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

DATE: March 11, 2026  

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ: Goddard School Amended Plan Waiver of Land Development #26-05 

Mr. David Goldstein and his attorney, Ms. Catherine Harper, will attend the Planning Commission 

meeting on March 18, 2026, to request a waiver of land development for an amendment to the 

Goddard School Land Development Plan (21-01). 

The request is being made because the Goddard School intends to extend its daycare use to the 

rear building, which was originally approved as a medical office under the current land 

development plan. The proposed changes to the plan are minor and include the addition of a 

sidewalk connection between the two buildings and the installation of an ADA-accessible ramp 

along the side of the building. 

The applicant has already received the necessary approval from the Zoning Hearing Board to 

permit the daycare use at this location. Given the limited scope of the proposed improvements, 

the applicant is requesting a waiver of land development. The amended plan and the engineers’ 

review letters are attached to this memorandum for your reference. 
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March 13, 2026        
 
File No. 21-04141 
 
Mimi Gleason, Township Manager  
Lower Gwynedd Township 
1130 N Bethlehem Pike, P.O. Box 625 
Spring House, PA 19477 
 
 
Reference:   820 N. Bethlehem Pike – Goddard School. 
 Land Development Waiver Request – Review 1 
 TMP Nos. 39-00-00223-00-8 
   
Dear Ms. Gleason: 
 
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the plans, entitled Improvements 
Plan for Goddard School 812 N. Bethlehem Pike. Upon review, we offer the following comments for 
consideration by the Lower Gwynedd Township Board of Supervisors.   
 
I. Submission 
 

A. Improvements Plan for Goddard School 820 N. Bethlehem Pike, prepared by InLand Design, dated 
February 17, 2026, consisting of 1 sheet. 

 
II. General Information 
 

The subject tract (TMP# 39-00-00223-00-8) is located at 812 N. Bethlehem Pike in the D Business District 
and Lower Pike Overlay District. The site currently contains an existing 10,945 square foot school 
building, an existing 2,776 square foot medical office in the rear of the property and two parking lots with a 
total of 73 existing spaces. 
 
The plans propose the renovation of the building in the rear of the property. Additional improvements 
include concrete sidewalks, two (2) concrete ramps and one (1) landing, concrete staircase, fences, three 
access (3) gates, and installation of crosswalk at the entrance of the one-way street.  

 
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.  

 
B. Subdivision and Land Development Ordinance (SALDO) 

 
It is our understanding that an application was 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 was 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 was 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:  
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1. We note that the project area is located within Limit of Disturbance of the original Final Land 
Development Plan. The plan set shall be revised to include the locations of the inlets in the rear 
parking lot with erosion and sediment controls, which shall include the inlet filters to be installed 
prior to construction. Details for these E&S controls shall also be provided. 

 
2. Construction details shall be provided for all proposed improvements including the concrete 

sidewalks, fences, gates, crosswalk, and ramps. 
 

3. The plans shall be revised to include spot elevations and slopes of the proposed ramps located 
adjacent to the rear building.  

 
4. We defer to the building code official to determine whether the two (2) ramps for building access 

meet all applicable building code requirements, as it appears that these ramps are less than four 
(4) feet wide.  

 
5. We note that the area of the proposed sidewalk, along the southeastern property line, contains 

many trees and plantings as required under the original land development approval. The plans 
shall be revised to show where these plantings will be installed and/or relocated.  

 
6. We defer to the Township Solicitor to determine whether a land development agreement will be 

required. 
 

7. Applicant should determine whether the NPDES permit from the previous land development is 
still active and/or needs to be amended for the proposed improvements.  

 
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. 

 
As mentioned above, we recommend that since a waiver of the land development process was 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 Engineer 
Gilmore & Associates, Inc. 
 
EB/ee/sl 
 
cc: Jamie Worman, Assistant Township Manager 
 Neil A Stein, Esq., Township Solicitor 
 Patty Sexton-Furber, Building Codes Administrator 
 Al Comly, Township Fire Marshal 

 Joel D. Comanda, P.E., Inland Design 
 James Hersh, P.E., Vice President, Gilmore & Associates, Inc.  

  



 

425 Commerce Drive Suite 200, Fort Washington, PA 19034 
P: 215.283.9444 
bowman.com 

March 12, 2026   

 

Ms. Mimi Gleason 
Township Manager 
Lower Gwynedd Township 
1130 N. Bethlehem Pike 
Spring House, PA  19477 
 
RE: Traffic Review – Waiver of Land Development Plan 

Goddard School – 820 N. Bethlehem Pike (S.R. 2018) 
Lower Gwynedd Township, Montgomery County, PA  

 Project No. 314087-01-023 
 
Dear Mimi,  
 
Per your request, Bowman Consulting Group (Bowman) has completed our traffic engineering review for 
the proposed site modifications to be located at 820 N. Bethlehem Pike (S.R. 2018) in Lower Gwynedd 
Township, Montgomery County, PA.  It is our understanding based on the information provided by the 
applicant, the proposed site modifications will consist of replacing the previously approved medical office 
building located on the eastern end of the site with additional square footage for the existing Goddard 
School daycare center for a total of 13,479 square feet of daycare space for the site.  Access to the proposed 
site modifications will continue to be provided via the existing full-movement driveway to N. Bethlehem 
Pike (S.R. 2018) and an ingress-only driveway to N. Bethlehem Pike (S.R. 2018). 
 
The following document was reviewed in preparation of our comments: 
 

 Waiver of Land Development Plan - Goddard School, prepared by Inland Design, LLC, dated 
February 17, 2026. 
 

Based on our review of the document listed above, Bowman offers the following comments for 
consideration by the Township and action by the applicant’s team to address: 

1. An ADA ramp should be shown on the plan at the following locations: 
 In the vicinity of the ADA parking spaces on the western side of the modified daycare building 

on the eastern end of the site. 
 On both sides of the proposed crosswalk located in the one-way drive aisle to the south of the 

modified daycare building on the eastern end of the site.  
 

2. “Pedestrian Crossing” warning signs with downward arrow plaque should be shown on the plan on 
both sides of the proposed crosswalk in the one-way drive aisle to the south of the modified 
daycare building on the eastern end of the site facing the west.  
 

3. The proposed development will be subject to the transportation impact fee of $3,865 per “new” 
weekday afternoon peak hour trip, and the applicant will be required to pay a Transportation Impact 
Fee.   The transportation impact fee assessment for the previously approved Goddard School 
daycare center and medical office building was based on an estimate of 79 “new” trips during the 
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weekday afternoon peak hour. Based on Land Use Code 565 (Daycare Center) in the Institute of 
Transportation Engineers publication, Trip Generation, 12th Edition, the replacement of the 
previously approved medical office building with additional daycare square footage will generate 
approximately 81 “new” weekday afternoon peak hour trips for the site. The number of trips subject 
to the transportation impact fee is 2, resulting in a transportation impact fee of $7,730. 

 
4. A response letter must be provided with the resubmission detailing how the aforementioned 

comments have been addressed, and where each can be found in the resubmission materials (i.e., 
page number(s)) to assist in the re-review process.  Additional comments may follow upon review 
of any resubmitted materials. 

 
We trust that this review letter responds to the Township’s request and addresses our review of the materials 
related to the proposed site modifications 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 
 Joel Comanda, P.E., Inland Design, LLC (Applicant’s Engineer) 
  
V:\314087 - Lower Gwynedd Township\314087-01-023 (TRN) - Goddard School\Engineering\Submissions\2026-02-20 WLD\Review\2026-03-12 Review Letter – Goddard 
School.docx 
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PENNSYLVANIA ACT 187 REQUIREMENTS:
InLand Design, LLC does not guarantee the accuracy of  the
locations for existing subsurface utility structures shown on the
plans,  nor does InLand Design, LLC guarantee that all
subsurface structures are shown. The contractor shall verify the
location and elevation of  all underground utilities and structures
before the start of work.
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Drawn by:

Scale:

Date:No. Date: Description:COPYRIGHT
InLand Design, LLC expressly reserves its common law copyright and all
other proprietary rights in these plans.  All drawings, specif ications and
copies thereof  are and shall remain the property of  InLand Design, LLC.
They are to be used only in respect to this project and are neither to be
used on any other project, nor are they to be assigned to any third party
without f irst obtaining the expressed written permission and consent of
InLand Design, LLC. Any re-use without written permission, verification,
consent or adaptation by InLand Design, LLC for the specif ic purpose
intended, will be at the third party's sole risk and without liability or legal
exposure to InLand Design, LLC the third party shall f urther indemnify
and hold harmless InLand Design, LLC f rom all claims, damages, losses,
and expenses  arising  thereto  or  resulting therefrom. 16 Hagerty Blvd.

West Chester, PA 19382
www.InLandDesign.net

Phone: (484) 947-2928
Fax: (484) 947-2946

Info@InLandDesign.net
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LOCATION MAP
SCALE: 1" = 2000'

SITE

OWNER OF RECORD:
BETH PIKE LLC
DAVID GOLDSTEIN, PRESIDENT
P.O. BOX 479
AMBLER, PA 19002
(267) 250-6827

GENERAL NOTES:
1. BOUNDARY SHOWN BY PHYSICAL FIELD SURVEY PERFORMED IN

NOVEMBER, 2020, BY INLAND DESIGN, LLC, WEST CHESTER, PA.
2. TOPOGRAPHIC INFORMATION AND IMPROVEMENTS SHOWN BY PHYSICAL

FIELD SURVEY PERFORMED IN NOVEMBER, 2024 BY INLAND DESIGN, LLC,
WEST CHESTER, PA.  CONTOUR INTERVAL = 1 FOOT.

3. ELEVATIONS BASED ON NAVD88 DATUM. VERTICAL DATUM OBTAINED BY
GPS OBSERVATIONS ON NOVEMBER 6, 2024.

4. THE EXISTING SITE IS SERVED BY PUBLIC WATER AND SEWER.
5. COMPLETENESS OR ACCURACY OF LOCATION AND DEPTH OF

UNDERGROUND UTILITIES AND FACILITIES CANNOT BE GUARANTEED. THE
CONTRACTOR MUST VERIFY THE LOCATION AND DEPTH OF ALL
UNDERGROUND UTILITIES AND/OR FACILITIES PRIOR TO BEGINNING ANY
EARTH-MOVING ACTIVITIES.

6. THE PARKING EASEMENT SHOWN ON THE EXISTING CONDITIONS PLAN HAS
BEEN AMENDED BY AN AGREEMENT DATED APRIL 16, 2021 AND RECORDED
IN THE MONTGOMERY COUNTY RECORDER OF DEEDS OFFICE TO ELIMINATE
THE AREAS DESCRIBED BY METES AND BOUNDS BUT TO GUARANTEE THE
RIGHT TO 12 PARKING SPACES TO GWYNEDD CENTER LP.

7. THERE ARE NO WETLANDS PRESENT ON THIS SITE.
8. THERE ARE NO STEEP OR VERY STEEP SLOPES LOCATED ON THIS SITE.
9. CLOSEST HYDRANT IS LOCATED 143 FEET TO THE NORTH OF THE

NORTHWESTERN CORNER OF THE SITE ON THE EASTERN SIDE OF
BETHLEHEM PIKE.

