
LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 
REGULAR PUBLIC MEETING 
Tuesday, November 26, 2024, 7:00 p.m. 
 
To join the meeting via Zoom: 
https://us02web.zoom.us/j/86870613453?pwd=qAqBolkfi7Lh5D4U82aYzoQsrS4rrb.1  

Call #:  1-646-876-9923 

 
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 
personnel, real estate, and potential litigation. 
 
 

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. Public hearing for a conditional use application for Gwynedd Estates (ACTS Retirement / Life 
Communities, Inc.) to permit grading, stormwater pipe and trail to extend into the riparian buffer 
allowing access to an existing nature area 
 

2. Presentation of Gwynedd Estates (ACTS Retirement / Life Communities, Inc.) amended land 
development plan to construct a two-story building and parking for 40 skilled nursing beds      

 
 

GENERAL BUSINESS 
 
1. Discussion about improvements to Gypsy Hill & Penllyn Pike intersection 

 
2. Consider authorization to proceed with final design of a culvert replacement at 448 Marion 

Avenue 
 
3. Resolution 2024-31 authorizing submission of a PA Local Share Act grant application in the 

amount of $580,000 for Oxford Park 
 

4. Resolution 2024-32 authorizing submission of a PA Local Share Act grant application in the 
amount of $999,366 for the Public Works Facility  

 
5. Consider approval of a license agreement for 922 Chesterfield Drive  
 
6. Consider approval of a Right to Know policy 
  

https://us02web.zoom.us/j/86870613453?pwd=qAqBolkfi7Lh5D4U82aYzoQsrS4rrb.1


 
 
 
7. Township Engineer Report – November 2024 
 
8. Traffic Engineer Report – November 2024 
 
9. Finance Report – October 2024 
 
10. Approval of invoice report 
 
11. Approval of minutes – November 12, 2024 
 
 

SUPERVISOR LIAISON REPORTS 
Questions about Volunteer Commission Meeting Highlights 

 
 

STAFF UPDATES 
Updates from staff on municipal activities and projects 

 
 

SUPERVISORS COMMENTS 
Comments or questions from the Board of Supervisors 

 
 
Adjournment 
 

 
UPCOMING MEETING DATES* 

 
HUMAN RELATIONS COMMISSION  THURS  03/06/2025 7:00 P.M. 
BOARD OF SUPERVISORS   TUES  12/10/2024 7:00 P.M. 
ENVIRONMENTAL ADVISORY COUNCIL WED  12/11/2024  7:00 P.M. 
ZONING HEARING BOARD   THURS  12/12/2024  6:00 P.M. 
PARKS AND RECREATION   TUES   01/21/2025  6:00 P.M. 
PLANNING COMMISSION   WED  12/18/2024 7:00 P.M. 
 
*Please check the Township website to confirm meeting dates and times. 



M E M O R A N D U M 
ATTN: Board of Supervisors 

DATE: November 21, 2024 

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ: Gwynedd Estates Conditional Use- #24-06CU 

Gwynedd Estates Land Development-#20-04 (Amended) 

Acts Retirement Life Communities Inc. has filed an amended land development and conditional 

use application for the Gwynedd Estates Facility. The applicant is proposing the addition of a two-

story building at the northeastern corner of the site, modifications to existing access drives, an 

expansion of off-streeting parking, an emergency access drive, and new internal pedestrian 

walkways. The plans were originally approved by Resolution #2022-26 on November 7th, 2022. 

The plans were amended to now also include the replacement of a bocce ball court and picnic 

area, as well as an additional stormwater management facility on-site. They are also proposing to 

construct a trail extension and bridge. The added improvements are within the riparian and 

wetland buffer area requiring conditional use approval. The conditional use application and 

amended land development plans were reviewed and recommended for approval at the Planning 

Commission Meeting held October 16th, 2024. A conditional use hearing is scheduled for the BOS 

meeting on November 26th, 2024, and the amended land development plans will be presented. 

The information is linked above and attached to this memo for your reference. A revised waiver 

letter is also attached.  

The applicant is represented by Bernadette Kearny, Esq. She will handle the hearing.

Recommended Motion: Conditional Use #24-06- It is recommended that the BOS authorize 
the Township Solicitor to prepare a decision and order approving the conditional use 
application for the encroachment into the 25-foot wetland buffer area to facilitate the 
proposed improvements.   

Recommended Motion: Amended Land Development Plan #20-04- It is recommended that 
the BOS authorize the Township Solicitor to prepare an approval resolution for the 
amended Gwynedd Estates Land Development Plan.  

https://lowergwynedd.sharepoint.com/:f:/g/BOS/Erx008cW9QJGsQZpwLc4ptUBRUzB6iB5V7ODHTXMjFHeYw?e=NlobBo
https://lowergwynedd.sharepoint.com/:f:/g/BOS/EpGSAv6IeFdAgYrxf6lcMR0BU65kKLYZFZQYun-u_tOsmA?e=uZD4ke


16396/11/10950769/1 

LEGAL ADVERTISEMENT 
CONDITIONAL USE HEARING NOTICE 

 
Notice is hereby given that the Lower Gwynedd Township Board of Supervisors, on Tuesday, November 26, 2024, 
at 7:00 p.m., will hold a public hearing to consider the conditional use application (“Application”) of Acts 
Retirement Life Communities, Inc. (“Applicant”), legal owner of the property known as Norristown Road, Parcel 
#39-00-02955-00-3, consisting of approximately 25 acres, located within the MF-3 Multifamily Zoning District 
(“Property”). The Applicant proposes the addition of a building at the northeastern corner of the Property with 
additional parking and the reconfiguration of the existing access drives (the “Proposed Use”). Conditional use 
approval is required pursuant to Section 1298.17(c), because the Proposed Use intends disturbance within the 
minimum riparian buffer for the installation of walkways and stormwater management piping. The Application 
must meet the requirements of Section 1298.07 of the Township's Zoning Code.  
 
The Board of Supervisors will consider testimony and evidence from the Applicant 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; 
onlinehttps://us02web.zoom.us/j/86870613453?pwd=qAqBolkfi7Lh5D4U82aYzoQsrS4rrb.1  ; or by calling 1-646-
876-9923 and entering the meeting ID number 868 7061 3453 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 
Lower Gwynedd Township Township Solicitor 

 
 
 
 
PLEASE PROVIDE PROOF OF PUBLICATION 

mailto:mfarzetta@lowergwynedd.org
mailto:nstein@kaplaw.com
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17834-018 

November 21, 2024 
 
 
VIA EMAIL to jworman@lowergwynedd.org 
Jamie Worman 
Township Manager 
Lower Gwynedd Township  
1130 North Bethlehem Pike 
Spring House, PA 19477 
 
Re: Conditional Use Application- Acts Retirement-Life Communities, Inc. 

