional improvements have not been included at this time.    

 
III. Review Comments 

 
A. Conditional Use 

 
By conditional use, a lot on which a valid nonconforming use is located may be reduced in size, provided the 
newly created smaller parcel does not create any additional nonconformities with regard to the Zoning 
Ordinance.  We note that the Applicant has submitted the required conditional use application. Upon review, 
we offer the following comments.  The comments contained in this section should not be misconstrued as 
requirements, but rather discussion points for the Board’s consideration when evaluating the Conditional Use 
Application. We note that a more comprehensive review related to the Zoning and Subdivision/Land 
Development Ordinances will be provided upon submission of the subdivision and land development plans: 
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1. We note that the Stormwater Manager Ordinance requires the riparian buffer easement be measured to 

be the greater of the limit of the 100-year floodplain or a minimum of 35 feet from the top of the 
streambank. The plans shall be updated to show the revised location of the riparian buffer easement.  
 

2. We note that the proposed driveway access from N. Spring Garden Street does not appear to meet the 
sight distance requirements and this area is known to be a blind spot for vehicular traffic. As such, the 
applicant shall consider utilizing the shared access from Parcels A and C to access the proposed lot.   
 

3. The proposed driveway for the new house is located within a sanitary easement. Nothing shall be 
permitted to be placed, set or put within the area of a utility easement except lawns or suitable low ground 
cover. The plans shall be revised to relocate the proposed driveway access or relocate the existing 
sanitary lateral and provide a new easement.  

 
4. We note that the existing parking lot and access drive is utilized by both parcels, 39-00-01957-00-2 and 

39-00-01957-01-1. The applicant shall provide an access easement and legal description of the shared 
parking area and access drive. If the access easement is currently memorialized, then the applicant shall 
provide the easement agreement to our office for review.  

 
5. We note that a Subdivision and Land Development Ordinance requirement for steep slopes is that no 

more than 30% of 15-25% steep slope areas shall be altered, regraded, cleared or built upon. The 
Applicant will be required to provide a natural resource protection table to confirm that less than 30% the 
15-25% steep slopes on Parcel B will be altered. 

 
6. We recommend the Board of Supervisors consider comments from the Township Traffic Engineer and 

the Township Fire Marshal prior rendering a decision on the conditional use.  
 

B. Zoning Ordinance 

Upon review, we offer no comments related to the Zoning Ordinance. However, we note that a more 
comprehensive review related to the Lower Gwynedd Township Zoning Ordinance will be provided upon 
submission of subdivision and land development plans: 

In order to expedite the review process of the resubmission of the plan, the Applicant should submit a response letter 
which addresses each of the above comments.   Changes that have been made to the application that are unrelated 
to the review comments should also be identified in the response letter.  Additional review comments not referenced 
in this letter may be made upon review of the revised plan submission. 
 
Sincerely, 

 
Edward Brown, P.E.    
Project Manager      
Gilmore & Associates, Inc.      
 
EFB/sl 
 
cc: Jamie Worman Assistant Township Manager/Director of Building & Zoning 
 Steve Ware, Township Zoning Officer 
 Neil Stein, Esq., Township Solicitor 
 Al Comly, Township Fire Marshal 
 Gary Tilford, P.L.S., Charles E. Shoemaker, Inc. 
 Chad Dixon, AICP, PP, McMahon Associates, Inc.  
 James Hersh, P.E., Gilmore & Associates, Inc. 



 

425 Commerce Drive, Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 
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June 15, 2023   

 

 

Ms. Mimi Gleason 

Township Manager 

Lower Gwynedd Township 

1130 N. Bethlehem Pike 

P.O. Box 625 

Spring House, PA  19477 

 

RE: Traffic Review #1 – Conditional Use Plan 

400 Houston Road Subdivision 

Lower Gwynedd Township, Montgomery County, PA  

 Project No. 313508-01-001 

 

Dear Mimi, 

 

Per your request, McMahon, a Bowman company (McMahon) has completed our initial traffic review for the 

proposed subdivision to be located at 400 Houston Road in Lower Gwynedd Township, Montgomery County, PA.  

It is our understanding that the proposed subdivision involves subdividing Parcel #39-00-01957-00-2 into three 

parcels (Parcels A, B, and C) to provide an additional single-family home.  Based on information provided in the 

conditional use (CU) application, the existing building containing five apartment units will remain on Parcel A, a 

house is proposed to be constructed on Parcel B, while the existing garage with apartments above will remain on 

Parcel C.  Access to Parcels A and C will continue to be provided via the existing full-movement driveway to 

Houston Road while access to Parcel B will be provided via driveway connection to North Spring Garden Street 

(S.R. 2020).   

 

The following document was reviewed in preparation of our comments: 

 

• Conditional Use Plan – 400 Houston Road, prepared by Charles E. Shoemaker, Inc., dated May 2, 2023. 

 

Based on our review of the document listed above, McMahon offers the following comments for consideration 

by the Township and action by the applicant’s team to address: 

 

1. Sight distance measurements and sight distance triangles must be shown on the plan at the proposed 

driveway to Parcel B along North Spring Garden Street (S.R. 2020) and the existing driveway to Parcels A 

and C along Houston Road.  The applicant should evaluate the existing and any proposed vegetation 

along the North Spring Garden Street (S.R. 2020) and Houston Road frontages to determine if any 

trimming, removal, or relocation of vegetation is needed for the sight distance requirements.  

 

2. The applicant should consider providing access to the proposed single family residential home with a 

connection to the existing shared driveway on Houston Road rather than creating a new access on North 

Spring Garden Street (S.R. 2020). 

 

3. The existing driveway along Houston Road is approximately 10 feet wide.  The applicant should consider 

widening the driveway which serves multiple dwelling units. 

 

 



Ms. Mimi Gleason 

June 15, 2023 

313508-01-001 

 

2 of 2    mcmahonassociates.com | bowman.com 

4. The proposed development will be subject to the transportation impact fee of $2,285 per “new” weekday 

afternoon peak hour trip, and the applicant will be required to pay a Transportation Impact Fee.   Based 

on a review of the submitted materials, it appears as though one single-family home will be provided on 

Parcel B. Based on Land Use Code 210 (Single-Family Detached Housing) in the Institute of 

Transportation Engineers’ publication, Trip Generation, 11th Edition, the proposed single-family home will 

generate one “new” trip during the weekday afternoon peak hour, resulting in a transportation impact 

fee of $2,285. 

 

5. A more detailed review of the parcels will be conducted if and when the project moves forward through 

a detailed land development review and approval process.   Additional comments could be raised at that 

point. 

 

6. Since North Spring Garden Street (S.R. 2020) is a State roadway, a Highway Occupancy Permit from 

PennDOT will be required for the proposed North Spring Garden Street (S.R. 2020) driveway and any 

modifications to the site frontage within the legal right-of-way.  The Township and our office must be 

copied on all applications, plan submissions, and correspondence between the applicant and PennDOT 

and be invited to any and all meetings between these parties. 

 

7. Based on our review, the applicant should address the aforementioned comments, and provide revised 

plans to the Township and our office for further review and approval recommendations. The applicant's 

engineer must provide a response letter that describes how each specific review comment has been 

addressed, where each can be found in the study or materials, as opposed to general responses. This will 

aid in the detailed review and subsequent review timeframes. 

 

We trust that this review letter responds to the Township’s request and addresses our review of the materials 

apparent to us at this time.  If the Township has any questions, or requires further clarification, please contact me. 

 

Sincerely, 

 
Chad Dixson, AICP, PP 

Senior Project Manager 

 

BMJ/CED 

 

cc: Jamie Worman, Assistant Township Manager 

Patty Sexton-Furber, Building Codes Administrator 

James Hersh, P.E., Gilmore & Associates, Inc. 