PARKING CALCULATION
DESCRIPTION REQUIRED

THE GODDARD SCHOOL
(ONE SPACE FOR EVERY THREE SEATS
PROVIDED FOR ASSEMBLY)

153 CHILDREN / 3 = 51
 ~ 51 SPACES REQUIRED

REAR GODDARD SCHOOL BUILDING
(ONE SPACE FOR EVERY THREE SEATS
PROVIDED FOR ASSEMBLY)

30 CHILDREN / 3 = 10
 ~ 10 SPACES REQUIRED

PARKING FOR PARCEL 39-00-00227-00-4 PER
EASEMENT AGREEMENT 12 SPACES

TOTAL SPACES REQUIRED 51 + 10 + 12 = 73 SPACES

TOTAL SPACES PROVIDED 73 SPACES

ZONING DATA - D BUSINESS DISTRICT / LOWER PIKE OVERLAY DISTRICT
REQUIRED APPROVED * PROPOSED

MINIMUM LOT AREA 2 ACRES 2.298 ACRES 2.298 ACRES

MINIMUM LOT WIDTH 150 FT. 200 FT. 200 FT.

MINIMUM FRONT YARD SETBACK 20 FT. 145 FT. 173.9 FT.

MINIMUM SIDE YARD SETBACK 10 FT. (EACH) 36 FT.
46 FT.

35.9 FT.
44.9 FT.

MINIMUM REAR YARD SETBACK 20 FT. 47 FT. 58.3 FT.

MAXIMUM BUILDING COVERAGE 30% 13.4% (13,424 S.F.) 13.5% (13,533 S.F.)

MAXIMUM IMPERVIOUS COVERAGE 75% 62.5% (62,610 S.F.) 64.7% (64,731 S.F.)

MAXIMUM BUILDING HEIGHT 40 FT., NOT EXCEEDING
3 STORIES EXISTING 40 FT., NOT EXCEEDING

3 STORIES

* PER "SITE IMPROVEMENT PLAN" PREPARED BY INLAND DESIGN, LLC, PLAN DATED 4/8/2021, LAST REVISED 6/24/2022.

IMPERVIOUS COVERAGE TABLE
DESCRIPTION APPROVED AS-BUILT PROPOSED

BUILDINGS 13,424 S.F. 13,185 S.F. 13,479 S.F. *

PAVING 43,292 S.F. 44,018 S.F. 44,018 S.F.

CONCRETE 3,940 S.F. 3,179 S.F. 5,188 S.F.

CURB 1,697 S.F. 1,716 S.F. 1,716 S.F.

WALLS 257 S.F. 299 S.F. 330 S.F.

TOTAL IMPERVIOUS 62,610 S.F. 62,397 S.F. 64,731 S.F.

*  PROPOSED BUILDING INCLUDES RENOVATION AND EXPANSION OF
EXISTING REAR BUILDING.

PENNDOT NOTE:
ALL CONSTRUCTION WITHIN THE RIGHT OF WAY IS TO BE PERFORMED AS SHOWN
ON THE PENNDOT APPROVED HIGHWAY OCCUPANCY PERMIT PLANS PREPARED
BY TP&D.

LEGEND

EXISTING RIGHT OF WAY LINE

EXISTING CURB LINE
EXISTING FENCE LINE

ADJOINING PROPERTY LINE

EXISTING EASEMENT LINE

EXISTING DRIVEWAY
EXISTING STONE DRIVE

EXISTING SIGN
EXISTING LIGHT

PROPERTY BOUNDARY

EXISTING CONCRETE

PROPOSED CONCRETE

PROPOSED WALL

EXISTING WALL

AREA OF NEWLY PROPOSED IMPROVEMENTS



 
 
 

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

DATE: March 11, 2026  

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ: 1622 Gypsy Hill Road Land Development #26-04 
 

The Tisman Group LLC, represented by their engineer, Susan Rice, will attend the Planning 

Commission meeting on March 18, 2026, to present a land development plan for 1622 Gypsy Hill 

Road. The subject parcel was created as Lot #2 under the 1616 School House Lane Minor 

Subdivision (24-03), which was approved in July 2024. The applicant proposes to construct a 

single-family dwelling on the lot. 

 

At the time of subdivision, an area of disturbance was depicted on the plan, and a tree waiver was 

granted that provided relief from planting the required 130 replacement trees. In lieu of planting 

the trees, the applicant offered a voluntary contribution of $39,000. 

 

The developer who subsequently purchased Lot #2 is proposing to modify the previously 

approved area of disturbance to accommodate the residence he intends to construct. As part of 

this change, the applicant now proposes to plant a portion of the required replacement trees and 

is therefore requesting a modification to the previously approved tree waiver. 

 

The proposed plan and associated review letters are attached to this memorandum for your 

reference. A copy of the original approval resolution is also included. 
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March 13, 2026 
 
File No. 26-00235 
 
Mimi Gleason, Township Manager  
Lower Gwynedd Township 
1130 N Bethlehem Pike 
P.O. Box 625 
Spring House, PA 19477 
 
Reference: Land Development Review 

1622 Gypsy Hill Road  
TMP #38-00-03847-01-1 
 

Dear Ms. Gleason: 
 
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the amended submission for land 
development for the above-referenced project. Upon review we offer the following comments for your consideration: 
 
I. Submission 

 
A. Subdivision/Land Development Plans, consisting of sheets 1 through 4, dated January 27, 2026, as prepared 

by STA Engineering, Inc., for 1622 Gypsy Hill Road. 
 

B. Erosion & Sediment and Stormwater Management Report, dated January 27, 2026, as prepared by STA 
Engineering, Inc., for 1622 Gypsy Hill Road 
 

C. Waiver Request Letter, dated February18, 2026, as prepared by STA Engineering, Inc. 
 
II. Project Description 

 
The subject property TMP #39-00-03847-01-1, located at 1622 Gypsey Hill Road, is situated in the Lower 
Gwynedd Township A – Residential Zoning District. The tract consists of approximately 1.6 acres. Most of the lot 
contains woodlands and the tract has street access from the cul-de-sac of Gypsy Hill Road.  

 
The applicant proposes a development of the 1.6-acre parcel consisting of one (1) lot with a new single-family 
detached dwelling with an attached garage and associated driveway. The proposed lot will take access from the 
existing cul-de-sac located on Gypsy hill Road. Additional improvements include two underground seepage beds 
to control the runoff from the new impervious surfaces. The proposed lot will be served by public water and sewer. 

 
III. Reference Documentation 

 
A.  Lower Gwynedd Township Board of Supervisors Resolution No. 2024-21 granting conditional 

Preliminary/Final Land Development Approval of the Subdivision Plan of 1616 School House Lane at their 
regular meeting on July 23, 2024. We note that since the approval, the plans have been revised to include 
additional tree removal for the construction of the house and proposes additional plantings to off-set the tree 
replacement requirement. As such, the plans for the new house at 1622 Gypsy Hill Road have been reviewed 
as a new Land Development Application. 
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IV. Review Comments 

 
A. Zoning Ordinance 

We offer no comments with respect to the Lower Gwynedd Township Zoning Ordinance. 
 

B. Waivers Requested 

The following waiver request is noted in the submitted waiver request letter.  
 

1. §1230.41(i) – The Applicant requests a waiver to provide a voluntary fee in lieu of planting the required 
amount of replacement trees. The Applicant proposes to plant 79 replacement trees (equating 239 
caliper inches) and offers a fee in lieu of $32,100.00. We note that the tree removal has been 
modified from the original subdivision plan, and the new tree removal appears to be a total of 
506 caliper inches removed for a total tree replacement of 169 three-inch (3”) trees. The revised 
plans propose the installation of 79 trees. As such, the new plans appear to be short 90 three-
inch (3”) replacement trees. 

 
C. Subdivision and Land Development Ordinance 

 
We note the following comments related to the Lower Gwynedd Township Subdivision and Land 
Development Ordinance, as well as general comments related to the building permit submission: 

 
1. §1230.42(b) – The plans shall be revised to provide three (3) shade trees per dwelling, or a waiver 

would be required.  
 

2. §1230.45(a) & §1230.60(a) – Sidewalks are required on the existing and proposed streets of a 
development. The plans shall be revised to provide sidewalk on Gypsy Hill Road, or a waiver would 
be required.  

 
3. §1230.58 – Street lights shall be provided on Gypsy Hill Road at locations determined at the Board of 

Supervisors, or a waiver would be required.  
 

4. We note that the associated fees from Resolution #2024-21, including the Park and Recreation Fee 
($1000), Transportation Impact Fee (2,285.00), Recreation Impact Fee (500.00), and the Stormwater 
Management Facility Fee (determined at building permit) are still applicable to this application, with 
the exception of the tree replacement fee, which will be amended during this application. We defer to 
the Township to determine whether the fees have been paid at this time. 
 

5. Note 2 on the Tree Removal Comparison indicates that 197 caliper inches are proposed to be 
removed on the 2026 building permit plan, and this quantity is also listed in the waiver request letter. 
However, the 2026 Replacement Tree Calculations table indicates that 117 caliper inches are 
proposed to be removed. The Applicant shall clarify the caliper inches to be removed for the 2026 
Building permit plan, so that the total tree removal and replacement can be quantified. 

 
6. All waiver requests shall be added to the Record Plan. 

 
7. Details shall be provided for all proposed improvements, including the proposed driveway and 

restoration of the roadway for the utility connections. 
 

8. The plans shall be revised to provide the size, slope material and inverts of the proposed sanitary 
lateral.  

 
9. Inlet Protection shall be provided for the pre-treatment inlets, and a detail for the inlet protection shall 

both be provided on the E&S plans.  
 

10. The detail of the stockpile control is inconsistent with the depiction on the E&S plans. The applicant 
shall revise the detail, construction sequence notes, and/or detail for consistency. A detail for silt fence 
shall be provided if applicable.  
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11. The plans shall be revised to note the area of the limit of disturbance. In the event that the disturbance 

is greater than one (1) acre, then the Applicant will be required to obtain an NPDES permit from the 
Montgomery County Conservation District. The Township should be copied on all future 
correspondence with the Conservation District. 

 
12. We note that the stormwater management report appears to show that the peak rate requirements 

are not met for each storm frequency. The Applicant shall verify the peak rate calculations and revise 
the plans and/report accordingly. 

 
13. At the time of the building permit, the Applicant shall submit the required PADEP planning module to 

the Township for review. 
   

14. In accordance with Lower Gwynedd Township Ordinance No. 496., at least 75% of the plantings 
proposed as a part of a subdivision and land development shall be native. According to the 
Replacement Tree table, it appears that only 10 of the 88 trees to be planted are considered native, 
for a percentage of approximately 11%. The plans shall be revised to propose a minimum of 75% 
native trees.  
 

15. At the time of the building permit, the Applicant shall obtain a “will serve” letter from the water supplier 
for the new lot. A copy of the letter shall be provided to the Township. Additionally, the plans shall be 
submitted to the water supplier for review/approval.  

 
16. We note that the Applicant will be required to enter into a Tapping Fee Agreement for the proposed 

sewer connection. The agreement will be drafted by the Township Sewer Solicitor and shall be 
executed prior to the connection of the sewer facilities. 

 
17. At the time of the building permit submission, the Applicant will be required to enter into a Stormwater 

Ownership & Maintenance Agreement with the Township for the proposed on -site stormwater 
improvements. The document will be prepared by the Township Solicitor and should be executed prior 
to issuance of a building permit. A note stating this requirement shall be added to the Record Plan. 

 
18. Prior to the issuance of a building permit, the Applicant is required to pay a Stormwater Management 

Facility fee in the amount of $500 per 1000 cubic feet of storage volume within the proposed BMP’s. 
This fee will be calculated upon resubmission of the building permit plans containing the proposed 
stormwater measures. 