Gwynedd Estates 
 
Dear Ms. Woman:  
 

This letter is to request to amend the conditional use application of  Acts Retirement-
Life Communities, Inc. for its  Gwynedd Estates community filed with the Township on 
October 10, 2024.   

Twenty (20) copies of revised Plan A will be sent under separate cover from Eustace 
Engineering.  Paragraph 5 of the Conditional Use Applicant is amended to reference that a 
level spreader will be installed in the location shown on revised Plan A.     

Please call me at 215-616-1522 or email me at BKearney@hrmml.com if you have 
any questions. Thank you. 

                                              
Very truly yours, 
 
HAMBURG, RUBIN, MULLIN, 

MAXWELL & LUPIN 
 
 
 
By: 

BERNADETTE A. KEARNEY 

BAK:haw 

mailto:BKearney@hrmml.com
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November 21, 2024 
 
 
 

{03942936;v2 } 

 
cc: Mary Eustace, via mail 
      Robbie Sutton, via email 
      Shawn Machese, via email 
      Edward Brown, via email 
      Chris B. Isenberg, via email 
      Neil Stein, Esq., via email 
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

Location Map
Scale: 1" = 1000'

CBI CONDITIONAL USE APPLICATION10/10/20241

   2     10/16/2024     CBI     REVISED FOR PLANNING COMMISSION MEETING





cbi
Text Box
10/10/2024

cbi
Count Measurement
Fixtures, Doors, Windows1

cbi
Text Box
Acts Retirement Life Communities, Inc.420 Delaware DriveFort Washington, PA  19034561-400-6008SFletcher@actslife.orgV.P. of Real Estate Services

cbi
Text Box
Bernadette KearneyHRMML,  1684 S. Broad StreetLansdale, PA  19446-5422215-661-0400BKearney@HRMML.com

cbi
Text Box
MF-3 Multifamily District25.00 Acres1,807.3 LF846.7 LF

cbi
Text Box
Gwynedd Estates, 301 Norristown Rd., Ambler, PA  19002

cbi
Text Box
Independent and Assisted Living Facility for Seniors
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Site Data:
Address:  301 NORRISTOWN RD.

SPRINGHOUSE, PA.
Zoned:     MF-3 MULTIFAMILY DISTRICT
Lot Area: 25.00 ACRES

Owner/Applicant:
ADULT COMMUNITIES TOTAL SERV., INC.
CORPORATE SERVICES CENTER
420 DELAWARE DRIVE
P.O.BOX 2222
FORT WASHINGTON, PA. 19034

Parcel Information:
Parcel ID: 39-00-02955-00-3
Tax Map ID: BLOCK 19, UNIT 100

Act 287
ALL PARTIES UTILIZING THIS PLAN AND THE INFORMATION CONTAINED
THEREON ARE CAUTIONED TO COMPLY WITH THE REQUIREMENTS OF THE
PENNSYLVANIA ACT 287 AS AMENDED BY PENNSYLVANIA ACT 199, OF 2004
ENTITLED "UNDERGROUND UTILITY LINE PROTECTION LAW".  ALL EXISTING
UNDERGROUND UTILITIES ARE TO BE CONSIDERED APPROXIMATE ONLY AND
ARE TO BE VERIFIED IN THE FIELD BY THE CONTRACTOR AND THE
APPROPRIATE UTILITY COMPANY PRIOR TO THE COMMENCEMENT OF THE
SITE WORK, IN ACCORDANCE WITH ACT 287.

Serial Number:  20192891091

GENERAL NOTES:

1. The Boundary information shown hereon was prepared by Chambers Associates, Inc., and represents
the compilation of recorded information and an actual survey completed in January 1997.

2. The Plan was prepared without the benefit of a title report and property is subject to Easements,
Conditions, and Restrictions etc. contained therein, recorded or unrecorded.

3. Topographic features shown hereon were prepared by Chambers Associates, Inc. and represent an
actual on-the-ground survey conducted in April 2019.

  Benchmark:

4. Said property is located within an area having a flood zone designation "A" by the Federal Emergency
Management Agency (FEMA), on Flood Insurance Rate Map no. 42091C0287-G with the Date of
Identification of March 2, 2016, for Community no. 420953, Lower Gwynedd Township, Montgomery County,
Pennsylvania, which is the current flood insurance rate map for the community in which the said premises is
situated.

  Zone "A" indicates no base flood elelvation has been determined for the 1% annual chance flood
(100-year flood).

5. Area; Gross  25 acres of land more or less.
 Net 24.47 acres of land more or less.

6. Any damage incurred within the public right-of-way as a result of construction is to be repaired at the
owner's sole expense.

IN PLAN FILE CASE                    D.B. NO                 , PAGE               . 

SECRETARY

APPROVED BY THE BOARD OF SUPERVISORS OF LOWER GWYNEDD TOWNSHIP

TOWNSHIP ENGINEER CERTIFICATION

THIS         DAY OF                  ,               .

                                      ,              .APPROVED BY THE TOWNSHIP ENGINEER ON THE DAY OF

BOARD OF SUPERVISORS CERTIFICATION

CHAIRMAN

JAMES HERSH, P.E.

LOWER GWYNEDD TOWNSHIP PLANNING COMMISSION

PLANNING COMMISSION CERTIFICATION

RECORDED THIS             DAY OF                               ,               ,

COUNTY OF MONTGOMERY OF NORRISTOWN, PENNSYLVANIA, 

THIS       DAY OF                                     ,               .

APPROVED BY THE LOWER GWYNEDD TOWNSHIP PLANNING COMMISSION

RECORDING CERTIFICATE

CHAIR

IN THE OFFICE FOR THE RECORDING OF DEEDS, ETC., IN AND FOR THE

DANIELLE A. DUCKETT

TOWNSHIP ENGINEER

ADULT COMMUNITIES TOTAL SERVICES, INC. HAS LAID OUT UPON OUR LAND SITUATED IN
THE LOWER GWYNEDD TOWNSHIP, COUNTY OF MONTGOMERY, COMMONWEALTH OF
PENNSYLVANIA CERTAIN LOTS AND STREETS ACCORDING TO THE ACCOMPANYING PLAN.

WITNESS MY HAND AND SEAL THIS ______ DAY OF ___________________ 20__.

                                                                             _________________________________
                        SEAN FLETCHER

                                                              SENIOR VICE PRESIDENT - REAL ESTATE SERVICES

OWNER OF RECORD:

REGISTERED ENGINEER OR SURVEYOR

                                                                                                                    

MONUMENTS SHOWN HEREON EXIST AS LOCATED AND THAT ALL DIMENSIONAL
I HEREBY CERTIFY THAT THIS PLAN REPRESENTS A SURVEY MADE BY ME, THAT THE  

SURVEYOR CERTIFICATION

DATE

(SEAL)

ROBERT M. COHRAC

DETAILS ARE CORRECT.