 Neil Stein, Esquire, Solicitor 

 Steve Ware, Zoning Officer 

 Fran Hanney, PennDOT 

 Paul Lutz, PennDOT 

 Koshy Thankachen, PennDOT 

 Annie Neamand, Esq., Hamburg, Rubin, Mullin, Maxwell & Lupin, P.C. (Applicant’s Attorney) 

 Gary Tilford, P.L.S., Charles E. Shoemaker, Inc. (Applicant’s Surveyor) 
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M E M O R A N D U M 
ATTN: 

DATE: 

FROM: 

SUBJ: 

BOARD OF SUPERVISORS 

Thursday, July 20, 2023 

Jamie P. Worman, Assistant Township Manager 

Proposed Property Maintenance Code 

At the request of the BOS, the professional consultants and staff have prepared a property 

maintenance code which is a tool used by government to improve the condition of properties 

that have fallen into disrepair within the Township. The BOS has recognized the need to be 

proactive in maintaining neighborhoods and protecting property values, and wish to provide 

more opportunities to resolve a multitude of issues and protect the health, safety, and welfare 

of the community. The proposed ordinance is attached and has been circulated for review and 

publicly advertised. The recommended action is to approve this ordinance establishing a 
property maintenance code in Lower Gwynedd Township. 



 

7527014v2 

PUBLIC NOTICE IS HEREBY GIVEN - NOTICE OF INTENT TO ADOPT ORDINANCE 

LOWER GWYNEDD TOWNSHIP 

 

 NOTICE IS HEREBY GIVEN that pursuant to the Second Class Township Code, the Lower Gwynedd 

Township Board of Supervisors, Montgomery County, Pennsylvania, at its regular public meeting to be held on 

Wednesday, July 25, 2023, at 7:00 PM, at the Lower Gwynedd Township Municipal Building (located at 1130 N. 

Bethlehem Pike, Spring House, PA 19477), will hold a hearing to consider the adoption of the following proposed 

Ordinance summarized below: 

 

‘PROPERTY MAINTENANCE CODE” 

 

AN ORDINANCE OF THE TOWNSHIP OF LOWER GWYNEDD, MONTGOMERY 

COUNTY, PENNSYLVANIA, ADOPTING THE 2015 EDITION OF THE 

INTERNATIONAL PROPERTY MAINTENANCE CODE AS THE TOWNSHIP 

PROPERTY MAINTENANCE CODE, WITH AMENDMENTS THERETO, 

ESTABLISHING REGULATIONS FOR THE MAINTENANCE OF PROPERTIES 

WITHIN THE TOWNSHIP, PROVIDING FOR REMEDIAL ACTION BY THE 

TOWNSHIP IN SPECIFIED SITUATIONS, AND PRESCRIBING CIVIL PENALTIES 

FOR VIOLATIONS. 

 

 The Board of Supervisors shall take evidence, testimony, public comment, or presentations with respect 

to the proposed Ordinance during the public hearing. The Board may, if no substantial changes are made, adopt 

the Ordinance at the meeting or at a subsequent meeting. Anyone who wishes to be heard should attend. This 

meeting with be conducted in-person at the Lower Gwynedd Township Building, 1130 N. Bethlehem Pike, Spring 

House, Pennsylvania as well as via the Zoom telecommunication device platform (call-in information is provided 

in this public notice). The Zoom information is below:  

 

 https://us02web.zoom.us/j/87993286253?pwd=dHo1MGN4dVhXOXIrRmFqRzFSZmZmUT09  

 Meeting ID:  879 9328 6253 

 Passcode:  393026     

 Call In #:  1 646 876 9923      

 

 Copies of the complete text of the proposed ordinance are available at the Lower Gwynedd Township 

Municipal Building (located at 1130 N. Bethlehem Pike, Spring House, PA 19477, Telephone: (215) 646-5302 and 

may be examined by appointment only from Monday through Friday between the hours of 8:00AM and 4:30 PM 

(excepting holidays). If any person who wishes to attend the hearing has a disability and/or requires auxiliary aid, 

service, or other accommodation to observe or participate in the proceedings, please contact the Township to 

discuss how those needs may be accommodated. 

 

Mimi Gleason, Township Manager 

 

Publish:       

Proof of Publication Required 

https://us02web.zoom.us/j/87993286253?pwd=dHo1MGN4dVhXOXIrRmFqRzFSZmZmUT09
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LOWER GWYNEDD TOWNSHIP 

MONTGOMERY COUNTY, PENNSYLVANIA 

BOARD OF SUPERVISORS 

 

ORDINANCE NO.     

 

AN ORDINANCE OF THE TOWNSHIP OF LOWER GWYNEDD, AMENDING TITLE FOUR OF THE 

TOWNSHIP CODE ENTITLED “BUILDING STANDARDS”, BY ADOPTING THE 2015 EDITION OF THE 

INTERNATIONAL PROPERTY MAINTENANCE CODE AS THE TOWNSHIP PROPERTY MAINTENANCE 

CODE, WITH AMENDMENTS THERETO, REGULATING AND GOVERNING THE CONDITIONS AND 

MAINTENANCE OF ALL PROPERTY, BUILDINGS, AND STRUCTURES IN LOWER GWYNEDD 

TOWNSHIP. 

 

WHEREAS, a property maintenance code is a tool used by governments to improve the condition of 

properties that have fallen into disrepair. The Township Board of Supervisors (the “Board”) has recognized the 

need to be proactive in maintaining neighborhoods and protecting property values; and 

 

WHEREAS, a property maintenance code does not replace any existing building or occupancy 

regulations, or any inspection procedure, particularly those procedures which are set forth in the Pennsylvania 

Uniform Construction Code and its regulations; and   

 

WHEREAS, traditional zoning and nuisance abatement regulations are not always adequate to address 

specific properties that have fallen into disrepair, become unsightly, unsafe, or unsanitary; and 

 

WHEREAS, even when violations are identified, the Township will endeavor to resolve maintenance 

problems amicably and to arrive at a reasonable solution for both neighbors and violators within the time limits 

set for compliance; and  

 

WHEREAS, the Board has reviewed the 2015 International Property Maintenance Code and desires to 

adopt the same with local amendments as identified in Section Three below; and 

 

WHEREAS, Sections 1506 and 1529 of the Second Class Township Code authorizes townships of the 

second class to prohibit nuisances, to remove same, and to impose penalties therefore; to regulate property 

maintenance within the township; and to promote in other respects, the health, comfort, and safety of its 

citizens. 

 

NOW THEREFORE, pursuant to the Second Class Township Code, as amended, and other relevant laws 

of the Commonwealth of Pennsylvania, the Lower Gwynedd Township Board of Supervisors hereby ENACTS and 

ORDAINS the following: 

 

Section One: Title 
 

This Ordinance shall be known as the "Property Maintenance Code of Lower Gwynedd Township." 
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Section 2. Adoption of Property Maintenance Code.  

 
That a certain document, copies of which are on file with the Office of the Secretary of the Township of 

Lower Gwynedd, Montgomery County, Pennsylvania, being marked and designated as the International Property 

Maintenance Code (2015 Edition), be and is hereby adopted as the Property Maintenance Code of the Township of 

Lower Gwynedd, to be designated as Chapter 1452, Section 1452.01 of Title Four of the Lower Gwynedd Township 

Code, to be entitled “Property Maintenance Code”, regulating and governing the conditions and maintenance of 

all property, buildings and structures for the protection of the health, safety, and welfare of the Township as herein 

provided. All regulations, provisions, penalties, conditions, and terms of the Property Maintenance Code on file 

with the Township, are hereby referred to, adopted, and made a part hereof, as if fully set forth in this Ordinance, 

with the additions, insertions, deletion, and changes enumerated in Section 3 of this Ordinance 

 

Section Three: Additions, Insertions, Deletions, and Changes.  