 
19. We note that additional comments may be forthcoming upon the revised submission of the building 

permit plans. 
 
Should you have any questions, please feel free to contact our office. 
 
Sincerely, 

 
Edward Brown, P.E.    
Project Manager      
Gilmore & Associates, Inc.      
 
EB/sl 
 
cc: Jamie Worman, Assistant Township Manager 
 Neil A Stein, Esq., Township Solicitor 
 Patty Sexton-Furber, Building Codes Administrator 
 Al Comly, Township Fire Marshal 

 Susan A. Rice, P.E., STA Engineering, Inc. 
 James Hersh, P.E., Vice President, Gilmore & Associates, Inc.  





















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

DATE: March 11, 2026  

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ: Gwynedd Point Village Conditional Use Application #26-03 

Mr. Pete Penna and his attorney, Mr. Dave Shafkowitz, will attend the Planning Commission 

meeting on March 18, 2026, to discuss the Gwynedd Point Village Conditional Use Application. 

In January, Mr. Penna presented a conditional use plan proposing the residential redevelopment 

of the Spring House Nursery and surrounding properties that form the triangular area located 

between Cedar Hill Road and Bethlehem Pike. The proposal involves redeveloping the parcels 

into a residential townhouse community that would include stormwater management facilities, 

green space, pedestrian improvements, and a realignment of the intersection at Cedar Hill Road 

and Bethlehem Pike. 

The associated rezoning application is currently under consideration by the Board of Supervisors, 

and any recommendation for approval will be contingent upon approval of the necessary zoning 

change. 

Since the previous meeting, Mr. Penna has revised the proposed plan to reflect the required right-

of-way width while maintaining the highway setback, which resulted in the removal of one unit. 

Additional revisions include relocating the overflow parking spaces, addressing the Fire Marshal’s 

concerns related to internal circulation and parking restrictions, and updating the plans to reflect 

the proposed realignment of the Bethlehem Pike and Cedar Hill Road intersection. 

Mr. Penna has also completed a traffic study, which was reviewed by the Township Traffic 

Engineer along with the revised plan. In addition, a scoping study application was submitted to 

PennDOT concurrently. The engineers’ review letters, as well as the revised plan, and proposed 

waiver requests are attached to this memorandum for your reference. 



GENERAi NOJES • 
1. APPLICANT: 

PFP PROPERTY MANAGEMENT, LLC 
470 AMBLER ROAD 
FORT WASHINGTON, PA 19034 

2. PROPERTY INFORMATION/atff:R: 

TAX BLOCK 18 UNIT 68 
PARCEL Nl.MlER 39-00-00277--00-S 
atff:R : FRAtf< PI LEGG I TRUST 

1224 N. BETHLEHEM PIKE 
LOl'ER GWYNEOO, PA 19002 

SITE ADDRESS: 1224 N. BETHLEHEM PIKE 
LOl\£R GWYr-EDD, PA 19002 

TRACT AREA= 94,119 SF (2.1607 ACRES) 

TAX BLOCK 18 UNIT 72 
PARCEL Nl.MlER 39-00-00280-0o--5 
atff:R: ANDREW PI LEGG! 

1208 N. BETHLEHEM PIKE 
LOl'ER GWYNEOO, PA 19002 

SITE ADDRESS: 1208 N. BETHLEHEM PIKE 
LOl\£R GWYr-EDD, PA 19002 

TRACT AREA = BO, 310 SF ( 1. 8437 ACRES) 

TAX BLOCK 18 UNIT 21 
PARCEL Nl.MlER 39-00-00655----00-S 
CJMER: CHARLES & MARIA SANJS 

1201 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE ADDRESS: 1201 CEDAR HILL ROAD 
AMBLER, PA 19002 

TRACT AREA= 76,786 SF (1.7628 ACRES) 

TAX BLOCK 18 UNIT 78 
PARCEL Nl.MlER 39-00--00658--0o--5 
CJMER: KENtETH G. & KAREN L. WHITE 

1209 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE ADDRESS: 1209 CEDAR HILL ROAD 
AMBLER, PA 19002 

TRACT AREA= 30,171 SF (0.6926 ACRES) 

TAX BLOCK 18 UNIT 79 
PARCEL Nl.MlER 39-00-00661--00-2 
OM'ER: TARA BEVIVIN) & 

SEAN M. FITZ-PATRICK 
1213 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE AOORESS: 1213 CEDAR HILL ROAD 
At.eLER, PA 19002 

TRACT AREA - 49,626 SF (1.1393 ACRES) 

TAX BLOCK 18 UNIT 66 
PARCEL Nl.MlER 39-00-00664--00-S 
atff:R : FRAtf< PI LEGG I 

1217 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE AOORESS: 1217 CEDAR HILL ROAD 
At.eLER, PA 19002 

TRACT AREA= 71,551 SF (1.6426 ACRES) 

TOTAL TRACT AREA= 402,563 SF (9.2416 ACRES) 
TRACT AREA TO EXIST. RIGHT--OF--WAY = 392,642 SF (9.0138 ACRES) 

3. BOLNDARY TAKEN FROM DEEDS AND PLANS OF RECORD, AND A FIELD SURVEY PERFORMED BY PROTRACT 
ENGINEERING, INC. IN AUGUST 2025. 

TOPOGRAPHIC INFORMATION FRCM A FIELD SURVEY PERFCH.£D BY PROTRACT ENGINEERING IN 
AUGUST 2025. 

4. PROTRACT ENGINEERING, INC. DOES NOT GUARANTEE THE ACCURACY OF LOCATIONS FCR EXISTING 
SUBSURFACE UTILITY STRUCTURES SHOV,1,1 ON THE PLANS, NOR DOES PROTRACT ENGINEERING, INC. 
GUARANTEE THAT ALL SLBSLRFACE STRUCTURES ARE SHCM'N. TO CCI.PLY WITH ACT 187 TI-E 
CONTRACTOR SHALL VERIFY THE LOCATION AND ELEVATION OF ALL UNDERGROUND UTILITIES BEFORE 
THE START OF Y«H<. 

~ 
?~ 
~ 

? 

-1, 

5. ZONING INFORMATION: 
A-1 RESIDENTIAL DISTRICT 
(NOT APPLICABLE, SEE BELOW) 
CATEGORY 
LOT AREA (MIN) 

REQJTBEP 
35,000 SF• 
175 FT LOT WIDTH (MIN) 

BUILDING HEIGHT (MAX) 
FRONT YARD (MIN) 

45 FT/2-1/2 STRY 
65 FT 

SIDE YARD (MIN- BOTH) 
REAR YARD (MIN) 
DISTRICT YARD (MIN) 
(ADJ. TO RESIDENTIAL ZONE) 
BUILDING COVERAGE (MAX) 
IMP. COVERAGE (MAX) 

45 FT 
65 FT 
60 FT 

20 "* 
25 llli 

• IF BOTH PUBLIC WATER AND PLBLIC SEWER ARE AVAILABLE 

LOl\£R PIKE OVERLAY DISTRICT 
CATEGORY 
LOT AREA, ~SIDENTIAL (MIN) 
LOT AREA W/ RESIDENTIAL (MIN) 
LOT WIDTH (MIN) 

BEOlJIREP 
2 ACRES 
3 ACRES 
150 FT 

6 DU/ACRE RES. DENSITY (MAX) 
BUILDING HEIGHT (MAX) 
FRONT YARD (MIN) 

40 FT/3 STRY 
20 FT 

SIDE YARD (MIN) 
REAR YARD (MIN) 
DISTRICT YARD (MIN) 
(ADJ. TO RESIDENTIAL ZONE) 
IMP. COVERAGE (MAX) 

10 FT 
20 FT 
30 FT 

75 llli 

PRCJ'OSEP 
9 ACRES 
9 ACRES 
1000 FT+ 
5.4 DU/ACRE 
< 40 FT 
26 FT 
N/A 
42 FT 
42 FT 

50.5 llli 

6. SITE IS OUTSIDE THE FEMA 100-YEAR FLOOOPLAIN AS SHOIIN ON FLOOD MAP PANEL NO. 
42091C0278G, PREPARED FOR MONTGOMERY COUNTY PA, DATE EFFECTIVE MARCH 2, 2016. 

7. SOILS DATA WAS OBTAINED FROM THE USDA/1-.RCS SOIL SURVEY OF MONTGOMERY COUNTY PA, 
VERSION 19, SEPTEMBER 5, 2024. SOILS ON SITE ARE CLASSIFIED AS FOLLOWS: 
CfA - CHALFONT SILT LOAM, 0 TO 3 PERCENT SLOPES 
RhA - REAVILLE SILT LOAM, 0 TO 3 PERCENT SLOPES 
UdtD - UDORTHENTS, SHALE AND SANDSTONE, B TO 25 PERCENT SLOPES 
UusB - URBAN l.AND-4.lDORTHENTS, SHALE AND SANDSTONE COMPLEX, 0 TO 8 PERCENT SLOPES 

8. RIGHT-a=--WAYS ALCNG BETHLEI-EM PIKE AND CEDAR HILL ROAD ARE 1-EREBY OFFERED TO THE .AGENCY 
HAVING JURISDICTION. 
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Ca..10NWEALTH Of PENNSYLVANIA 
COUNTY Of MONTGOt.£RY 

On the _______ day of 
before me the subscriber, a notary pub I le of the Conmonweolth 
of Pennsylvania residing in ___________ personally 
appeared Peter F. Penna, of ____________ , who 
acknowledged this plan to be the official plan of the 
highways and property shown thereon situate in the Township 
of Lower Gwynedd, Montgomery County, Pennsy I van i a, and 
desired that this plan be recorded according to low. 

Witness my hand and notarial seal the day and year aforesaid. 

Notary Pub I IC 

My Conmisslon Expire._ ___ _ 

hereby certify that ____________ , is the 
registered owner of the land herein subdivided or developed 
and that we do hereby adopt this plan. 

(Title) 

Approved by the Boord of Supervisors of the Township of Lower 
Gwynedd this _______ day of 

President 

Secretory 

Approved by the Lower Gwynedd Township Engineer on the 
______ , day of 

Engineer 

Approved by the Lower Gwynedd Township Planning Corrmission on 
the _______ day of 

Chairman 

Recorded this _______ day of _________ in 
the office for the record 1 ng of deeds, etc., In and for the 
County of Montgomery in Norristown, Pennsylvania in Pion Book 
No. _____ , Page-----· 

Recorder 

PROFESSIONAL ENGINEER'S CERTIFICATION 
I, _____________ , o Registered Professional 
Engineer {or Registered Surveyor} of the Corrmonweolth of 
Pennsylvania, do hereby certify that in my best professional 
this pion correctly represents the metes and bounds, as shown, 
and the lots, land, streets, highways, easements and utl lities 
as surveyed and plotted by me for the owners or agents. 

r further certify that in my best professional this plan meets 
the requirements of all applicable ordinances affecting this 
subdivision pion, including the amended Zoning Ordinance of 
Ambler Borough, In which this subdivision, Is located. 

50 25 0 
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{Registered Professional Engineer) 

PE--039251::f 
{Registration NLmber) 

50 100 
GRAPHIC SCALE 

150 

3::: 
0 
a:: 
a:: 
<( 

I 

~ 
0 z 

I I I I I I I I I~ I ~1! ~ 
1--::, (f) 

.!' ::a; 
e w 

C 

D >-
D 0:: LO 

~w w "' 1.:cz b ::a; • I 

lj~ 
cO - IX) 

• 
~ (.') ll "' ] 
0 .... I z 

_j 0 
~ 

::;; 
~ 

La.J 
~ -Q. 