ON THE ______ DAY OF _____________ 20__, BEFORE ME, THE SUBSCRIBED, A NOTARY
PUBLIC OF THE COMMONWEALTH OF PENNSYLVANIA RESIDING IN _______________________
PERSONALLY APPEARED__________________________
WHO ACKNOWLEDGED _____________ TO BE THE ___________________________________
OF ADULT COMMUNITIES TOTAL SERVICES, INC. AND THAT AS SUCH _____________
BEING AUTHORIZED TO DO SO, ____________________________ EXECUTED THE FOREGOING
PLAN BY DESIGNATED LAND, THAT ALL NECESSARY APPROVAL OF THE PLAN HAS BEEN
OBTAINED AND IS ENDORSED THEREON, AND THAT THE SAID CORPORATION DESIRES THAT
THE FOREGOING PLAN BE RECORDED ACCORDING TO LAW.

WITNESS MY HAND AND OFFICIAL SEAL THE DAY AND YEAR AFORESAID.

                                          _________________________________
                    NOTARY PUBLIC

                                                        MY COMMISSION EXPIRES: _____________20__.

SEAN FLETCHER
HIMSELF

HE
SEAN FLETCHER

COMMONWEALTH OF PENNSYLVANIA
COUNTY OF MONTGOMERY
NOTARY PUBLIC:

TOWNSHIP STATEMENTS:
The detention basin and stormwater facilities (as shown on this plan) are a basic and perpetual plan of the storm drainage system of the Township of
Lower Gwynedd, and as such are to be protected and preserved, in accordance with the approved final plan by the owner on whose lands the structures
are located. The Township of Lower Gwynedd and/or its agents reserves the right and privilege to enter upon such lands from time to time for the purpose
of inspection of said detention basin in order to determine that the structural and design integrity are being maintained by the owner.

In the event that maintenance and structural integrity are not maintained by the owner as required by the Township, the owner hereby grants to the
Township the right to enter upon such property and to perform any and all improvements, revisions or maintenance as may be determined necessary by
the Township and to recover the costs thereof from the property owner by all lawful means including, but not limited to, the imposition of a municipal lien on
the subject property.

Open space land may not be separately sold, nor shall such land be further developed or subdivided.

All development activities, such as clearing, grading, re-grading, driveways, roads, buildings, septic systems, detention basins and utility easements shall
be limited to the natural resource protection standards as specified in the Lower Gwynedd Township Zoning Ordinance as last amended. The remaining
resources shall remain in it's natural condition, including the natural forest ground cover. This restriction shall run with the land and be binding on the
present and all future owners and/or lessees.

MIMI GLEASON

CRAIG MELOGRANO

EXISTING

BUILDING HEIGHT
IMPERVIOUS COVERAGE
BUILDING COVERAGE

MF-3  MULTIFAMILY DISTRICTZONING NOTES

PARKING

LOT WIDTH

SIDE YARD
FRONT YARD

REAR YARD

LOT AREA
REQUIRED

30 ft / 2 stories

0.85 / Unit + Employee

20 ac

75 ft

200 ft
75 ft

200 ft

20%
45%

25.00 ac

56.5 ft

75.5 ft
44.5 ft

1488 ft

11.71%
25.15%

241 spaces
includes 1 handicap 

 spaces

Parking Calculations:

Apartments 151 x 0.85 = 129 spaces
Personal Care Beds = 39   59 x 0.85 =   50 spaces
Employees = 54        =   54 spaces
Homiller House = 2 Apartments     2 x 2      =     4 spaces

237 spaces
Minimum ADA Handicap spaces required:
5 Accessible Spaces w/60" Access aisle
2 Van Accessible Space w/96" Access aisle

One-time Conditional Use Approval Application
Convert Maximum of 4 Apartment Units to Personal
Care Beds at a ratio of 5 Personal Care Beds to 1
Apartments Unit

4 Apartments x 5 Beds = 20 Personal Care beds

ACCESSORY BUILDING HEIGHT 14 ft 

Density Calculations:

8.04 Units x Gross acre
8.04 Units x 25.00 ac. = 201 Units (Allowable)

Ratio of Apartments to Personal Care not to exceed 9.05 to 1.

Apartments = 181 Units (Approved)
Personal Care Beds =   20 Units (Approved)

Existing Conditions:

Apartments = 151 Units
Personal Care Beds =   20 Units= 238 spaces
Ratio of Apartments to Personal Care is 7.55 to 1.

151 APARTMENTS              = 151 UNITS

TOTAL UNITS                      = 171 UNITS

20 PERSONAL CARE BEDS = 20 UNITS

PROPOSED
25.00 ac

56.5 ft

75 ft
44.5 ft

1488 ft

13.2% (+16,319 s.f.)
28.5% (+36,127 s.f.)

278 spaces **
includes 7 handicap 

 spaces

EXISTING CONDITIONS

*
*

* EXISTING NON-CONFORMING

*
*

** VARIANCE FOR PARKING
SETBACK (15 SPACES)

PROPOSED CONDITIONS
151 APARTMENTS                = 151 UNITS
59 PERSONAL CARE BEDS  =  59 UNITS

TOTAL UNITS                        = 210 UNITS***

*** VARIANCE ZHB APPL. 20-03Z

CERTIFICATION

I, MARTIN J. EUSTACE, III  P.E. DO HEREBY CERTIFY TO THE BEST OF MY KNOWLEDGE, INFORMATION AND
BELIEF, THAT THE INFORMATION CONTAINED IN THE ACCOMPANYING PLANS, SPECIFICATIONS, AND
REPORTS HAVE BEEN PREPARED IN ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE, IS TRUE
AND CORRECT, AND IS IN CONFORMANCE WITH CHAPTER 105 OF THE RULES AND REGULATIONS OF THE
DEPARTMENT OF ENVIRONMENTAL PROTECTION.

MARTIN J. EUSTACE, III  P.E.

SECT. 1276.08(a) TO PERMIT 211 UNITS
DATED 7/15/20.

ZHB APPL. 20-03Z SECT. 1276.04
TO PERMIT 7 SPACES IN THE SIDE YARD
AND 8 SPACES IN FRONT YARD.
SECT. 1276.07 TO PERMIT 15 SPACES
WITHIN 75 FEET OF THE PROPERTY LINE
DATED 7/15/20.