 

 The International Property Maintenance Code of 2015, adopted as the Lower Gwynedd Township Property 

Maintenance Code, is hereby modified as follows: 

 

A. Chapter 1, Scope and Administration, Section 101, General, Article 101.1, shall read: 

 

 Title. These regulations shall be known as the "International Property Maintenance Code of 
Lower Gwynedd Township," hereinafter referred to as "this Code." 

 

B. Chapter 1, Scope and Administration, Section 102, Applicability, Article 102.3, Application of 

other codes, is hereby eliminated in its entirety and replaced with the following language: 

 

Repairs, additions or alterations to a structure, or changes of occupancy, shall be done in 
accordance with the procedures and provisions of the Pennsylvania Uniform Construction Code, 
and the building, plumbing, mechanical, and electrical codes as adopted by Lower Gwynedd 
Township. Nothing in this Code shall be construed to cancel, modify, or set aside any provisions 
of the Lower Gwynedd Township Zoning Ordinance.  

 

C. Chapter 1, Scope and Administration, Section 103, Department of Property Maintenance 

Inspection, Article 103.1, shall read: 

 

 General. The Lower Gwynedd Township Building Department and the executive official in charge 
thereof shall be the Township-appointed Code Enforcement Officer, hereinafter referred to as 
the "Code Official." 
 

D. Chapter 1, Scope and Administration, Section 103, Department of Property Maintenance, Article 

103.5, shall read: 

 

 Fees. The fees for activities and services performed by the Department in carrying out its 
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responsibilities under this Code shall be set by resolution of the Board of Supervisors from time 
to time. 

 

E. Chapter 1, Scope and Administration, Section 111, Means of Appeal, is hereby repealed in its 

entirety, and any appeals section contained in a future edition of the International Property 

Maintenance Code (IPMC) shall be void unless specifically adopted by the Township hereinafter. 

Violations of the Township Code and International Property Maintenance Code that are not 

adequately remedied as determined by the Township Code Official and/or done so in a timely 

manner as detailed in the notice of violation or stop work order, shall result in a citation being 

filed with the local Magisterial District Court. Any aggrieved party shall have the right to appeal 

the Magistrate's decision to the Montgomery County Court of Common Pleas. 

 

F. Chapter 1, Scope and Administration, Section 112, Stop Work Order, Article 112.4 shall read: 

 

 Failure to comply. Any person who shall continue any work after having been served with a 
citation, notice of violation, or stop work order, except such work as that person is directed to 
perform to remove a violation or unsafe condition, shall be liable to a fine of not less than 
Three Hundred Dollars ($300) or more than One Thousand Dollars ($1,000). 

 

G. Chapter 2, Definitions, Section 202, General Definitions, is hereby amended by adding the 

following definitions: 

 

 ABANDONED VEHICLE – Any vehicle that does not have a current license plate, valid 

registration, current certificate of inspection or an ascertainable identification number. 

 

 BLIGHTED PROPERTY — As defined in 35 P.S. § 1712.1(c), a blighted property must meet one 

of the following criteria: 

 

1) Any premises which, because of physical condition or use, is regarded as a public 

nuisance at common law or has been declared a public nuisance in accordance with 

the local housing, building, plumbing, fire and related codes. 

 

2) Any premises which, because of physical condition, use or occupancy, is considered 

an attractive nuisance to children, including, but not limited to, abandoned wells, 

shafts, basements, excavations, and unsafe fences or structures. 

 

3) Any dwelling which, because it is dilapidated, unsanitary, unsafe, vermin- infested or 

lacking in the facilities and equipment required by the housing code of the 

municipality, has been designated by the department responsible for enforcement 

of the code as unfit for human habitation. 

 

4) Any structure which is a fire hazard or is otherwise dangerous to the safety of 

persons or property. 
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5) Any structure from which the sewerage has been disconnected, destroyed, removed, 

or rendered ineffective so that the property is unfit for its intended use. 

 

6) Any vacant or unimproved lot or parcel of ground in a predominantly built-up 

neighborhood which, by reason of neglect or lack of maintenance, has become a 

place for accumulation of trash and debris or a haven for rodents or other vermin. 

 

7) Any unoccupied property which has been tax-delinquent for a period of two (2) years prior 

to the effective date of this Part, and those in the future having a two (2)-year tax 

delinquency. 

 

8) Any property which is vacant but not tax-delinquent, which has not been rehabilitated 

within one year of the receipt of notice to rehabilitate from the appropriate code 

enforcement agency. 

 

9) Any abandoned property. A property shall be considered abandoned if: 

 

i. It is a vacant or unimproved lot or parcel of ground on which a municipal lien for 

the cost of demolition of any structure located on the property remains unpaid 

for a period of six (6) months; 

 

ii. It is a vacant property or vacant or unimproved lot or parcel of ground on which 

the total of municipal liens on the property for tax or any other type of claim of 

the municipality is in excess of one hundred fifty percent (150%) of the fair 

market value of the property as established by the Tax Assessment Office of 

Montgomery County or other body with legal authority to determine the taxable 

value of the property; or 

 

iii. The property has been declared abandoned by the owner, including an estate 

that is in possession of the property. 

 

CODE REQUIREMENT — A building, housing or property maintenance code or ordinance of the 

Township. 

 

JUNKED VEHICLE - Any self-propelled, fuel-powered vehicle that has any part of its body missing 

or has been stripped or partially disassembled, has a broken windshield, has the wheels out, motor 

out, transmission out, or is missing any part that prevents the vehicle from moving on its own 

power, and any other mobile equipment that has parts missing, that is pulled or towed by another 

fuel-powered vehicle, or that lacks valid vehicle registration, a current certificate of inspection, or 

an ascertainable vehicle identification number. 

 

MOTOR VEHICLE — A vehicle which is self-propelled, except an electric personal assistive mobility 

device or a vehicle which is propelled solely by human power. 
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H. Chapter 3, Section 302, Exterior Property Areas, Article 302.8, is amended to read: 

 

Motor Vehicles. Except as provided for by use or right, no unregistered or uninspected vehicle shall 
be parked, kept, or stored on any premises, and no vehicle shall at any time be in a state of major 
disassembly, disrepair, or in the process of being stripped or dismantled. Painting of vehicles, with 
automotive spray guns/devices, is prohibited unless conducted inside an approved spray booth.  
 
No person, firm or corporation shall dump, deposit, or accumulate garbage and/or rubbish, 
including junked or abandoned vehicles, upon any private or public property in the Township.  
 
Exceptions: This chapter shall not apply to any operable vehicle or equipment that is normally 
used in the operation of a farm owned or leased by the person actively farming the land. 
 
Notice to correct: After the Code Enforcement Officer determines that a junked or abandoned 
vehicle or machinery or an accumulation of garbage or rubbish exists, the Officer shall notify the 
owner of the property upon which it is located that it shall be removed within the time specified 
in the notice of violation. 
 
This section shall not be construed as prohibiting the registered owner of a motor vehicle or part 
thereof from performing minor repair of said vehicle in the driveway or other area of a residence, 
provided that the vehicle is registered to someone living in the residence and done so in 
accordance with all other Township, state or federal laws. 

 

I. Chapter 3, Article 302, Exterior Property Areas, the following article is added: 

 

302.10. Deposits on public streets, sidewalks, and other public rights-of-way. No property owner 
shall, through action or inaction, cause or allow water, mud, snow, soil, stone, sand, yard debris, 
refuse, litter, or other substances to accumulate on streets, alleys, or sidewalks. Inaction shall 
include, but is not limited to, allowing erosion of materials from properties due to water, wind, 
subsidence, or other. 

 

J. Chapter 3, Article 304.2, "Protective Treatment," is hereby eliminated in its entirety pertaining to 

structures located on land used for agricultural purposes (active farming operations). 