::E 
La.J z :::c 

~ ~ a.. 
:::c 

~ ~ 
w 1s m 
::::i: "-

a.. 8 :::c 
g ~ I-
I..LJ :ii et: 
G'.i a. 0 
O Z 
Cl 

~ z N ~ N ..... 
I 

CX) 
0 
N ..... 

c

1
1 

0 z 
:,:::; II .e, ii: 
0 

"' ~ 
f/l I Cl 
>-z 
w 

"' "' 8 
. (.') 
§ ~ 
zo 

1:i • • C: w 
VJ 

G'i C <( 

a: <'i co 
a: 
w 
a. 
-

'° ~" N 
" .!I iJ ~ § N 
O □ zo, 
I "N ~ -~I 

~ 

0 
z 

-0 .8 
E 

v 
LO , 
II 

z .. • • £ ..... "' 

...... 
"-
0 ...... 

0 " 

" " ~ s: 
I I 

!! 
""" -­"' "' --
~ " • • 0,.. 

il: 

:ll 

~ cJ ~ 
c:) ..s 0 

·o ..... 
cd t>i> 
~ -~ E-t Cl) 

0 ~ 
~ 'Qi 
~ ~ 

. o 
~~ 
@ • 
~ ·­< • .., ! 
~ :;, -. f • 
~~ 

i ~ 
"' :S ... . " = 



TYPICAL UNDERDRAIN 
TO BE INSTALLED IF 

DIRECTED BY THE 
TOWNSHIP ENGINEER 

24' 

12· 

2.6% 

SEE 'BITUMINOUS PAVING DETAIL 
FOR PAVING SPECIFICATION 

12· 

2.6% 

BELGIAN BLOCK 
CURB 8" REVEAL 

LEGEND 

----------------- EX. BOUNDARY 
EX. ZONING BOUNDARY 

----------------- EX. BUILDING 
----------------- EX. RIGHT-OF-WAY 

-- EX. EDGE OF PAVING 
--39-1---------JB-1-- EX. 1-FT. CONTOUR 
- -- -- - J 00-- -- -- - EX. 5-FT. CONTOUR 
----------------- EX. CURB LINE ----------------IEX. SIOEWAIJ( 

w--------lt~ -----w-- EX. WATER LINE 

- ~ '1--------ff-----Ti--- EX. GAS 
-------~------ EX.STORM 

- - - - - ----0 EX. SANITARY 
- -1- -1- - EX. SOILS BOUNDARY LINE 

302 PROP. CONTOURS 

-----~-------PROP.STORM 

DRIVEWAY A lYPICAL CROSS-SECTION 
BETHLEHEM PIKE TO DRIVEWAY B 

-- --- ---0--- -- -- - PRO~SANITARYSEWER 
PROP. WAlER 

PROP. CURB ~~ 
. . "". 1· · ·1 
I I 

-1, 

PROPOSED BUILDING 

PROPOSED SIDEWALK 

~ 

~­-:).. 

C?::> 
0-

REPLACE EXIST. STRIPING WITH 
SOUTHBOUND LEFT TURN LANE 

¾ 
PECO 
UP ... 

/ 

/ 
/ 

,,,,,, 

,,,,,, / - J ..,. 
r -

I • I LP .... 
' .... I ;~ I LL) 

I "-. I 

I 

PECO 
UP-8-

E 
B 

t 
,:j 

",, '~ -;:i 1 
~'\\\\lli/111 I 
'~~wu, 

~~ _ i;'s~~-~"i I m ry1 

---~ ~ f\ll 
, I~ V~1 

,t J' l c;, I 
I. 3,>,+ ·;-:,;::: 

I; ', I ---- ,- -.172'1 - / 
~ I 
-~f 

----
PROPOStu 
BUILDING 
'3 UNtfS) -:-I ·' "" - "'"' 

~ , ,.g. \ I \ I ~ 
~~ 1t 

':il' \ ,~ 

·~,!_ 
K.'. 
, ~-+-, \: 

, :i--- r-\ 
D -
:::: I'--

) 

J -!J'i lr" ·, ....,___.,..,.. 

~ t f ' 1 

\ ( 
1r-

,1 
.., -- I~ 0 ,,.. 

PROP~-ED ; 
BUILD rs' 
(3 UN TS) 

~ 1 ® r-
~i,f 

-, I 
,[/ 

) ' '· 
// ;, ,,, / kl 30• I ~ ! RESID. 

~ 
?~ 
~ 

? 

<2. 
~ 

/ /. d ..J/uff! 

,il· / 1/ Ct4 

,i•~ / / ~/~ / PE< 

~ ~ 
/ / / ./ _,/--•~· / 0 /, / ,. _,.//_, ,XL:i'IJ' 

/ ~ • 

// 
// "40 

// Mj,'(! 

, ✓ /2 / ,a 
''"'%,...._ 

SURFAeE 
BA_§)N" A ,.. 

I 

\ 
) 

---

J 
~

Cl 
, ~OPOSED 5-B · tJILlllt:!G 

0 
(4 UNITS) "'z c,-

"' VJ 

, 1 ~ i'li 
z 
:::, I~ 

~ 

I 

✓ \. f 

~, I(~ I I 
\ PROPOSE.a 

) 
I I )> I I BUILDING ' 

25' I r-;/J 'l-;--'-,1/ (3 UNITS) 

~ ~~ r-- ,. __ -..__ - ' u,g ~-,. 
,3;16._ D ~ , / .., s. ,z - ', , _ / -- G a "" 

/ / ~ < -/ / 

, , I ~ 

/ 
( 

PR□ij6srn 
!!_UJlDING 
(~" ~NITS) 

- --
I C - - .,,.......:;:: / 

I I I, 
I - ,, ., "' ..J / I I 

I 
I 

I I (.. 

' 
~ 

~
,,,- t-> " L c:='--

e / '~-~ t- -1--- l .,.,,rn X. u.vs,A / v 0,'<i 1 ...,,,. 
1 

--
· cf r. - "- .,,,,. , 

I J ~ 

V - ---

'\ 

' 
'-/ t 

42.0' 
~ J -r,.,. 

.> 

\ 
~ 

(/) I ; 

~ 
11~ f~ 

~ t/s,9 

I~ l~ T~ 

30• 1 1'"" 
,,. - -t \ ~ - ~OPOSEJ/ -

/ BUILDINt 

_.,,,,.,.. 

', co / r1orosED 
/ o / BUILDING " 

:U '- ~ UNITS) 

--'"5--
; I ROPOSE ( I BUILDING 20· I 

RESID.11\:, 

"" I ~ 
• 03' U':JITS: 

u , ~ 
~ ~ N 

1-., 
J,P / 

I ~ le 

- - -I l@I LP. 

" --1/NDERGROU~D 
BASIN 2 \ ' I ' -- ~ \ 

I P~OP. CURB 

~ 11 .... --

\ I . \ \ .,,'( ,... \ \ 
\ ,20· 

,, ) ... I _, ,, \ 
R□r©sE I 

I 
l 
\ 

\ (3 UNITS 

1 lcJk 
-'\,~) p~~ ✓--

;,-,,.- - I 

~ 

I gl==i--"'\-7 "' "' \ 
I 

" 

~ I I • 

I 

/ .\ 

~DRIVEVJP..l 
,LP of { A ('.::;, ,31rr , ~ - ~ ' ~I , 

----- ,_; I~ ---
UNDERGROUND 

BASIN 3 

4,3• 1 _J 
. I 

ii - / 

1 li1 l l p 
l®I O 11 I) \ \ 

1, '-
\._ ;,/ 

r I I 
BUILDING \ / 

ICDI 
_, 
(-

I 

i 

/ I I I 
,1 I I 

' I I I / I / CrJ 

J 

/ ~ 1/ /J, 

,,,,,✓; ~~ ~,✓,:; w, ~ 
.: 1~ 

" r 
ROP@'sE 

BIJILTill'f(1 

'- -,178' ' f3 ~ NITS 

- 1 r -'-J ?, 
.., / I 

1:,~ef 

,_BUl1~ G 
3 U l''iS ' ,, I 

ROPOSE~ { fl 
3 UNITS r / 
- --e,,; - "I 

I 
I 

\ -
ROPOSE 
Bk/lLDING 
t UNITS 

<i 

/ I / 
11 -fl. " I • -11./ 

~bprr-ifl ~ 
/ ,1//,;i~. 

/ / ✓ 
storm~ ~ ~ 
TG 37(' ./ v. 

UP 

EdgtJ of. 
Woods 

~ -

l-
' ..!,_ 

24' 
....... 
20 

N 

·, ·. ; .. -.. 
"'"=---- - "-

·Existing Sanitary 
Sewer Ease, • 

., . .,_ 

\ 
eRoe.~ 

I 
) 

. .-,~,·- ,. ,~·' . 

I 

Storm Inlet 

,,, 
_lf!_V.,_,/!,;,-

-", • •J• •. : ... 

I , WVo -------,,,r?CrJ l"~c:J~ U~U l"'l _ --=-~ 
-"' _..- ;,....:' r ..._ UP - J UP --f7--W0T:e~e/ • 1 H· - UP -~ I ..!I --076- - UP 

,,, 'i . ~-
I • 

.!:. ,. , ··• ·•t: i.-..>l •. 

{ U<R, "''"""" ,_,. ) - - - / - - - ------------+- - - - \ - - - ------:./--------
Lfi!---;B~" ' :/tf-;-00;0~-~s,..,.._ - - e"""'- - ~ , ,. , ,,_ ,UJ, • c- - -,,U!:s,.s_,, .; ~on. S1:w1:r _ ~ ., 

PROP MOUNTABLEJ s-;;;;: ;;;;- cfA ' .,,,,,.,,... ,i..'\O ':'\?{ Exist. R.O.W. Son. MH I C d ~ir Ri d Son. MH 
• /8142 ~ A J 'J /8143 ,::) e .,,,r ., 00 /8144 

CONCRETE ISLAND R;m 375.51 Rh R,m 377.86 \,11 I, R;m 376.17 
Inv. 370.S Inv. 365.0 Inv. 365.9 

Storm Inlet 
TG 375.54 
Inv. 372.46 
Inv. 372.44 

] 

mv . ..;,1:.c.v:,,-J i 

Son. MH 1SHRC4 <=1 0) 
/8145 Storm Inlet c:::i" 
Rim 376.72 TG 376.01 C) 
Inv. 366.7 i v. 371.97 II 

rr, 

i j'll Cl: :s 

Storm Inlet 
TG 375.96 
/n,,._ 372.02 
fn'I. 311.64 
/n,,._ 370.92 

• 

PECO -& 
UP 

-~ 

~ "le~, 

~ 
~ 

~ 
:::s 

~ 

' ' ' ' FE5 ' Top 362.55 
Inv. 361.01 

CONSTRUCTION NOTES: 

1. PROTRACT EflGINEERiflG, INC, DOES NOT GUARANTEE THE ACCURACY OF 
LOCATIONS FOR EXISTiflG Sl.13SURFACE UTILITY STRUCTURES SHOWN ON 
THE PLANS, NOR DOES PROTRACT ENGINEERiflG, INC, GUARANTEE 
THAT ALL SUBSURFACE STRUCTURES ARE SHOWN, TO CCM'LY WITH ACT 
38 (LATEST A!ENDMENT) THE CONITRACTOR SHALL VERIFY THE LOCATION 
AND ELEVATION OF ALL UNDERGROUND UTILITIES BEFORE THE START OF 
WORK, 