30 ft / 2 stories 30 ft 

The elevations on this plan are based on U.S.G.S. Datum; Benchmark: PA DOT
      GPS CM-H94-01-91 Disk in concrete, elevation 313.95

Waivers:
Section 1230.16 - A waiver to permit only one submission for Preliminary and Final approval.
Section 1230.19(c)(3)&(4) - A waiver from requiring all existing features within 200 feet of the property boundary be depicited on the plans, unless township
request offsite detail on future project reviews.
Section 1230.30(c) - A waiver to permit the proposed loading area being located within the existing gas line easement. Written approval from
Williams-Transco Gas Pipieline Corporation will be obtained.
Section 1230.37(c) & 1230.61 - A waiver from requiring curb installation and cartway widening along all existing roads abutting the property.
Section 1230.41(g) - A waiver to allow twelve (12) parking spaces in a row without the required ten (10) foot landscape strip.
Section 1230.42(a) - A waiver from providing the required street trees along Norristown Road and Tennis Avenue at a frequency of two shade trees per 40
linear feet of street: to count the existing vegetation in lieu of street trees.
Section 1241.411 - A waiver to permit the use of the Rational Method for the peak rate reduction calculations.

WILLIAMS PIPELINE NOTES:

1. NO CUT IS PERMITTED WITHOUT WILLIAMS WRITTEN APPROVAL.
2. FOREIGN LINES ARE TO BE ENCASED IN STEEL PIPE FOR THE FULL
    WIDTH OF WILLIAMS ROW WHILE MAINTAINING A VERTICAL SEPARATION OF 2'.(IF 

OPEN CUT) AND 5' (IF BORED).
3. NO VIBRATORY COMPACTION OVER THE PIPELINES.
4. CONSTRUCTION EQUIPMENT MUST BE APPROVED PRIOR TO WORKING/CROSSING 

THE ROW(NOTE: RESTRICTIONS/PROTECTION MAYBE REQUIRED FOR EQUIPMENT  
CROSSING OVER THE PIPELINE WITH REDUCE COVER DURING CONSTRUCTION).

5. NO MACHINE EXCAVATION WITHIN 2' OF PIPELINE.
6. WILLIAMS REP IS REQUIRED TO BE ONSITE FOR ANY WORK INVOLVING ITS ROW.
7. WILLIAMS REQUIREMENTS MUST BE ADHERED TO FOR ANY DESIGN AND OR  

CONSTRUCTION ACTIVITIES INVOLVING WILLIAMS ROW.

Proposed Ratio of Apartments to Personal Care is 2.56 to 1.

SENIOR VICE PRESIDENT - REAL ESTATE SERVICES

OLD YORK ROAD COUNTRY CLUB NOTES:

1. THE PROPOSED FIRE LANE WILL NOT BE USED AS AN EMPLOYEE ENTRANCE AT ANY
TIME.  THE FIRE LANE IS TO BE GATED AT BOTH ENDS.  KNOX BOX TO BE PROVIDED FOR
ACCESS BY EMERGENCY VEHICLES ONLY.

SHEET           41OF
Martin J. Eustace, III, P.E.
PA Lic. PE048891E

CHECKED BY

DRAWN BY

DRAWING No.

DATE
Tel: (215) 346-8757

Fax: (215) 346-8759
www.eustaceeng.com

607 Easton Road
Building B - 2nd Floor
Willow Grove, PA  19090
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LOWER GWYNEDD TOWNSHIP 
PLANNING COMMISSION  
Minutes of October 16, 2024 

 
Present:  Craig Melograno, Chair 

    Rich Valiga, Vice-Chair 
          Maureen Nunn 

    Danielle Porreca                                                                                         
    Michael Mrozinski 
     

           Patty Furber, B&Z Administrator 
           Chad Dixson, Bowman  
           Ed Brown, Gilmore & Associates 
           
           
                                               

                 
                                                                                                                                              

Absent:   Craig Adams, Rusty Beardsley 
                                               

Call to Order: 
The meeting of the Lower Gwynedd Township Planning Commission was called to 
order at 7:00 PM. 
 
 
 
Approval of Minutes: August 21, 2024 
A motion was made by Mr. Mrozinski and Ms. Porreca to approve the minutes of the 
Lower Gwynedd Township Planning Commission meeting of August 21, 2024.  The 
motion carried unanimously.  
 

 
Conditional Use Application: 
ACTS Gwynedd Estates                                #24-07CU 
301 Norristown Rd. 
 
Present for the conditional use application was Ms. Bernadette Kearney from HRMM&L, 
Mr. Chris Isenberg and Mr. Martin Eustace from Eustace Engineers. 
 
Ms. Kearney gave the PC background on the history of their previous approvals.  Ms. 
Kearney stated back in 2022 both the PC and BOS approved their land development 
application for a skilled nursing facility. Ms. Kearney stated that they previously met 
with Old York Road Country Club, and they came to an agreement back in 2022 prior to 
receiving their preliminary/final approval.  Ms. Kearney stated that they notified the 
country club regarding the change of the beds from skilled nursing to personal care.  Ms. 
Kearney stated that they had to tweak the neighbor agreement since those references 
skilled nursing beds instead of personal care beds.  She stated they are also working on 
issues with the country club regarding the two trees near the area of the golf course.   
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Ms. Kearney stated that they received their review letter from Gilmore in reference to the 
amended land development plans.  She stated that their review letter noted that 
conditional use application would be required for the riparian buffer.  She stated that 
back in 2017 they had to obtain conditional use approval for a riparian buffer for the trail.   
Mr. Melograno wanted to know if we are just proceeding with their condition use 
application tonight and are they returning for the remainder of their requests.  Mr. Brown 
stated that he thought they would just go back to the BOS for their amended land 
development plans.  Ms. Kearney stated that they intend on doing a little more with 
stormwater improvements than originally submitted.  She stated that she intends on 
notifying the country club of their changes.  Mr. Brown stated that most of the 
amendments to their plans address stormwater only.   
 
Mr. Eustace explained that there is an existing basin on the north side of the campus and 
a pond that discharges into a channel.  Mr. Eustace stated that their plans consist of Point 
A (shows the area of the exiting surface basin and how that discharges) and Point B 
(shows the southern part of the campus including adding new activity amendments). He 
stated there is no change in the existing footprint. Mr. Eustace stated that part of the 
project consists of an existing surface basin along the north property line.  He stated they 
kept a portion of the surface basin, converted the balance of the basin and expanded the 
overall size to meet today’s requirement.  He stated they had a meeting earlier in the 
week with the country club and they had concerns regarding stormwater.  After that 
meeting, they developed a concept plan that realigns the discharge pipe in a fashion that 
would be more parallel to the property line.  This would keep all the water coming off 
that basin from the golf course.  Mr. Eustace stated that their design feature would not 
interfere with the Williams Gas Pipeline (that runs parallel to the basin).  He stated that 
they came up with a concept plan which consists of adding a berm that will move the 
swale up towards the headwall. They will install a level spreader to spread the 
stormwater discharge.  He stated that the level spreader will consist of the berm with a 
concrete pad for a solid surface.   
 