 

K. Chapter 3, Article 304.14, "Insect Screens," is hereby eliminated in its entirety. 

 

L. Chapter 3, Article 304.15, "Doors," is hereby eliminated in its entirety. 

 

M. Chapter 3, Article 304.16, "Basement Hatchways," is hereby eliminated in its entirety. 

 

N. Chapter 3, Article 304.18.1, "Doors," is hereby eliminated in its entirety. 
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O. Chapter 3, Article 304.18.2, "Windows," is hereby eliminated in its entirety. 

 

P. Chapter 3, Article 304.18.3, "Basement Hatchways," is hereby eliminated in its entirety. 

 

Q. Chapter 3, Section 305, Interior Structure, Article 305.1, General, is hereby eliminated in its  

  entirety and replaced with the following language: 

 

Interior General. Interior of structures must be maintained in a manner that does not create a 
condition on the property that is reasonably likely to negatively impact the peace, health, safety, 
and welfare of any residents and/or the public at large. 

 

R. Chapter 3, Section 308, Rubbish and Garbage, Article 308.3.1, "Garbage Facilities," is hereby  

  eliminated in its entirety. 

 
Section Four: Repeal 

 

That any and all other ordinances or parts of laws that are in conflict herewith, are hereby repealed. 

 
Section Five: Severability 

 

That if any section, subsection, sentence, clause, or phrase of this legislation is, for any reason, held to be 

unconstitutional, such decision shall not affect the validity of the remaining portions of this Ordinance. The 

Commonwealth hereby declares that it would have passed this law, and each section, subsection, clause, or phrase 

thereof, irrespective of the fact that any one or more sections, subsections, sentences, clauses, and phrases be 

declared unconstitutional. 

 
Section Six: Pending Litigation 

 

That nothing in this legislation or in the Property Maintenance Code hereby adopted shall be construed to 

affect any suit or proceeding impending in any court, or any rights acquired, or liability incurred, or any cause or 

causes of action acquired or existing, under any act or ordinance hereby repealed as cited in Section Four of this 

law; nor shall any just or legal right or remedy of any character be lost, impaired or affected by this legislation. 

 

Section Seven: Failure to Enforce. 
 

The failure of the Township to enforce any provision of this Ordinance shall not constitute a waiver by the 

Township of its rights of future enforcement hereunder. 

 

Section Eight:  Effect on Pending Actions. 
 

Nothing in this article or in the 2018 International Property Maintenance Code hereby adopted shall be 

construed to affect any suit or proceeding impending in any court, or any rights acquired, or liability incurred, or 

any cause or causes of action acquired or existing, under any act or ordinance hereby repealed; nor shall any just 
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or legal right or remedy of any character be lost, impaired, or affected by this article. 

 

 

Section Nine: Effective Date 
 

Pursuant to Section 1601 of the Second Class Township Code, this Ordinance shall take effect in five (5) 

days after adoption. 

 

ORDAINED and ENACTED this     day of    , 2023, by the Board of Supervisors of Lower 

Gwynedd Township, in a public meeting duly convened. 

 

 

        LOWER GWYNEDD TOWNSHIP  

ATTEST:        BOARD OF SUPERVISORS 

 

 

        By:      

MIMI GLEASON, TOWNSHIP SECRETARY     DANIELLE A. DUCKETT, CHAIRPERSON 

 

 

 



 

Memo 
To: Board of Supervisors 

From: Mimi Gleason, Township Manager 

Date: July 21, 2023 

Re: Cell towers 

 
Recommended action: Provide guidance to the Solicitor and staff about next steps 
 
At the July 11th special BOS meeting, Rise Up Towers presented information about cell towers 
proposed for the Municipal Complex and the maintenance area next to a baseball field at 
Penlynn Woods Park.  The Board and many residents in attendance asked various questions 
about the expected benefits of the towers and any impact on neighboring properties.  
Information from that meeting, including answers to residents’ questions, is on the website 
home page, highlighted in a “helpful page” block entitled “Cell Phone Tower Information”. 
 
If the Board wants to move forward, future steps include a zoning ordinance amendment to 
permit the cell towers on the two properties and lease negotiations with Rise Up.  Staff is 
requesting guidance from the Board about whether you wish to explore one or both towers. If 
so, staff will publicize dates for the next public discussion(s). 
 

https://www.lowergwynedd.org/information/cell-phone-tower-information/
https://www.lowergwynedd.org/information/cell-phone-tower-information/






































































 

Memo  
To: Board of Supervisors 

From: Mimi Gleason, Township Manager 

Date: July 21, 2023 

Re: Needs Assessment RFP for Public Works Facility  

 
Recommended action:  To authorize staff to issue a Request for Proposals for an architect to 
complete a feasibility study and needs assessment for a new Public Works facility. 
 
In 2022, Gilmore presented a “Public Works Building Strategic Plan” describing the need for a 
new facility for the Department of Public Works (DPW) that would consolidate functions 
currently dispersed at many sites and provide needed storage and work areas. In late 2022, the 
Township was awarded a $1.325 million RACP grant for the new facility. 
 
The 2022 strategic plan outlined DPW’s facility needs at a high level, including:  
• indoor vehicular storage, vehicle maintenance area and wash bays;  
• indoor general storage areas;  
• outdoor storage, salt shed, parking and vehicular circulation;  
• energy efficiency, as well as reliance on electricity as the energy source;  
• staff office, breakroom/kitchen, restroom, locker room(s) that can accommodate men and 

women, bunk room and related areas, with space that also can serve as a backup meeting 
facility if needed by Township staff/emergency responders; and 

• technology/telecommunications infrastructure needed for DPW. 
 
The Township needs a more detailed analysis to advance the project, including site selection.  The 
RFP seeks proposals from licensed architects to complete a feasibility study and needs 
assessment that would: 

1. build on the preliminary needs analysis from the 2022 plan, in collaboration with Township 
staff, to identify current and anticipated future space requirements, resulting in a baseline 
for the new facility’s land area, building size and general configuration;   

2. evaluate whether existing facilities should remain in use and, if so, how to optimize them; 



3. assist the Township with final site selection to ensure that the site will meet DPW’s needs, as 
wells as the identified design and construction requirements for the new facility; 

4. develop a program for moving forward with design and construction; and 

5. prepare an initial cost estimate for design and construction. 
 
If authorized by the Board, the RFP, with the 2022 strategic plan attached,  will be issued in early 
August. Staff will review and rank the proposals, with the goal of presenting top candidates to 
the Board in time for a decision at your September 26th meeting. 



 

 
Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
July 20, 2023 
 
File No. 20-07030 
 
Mimi Gleason, Interim Township Manager 
Lower Gwynedd Township 
1130 N. Bethlehem Pike 
Spring House, PA 19477 
 
Reference: Pen Ambler Park Improvements 
     Request for Authorization to Advertise 
 
 
Dear Ms. Gleason: 
 
Gilmore & Associates, Inc. requests authorization to advertise the bid for the Pen Ambler Park Improvements 
project. The park improvements will consist of the reconstruction of the existing parking lot in accordance with 
the PA DEP approved capping plan. Additional improvements include re-grading, asphalt trail repairs and new 
parking lot line striping.  
 
Upon approval of the Request for Authorization to Advertise, it is anticipated that the bids will go in early 
August and the bid opening for the project will be held in early September, with consideration for award at the 
September 12th Board of Supervisors meeting.  
 
If you have any questions regarding the above, please contact this office. 
 
Sincerely, 

 
Edward Brown, P.E. 
Project Manager 
Gilmore & Associates, Inc. 
 