2, ALL MATERIALS AND DETAILS OF CONSTRUCTION, INSTALLATION 
PROCEDURES AND REQUIREt.£NTS WITH RESPECT TO SANITARY SE\11:RAGE 
FACILITIES CONSTRUCTED IN LOWER GWYNEDD T~S1-1IP SHALL BE IN 
ACCORDANCE WITH THE LO't,£R GWYNEDD TCMNSHIP'S STANDARD 
SPECIFICATIONS FOR CONSTRUCTION OF SANITARY SE\11:RS, FORCE 
MAINS, PUMPiflG STATIONS, AND WASTEWATER TREATMENT PLANTS, 
INVERT ELEVATIONS TO BE CONFIRMED IN Tf-E FIELD AT THE TIME OF 
CONSTRUCTION, 
• THERE SHALL BE A MINIMUM OF A 10 FOOT LATERAL SEPARATION 

BETWEEN WATER MAINS Al'il SANITARY SE\11:RS, SHOULD IT BE 
NECESSARY FOR SANITARY SE\11:R TO PASS UNDER A WATER MAIN, THE 
SANITARY SEWER MUST BE ENCASED IN CONCRETE 6" BELCYtl THE 
MAIN, AND 12" ABOVE THE MAIN FOR A DISTANCE OF 10 FEET ON 
BOTH SIDES OF THE AREA IN QUESTION REGARDLESS OF VERTICAL 
SEPARATION DISTANCE, 

• SE\11:R LATERALS SHALL BE MINIMUM 6"• FROM Tf-E SANITARY SE\11:R 
MAIN TO THE RIGHT OF WAY AND A MINI~ 4"• WITHIN THE 
PRIVATE PROPERTY, 

• ALL SEWER LATERALS SHALL BE INSTALLED AT A MINIMLM SLOPE OF 
1/4-INCH PER FOOT. 

• ALL 6", SEWER LATERAL PIPES WITHIN THE PUBLIC RIGHT--OF-WAY 
t.fJST HAVE A MINIMLM WALL THICKNESS EQUIVALENT TO SOR 26, 
THE PIPE MATERIAL FOR THE SEWER LATERAL PIPE WITHIN THE 
PRIVATE PROPERTY WST BE MINI~ SCHEDULE 40 PVC PIPE. 

• A CLEANOUT IS REQUIRED AT THE EDGE OF THE PUBLIC 
RIGHT--OF-WAY WHERE Tf-E LATERALS TRANSITION FROM 6-INCH TO 
+-INCH DIA!ETER PIPE. 

• t.£TALLIC WARNING TAPE IS REQUIRED OVER TOP OF ALL PVC PIPE 
LOCATED WITHIN THE PUBLIC RIGT-OF-WAY. 

• IF A RESTAURANT IS INCLUDED IN THE Cot.t.£RCIAL BUILDiflG, A 
GREASE TRAP WILL BE REQUIRED AND A PLAN SHALL BE SUBMITTED 
TO THE TOWNSHIP NOTING ITS SIZE AND LOCATION. 

• SANITARY RUN FROA MANHOLE 55 TO MANHOLE 56 IS TO BE C900 PVC 
PIPE. 

• NO LATERAL CONNECTIONS CAN BE INSTALLED BETWEEN MAIII-IOLE 55 
AND MAN,OLE 56, 

3. ALL MATERIALS AND t.£THODS OF CONSTRUCTION FOR THE WATER SYSTEM 
SHALL CONFORM TO THE STANDARDS AND SPECIFICATIONS OF MtlLER 
WATER DEPARTt.£NT AND THE REQUIREMENTS OF LO't,£R GWYNEDD 
TOWNSHIP. AMBLER WATER DEPARTt.£NT WILL SUPPLY MATERIALS 
NECESSARY TO EXTEND THE PROPOSED WATER MAIN ACROSS BETHLEHEM 
PIKE AND CONNECT TO THE B" MAIN ON THE EASTERLY SIDE OF 
BETHLEHEM PIKE. 

4, CONSTRUCTION SPECIFICATIONS: 

5, 

A) EARTHWORK/CLEARlflG/GRUBBING; ALL WORK IN THIS CATEGORY 
SHALL cot.f'LY WITH CWMONWEAL TH OF PENNSYLVANIA DEPARTMENT OF 
TRANSPORTATION PUBLICATION 408 (SPECIFICATIONS) SECTION 200, 
REMOVE ALL DEBRIS TO A SUITABLE WASTE LOCATION, 

TOPSOIL; ALL WORK IN THIS CATEGORY SHALL COMPLY WITH 
COt.t.10NIIEALTH OF PENNSYLVANIA DEPARn.ENT OF TRANSPORTATION 
PUBLICATION 408(SPECIFICATIONS) SECTION 802. 
SODDING,IMJLCHING/SEEDING; ALL WORK IN THIS CATEGORY SHALL 

COt.4PLY WITH COM\AONWEALTH OF PENNSYLVANIA DEPARTMENT OF 
TRANSPORTATION PUBLICATION 408 SPECIFICATIONS) SECTIONS 804, 
805, AND 809, 

B) STORM SEWER; ALL WORK IN THIS CATEGORY SHALL COMPLY WITH 
COt.t.10NIIEALTH OF PENNSYLVANIA DEPARn.ENT OF TRANSPORTATION 
PUBLICATION 408 (SPECIFICATIONS) SECTION 600. STORM SEWERS 
SHALL BE SMOOTH LINED CORRLGATED PLASTIC PIPE OR REINFORCED 
CONCRETE PIPE AS SHOVtN ON THE PLAN. STORt.4 PIPES AND INLET 
STRUCTURES SHALL BE INSTALLED IN ACCORDANCE WITH THE 
MANUFACTURER'S SPECIFICATION. 

C) CONCRETE SIDEWALK; ALL WORK IN THIS CATEGORY SHALL CCM'LY 
WITH COl,f,1QNWEALTH OF PENNSYLVANIA DEPARn.ENT OF TRANSPORTATION 
PUBLICATION 408 (SPECIFICATIONS) SECTION 630 AND CURRENT 
TOWNSHIP SPECIFICATIONS, 

D) BITUt.4INOUS PAVIflG; ALL WORK IN THIS CATEGORY SHALL CCM'LY 
WITH COl,f,1QNWEALTH OF PENNSYLVANIA DEPARn.ENT OF TRANSPORTATION 
PUBLICATION 408 (SPECIFICATIONS) SECTIONS 401, 420 AND CURRENT 
TOWNSHIP SPECIFICATIONS, KEY CUT II< MATCH AT JUNCTIONS BETWEEN 
EXISTING AND PROPOSED PAVIflG, 

ALL UTILITY SERVICES SHALL BE INSTALLED LNDERGROUND IN 
ACCORDANCE WITH THE PREVAILING STANDARDS OF THE UTILITY OR 
OTHER COMPANY PROVIDING SUCH SERVICES. 

TOPOGRAPHIC VERIFICATION NOTES: 

THE CONTRACTOR SHALL FIELD VERIFY THE 
TOPOGRAPHY OF THE AREAS PROPOSED FOR 
CONSTRUCTION PRIOR TO THE START OF 
CONSTRUCTION. ELEVATIONS FOR AREAS WHERE 
PROPOSED PAVING MEETS EXISTING PAVING SHALL 
BE CHECKED IN THE FIELD. ANY DISCREPANCIES 
THAT HAVE AN IMPACT ON THE DESIGN AS SHOWN ON 
THESE PLANS SHALL BE REPORTED TO THE DESIGN 
ENGINEER PRIOR TO ANY CORRECTIVE ACTION BEING 
TAKEN. 

PRIOR TO THE INSTALLATION OF THE SANITARY 
SEWER AND/OR STORM SEWER SYSTEMS, THE 
EXISTIN:; SEWER INVERT ELEVATION AT ANY 
PROPOSED CONNECTION POINT(S) AND THE LOCATION 
AND ELEVATION OF EXISTING UTILITIES CROSSING 
THE PROPOSED LINES SHALL BE VERIFIED. ANY 
DISCREPANCIES IN THE ACTUAL INVERT ELEVATION 
AND THE INVERT ELEVATION SHOWN ON THIS PLAN 
SHALL BE REPORTED TO THE DESIGN ENGINEER 
PRIOR TO THE COWMENCEMENT OF THE SEWER 
INSTALLATION. 
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Install b1obarr1er on street 
trees when less thal'l I O' 

from a curb or sidewalk 

~ y<,~' 
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TREE PLANTING DETAIL 
N.T.S. 

TREES TO REMAIN 

Prune only dead. damaged or 
diseased branches. Do not cut leader . 

Rubber Hose or Tree Strap chafing guard ij'. 

Guy wires (or approved equal). Guy 
wire not taut. Remove at the end of the 
maintenance period. 

flag each guy cable e1th florecent 
material for safety 

2" x 2" x B' Hardwood Stakes 
(2 stakes minimum per tree) 

2" Mulch depth with a 4" temporary saucer. 
Mulch must not come 1n contact with tree bark. 

Set top of tree ball flush or 2-3 inches 
above adJ.acent grade. 

Cut burlap, wire and twine from around 
the trunk. 

Backfill mix (see spec1f1c.at1ons) 

Planting pit to be a m1rnmum 
I I /2-2 times the ball diameter. 
Set ball of tree on undisturbed 
existing soil. 

No debris, con5truction mater1al/equ1ptment, 
or d15turbance permitted w1th1n the dr1pl111e. 

----
TREE PROTECTION NOTES; 

Dr1phne 

Snow Fencing or Orange Construction Fence 
placed at the dr1pl1ne. 

I . During construction, trees and shrubs defined to remain, shall be protected by 30" snow 
fencing or orange con5truction fencmg to en5ure that there 15 not encro.Jchment w1th111 the 
area of their drip line by changing grade, trenchmg, stockp1l1ng of bu1idmg material or tor501I, 
or the compaction of the soil and roots by any motor vehicle. 

2. Tree protection fencing shall be place prior to site work commencing. This fencing must be 

placed at the drip lme of the tree to ensure that not more than¼ of the total drip lme area will 
be damaged. 

TREE PROTECTION DETAIL 
N.T.5. 
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Inv. 370.5 

I ANJSCAPTI\G NOIES 

LANDSCAPING REQUIREMENTS: 
STREET TREES: 1 SHADE TREE PER 40 FT OF STREET LENGTH 
INTERIOR (RESIDENCE): 2 SHADE TREES PER UNIT. 

LANDSCAPING CALCULATIONS: 
STREET TREES: 
N BETHLEHEM PIKE (OIE SIDE ONLY) STREET LENGTH (U.T. R.O.W.) - 1,247 FT/40 -> 31 SHADE TREES. 
CEDAR HILL ROAD (OIE SIDE O'lLY) STREET LENGTH (ULT. R,O_W,) = 964 SF/40 -> 24 SHADE TREES_ 
INTERIOR PLANTIM?S: RESIDENTIAL 2 x 49 l.NITS -> 98 SHADE TREES. 