Mr. Brown stated that he thought it was reasonable to recommend approval for 
stormwater and grading related disturbances within the riparian buffer as part of their 
conditional use.  Mr. Valiga wanted to know if the runoff was still going onto the golf 
course.  Mr. Eustace stated that some of the stormwater would go towards the golf course, 
but they will redirect that towards an existing swale along the channel.  Ms. Kearney 
stated that she will email the revised Plan A to the country club for their review.  Mr. 
Eustace stated that they are going the extra mile to better the stormwater situation for the 
country club.    
 
Mr. Eustace showed the PC a rendering showing a bistro, grille area and bocce ball court. 
This new plan is to be referred to as Plan B (this was not included in their original 
conditional use submission to the township or Gilmore).  Mr. Eustace stated that the 
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ACTS community wanted to enhance that gathering area for their residents.  He stated 
that the residents were looking to add a bocce ball court.   He stated there are no ADA 
accessible rails to access their gathering area.  Currently, the residents must cross the east 
side (where there are two existing bridges) to cross from one side of the campus to the 
other.  He stated that they are proposing a new walkway with a clearance of 6’8” to create 
an opportunity to walk the balance of the campus.  He stated there are some existing 
paths that were part of an existing conditional use, and they are just trying to connect to 
those paths.   
 
Mr. Eustace stated that they are going to design a stormwater system on the west side of 
the campus, which includes collecting the down spouts from OakBridge Terrace and 
direct the runoff to the stormwater management facility underneath the bocce court.  Mr. 
Eustace stated that when you combine all the stormwater management facilities into the 
overall project, it makes quite an impact.  He stated they can reduce the lower flood storm 
events by 44% and a higher-level flood storm event by 16-33%.  He stated that when you 
sum up all these steps, they are helping the golf course even more than they realize.  He 
stated that this overall design is going to have a positive impact. Mr. Melograno wanted 
to know what happens if the reviews come back and someone doesn’t like Part A or Part 
B of their plan, then what.  Mr. Eustace stated that they submitted their plans to the 
Montgomery County Conservation District and walked them through their entire project.  
He stated the conversation district had the first crack at their original design, they took 
the county’s comments into consideration with their plans.  Mr. Melograno wanted to 
know how this new plan doesn’t change their land development approval.  He stated 
that the bocce ball court is new and what they are proposing with Plan B is all new, so 
how doesn’t that affect their land development.  Mr. Brown stated that the amended 
plans were deemed minor enough to just amend the final approval, but Plan B was not 
part of that.  Mr. Brown stated that they don’t seem like major changes to the original 
land development.   
 
Mr. Brown stated that they have not received their NPDES approval, so they had to make 
some revisions to their stormwater management systems.  Mr. Brown stated that there 
are two additional waivers that were requested.  He stated that waiver request #7 does 
not apply so that will be removed from the plans.  Mr. Brown stated that Gilmore had no 
objection to their waiver request #6, but they will need to add some clarification on the 
plans and to count the existing vegetation.  Mr. Mrozinski wanted to know if Mr. Brown 
saw any issues with either plan. Mr. Brown stated that he sees no major concerns since 
they are not disturbing the wetlands. Also, with Part B, which consists of mainly 
stormwater and trails, he noted that many of the trails already exist, so he doesn’t foresee 
any issues.   Mr. Valiga wanted to know about the waivers, if they have received approval 
from the Williams Pipeline Company.  Mr. Eustace stated that they have contacted them 
and have received unofficial approval (via email).   



 

4 
 

Mr. Eustace stated that they had met with Mr. Brown and Mr. Hersh from Gilmore to 
address all past issues and that was extremely helpful.   
 
A motion was made by Mr. Mrozinski and seconded by Ms. Porreca to recommend 
approval of the conditional use application to the BOS with the following 
recommendations: 
 

1. The PC recommends approval of the stormwater and grading improvements 

in the riparian buffer for Part A; 

2. The PC recommends approval of the stormwater, grading and trail 

improvements in the riparian buffer for Part B; 

3. The applicant will comply with Gilmore’s review letter dated Sept. 18, 2024; 
the PC supports the additional waiver request (#6) per the plans for Part A       
and revised Part A;  

4. The PC supports the approval of the amended land development submission.  
                                                The motion passed with a 5-0 vote. 
 

 
Lower Gwynedd Township & BET Investments: 
MF-3 Text & Map Draft Amendment Ordinance  
 

Present for the draft amendment was Mr. Michael Markman from BET Investments and 
Ms. Julie Von Spreckelsen from Eastburn & Gray, PC.  Ms. Spreckelsen stated that BET 
Investments are the equitable owners of 321-323 Norristown Road which is currently 
zoned D-1.  Ms. Spreckelsen stated that the applicant proposes a mixed-use development 
which is not permitted within the D-1 district.  Ms. Spreckelsen stated that this text 
amendment would allow the campus to be rezoned from D-1 to MF-3 and a mixed-use 
section would be added to the ordinance through conditional use. Mr. Markman showed 
renderings of the future campus that showed apartments, retail and office use. Mr. 
Markman stated the apartments would be very similar to their project located at 555 Flats 
in Horsham.  Mr. Markman stated that the office park is currently in poor condition.  Mr. 
Markman stated that the property is located next to the ACTS site.  He stated that they 
had met with ACTS and stated that it was a great meeting.  He stated that they also met 
with the country club since they will be direct neighbors.  
  
Mr. Markman stated that the “L” shaped building on the site is currently occupied by 
Berkadia. He stated that their employees work in the office 3 days a week and they would 
like to keep that space.  They are currently working on an extension with Berkadia 
through 2038.  Mr. Melograno stated that if the lease works out with Berkadia, that 
building needs a lot of work.  Mr. Markman stated that building improvements would 
be part of the process.   
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Mr. Markman proceeded with showing more renderings of the proposed site. He stated 
that they plan on building a higher-end apartment building with a parking garage.  The 
tenants would drive into the parking garage, park as close as possible to the building, 
and be able to walk right into their apartment.  Mr. Markman stated that the site would 
have EV charging stations, a courtyard with a pool and other amenities.  Mr. Markman 
stated that none of the renderings are set since zoning approval is still required.  Mr. 
Markman stated that the site would include some retail, along with office and residential.  
Mr. Markman stated that a grocery store would be included so their tenants wouldn’t 
have to leave the site if they didn’t want to.   
 
Ms. Porreca wanted to know if a traffic study was conducted.  Mr. Markman stated that 
one was submitted to the township around 6 months ago.  Ms. Porreca stated that she 
lives right near that intersection, and it’s already congested and very loud.  Mr. Markman 
stated that the traffic study would be discussed at the next meeting.  Mr. Dixson stated 
that their traffic study was not received by his office.  Mr. Markman stated he would send 
it again.  
 