EB/sl 
 
cc:  Fred Zollers, Public Works Director 
 Jamie Worman, Assistant Manager 
 Neil A Stein, Esq., Township Solicitor.  
 James Hersh, P.E., Gilmore & Associates, Inc.  
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PROJECT 
WORK PERFORMED LAST PERIOD 

(June 1st to June 30th) 
WORK TO BE PERFORMED THIS PERIOD 

(July 1st to July 31st) 

GENERAL TOWNSHIP PROJECTS 

1. NPDES – MS4 Reporting • No work completed this period.   • Monitor project status and perform work as necessary.   

2. Misc. Consulting Services • No work completed this period.  
• Work on “Sidewalk Plan” to show existing and missing 

pedestrian connections.   

3. Old Bethlehem Pike Bridge 
Replacement / Streambank 
Stabilization 

 

• Resubmit PA DEP permit.  
 

• Monitor project status and perform work as necessary.  

• Work towards finalizing specs for late 2023 bid, 2024 
construction.   

4. Bethlehem Pike Pedestrian 
Bridges (Montco 2040 Grant) 

• Easement descriptions for temporary 
construction access.  

• Coordination with Contech on final bridge 
designs.  

 

• Work on PA DEP and PennDOT HOP permits.  

• Work to finalize bridge designs.  

• Project goal is Fall 2023 bid and completion prior to 
mid-2024.  

   

5. Road Repaving Program  • Milling & paving has begun.     
• Milling and paving anticipated to wrap up week of July 

24-28.  

6. Pen-Ambler Park • Project bid specs for parking lot paving.      

• Parking lot paving bid is on July 25th BOS agenda to 
authorize advertisement.  

• Anticipate bid in August, award in September, and 
construction completed in Fall.        

7. Houston Creek Flood Study • Finalize report for submission to DCED.   
• Monitor future grant opportunities to fund priority 

projects.  

8. Park Master Plans (Ingersoll, Pen-
Ambler, Oxford) DCED Grant. 

• Draft master plans presented to P&R 
Board on July 18th.   

 

 

• BOS presentation of draft master plans on September 
12th.    

• Work on finalizing cost estimates for presentation to 
BOS on 9/12.    
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PROJECT 
WORK PERFORMED LAST PERIOD 

(June 1st to June 30th) 
WORK TO BE PERFORMED THIS PERIOD 

(July 1st to July 31st) 

PRIVATE DEVELOPMENT PROJECTS 

1. Gwynedd Mercy University – 
Athletic Fields 

• Construction observation. • Monitor project status and perform work as needed   

2. Saint Charles Seminary • Construction Observation  • Monitor project status and perform work as needed.     

3. Precision Watches • Construction Observation  • Monitor project status and perform work as needed.   

4. Hunt Seat Drive  • No work performed this period.    • Monitor project status and perform work as needed.   

5. Overlook at Gwynedd (WB 
Homes off Route 202) 

• No work performed this period.   
• Move project into 18-month maintenance period once 

all punch list items are addressed.  

6. 1323 Gypsy Hill Road (Gypsian 
Way – DeSantis) 

• No work performed this period.    
• Move project into 18-month maintenance period once 

all punch list items are addressed.  

7. Wissahickon School District – Turf 
Fields 

• Construction observation  • Monitory project status and perform work as needed. 

8. Goddard School 
• Construction Observation  

• Coordination with Applicant re: TCO for 
Goddard.  

• Monitor project status and perform work as needed.  

9. 1501 Cedar Hill Road (2 Lot 
Subdivision) 

• No work performed this period.  • Monitor project status and perform work as needed.  

10. Gwynedd Mercy Academy High 
School 

• Coordination with GMA regarding permit to 
relocate utilities while school is not in 
session.  

• Building construction anticipated to begin in 
September. 

11. GMU – Tri-Plex Building 
Courtyard Improvements 

• BOS presentation on June 27th.  
• Project is on BOS agenda for July 25th for waiver of LD   

approval  

12. GMU – Healthcare Innovation 
Campus 

• LD Plans submitted and under review.  • Anticipate project on August PC agenda for review.  
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PROJECT 
WORK PERFORMED LAST PERIOD 

(June 1st to June 30th) 
WORK TO BE PERFORMED THIS PERIOD 

(July 1st to July 31st) 

13. SHIP Building 14 Parking & 
Substation Land Development 

• LD Plans submitted and under review.  • Anticipate project on August PC agenda for review.  

14. 1348 Sumneytown Pike – 
Subdivision  

• Conditional Use application submitted for 
cluster development.  

• CU plan is under review 
• Monitor project status and perform work as necessary.  

 



 

425 Commerce Drive, Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

mcmahonassociates.com | bowman.com 

LOWER GWYNEDD TOWNSHIP 
PROJECT STATUS REPORT 

July 2023 
 
 
DESIGN PROJECTS  
 
SPRING HOUSE INTERSECTION PROJECT – PHASE 2 

• Project information and notices to be maintained on the Township website. 

• Bid award approved by BOS 3/22/2023. 

• Preconstruction meeting 4/11/2023. 

• Notice To Proceed given 4/17/2023. 

• Meeting on 5/4/2023 with contractor, signal subcontractor and engineer to discuss signal pole 
orders and construction schedule.  The biggest time constraints will be due to the signal pole 
orders (anticipated 6 months to receive poles after order).   

• Tree clearing and trimming has started; contractor coordinating with PECO for final tree 
clearing needed for final PECO pole relocations.  A pre-clearing meeting has been held for the 
Beadle property, on 6/1/2023.   

• Project information meeting occurred on 5/10/2023 with local businesses. 

• Roadway construction to begin once drainage structures have been delivered, contractor is 
expecting delivery of materials in 3 – 4 weeks (early – mid August).   

• PECO tree clearing to occur 7/17 – 7/19/2023, including the Beadle property and along 
Norristown Road. 

• Erosion and Sedimentation Control anticipated to be placed week of July 24. 

• Next project status meeting with engineer and contractor scheduled for 7/27/2023. 

• The first payment application should be provided to McMahon shortly for the initial tree 
clearing and mobilization.   

• Project completion April 2024 (Tentative). 
 
US 202 (DEKALB PIKE) WIDENING PROJECT (PENNDOT) 

• PennDOT funded project consists of the following improvements: 
o Reconstructing and widening U.S. 202 from two lanes to five lanes with a center turn 

lane from Morris Road to Grasshopper Lane and from Schoolhouse Lane to Swedesford 
Road. 

o Widening U.S. 202 from two lanes to four lanes with a mountable median curb from the 
Wissahickon Creek crossing to south of Schoolhouse Lane. 

o Installing five-foot bicycle lanes in both directions in the five-lane sections. 
o Reconstructing the bridge over the Wissahickon Creek. 
o New traffic signals and Intelligent Transportation Systems (ITS). 

• Project completion anticipated Summer/early Fall 2023. 
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TRAFFIC SIGNAL PROJECTS 
 
MCKEAN ROAD PEDESTRIAN IMPROVEMENTS (BEACON PROPERTIES) 

• Pedestrian crossing improvements at Stone House Road and Ambler Area YMCA being completed 
by Beacon Properties. 

• Construction started April 2023. 

• Beacon traffic engineer and contractor are coordinating with PECO for power sources. Power 
source location has been determined for the YMCA pedestrian crossing flasher.  PECO is still 
investigating power sources for the two (2) speed display signs. 

• Beacon plans to complete removal of pedestrian refuge island at the YMCA crossing in July. 
 
DAGER ROAD PEDESTRIAN CROSSING  

• Improvements funded by Montco 2040 grant to realign existing midblock crossing and install 
Rectangular Rapid Flashing Beacon (RRFB). 

• Pole spot meeting on 6/12/2023. 
• Underground and trenching work will begin on 7/24/2023. 
• ADA ramps installation will start in the week of August 7th and last through the entire week. 
• Poles and flashers installation will begin on 8/14/2023 and completed in 6 – 7 days. 
• Estimated completion in the end of August. 