PLANTS SHALL BE OF NURSERY STOCK. THEY SHALL BE OF SYl.tETRICAL GROWTH. FREE OF INSECTS. PESTS 
AND DISEASE. ALL PLANT MATERIAL SHALL CON'ORM TO Tl£ APPLICABLE STANDARDS OF Tl£ AIERICAN 
ASSOCIATION OF NlllSERYIEN_ TIESE STANlARDS INCLUDE, BlJT ARE NOT LIMITED TO, CALIPER, HEIGHT, 
SPREAD AND ROOT BALL SIZE. 
PLANT MATERIALS SHALL BE PERMANENTLY MAINTAil'ED, AND />NY PLANT MA.TERIAL VfiICH DOES NOT LIVE 
SHALL BE REPLACED WITHIN a..E YEAR CF' INSTALLATION. 
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STREET TREES 
27 

28 

LEGEND 

---------------- EX. BOUNDARY 
EX. ZONING BOUNDARY' 

----------------- EX. BUILDING 
EX. RIGHT-OF-WAY 
EX. EDGE OF PAVING 

- - 301 - - - - - - - - - 30-1- - EX. 1-FT, CONTOUR 
- -- -- ---J00-- -- -- EX. 5-FT. CONTOUR 

EX. CURB LINE 
_______________ I EX. SIDEWAU< 

EX. WATER LINE 
EX. GAS 

-------=-==------ EX.STORM 

- - - - - ~ EX. SANITARY 

- - 1 - - 1 - - EX. SOILS BOUNDARY LINE 
3021 PROP. CONTOURS 

- - - - - ---c::::1-- - - - - - - - PROP. STORM 
-- --- ---o-- -- -- - PROP. SANITARY SEWER 

I 
I .,. ' 

I 
']•' '.' ' ,, 

PROP. WATER 

PROP. CURB 

PROPOSED BUILDING 

PROPOSED SIOEWAI...J( 

PLANT MATERIALS LIST 
BOTANICAL NAME COMMON NAME KEY MIN. SIZE 

Acerrubrum RED MAPLE RM 2.5" CAL• 

Quercus alba WHITEOAK WO 2.5" CAL."" 
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PROPOSED IMPERVIOUS COVERAGE: 
St:EEJ INPEX 
1 Of 14 LAID DEVELOPMENT PLAN 

GENERAi NOJES • 2 OF 14 EXISTING FEATURES AND DEt.OLITION PLAN 

1. APPLICANT: 
PFP PROPERTY MANAGEMENT, LLC 
470 AMBLER ROAD 
FORT WASHINGTON, PA 19034 

5. ZONING INFORMATION: 
A-1 RESIDENTIAL DISTRICT 
(NOT APPLICABLE, SEE BELOW) 
CATEGORY 
LOT AREA (MIN) 

THE TOTAL LOT AREA TO THE ULTIMATE RIGHT-OF-WAY FOR 
THE SITE= 377,696 SF. 

PROPOSED IMPERVIOUS CALCS FOR THE ENTIRE SITE: 

3 
4 
5 
6 
7 

OF 14 CONSTRUCTION IMPROVEt.£NT PLAN 
OF 14 LAl'OSCAPE PLAN 
OF 14 PROFILE PLAN 1 
OF 14 PROFILE PLAN 2 
OF 14 EROSION & SEDit.£NT CONTROL PLAN 

2. PROPERTY INFORMATION/atff:R: LOT WIDTH (MIN) 
BUILDING HEIGHT (MAX) 
FRONT YARD (MIN) 

REQJTBEP 
35,000 SF• 
175 FT 

TOTAL 
PROP. 
PROP. 
PROP. 
PROP. 
TOTAL 

BUILDINGS 97,350 SF 8 OF 14 EROSION & SEDit.£NT CONTROL DETAIL PLAN 

TAX BLOCK 18 UNIT 68 
PARCEL Nl.MlER 39-00-00277--00-S 
atff:R : FRAtf< PI LEGG I TRUST 

1224 N. BETHLEHEM PIKE 
LOl'ER GWYNEOO, PA 19002 

SITE ADDRESS: 1224 N. BETHLEHEM PIKE 
LOl\£R GWYr-EDD, PA 19002 

TRACT AREA= 94,119 SF (2.1607 ACRES) 

TAX BLOCK 18 UNIT 72 
PARCEL Nl.MlER 39-00-00280-0o--5 
atff:R: ANDREW PI LEGG! 

1208 N. BETHLEHEM PIKE 
LOl'ER GWYNEOO, PA 19002 

SITE ADDRESS: 1208 N. BETHLEHEM PIKE 
LOl\£R GWYr-EDD, PA 19002 

TRACT AREA = BO, 310 SF ( 1. 8437 ACRES) 

TAX BLOCK 18 UNIT 21 
PARCEL Nl.MlER 39-00-00655----00-S 
CJMER: CHARLES & MARIA SANJS 

1201 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE ADDRESS: 1201 CEDAR HILL ROAD 
AMBLER, PA 19002 

TRACT AREA= 76,786 SF (1.7628 ACRES) 

TAX BLOCK 18 UNIT 78 
PARCEL Nl.MlER 39-00--00658--0o--5 
CJMER: KENtETH G. & KAREN L. WHITE 

1209 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE ADDRESS: 1209 CEDAR HILL ROAD 
AMBLER, PA 19002 

TRACT AREA= 30,171 SF (0.6926 ACRES) 

TAX BLOCK 18 UNIT 79 
PARCEL Nl.MlER 39-00-00661--00-2 
OM'ER: TARA BEVIVIN) & 

SEAN M. FITZ-PATRICK 
1213 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE AOORESS: 1213 CEDAR HILL ROAD 
At.eLER, PA 19002 

TRACT AREA - 49,626 SF (1.1393 ACRES) 

TAX BLOCK 18 UNIT 66 
PARCEL Nl.MlER 39-00-00664--00-S 
atff:R : FRAtf< PI LEGG I 

1217 CEDAR HILL ROAD 
AMBLER, PA 19002 

SITE AOORESS: 1217 CEDAR HILL ROAD 
At.eLER, PA 19002 

TRACT AREA= 71,551 SF (1.6426 ACRES) 

TOTAL TRACT AREA= 402,563 SF (9.2416 ACRES) 
TRACT AREA TO EXIST. RIGHT--OF--WAY = 392,642 SF (9.0138 ACRES) 

3. BOLNDARY TAKEN FROM DEEDS AND PLANS OF RECORD, AND A FIELD SURVEY PERFORMED BY PROTRACT 
ENGINEERING, INC. IN AUGUST 2025. 

TOPOGRAPHIC INFORMATION FRCM A FIELD SURVEY PERFCH.£D BY PROTRACT ENGINEERING IN 
AUGUST 2025. 

4. PROTRACT ENGINEERING, INC. DOES NOT GUARANTEE THE ACCURACY OF LOCATIONS FCR EXISTING 
SUBSURFACE UTILITY STRUCTURES SHOV,1,1 ON THE PLANS, NOR DOES PROTRACT ENGINEERING, INC. 
GUARANTEE THAT ALL SLBSLRFACE STRUCTURES ARE SHCM'N. TO CCI.PLY WITH ACT 187 TI-E 
CONTRACTOR SHALL VERIFY THE LOCATION AND ELEVATION OF ALL UNDERGROUND UTILITIES BEFORE 
THE START OF Y«H<. 

~ 
?~ 
~ 

? 

-1, 

SIDE YARD (MIN- BOTH) 
REAR YARD (MIN) 
DISTRICT YARD (MIN) 
(ADJ. TO RESIDENTIAL ZONE) 
BUILDING COVERAGE (MAX) 
IMP. COVERAGE (MAX) 

45 FT/2-1/2 STRY 
65 FT 
45 FT 
65 FT 
60 FT 

20 "* 
25 llli 

• IF BOTH PUBLIC WATER AND PLBLIC SEWER ARE AVAILABLE 

LOl\£R PIKE OVERLAY DISTRICT 
CATEGORY 
LOT AREA, ~SIDENTIAL (MIN) 
LOT AREA W/ RESIDENTIAL (MIN) 
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42091C0278G, PREPARED FOR MONTGOMERY COUNTY PA, DATE EFFECTIVE MARCH 2, 2016. 

7. SOILS DATA WAS OBTAINED FROM THE USDA/1-.RCS SOIL SURVEY OF MONTGOMERY COUNTY PA, 
VERSION 19, SEPTEMBER 5, 2024. SOILS ON SITE ARE CLASSIFIED AS FOLLOWS: 
CfA - CHALFONT SILT LOAM, 0 TO 3 PERCENT SLOPES 
RhA - REAVILLE SILT LOAM, 0 TO 3 PERCENT SLOPES 
UdtD - UDORTHENTS, SHALE AND SANDSTONE, B TO 25 PERCENT SLOPES 
UusB - URBAN l.AND-4.lDORTHENTS, SHALE AND SANDSTONE COMPLEX, 0 TO 8 PERCENT SLOPES 

8. RIGHT-a=--WAYS ALCNG BETHLEI-EM PIKE AND CEDAR HILL ROAD ARE 1-EREBY OFFERED TO THE .AGENCY 
HAVING JURISDICTION. 
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Ca..10NWEALTH Of PENNSYLVANIA 
COUNTY Of MONTGOt.£RY 

On the _______ day of 
before me the subscriber, a notary pub I le of the Conmonweolth 
of Pennsylvania residing in ___________ personally 
appeared Peter F. Penna, of ____________ , who 
acknowledged this plan to be the official plan of the 
highways and property shown thereon situate in the Township 
of Lower Gwynedd, Montgomery County, Pennsy I van i a, and 
desired that this plan be recorded according to low. 

Witness my hand and notarial seal the day and year aforesaid. 

Notary Pub I IC 

My Conmisslon Expire._ ___ _ 

hereby certify that ____________ , is the 
registered owner of the land herein subdivided or developed 
and that we do hereby adopt this plan. 

(Title) 

Approved by the Boord of Supervisors of the Township of Lower 
Gwynedd this _______ day of 

President 

Secretory 

Approved by the Lower Gwynedd Township Engineer on the 
______ , day of 

Engineer 

Approved by the Lower Gwynedd Township Planning Corrmission on 
the _______ day of 

Chairman 

Recorded this _______ day of _________ in 
the office for the record 1 ng of deeds, etc., In and for the 
County of Montgomery in Norristown, Pennsylvania in Pion Book 
No. _____ , Page-----· 

Recorder 

PROFESSIONAL ENGINEER'S CERTIFICATION 
I, _____________ , a Registered Professional 
Engineer {or Registered Surveyor} of the Corrmonweolth of 
Pennsylvania, do hereby certify that in my best professional 
this plan correctly represents the metes and bounds, as shown, 
and the lots, land, streets, highways, easements and utl lities 
as surveyed and plotted by me for the owners or agents. 

r further certify that In my best professional this plan meets 
the requirements of all applicable ordinances affecting this 
subdivision pion, including the amended Zoning Ordinance of 
Ambler Borough, In which this subdivision, Is located. 
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Scoping Meeting Application: Draft

TRANSPORTATION IMPACT STUDY (TIS) 
DETERMINATION & SCOPING MEETING 

APPLICATION

Scoping Meeting Date:  Scoping Number: S0620260016

Tax Parcel Number: 

Project/Development Name: 1208-1224 North Bethlehem Pike

Applicant Information:

Business Partner ID: 

Applicant Name: PFP Property Management LLC

Phone: (267) 250-9794  Email 1: petejr@pfpproperties.com

Primary Contact: Pete Penna  Email 2: 

Additional Engineering Firm Information:

Business Partner ID: 

Engineering Firm: Protract Engineering Inc

Phone:  Email 1: nrose@protract.net

Primary Contact: Nick Rose  Email 2: 

Creator Information:

Business Partner ID: 004633  Firm Name: Horner & Canter Associates, P.C.