Mr. Markman stated that they have been working with the township and the 
Montgomery County Planning Commission to include 10% of the units as workforce 
housing that would include a reduction in rent.  Mr. Melograno wanted to know if the 
applicant is OK with the way the ordinance reads now.  Mr. Markman stated that they 
worked with John Kennedy and the township to rewrite the ordinance numerous times 
and agree with everything that is written.  Mr. Melograno stated that there was an 
internal meeting with township staff where the draft ordinance was discussed.  From the 
discussion at the internal township meeting, Mr. Melograno stated that there would be 
no digital signs at the site and the parking structures would be for residential use only.  
Mr. Markman agreed that there would be no digital signs on their site and the parking 
garage would be used only for residential use.  Mr. Melograno stated that the parking 
structure was also to provide some type of architectural element for buffering.  Mr. 
Markman stated that buffering will be included.   
 
Mr. Valiga wanted to know about the impervious coverage, specifically the 65% 
allowance.  He stated that it wasn’t clear if that only applied to the parking structure only.  
Ms. Spreckelsen explained that the ordinance is trying to encourage adding a parking 
structure.  If a parking structure is added to the site, you would be permitted 65% 
impervious coverage vs 20% if no parking garage was added.   
 
Mr. Valiga wanted to know about the front yard setback and where would the front yard 
be located.  Mr. Markman stated that it would be along Norristown Rd.  Mr. Valiga stated 
that the setback is currently at 50 ‘feet and that there was a comment that it should be 
100’ feet.  Mr. Valiga wanted to know what the setback included if that included grass 
and trees or structures.  Mr. Brown stated that would be the building setback line.  Mr. 
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Valiga and Mr. Melograno wanted to know what the changes to the setbacks would be 
since this zoning district already exists.  Mr. Melograno suggested since MF-3 already 
exists and they want to change the setbacks, they need to submit the data to compare. Mr. 
Valiga stated that it would be extremely helpful to compare what the standards are to 
what is proposed.  Ms. Porreca wanted to know if this would be the tallest building within 
the township.  The proposed building will be 5-stories.  Mr. Valiga stated that he 
struggled with the definition of workforce housing until he got to page 4.  Mr. Melograno 
wanted the applicant to explain workforce housing.  Mr. Markman stated that was 
requested by the township.  Mr. Markman stated that would include 10% of the units and 
would likely result in a rent reduction of $300-$500 monthly.  Mr. Melograno wanted to 
know if they had any other projects where they had the workforce units incorporated 
into their apartment buildings.  Mr. Markman stated that they have not had any 
experience in incorporating the workforce units into their developments.  Mr. Valiga 
wanted to know if there were any other workforce units within Montgomery County.  He 
stated he wanted to see how this would be monitored since a lot of information is 
required, such as income.  Mr. Markman stated that Montgomery County issues a median 
income, that they would have to submit a report to the township, and there is record 
keeping involved.  Mr. Valiga wanted to know how functional this is and if it’s working 
in other developments.  Mr. Markman stated that they would find other apartments that 
have workforce units included and bring that information back to the PC.  Mr. Valiga 
wanted to know how they would deny an application for the workforce units.  Mr. 
Markman stated that they would look at their income to see if they would qualify.  Mr. 
Melograno wanted to know what income would be considered, could the applicant use 
a co-signer.  Mr. Markman stated that a tenant wouldn’t be able to include a co-signer. 
He stated that each two-bedroom unit will be limited to two tenants only.  Mr. Markman 
stated that the township could change the ordinance in 5 years and always remove the 
workforce units, they are just adding it because it was requested by the BOS.    
 
Mr. Melograno stated that three uses are required to qualify as a mixed-use site and 
wanted to know what their third use would be.  Mr. Markman stated that there is an 
interest in a restaurant.  So, there would hopefully be a grocery store, restaurant and 
apartments.  Mr. Valiga suggested they add a connection such as a walkway or trail from 
their site on Norristown Rd. to connect to Sumneytown Pike. Mr. Markman stated that 
there were discussions about adding a sidewalk for connection underneath the 309 
bypass.  Mr. Melograno stated that the PC’s biggest concern was the front yard setback.  
He stated that he looked it up and that the existing front yard setback is currently 200’ 
feet. Ms. Spreckelsen stated that the existing setback would be difficult to achieve since 
the Old York Road Country Club requested that their new building not be so close to 
their property.  Mr. Markman stated that he would investigate different configurations.  
Ms. Spreckelsen wanted to know what was the PC’s concern regarding the front yard 
setback.  Mr. Melograno stated that the Spring House Innovation Park has a 200’ front 
yard setback and that was a big deal for the residents towards that side of 309.  Mr. 
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Markman stated with that, his issue is retail use.  He stated that retail stores prefer to be 
closer to a roadway for visibility.  Mr. Mrozinski stated that if they are looking at 
connecting to 309 that might change the way they might do their setbacks.  Mr. 
Melograno wanted to know if they could have different setbacks for the different uses.  
Mr. Markman stated that they will be back next month to go over this in more detail.  
 

The PC recommends the following: 
 

1. The PC recommends adding the definition of “workforce dwelling units” to the 
first page (second paragraph); 

2. Some of the PC members have concerns about the inclusion of the workforce 
housing units as part of the ordinance; 

3. The PC’s biggest concern is the front yard setback requirement; they would 
prefer different setbacks for each proposed use (residential/retail/office).  

                       
 

 
ADJOURNMENT 
There being no further business, the meeting was adjourned at 8:50 P.M.  
Respectfully submitted,  
Patty Furber, Secretary 
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November 8, 2024 
 
Ms. Jamie Worman, Assistant Township Manager 
Lower Gwynedd Township 
1130 North Bethlehem Pike 
Post Office Box 625 
Spring House, Pennsylvania 19477   
 
Re:  MCPC # 20-0152-002 
Plan Name: Riparian Buffer Improvements 
1 lot comprising 25 acres 
Situate: Norristown Drive (cross street: Tennis Avenue) 
Lower Gwynedd Township  
 
 
Dear Ms. Worman: 

We have reviewed the above-referenced conditional use land development plan as you requested on 
October 16, 2024. We forward this letter as a report of our review. 

BACKGROUND  

The applicant, Acts Retirement Life Communities Inc., is proposing a two-story building on an existing 
continuing care retirement community campus. The proposal includes modifications to existing access 
drives, an expansion of off-street parking, an emergency access drive onto Tennis Avenue, and new internal 
pedestrian walkways. In addition, the applicant is seeking conditional use approval to construct a trail 
extension, bridge, and stormwater management facilities within the riparian and wetland buffer area. The 
township prohibits “filling, grading, clearing or development related to any structure or improvement, 
including stormwater management facilities” within any wetland or riparian buffers (§ 1298.17); however 
stormwater management facilities, utility crossings, roads and driveway crossings may be permitted by 
conditional use if no other reasonable alternative exists. The property is located in the MF-3 Multifamily 
zoning district. We reviewed a previously submitted proposal for this site in a letter dated September 25, 
2020. 