 
NORRISTOWN ROAD/TENNIS AVENUE TRAFFIC SIGNAL UPGRADES 

• Improvements funded by PennDOT Green Light Go (GLG) grant to upgrade traffic and pedestrian 
signal equipment and ADA ramp upgrades. 

• Signal permit was issued on 5/1/2023. 
• Construction bid posted May 2023. 
• Bid in the amount $172,269.35 from Lenni Electric Corporation approved on 6/27/2023. 
• Contract was executed and notification of award was sent on 7/11/2023. 
• NTP and submittal review are expected by the end of July. 
• Estimated 8 months for construction from NTP, including lead time for traffic signal equipment. 

 
PENLLYN PIKE AND TREWELLYN AVENUE/OLD PENLLYN PIKE TRAFFIC SIGNAL UPGRADES 

• PennDOT scoping form and initial construction cost estimate completed. 
• PennDOT GLG grant application submitted January 2023. 
• GLG awards anticipated Summer or Fall 2023. 

 
TRAFFIC PROJECTS  
 
MCKEAN ROAD TRAFFIC CALMING MASTER PLAN 

• Traffic data collection completed February 2023.  

• Preliminary future condition intersection capacity/level of service (LOS) analysis completed 
March 2023. 

• Beacon to provide trip generation data for Spring House Innovation Park (SHIP) to consider 
additional scenarios for intersection traffic analysis. 

• Preliminary evaluation of potential traffic calming and pedestrian improvements in progress. 





































  
LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 

REGULAR MEETING 
TUESDAY, JUNE 27, 2023 

 
SUPERVISORS: 
Danielle A. Duckett, Chairman 
Michael Twersky, Vice Chair  
Janine Martin - Absent 
Kathleen Hunsicker - Absent 
Tessie McNeely 
 
STAFF: 
Mimi Gleason, Interim Township Manager 
Jamie Worman, Assistant Township Manager 
Michelle Farzetta, Administrative Assistant  
Neil Stein, Esq., Solicitor 
Fred Zollers, Director Public Works  
Paul Kenny, Police Chief 
Jim Hersh, Township Engineer, Gilmore 
Brian Jones, Traffic Engineer, McMahon a Bowman Company   
Melinda Haldeman – Finance Director 
 
Call to Order and Pledge of Allegiance 
 
The Chair called the hybrid meeting to order at 7:18pm at the Lower Gwynedd Township Building and 
virtually on Zoom and led those in attendance in the pledge of allegiance. 
 
 

ANNOUNCEMENTS AND PRESENTATIONS 

The Board of Supervisors met in executive session prior to tonight’s meeting to discuss matters of 
personnel, real estate, and emergency services. 
 

PUBLIC COMMENTS 

 

There was no public comment. 

 

BUILDING AND ZONING 

Resolution 2023-14 Preliminary/final subdivision approval for 1500-1524 Cedar Hill Road (#22-
05SUBD) 
This proposed project is for a 7-lot subdivision.  The applicant, Cedar Hill Development Group LLC, 
will be combining three parcels and then subdividing the 11.8-acre property into seven single family 
homes.  Currently there are three homes existing on the property, two will be removed and one (Lot 
#4) will remain. Recently the applicant was granted a variance from the ZHB to permit encroachment 
of an existing porch into the side yard setback for Lot #4.  This plan was initially presented to the 
Board of Supervisors (BOS) in December 2022 and received approval from the Planning Commission 
in November 2022.  There were no questions from the BOS or the public.  Ms. Duckett made a  
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motion, seconded by Mr. Twersky to approve Resolution #2023-14 granting preliminary/final 
approval to the Cedar Hill Road Subdivision application with the noted conditions. Motion passed 3-
0. 

Consideration of request for waiver of land development for Gwynedd Mercy University’s 
courtyard improvements 
Gwynedd Mercy University (GMU) is planning courtyard improvements on the school campus.  The 
portion being improved includes a 40,000 square foot dormitory and parking lot.  GMU would like to 
partially remove the parking lot and construct an exterior courtyard. New parking will be made 
available along with landscaping improvements, as well as an underground stormwater basin.  GMU 
is asking for the BOS to waive the formal land development and instead have our solicitor prepare an 
approval resolution granting the requested waiver, contingent on compliance with the review letters 
from the engineers and fire marshal.  Christen Pionzio from HRMM&L gave a presentation on the 
proposed project.  Ms. Pionzio then went over the review letters from Gilmore, McMahon and the 
Fire Marshal addressing the various comments and concerns.  Ms. Duckett made a motion, seconded 
by Mr. Twersky, to grant our solicitor permission to draft an approval resolution.  Motion passed 3-0. 
 
Resolution 2023-15 Approval of amended record plan for 545 N. Bethlehem Pike   
The plans for the property at 545 N. Bethlehem Pike initially obtained preliminary and final land 
development approval in October of 2017.  However, the building constructed is different from the 
plans, as the building is larger, contains alternate uses and has a different percentage of office and 
retail use.  Amended preliminary and final land development plans have been submitted and now 
need approval.  Mr. Stein confirmed that the plans currently in front of the BOS are the as-builts.  Ms. 
McNeely made a motion, seconded by Mr. Twersky, to approve the amended record plan for 545 N. 
Bethlehem Pike.  Motion passed 3-0.  

Consider an amendment to the Subdivision and Land Development Ordinance increasing the 
Traffic Impact Fee 
Solicitor Neil Stein submitted his exhibits for the record verifying that notification requirements were 
met. The proposed ordinance will amend the Lower Gwynedd Traffic Impact Fees.  The information 
provided was transcribed by a court reporter and will be available upon request. Mr. Twersky made 
a motion to approve the proposed ordinance seconded by Ms. McNeely. Motion passed 3-0.  
 
Appoint Mike Mrozinski to the Joint UCC Board of Appeals 
Lower Gwynedd Township (LGT) recently became a member of a joint appeals board with both Upper 
Gwynedd Township and North Wales Borough.  LGT can now appoint one volunteer to serve on this 
board.  The Building & Zoning Subcommittee recommends the BOS officially approve applicant Mike 
Mrozinski to fill this position.  Ms. Duckett made a motion, seconded by Mr. Twersky, to appoint Mr. 
Mrozinski to the UCC Board of Appeals with a term that expires December 31, 2026.  Motion passed 3-0. 

Review of Township Engineer’s Report  
Mr. Hersh provided a report of all the work performed during the months of May and June. There 
were no questions from the BOS. 
 
Review of Traffic Engineer’s Report  
Mr. Dixson provided a report for the month of June.  There were no questions from the BOS.   
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GENERAL BUSINESS 

Tax credits for volunteer firefighters:  
a. Consider ordinance creating tax credits for volunteer firefighters 
In April the BOS decided to move forward with a tax credit incentive program for active 
volunteers from Wissahickon Fire Company and North Penn Fire Company who are Lower 
Gwynedd residents.  This ordinance would authorize earned income tax credits up to $1,000 
per year for active volunteers in either company.  There were no questions from the BOS or 
the public. Ms. Duckett made a motion, seconded by Ms. McNeely, to approve Ordinance 540.  
Motion passed 3-0. 
b. Resolution 2023-16 Establishing eligibility criteria for the tax credits 
Ordinance 540 created a Volunteer Service tax Credit Program for Active Volunteers in both 
the North Penn Fire Company and the Wissahickon Fire Company.  Resolution 2023-16 
outlines the criteria for annual eligibility under the Volunteer Service Tax Credit Program.  
Ms. Duckett made a motion, seconded by Mr. Twersky, to approve the eligibility criteria.  
Motion passed 3-0.  
 