Phone: 609-654-4104  Email 1: hkeene@horner-canter.com

(1) LOCATION OF PROPOSED DEVELOPMENT:

PennDOT Engineering District: 06  Email:  

County: Montgomery  Email: 

Municipality: LOWER GWYNEDD  Email: cdixson@bowman.com

RPO/MPO: DVRPC MPO

Email: amaron@dvrpc.org

NO. Road Name Ownership SR Segment Offset Latitude, Longitude
1 North Bethlehem Pike State 2018 0180 1065 40.1948415,-75.2241057
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2 Cedar Hill Road Local Municipality

NO. Proposed Activity
Proposed Access 

Level
Signalized?

Average Daily 
Trips

Driveway 
Classification

1
Construct New 

Driveway
Full Access N 156 Local Road

2
Construct New 

Driveway
Full Access N 167 Local Road

Describe Existing or Proposed Multimodal Accommodations:
N/A

Are there any vehicle weight or size restrictions along any roadway providing direct access to the site in 
accordance with 75 PA C.S. ss 4902? : No

(2) DEVELOPMENT SCHEDULE AND STAGING:

Multi-Stage Development ? No
Anticipated Opening Date: 06-01-2030
Full Buildout Date: 06-01-2030

Describe Proposed Development Schedule/Staging:

(3) TRIP GENERATION:

Land Use & Size
Land Use 

Code

Were ITE 
results 
used?

Daily 
Trips

AM Peak 
Hour

PM Peak 
Hour

Saturday Peak Hour

Enter Exit Enter Exit Enter Exit
Residential / 49 DU 215 Yes 323 6 17 14 11 N/A N/A

TOTAL: 323 6 17 14 11 0 0

(4) LEVEL OF STUDY REQUIRED?

Level of Study Required? Transportation Impact Assessment (TIA)

If Yes, based on:
Not Applicable

Additional considerations as described below:
None

(5) STUDY AREA:

Location 
Number

Major Street Minor Street Signalized?

1 North Bethlehem Pike Driveway Location #1 N
2 Cedar Hill Road Driveway Location #2 N
3 North Bethlehem Pk (SR 2018) Cedar Hill Road N
4 North Bethlehem Pk (SR 2018) Fairland Drive N

Land use context (Refer to PennDOT Design Manual, Part 1X, Appendix B):

Suburban

Known Congestion Areas:

None
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Known Safety Concerns:

None

Known Environmental Constraints:

None

Pedestrian/Bike Review (Community Centers, Parks, Schools, etc.):

North Bethlehem Pike corridor serves commercial businesses and residential developments. No existing 
pedestrian accommodations are provided along North Bethlehem Pk in this area

Transit Review (Current routes/stops):

None

(6) STUDY AREA TYPE:

Study Area Type: Urban

(7) TIS/TIA ANALYSIS PERIODS AND TIMES:

Opening Year: 2030

Full Buildout Year: 2030

Design Year: 2030

Indicate the analysis times to be included in the TIS/TIA:
1. AM Peak Hour
2. PM Peak Hour
3. Saturday Peak Hour
4. Other:
AM and PM peak hours only

Analysis periods to be included in the TIS/TIA:
1. Existing Conditions
2. Opening Year Without Development
3. Opening Year With Development and Opening Year With Mitigation (if necessary)
Additional Analysis Periods (Please Specify):
No additional analysis periods

(8) TRAFFIC ADJUSTMENT FACTORS:

(a) Seasonal Adjustment (Identify counts requiring adjustment and methodology):
None

(b) Annual Base Traffic Growth: 0.13  %/yr. Source: 
PennDOT Growth Factor Report 
2025-26

(c) Pass-By Trips (Attach justification where required):

NO. Land Use % Source
 

(d) Captured Trips for Multi-Use Sites:

N/A

(e) Modal Split Reductions:

N/A

(f) Other Reductions:

N/A
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(9) OTHER PROJECTS WITHIN STUDY AREA TO BE ADDED TO BASE TRAFFIC:

Notes:
To be determined through communication with the local municipality

(10) TRIP DISTRIBUTION AND ASSIGNMENT:

Trip Distribution Notes:
N. Bethlehem Pk to/from the north 30% N. Bethlehem Pk to/from the south 50% Cedar Hill Rd to/from 
the east 20%

(11) DATA COLLECTION ELEMENTS AND CAPACITY ANALYSIS METHODOLOGIES:

NO. Major Street Minor Street Signalized? Period
Data Collection 

Method

Capacity 
Analysis 
Method

1
North Bethlehem 

Pike
Driveway 

Location #1
N

AM Peak, PM 
Peak

N/A HCM 7th Edition

2 Cedar Hill Road
Driveway 

Location #2
N

AM Peak, PM 
Peak

N/A HCM 7th Edition

3
North Bethlehem 

Pk (SR 2018)
Cedar Hill Road N

AM Peak, PM 
Peak

MTM Counts HCM 7th Edition

4
North Bethlehem 

Pk (SR 2018)
Fairland Drive N

AM Peak, PM 
Peak

MTM Counts HCM 7th Edition

(12) ROADWAY IMPROVEMENTS/MODIFICATIONS BY OTHERS TO BE INCLUDED:

Roadway Improvements:
None

(13) REQUIRED ANALYSIS:

(a) Analysis Acknowledgement:
Yes

(b) Capacity Analysis:
Yes

(c) Queue Analysis:
Yes

(d) Sight Distance Analysis:

(e) Signal Warrant Analysis:

(f) Turn Lane Warrant Analysis:
Yes

(g) Intersection Control Evaluation:

(h) Crash Analysis:
Yes

(i) Gap Studies:

(j) Identify any other analysis to be performed or revisions to the sections above:

(14) ADDITIONAL COMMENTS OR RECOMMENDATIONS RELATIVE TO THE SCOPE OF THE 
TIS:

Additional Comments:
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Request PennDOT review whether a crosswalk across N. Bethlehem Pk should be installed at the 
proposed access across from Fairland Dr to link the two residential developments. Also review of 
proposed radius improvement at N. Bethlehem Pk/Cedar Hill Rd intersection as shown in attached plan

PennDOT Review Comments: (Current Cycle Comments)

After review of the scoping meeting application, the Department will contact the applicant regarding the need 
for a scoping meeting prior to applying for a highway occupancy permit.

This Electronic Copy Created on: 2026-02-06 15:02:53











 

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

P: 215.283.9444 

bowman.com 

February 26, 2026  

 

 

Ms. Mimi Gleason 

Township Manager 

Lower Gwynedd Township 

1130 N. Bethlehem Pike 

Spring House, PA  19477 

 

RE: Traffic Review – Transportation Impact Study Scoping Meeting Application &  

Conditional Use Plan 

Gwynedd Pointe – 1208 –1224 North Bethlehem Pike (S.R. 2018) 

Lower Gwynedd Township, Montgomery County, PA  

 Project No. 314087-01-019 

 

Dear Mimi, 

 

Per your request, Bowman Consulting Group (Bowman) has completed our traffic review for the proposed 

development to be located at 1208 – 1224 North Bethlehem Pike (S.R. 2018) in Lower Gwynedd Township, 

Montgomery County, PA.  Based on the materials provided for review, the proposed development will 

consist of 48 townhouse units.  Access to the proposed development will be provided via a full-movement 

driveway along North Bethlehem Pike (S.R. 2018) and a full-movement driveway along Cedar Hill Road.  

 

The following documents were reviewed in preparation of our comments: 

 

• Transportation Impact Study Scoping Meeting Application – 1208 – 1224 North Bethlehem Pike, 

prepared by Horner & Canter Associates. 

• North Bethlehem Pike and Cedar Hill Road Intersection Detail, prepared by ProTract Engineering, 

Inc. 

• North Bethlehem Pike Site Access Detail, prepared by ProTract Engineering, Inc. 

• Conditional Use Plan – 1208 – 1224 North Bethlehem Pike, prepared by ProTract Engineering, Inc., 

last revised February 5, 2026. 

 

Based on our review of the documents listed above and the initial traffic assessment completed by the 

applicant for the conditional use application, Bowman offers the following comments for consideration by 

the Township and action by the applicant’s team.   

 

General  

 

1. A response letter must be provided with the resubmission detailing how the comments below have 

been addressed, and where each can be found in the resubmission materials (i.e., page number(s)) 

to assist in the re-review process.  

 

2. The proposed development will be subject to the transportation impact fee of $3,865 per “new” 

weekday afternoon peak hour trip and the applicant will be required to pay a Transportation Impact 

Fee.  Based on information provided for Land Use Code 215 (Single-Family Attached Housing) in 

the Institute of Transportation Engineers publication, Trip Generation, 12th Edition, the proposed 48 
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townhouse units will generate approximately 24 “new” trips during the weekday afternoon peak 

hour, resulting in a transportation impact fee of $92,760.  The applicant must provide use and 

occupancy information from the time of the Roadway Sufficiency Analysis data collection for the 

Act 209 study in 2003 as the basis for determining the impact fee for this project.  Upon receipt of 

this information, our office will review if a credit is appropriate towards the transportation impact 

fee for the existing use(s) of the site.   

 

Transportation Impact Study Scoping Meeting Application 

 

3. Since access to this site is provided via North Bethlehem Pike (S.R. 2018), which is a state roadway, 

the TIS scoping meeting application is being concurrently being reviewed by PennDOT to obtain 

concurrence and approvals on the access and associated improvements proposed in the study.  Any 

comments from PennDOT should also be coordinated with our office and the Township and 

evaluated and addressed accordingly in subsequent submissions. A Highway Occupancy Permit 

(HOP) from PennDOT will be required for any modifications to the site frontage within the legal 

right-of-way along North Bethlehem Pike (S.R. 2018).  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. 

 

4. The applicant is proposing to realign Cedar Hill Road along their site frontage as part of the 

proposed land development, so that it intersects North Bethlehem Pike (S.R. 2018) at a 90-degree 

angle.  Section 1230.39.(C) of the Subdivision and Land Development Ordinance requires 

intersecting streets intersect at a ninety-degree angle for a minimum of 50 feet beyond 

the intersection of the right-of-way lines.  It appears from the sketch that the realigned Cedar Hill 

Road does not meet that requirement.  The entire width (east and westbound lanes) of Cedar Hill 

Road must be realigned to meet this requirement at a minimum. In addition, the design of the 

realignment should consider the feasibility of providing pedestrian crossings for future connections 

at the intersection. 

 

5. The study should provide discussion on the feasibility of adding a designated pedestrian crossing 

on North Bethlehem Pike (S.R. 2018) at a location along the site frontage to connect the sidewalks 

being provided along site frontages to the Trewellyn Trail located along the western side of North 

Bethlehem Pike (S.R. 2018).  If PennDOT and the Township determines a pedestrian crossing may 

be feasible, a PennDOT TE-113 form should be completed in accordance with PennDOT Publication 

46 and Strike-off Letter 494-25-05 and submitted to the Township and PennDOT for review. 

 

6. The applicant is proposing to provide a left-turn lane along southbound North Bethlehem Pike (S.R. 

2018) at the site access.  We recommend the left-turn lane be striped with a storage bay length of 

75 feet with a 75-foot bay taper, and a transition taper with the appropriate length. 

 

7. Crash analysis for the most recent five years of available crash data (i.e., 2020-2024) must be 

included in the study for all study intersections and along the site frontage.  