COMPREHENSIVE PLAN COMPLIANCE 

The proposal is generally consistent with the county’s comprehensive plan, MONTCO 2040: A Shared Vision, 
which shows the area located in the “Suburban Residential” future land use areas. Suburban Residential 
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 areas consist of single family detached homes, less dense single-family attached uses, and institutional 
uses. Residential development should match the character and type of housing found in the immediate 
neighborhood, and environmentally sensitive land should be preserved. 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal, 
however, in the course of our review we have identified the following issue that the applicant and township 
may wish to consider prior to final plan approval.  Our comments are as follows: 

REVIEW COMMENTS  

SITE PLAN 

A. Tree Preservation. The property contains existing mature trees, which are shown on the submitted 
plans. Based on the plans provided, it is unclear how many trees would be removed for the 
development of the building and other site improvements. The township requires that the preservation 
of healthy trees and shrubs be considered during land development site planning (§ 1230.41(i)). We 
recommend the applicant coordinate with the township to determine the best location for any required 
replacement trees.  

CONDITIONAL USE  

A. Buffer Replacement. The proposal includes disturbance within the riparian and wetland buffer area, 
which is permitted by conditional use, per Section 1298.17(c). Township zoning requires that any 
riparian and wetland buffer area that is destroyed must be replaced elsewhere on the site. We 
recommend that the applicant demonstrate where they propose to add to the riparian corridor, to the 
satisfaction of the township engineer. In addition, inspection of the vegetation may be needed to 
determine if new riparian plantings would have an added environmental benefit.   

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our 
suggested revisions will better achieve Lower Gwynedd’s planning objectives for sustainable development 
practices. 

Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposal will be made by the municipality.  

Should the governing body approve a final plat of this proposal, the applicant must present the plan to our 
office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the 
municipal seal and signature of approval must be supplied for our files.  
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 Please print the assigned MCPC number (24-0223-001) on any plans submitted for final recording. 
 

Sincerely, 

 

Claire Warner, Senior Community Planner  
Claire.Warner@montgomerycountypa.gov – 610-278-3755 
 
c: ACTS Retirement Life Communities, Inc., Applicant  

Bernadette Kearney, Applicant’s Representative  
 Mimi Gleason, Township Manager  
 Kenneth Amey, AICP, Township Zoning Officer  
 Craig Melograno, Chairman, Planning Commission 
 
Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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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 

 
November 21, 2024 
 

File No. 20-08061 
 

Mimi Gleason, Township Manager  
Lower Gwynedd Township 
1130 N Bethlehem Pike, P.O. Box 625 
Spring House, PA 19477 
 
Reference: Gwynedd Estates, Amended Final Approval – Review 2 

TMP #39-00-02955-00-3, Block 19, Unit 100   
Preliminary/Final Land Development Plans 
 

Dear Ms. Gleason: 
 
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the Amended Final land development 
plan submission 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. Preliminary/Final Land Development Plans, consisting of sheets 1 through 44 of 44, dated June 21, 2024, 

last revised October 16, 2024, as prepared by Eustace Engineering, for Gwynedd Estates, located at 301 
Norristown Road. 

 
B. Post-Construction Stormwater Management Report dated June 21, 2024, last revised October 16, 2024, as 

prepared by Eustace Engineering, Inc. for ACTS Retirement Life Communities, Inc. 
 

C. Erosion and Sediment Control Report, as prepared by Eustace Engineering, Inc., dated October 16, 2024. 
 

D. Comment Response Letter, as prepared by Eustace Engineering, Inc., dated October 16, 2024. 
 

E. Conditional Use Grading Plan, as prepared by Eustace Engineering, Inc., dated June 6, 2024, last revised 
October 16, 2024. 

 
II. Project Description 

 
The subject property TMP #39-00-02955-00-3, located at 301 Norristown Road, is situated in the Lower Gwynedd 
Township MF-3-Multifamily District. The subject property is accessed from Tennis Avenue (S.R. 2020). The tract 
consists of approximately 25 acres and currently contains an existing retirement community which includes a 
large central facility with three interconnected wings with various paved parking areas and access drives.   
 
The plans propose the addition of a building at the northeastern corner of the site with additional parking and the 
reconfiguration of the existing access drives. The additional runoff from the added impervious surfaces areas will 
be controlled with an above grade MRC basin and five (5) subsurface infiltration basins beneath the parking 
areas. 
 

III. Reference Documentation 
 
A. Lower Gwynedd Township Board of Supervisors Resolution No. 2022-26 granted conditional 

Preliminary/Final Land Development Approval of the Plans at their regular meeting on November 7, 2022. 
We note that since the approval, the plans have been revised to include additional improvements to areas 
within the campus, including the replacement of bocce court and picnic area. In addition, the plans have been 
revised to amend the stormwater design to include additional stormwater management facilities on-site.  
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IV. Review Comments 
 
A. Zoning Variance Granted 

At their July 16, 2020 meeting, the Lower Gwynedd Township Zoning Hearing Board granted the following 
variances from the Lower Gwynedd Township Zoning Ordinance:  

1. §1276.04 – To allow 7 parking spaces in the side yard and 8 parking spaces in the front yard. 

2. §1276.07 – To allow 15 parking spaces within 75 feet of the property line. 

3. §1276.08(a) – To allow the residential units per acre exceed a ratio the allowable 201 units up to 211 
units.   

B. Zoning Ordinance 

We offer the following comments with respect to the Lower Gwynedd Township Zoning Ordinance. 
 

1. §1298.17 – The minimum riparian buffer shall be 25 feet. Additionally, no filling, grading, clearing or 
development related to any structure or improvement, including stormwater management facilities, 
shall be permitted within any wetlands, active creeks, streams, watercourses, waters of the 
commonwealth, waters of the United States of America, wetlands buffers or riparian buffers, unless 
permitted by conditional use.  We note that the revised plans include improvements within the riparian 
buffer in the area of the proposed bocce court, including concrete pedestrian ramp, gravel walkways, 
minor grading and stormwater piping and level spreader.  
 

C. Waivers Requested 

On November 7, 2022, Lower Gwynedd Township Board of Supervisors, per Resolution 2022-26, granted 
the Applicant the following waivers from the provisions set forth in the Lower Gwynedd Township Subdivision 
and Land Development Ordinance (SALDO). We note that since the plans have been amended, the Applicant 
will be required to obtain the requested waivers below.  
 