Historical Markers Program: 
a. Consider an ordinance establishing the Lower Gwynedd Township Historical 

Markers Program 
A Historic Marker Program is being established under a new Chapter 1046 in the LGT 
Code. Details of this program were discussed at the May 23, 2023, BOS meeting.    Mr. 
Twersky clarified that this program in no way affects how owners can use their property.  
Ms. Duckett made a motion, seconded by Ms. McNeely.  Motion passed 3-0. 

b. Approval of the Lower Gwynedd Township Historical Markers Program Guidelines 
       The Historical Advisory Committee (HAC) has developed guidelines for the Historical  

      Marker Program.  These guidelines were reviewed and discussed at the May 23, 2023, BOS   
      meeting.  Any revisions made are based on comments from that meeting.  Ms. Duckett made   
      a motion, seconded by Ms. McNeely, to approve these guidelines. Motion passed 3-0. 

Authorization to advertise an ordinance establishing a property maintenance code 
The township’s professional consultants and staff have prepared a property maintenance code.  This 
decision was made based on several issues in recent years pertaining to the condition of properties 
within LGT.  Currently there are provisions in the zoning ordinance, but it is not detailed enough to 
address the current issues.  The implementation of a property maintenance code will aid the township in 
resolving many issues, as well as protect the health, safety and welfare of those in the community.  Ms. 
Duckett made a motion, seconded by Ms. McNeely, to authorize advertisement of the property 
maintenance code ordinance.  Motion passed 3-0. 

Consideration of Wells Fargo proposal to replace signs on leased property 
Our lease with Wells Fargo requires the BOS to approve any exterior improvements to the property 
before work begins.  Wells Fargo would like to replace all the signs on the premises. All the signs would 
be similar, however, the sign currently at the front of the property would be replaced with a 15 foot 
“Wells Fargo “pylon sign. After some discussion, the BOS agreed that if Wells Fargo goes through the 
correct permitting process and McMahon checks the site distance then they are okay with the sign 
change.   
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Award bid for installation of equipment improvements and related construction for the traffic signal 
at Norristown Road and Tennis Avenue to Lenni Electric in the amount of $172,269.35 
McMahon reviewed the bids received for the traffic signal upgrade project at Norristown Road and 
Tennis Avenue. McMahon is recommending the bid be awarded to Lenni Electric Corporation in the 
amount of $172,269.35.  Ms. McNeely made a motion, seconded by Mr. Twersky, to award the bid.  
Motion passed 3-0. 

Resolution 2023-17 Updating Township Fees 
Ms. Worman stated that normally the fee schedule would be updated at the beginning of the year, 
however we held off this year as staff wanted to track costs and review some of the fees further.  The 
Building and Zoning Department reviewed the fees for permits, fire, public safety, land development 
and subdivision and highways.  Ms. Duckett made a motion, seconded by Ms. McNeely, to approve 
Resolution #2023-17 implementing the new fees.  Motion passed 3-0.   
 
Review of financials YTD and Balance Sheet – May 2023 
Ms. Haldeman explained that she has changed the look of the YTD reports to make them easier to 
understand.  In July the BOS will receive a budget report that will show where the township falls 
regarding the budget as of June 2023.  If the BOS likes this report and would like to receive it monthly, 
then she can do that moving forward.  A memo is always included in the YTD financials, therefore if 
anything is not on budget, she will make sure to note that in the document.  The BOS thanked Ms. 
Haldeman for all her hard work.   
 
Approval of invoices 
The BOS received the invoice history for May 2023 in the amount of $788,841.31.  There were no 
questions from the public or the BOS.  Ms. Duckett made a motion, seconded by Ms. McNeely, to 
approve the invoice history for May 2023.  Motion passed 3-0. 
Approval of minutes – May 23, 2023 
The BOS received the minutes from the May 23, 2023, BOS meeting.  There were no questions or 
comments.  Ms. Duckett made a motion to approve the May 23, 2023, minutes, seconded by Mr. 
Twersky.  Motion passed 3-0. 
 

SUPERVISOR LIASISON REPORTS 

The BOS received the Volunteer Commission Meeting highlights for the Environmental Advisory 
Committee (EAC), the HAC, and the Parks and Recreation Board.  There were no questions from the 
BOS.   
 

STAFF UPDATES 

Spring House Intersection – Mr. Jones stated that the clearing of trees and vegetation has been done.  
They are waiting on PECO to relocate some utility poles.  We should start seeing some work being done 
in mid-July.  Right now, there is a lot of behind-the-scenes work going on.  We should see the roadwork 
completed at the end of 2023 with final paving done in the spring of 2024. Ms. McNeely inquired about 
the areas where the vegetation was cut back.  Ms. Gleason clarified that these areas were just cleared for 
the road widening.  These areas will look worse before they look better.   

Blue Envelope – Chief Kenny explained a new program that we just started participating in.  
Individuals with special needs can complete this form and then present it to the officer if stopped by an 
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officer.  It will allow the officer to understand and communicate with the individual. This program will 
avoid uncertainty that a driver is being defiant or difficult.   These envelopes will be available at 
community events and at the police station.  Mr. Twersky likes the idea but wants to make sure this is 
not violating any HIPAA laws.   

Chief Kenny then mentioned that Officers Henry and Gallagher with the Community Response Unit 
(CRU) will be at the Variety Club on Thursday to interact with the kids. The first hour will be quiet time 
for those with sensory issues.   

 
SUPERVISORS COMMENTS 

 
Ms. McNeely thanked the staff and the BOS for the tax credit for firefighters.  It is a small way to 
thank them for their service.  Hopefully it will also entice others to volunteer.   
 
Mr. Twersky told everyone to enjoy their holiday.   
 
Ms. Duckett reminded everyone that there will be a special meeting on July 11th for a cell tower 
presentation from Rise Up.  Ms. Duckett also thanked Ambler Borough for their participation in the 
Juneteenth celebration, as well as all those that participated.  She also reminded everyone that 
September 23 will be our Fall Fest and we will have a special guest in attendance.   
 
Adjournment   
Ms. Duckett made a motion at 8:13pm to adjourn the meeting, seconded by Mr. Twersky.  Motion 
passed 3-0. 
 
 
Respectfully Submitted, 
 
 
 
Michelle Farzetta 



  
LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 

SPECIAL MEETING 
TUESDAY, JULY 11, 2023 

 
SUPERVISORS: 
Danielle A. Duckett, Chairman 
Michael Twersky, Vice Chair  
Janine Martin  
Kathleen Hunsicker  
Tessie McNeely 
 
STAFF: 
Mimi Gleason, Interim Township Manager 
Jamie Worman, Assistant Township Manager 
Michelle Farzetta, Administrative Assistant  
Neil Stein, Esq., Solicitor 
Paul Kenny, Police Chief 
 
Call to Order and Pledge of Allegiance 
 
The Chair called the hybrid meeting to order at 7:03pm at the Lower Gwynedd Township Building and 
virtually on Zoom and led those in attendance in the pledge of allegiance. 
 
                                                                            PRESENTATION 
 
Presentation by Rise Up Towers about the proposed cell towers and locations, as well as the 
expected improvement in cell service 
Four representatives, Mike Malloy, Nick Pollen, Scott Galloway, and Andy Peterson, from Rise Up 
Towers presented information regarding the proposed cell towers at both the township building and 
Penllyn Woods Park. The presentation included photos of the proposed locations both with and 
without the towers from various views in the area. Coverage maps were also shared indicating the 
coverage currently, with each tower and then with both towers. These maps identified the coverage 
for T- mobile service only.  As of right now T-Mobile will be the anchor tenant for the towers, 
however, each tower can hold four carriers.  As additional carriers join, racks of antennas are added.  
Rise Up will work with other carriers, such as AT&T and Verizon to bring them on. Other carriers 
have already said once the tower is up to contact them.  Each tower will take approximately 3-6 
months to go up. Although the towers could be disguised as trees or a flagpole, Rise Up recommends 
just putting up the tower without trying to disguise it.  
If the tower in Penllyn Woods is approved, then steps would need to be taken to amend the park’s 
conservation easement to permit the tower and the property would need to be rezoned to the MD 
Municipal District.   Mr. Malloy is asking that Lower Gwynedd township exempt them from zoning 
to move the process along quicker. Mr. Twersky informed the public that the BOS is not denying that 
there is a cell coverage issue in parts of the township. He invited the public to share their thoughts 
and concerns about the towers.   
 