 

Conditional Use Plan 

 

8. The internal roads throughout the site should be a minimum of 26 feet wide as required in Section 

1230.37(c) of the Subdivision and Land Development Ordinance.  The proposed width of the 

internal roads is 24 feet. 
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9. Sight distance measurements for the proposed driveways along North Bethlehem Pike (S.R. 2018) 

and Cedar Hill Road must be shown on the plans as required in Section 1230.38(a)(3) of the 

Subdivision and Land Development Ordinance to demonstrate the proposed access locations 

can provide the required sight distances.  Sight distance triangles should be shown on the plans to 

determine if the proposed planted berms along the site frontages will restrict sight distances.  The 

sight distance requirements for the triangles should meet the minimum intersection sight distance 

requirements from A Policy on Geometric Design of Highways and Streets published by the American 

Association of State Highway and Transportation Officials (AASHTO) since access to the site will be 

provided via local road connections. 

 

10. The curb radii at the proposed roadway intersection along North Bethlehem Pike (S.R. 2018) should 

be a minimum of 30 feet as required in Section 1230.39(a) of the Subdivision and Land 

Development Ordinance.  The plans currently show a 15-foot curb radius on each side of this 

driveway. 

 

11. According to Section 1230.45(b) of the Subdivision and Land Development Ordinance, 

sidewalks should be a minimum of 5 feet wide.   The plans currently show a sidewalk width of 4 feet 

along the North Bethlehem Pike (S.R. 2018) and Cedar Hill Road site frontages.   

 

12. According to Section 1230.39(b) of the Subdivision and Land Development Ordinance, the first 

internal intersection must be separated from the North Bethlehem Pike (S.R. 2018) access by a 

minimum of 125 feet.   We have concerns about the location of the first internal intersection along 

the North Bethlehem Pike (S.R. 2018) driveway and its close proximity to North Bethlehem Pike (S.R. 

2018).  Vehicles exiting the internal drive aisle adjacent to North Bethlehem Pike (S.R. 2018) have 

limited ability to see vehicles entering the site from North Bethlehem Pike (S.R. 2018) at this 

driveway.  The plan should be revised to provide more distance between this internal intersection 

and North Bethlehem Pike (S.R. 2018), or other design measures should be proposed to address 

location of this first internal intersection.  

 

13. The emergency vehicle turning template should be revised to demonstrate the ability of an 

emergency vehicle to make a right-turn into the North Bethlehem Pike (S.R. 2018) driveway and a 

left-turn into the Cedar Hill Road driveway.  It is recommended that the Township Fire Marshal 

confirm the proper emergency vehicles dimensions were used for the turning templates and review 

the plans for accessibility and circulation needs of emergency apparatus.  Turning templates should 

also be provided in future land development plan submissions demonstrating the ability of trash 

trucks and delivery vehicles to maneuver into and out of the site accesses along North Bethlehem 

Pike (S.R. 2018) and Cedar Hill Road and entirely through the site.   

 

14. Parking along both sides of the internal roads based on the site design, road widths, and location 

of driveways will need to be prohibited by adequate signing.  The Township Engineer and Fire 

Marshal may also comment on this design.   

 

15. Future land development and PennDOT HOP plan must show pavement markings to delineate 

ingress and egress lanes for the proposed driveways and crosswalks.   

 

16. A more detailed review will be conducted if and when the project moves forward through a detailed 

land development and PennDOT HOP review and approval process.  Additional comments and 



Ms. Mimi Gleason 

February 26, 2026 

314087-01-019 

 

4 of 4       bowman.com 

requirements could be raised, and revisions may be required for the proposed site access, roads 

internal to the development, and transportation improvements for North Bethlehem Pike (S.R. 2018) 

and Cedar Hill Road at that time. 

  

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 

 Mirlene SaintVal, P.E., PennDOT 

 Nidhi Mehra, P.E., PennDOT 

 John Gallagher, P.E., PennDOT 

 Pete Penna, PFP Property Management (Applicant) 

 Nick Rose, P.E., ProTract Engineering, Inc. (Applicant’s Engineer) 

 Dave Horner, P.E., PTOE, Horner & Canter Associates (Applicant’s Traffic Engineer) 

 
 

V:\314087 - Lower Gwynedd Township\314087-01-019 (TRN) - Gwynedd Pointe\Engineering\Submissions\2026-02-12 Conditional Use\Review\2026-02-26 Review 

Letter_Gwynedd Pointe.docx 
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1208-1224 North Bethlehem Pike 

Waiver Request Summary 3-11-26 

 

SLDO 

1230.17  To permit joint preliminary and final approval. 

 

1230.19.c.3 (&4)  From the requirement that all street information and utilities within 200 

feet of the tract be shown, subject to the developer providing any additional off-site 

survey required by the Township Engineer. 

 

1230.53.b.12 – To not require the dedication of recreational areas. 

 

 

SWMO 

Minor waivers expected from piping, grading and drainage ordinance sections to 

accommodate individual circumstances of this site., if approved by the Township 

Engineer. 



 

 
Gilmore & Associates, Inc. 

Building on a Foundation of Excellence 
www.gilmore-assoc.com 

 

401 Plymouth Road│Suite 150│Plymouth MeeƟng, PA 19462│Phone: 610-489-4949│Fax: 610-489-8447 

 
March 13, 2026 
 
File No. 25-01054 
 
Mimi Gleason, Township Manager 
Lower Gwynedd Township 
1130 N. Bethlehem Pike 
PO Box 625 
Spring House, PA 19477 
 
Reference:   Spring House Nursery Redevelopment 
  Conditional Use Review 2 
 
Dear Ms. Gleason: 
 
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the submission for the above-
referenced project in relation to the conditional use application. Upon review we offer the following comments 
for consideration by the Lower Gwynedd Township Board of Supervisors: 
 
I. Submission 
 

A. Conditional Use Plans, consisting of sheets 1, 3, 4, 9, 11, & 12 of 14, dated November 28, 2025, last 
revised February 5, 2026, as prepared by Protract Engineering Inc. 
 

B. Right-of-Way Changes Exhibit, prepared by Protract Engineering. 
 

C. Post Construction Stormwater Management Plan and Volume Control Worksheets, dated November 
28, 2025, last revised February 5, 2026, as prepared by Protract Engineering Inc. 

 
D. Tree Assessment & Inventory, dated January 14, 2026, as p[prepared by Rockwell Associates. 

 
E. Tree Assessment Matrix, dated January 12, 2026, as prepared by Rockwell Associates. 

 
F. Tree Location Map. 

 
G. PennDOT Scoping Application & Cedar Hill Road Realignment, , dated November 28, 2025, last 

revised February 5, 2026, as prepared by Protract Engineering Inc. 
 

II. General Information 
 

The subject property consists of six (6) parcels located within the A-1 Residential Zoning District. 
Additionally, the properties are subject to a Zoning Map Amendment to extend the Lower Pike Overlay 
to encompass the subject properties. The overall tract is approximately 8.7 acres and currently contains 
four (4) single-family dwellings and an existing landscaping business.   
 
The Applicant proposes to remove all existing improvements and combine the properties to construct a 
48 unit townhouse development. The proposed townhouse development is permitted as a conditional 
use in Lower Pike Overlay District. The subject property will be accessed from Bethlehem Pike and 
Cedar Hill Road and will contain internal drives for access to each townhome. Additional improvements 
include parking areas, curbing, sidewalk, landscaping, and associated stormwater management 
facilities.  
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II. Review Comments 
 

A. Conditional Use 
 
The existing properties are subject to a proposed Zoning Map Amendment to extend the Lower Pike 
Overlay District to incorporate the proposed development. In the event that the Board decides to 
extend the Overlay District to this property, the Applicant has submitted a Conditional Use application.  
As such, we have reviewed the plan in accordance with the Lower Pike Overlay District where each 
project shall have its design be subject to conditional use approval. Upon review of the conditional 
use application, 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. 

1. We note that the conceptual locations for stormwater management facilities are shown on the 
plans and the Applicant has provided preliminary calculations to show the conceptual size and 
locations of the facilities can control the runoff from the proposed development. Upon review, it 
appears that the preliminary calculations indicate that the proposed sizes of the stormwater 
facilities can meet the volume control requirements of the ordinance. We note that a more 
comprehensive review of the stormwater management design will be completed at the time of the 
land development submission.  
 

2. All roadway improvements, including realignments, tuning lanes, line striping, and signage shall 
be reviewed and approved by Township Traffic Engineer.   

 
3. The Applicant should have discussions with PennDOT regarding a potential pedestrian crossing 

of Bethlehem Pike to the Fairlands Road neighborhood with access to the Township trails. We 
note that this crossing may require several safety regulations including pavement markings and 
flashing beacons. 

 
4. The Lower Pike Overlay District requires that the design of landscaping, lighting, streetscape 

improvements, and architectural elements be established and reviewed for the project during 
Conditional Use. We note that the Applicant has provided renderings showing the architectural 
elements of the proposed development, including landscaping, lighting and streetscape 
improvements. We defer to the Board to determine if additional streetscape elements shall be 
provided.  

 
5. We note that the plans have been revised to provide a curbed island at the intersection of Cedar 

Hill Road and N. Bethlehem Pike to realign the intersection so that the roads insect at a 90-degree 
angle. We defer to the review of the realignment and the potential need for pedestrian facilities in 
this area to the Township Traffic Engineer. 

 
6. The plans shall indicate the trees to removed for all areas of the project including the realignment 

of Cedar Hill Road.  
 

7. We note that a turning template has been provided for review. We defer to the Lower Gwynedd 
Township Fire Marshal to determine whether the size of the emergency vehicle used on the 
turning template is acceptable.  

 
8. We note that the proposed development will be required to obtain all applicable permits, including 

but not limited to Montgomery County Conservation District, PA DEP, PennDOT, etc. The 
Township and our office shall be copied on correspondence with these agencies.  
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Please note that additional comments will be made during the land development review process. 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 
 Pete Penna, Applicant 
 Nicholas Rose, P.E., Protract Engineering, Inc. 
 Al Comly, Township Fire Marshal 
 Chad Dixson, P.E., Bowman Consulting Group 
 Jim Hersh, P.E., Vice President, Gilmore & Associates, Inc. 



 
 
 

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

DATE: March 11, 2026 

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ: Comprehensive Plan Adoption Presentation 
 
Claire Warner from the Montgomery County Planning Commission will attend the March 18 

meeting to present the Comprehensive Plan. The 2045 Lower Gwynedd Township 

Comprehensive Land Use Plan is currently in its final phase: public review and adoption. This 

long-range planning document will guide growth and development in Lower Gwynedd Township 

over the next 20 years. Throughout the planning process, the Township gathered input through 

steering committee meetings and public outreach efforts, while applying sound planning principles 

to help shape a shared community vision. Key elements of the plan have been presented to the 

Planning Commission throughout its development. 

 

Adoption of the final Comprehensive Plan is governed by the Pennsylvania Municipalities 

Planning Code (MPC) and involves several required steps, including a 45-day public review 

period that will expire on March 20, 2026, as well as a presentation to the Planning Commission 

at a regularly scheduled meeting. A public hearing on the plan is scheduled for March 24, 2026, 

during the regular meeting of the Board of Supervisors. 

 

Township staff and consultants also held a public “Town Hall” meeting at Gwynedd Mercy 

University on February 19, 2026. The meeting provided residents with an opportunity to learn 

more about the plan and offer feedback in advance of the public hearing and anticipated adoption. 

At this time, no formal written comments have been received. However, key themes from the town 

hall discussion included concerns about traffic, interest in redevelopment along Bethlehem Pike, 

and questions regarding “high-density” housing depicted in a conceptual redevelopment 

illustration included in the plan. 
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