Several residents who reside on Richard’s Way attended the meeting and are in support of cell 
towers.  They are asking that the process move forward as soon as possible, as they have very little 
coverage at all in their development or along Penllyn Pike.  In an emergency lack of coverage could 
be a matter of life and death.  Mr. Malloy stated that service antennas could be added at no cost to the 
towers for emergency management purposes.   
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Some residents from the Penllyn area in attendance had concerns regarding health issues due to 
radiation and electromagnetic exposure based on the proximity to the towers.  Mr. Malloy explained 
that all FCC guidelines are followed.  The antennas would be 150 feet in the air.  A person would 
have to be within 10- 20 feet for possible exposure.  Any risks would affect those working on the 
structures, not the residents below.  However, there are a few Penllyn residents that feel the towers 
are needed as calls are dropped frequently, requiring them to have land lines to work from home.   
A few residents asked how coverage would be received in a power outage. Rise Up towers replied 
that backup generators would be put in during an outage to help with cell coverage.   
Ken Amey, 1122 Old Bethlehem Pike, resides right behind the township building and feels that the 
tower would be obtrusive to his house.  He questioned if there might be additional locations within 
the township that would be a better location.  Mr. Amey also commented that he does not feel that 
Rise Up should be exempt from zoning responsibilities.  They should have to go through the same 
procedures as anyone else.   
 
Phillip Shank for SBA Communications asked why the township has chosen to work with Rise Up 
Towers.  His company owns two other towers in the township.  Both Ms. Duckett and Mr. Twersky 
stated that other companies were asked and made proposals, but they never came back.   
Jimmy Chong, 1397 Tanglewood, asked if there have ever been any complaints once the towers are 
installed.  Mr. Malloy responded no.  Mr. Chong also inquired about any studies regarding any 
health issues.  Mr. Malloy replied that a study completed in 2012 focused on heavy cell phone users 
and it showed that any harmful exposure was minimal.  There was no relationship to usage and brain 
tumors.  Nothing has changed today regarding these results. 
 
A few residents who reside near the Wissahickon schools questioned the coverage indicated on the 
coverage maps shared.  There is a tower currently in that area and cell service is still a problem.  They 
wanted to know who owns that tower.  After some discussion it was determined that the water 
company owns that tower. Mr. Malloy said it could be the way the antennas are oriented that is 
causing the issue.  He said that they would work with existing towers if we should move forward 
with the project.   
 
The BOS thanked Rise Up Towers for the presentation and the residents for attending.  They 
explained that we are in the early stages of this process. If we move forward be mindful that we 
cannot control what carriers sign on.   The BOS also explained that no matter where a cell tower is put 
it will cause an issue for someone.  The location needs to be based on where there is a lack of 
coverage in relation to township property.  They encouraged everyone to share information from the 
meeting with others.  There will be updates on the website throughout the process.   
Mr. Stein explained the process involved.  There is zoning to address, environmental conservation 
easements and reports that need to be submitted.  He understands the urgency to get this moving.   
Mr. Pollen, President of Rise Up Towers, thanked everyone who has been working on this.  He stated 
that there is security in working with municipalities.  If we build the towers the carriers will come.   
Ms. Duckett made a motion, seconded by Ms. Hunsicker, to adjourn the meeting at 9:05pm.  Motion 
passed 5-0. 
 
 Respectfully Submitted, 
 Michelle Farzetta 



NOTE: This form lists significant highlights from a public board or commission meeting; it does not 
supplement or replace the official minutes of the meeting.  Minutes are posted on the Township’s 
website on the “Meetings” page.  This form is included in the Board of Supervisor’s meeting packet, 
which also is posted on the “Meetings” page. 

LOWER GWYNEDD TOWNSHIP 
SUPERVISOR LIAISON REPORT OF 

VOLUNTEER COMMISSION MEETING HIGHLIGHTS 
Board/Commission Parks & Recreation Board  

Members/Terms 7 residents, 5-year terms appointed by the BOS 

Meeting Schedule 3rd Tuesday of the Month, 6:00 p.m.  

Supervisor Liaison(s) Kathleen Hunsicker, Janine Martin  

Staff Liaison Sandi Feight-Hicks  

Minute Taker Harry Hellerman, Secretary  

 

MEETING HIGHLIGHTS 

Meeting Date Tuesday, July 18, 2023 

Decisions/Recommendations 

• The Parks & Recreation Board is making a recommendation for the Board 
of Supervisors to approve the Master Plans as presented, taking into 
consideration the comments from the Board, Lower Gwynedd Little 
League President and members of the public.   

 
Major Discussion Items 

• Gilmore (Jim Hersh, Emily Paskewiz) presented the Draft Master Plans for 
Oxford, Ingersoll, Pen Ambler Park and Pen-Ambler Rd Trail Connection. 
The Board made comments, members of the public asked questions.  
Adam Taylor, LGLL President did inquire about fencing at Ingersoll for the 
Board to consider height for foul balls and the property fence along 
Penllyn Pike to be higher. Jim did make it clear that his team would be 
compiling the cost estimate for the improvement for the BoS to consider 
when prioritizing plans moving forward. Also in attendance was residents 
who have been advocating pickleball courts and they were pleased with 
the proposed courts at Pen-Ambler Park.  

 

Next Meeting 
No meeting in August.  
Tuesday September 19, 2023 

 



NOTE: This form lists significant highlights from a public board or commission mee�ng; it does not 
supplement or replace the official minutes of the mee�ng.  Minutes are posted on the Township’s 
website on the “Mee�ngs” page.  This form is included in the Board of Supervisor’s mee�ng packet, 
which also is posted on the “Mee�ngs” page. 

LOWER GWYNEDD TOWNSHIP 
SUPERVISOR LIAISON REPORT OF 

VOLUNTEER COMMISSION MEETING HIGHLIGHTS 
Board/Commission PLANNING COMMISSION 

Members/Terms 

CRAIG MELOGRANO, CHAIR - TERM EXPIRES: 12/31/2025 
RICH VALIGA, VICE-CHAIR - TERM EXPIRES: 12/31/2023 

MAUREEN NUNN – TERM EXPIRES: 12/31/2023 
STEPHEN PACCIONE – TERM EXPIRES: 12/31/2023 
RUSTY BEARDSLEY - TERM EXPIRES: 12/31/2025 

JOEL MAYOR – TERM EXPIRES: 12/31/2025 
DANIELLE PORRECA – TERM EXPIRES: 12/31/2026 

Mee�ng Schedule 3rd Wednesday of every month 

Supervisor Liaison(s) Danielle Ducket, Mike Twersky 

Staff Liaison Jamie Worman 

Minute Taker Paty Furber 

MEETING HIGHLIGHTS 

Mee�ng Date Wednesday, June 21, 2023 
Decisions/Recommenda�ons 

• 400 Houston Rd:  
• The board recommends the sanitary easement be compliant with the Township ordinance;   
• The applicant should aggressively pursue fixing the sightline distance by removing trees on the 

400-front parcel. Those trees should not count in the tree replacement waiver. 
 

• Traffic Impact Fee Ordinance:  
• The board recommends removing the Traffic Impact Fee from the SALDO and adop�ng a new 

ordinance for the new Traffic Impact Fee. 
 

Major Discussion Items 
• 400 Houston Rd. – sightline issues were discussed involving the proposed new 

driveway entrance off of Spring Garden St.  
• Traffic Impact Fee Ordinance – was discussed and approved.  

 

Next Mee�ng Wednesday, July 19, 2023 
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