1. §1230.16 – A waiver to permit a single submission for Preliminary and Final approval. 
 

2. §1230.19(c)(3)&(4) – A waiver from the requirement that all existing features within two hundred feet 
(200’) of the Property boundary be depicted on the Plans. The Applicant has agreed to provide any 
offsite detail that the Township Engineer deems necessary as part of future project reviews. 
 

3. §1230.30(c) – A waiver to permit the proposed building entrance area being located within the existing 
Williams-Transco Gas Pipeline Corporation gas line easement. 

 
This waiver is expressly conditioned upon the Applicant providing the Township with written 
approval from Williams-Transco, permitting the proposed building entrance area within the 
existing easement. 

 
4. §1230.37(c) & §1230.61 – A waiver from the requirement to install curb and to widen the cartway 

along all existing roads abutting the Property. 
 

5. §1230.41(g) – A waiver to allow thirteen (13) parking spaces in a row without the required ten-foot 
(10’) landscape strip.  

 
This originally approved waiver was to allow a maximum of twelve (12) spaces in a row, but 
since the plans have been revised the waiver has been amended to request a maximum of 
thirteen (13) spaces in a row.  

 
Additionally, we note that the following waiver requests were not included in the original resolution and have 
been added to the plans. 
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6. §1230.42(a) – A waiver from providing the required street trees along Norristown Road and Tennis 
Avenue at a frequency of two shade trees per 40 linear feet of street: to count the existing vegetation 
in lieu of street trees. 
 
We have no objection to counting existing trees to meet this requirement; however, we ask 
that the trees to be counted be identified on the plan by location, size, and species.  

 
D. Conditions of Approval 

 
The Applicant received Preliminary/Final Land Development Approval from the Lower Gwynedd Township 
Board of Supervisors at their regular meeting on November 7, 2022. Due to the plan revisions, we 
recommend the Board consider the conditions below as noted in the original approval resolution. 
 

1. The Applicant is responsible for all required third party approvals, permits, etc. (e.g., Montgomery 
County Conservation District, PennDOT HOP, Fire Marshal, PADEP, etc.) 
 

2. The Applicant will be required to enter into a Land Development and financial security Agreement with 
Lower Gwynedd Township. The documents will be prepared by the Township Solicitor and should be 
executed prior to the issuance of any building permits. 

 
3. 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 shall be executed prior to the plans being recorded. 

 
4. The Applicant will be required to pay a Stormwater Management Facility Fee for the proposed 

stormwater facilities. We note that since the plans have been revised, the total storage was 
increased to 15,616 cubic feet. As such, the stormwater management fee amounts to $7,808.00 
in accordance with Lower Gwynedd Township Resolution 2005-16. 

 
5. The Applicant will be required to pay a transportation impact fee in the amount of $22,850.00. 

 
6. The Applicant shall provide the Township Manager and Township Engineer at least 72 hours’ notice 

prior to the initiation of any grading or ground clearing. 
 

In addition, we note the following outstanding comments, as well as offer additional comments from the 
revised design shall be addressed: 

 

7. §1230.31 – We note that the retaining wall appears to be roughly four (4) feet in height. As such, the 
Applicant shall provide retaining wall design calculations from a structural engineer registered in the 
Commonwealth of Pennsylvania. 

 
8. §1230.63 – 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. 

 
9. The spot elevations and curb elevations previously provided on the grading plan shall be added back 

to the plans.  
 

10. The Applicant shall provide correspondence from the easement owner that this is acceptable. 
Additionally, the Applicant shall provide proof of an access easement to cross the gas easement.  The 
Applicant has indicated that the Plans were submitted to Williams Pipeline and have been informally 
approved. The plans for the new swale from the existing basin and sanitary sewer easement will be 
submitted separately after formal approval for the amendments.  

 
11. The note on sheet 38 states “Refer to sheet 32, “site landscape plan”, for additional detail within 

disturbed area”. We note that the note references the wrong sheet and shall be revised.  
 

12. We note that the Applicant has responses to the pump station upgrade comments. Any additional 
comments will be provided under a separate cover.  



Mimi Gleason, Township Manager Page 4 
Gwynedd Estates, Amended Final Approval – Review 2 November 21, 2024 

 

 

 
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: Jamie Worman, Assistant Township Manager 
 Neil A Stein, Esq., Township Solicitor 
 Patty Sexton-Furber, Building Codes Administrator 
 Al Comly, Township Fire Marshal 
 Chad Dixon, AICP, PP, McMahon Associates, Inc.  
 Marty Eustace, P.E., Eustace Engineering 
 Chris Isenberg, R.L.A, Eustace Engineering 
 James Hersh, P.E., Gilmore & Associates, Inc.  
 



 

425 Commerce Drive Suite 200, Fort Washington, PA 19034 
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Ms. Mimi Gleason 

Township Manager 

Lower Gwynedd Township 

1130 N. Bethlehem Pike 

Spring House, PA  19477 

 

RE: Traffic Review #5 – Preliminary/Final Land Development Plans 

Gwynedd Estates – 301 Norristown Road (S.R. 2007) 

Lower Gwynedd Township, Montgomery County, PA  

Project No. 314087-01-010 

 

Dear Mimi: 

 

As requested, on behalf of Lower Gwynedd Township, Bowman Consulting Group (Bowman) has completed our 

fifth (5th) traffic engineering review of the proposed expansion to the existing Gwynedd Estates campus located 

at 301 Norristown Road (S.R. 2007) in Lower Gwynedd Township, Montgomery County, PA.  It is our 

understanding that the proposed expansion will consist of a proposed building containing 39 skilled nursing 

beds.  Access to the site will continue to be provided via the existing full-movement driveway along Tennis Avenue 

(S.R. 2020), as well as a proposed emergency-only access to Tennis Avenue (S.R. 2020) located to the north of the 

existing full-movement driveway. 

 

The following documents were reviewed in preparation of our review: 

 

• Preliminary/Final Land Development Plans – ACTS Gwynedd Estates AL, prepared by Eustace 

Engineering, dated June 21, 2024. 

• Response to Township Engineer Comments – Gwynedd Estates AL, prepared by Eustace Engineering, 

dated July 25, 2024. 

 

Based on our review of the submitted document noted above, Bowman offers the following comments for 

consideration by the Township and action by the applicant.   

1. The applicant was previously granted a waiver from the following Subdivision and Land Development 

Ordinance requirements per Township Resolution 2022-26.   However, since the plans are being 

amended, the applicant will be required to obtain a new waiver from the following ordinance 

requirements which are listed on Sheet 2 of the plan set: 

• Section 1230.37(c) – requiring a 34-foot cartway width along Tennis Avenue (S.R. 2020). 

• Section 1230.41(g) – requiring a maximum of 10 parking spaces in a row without provision of a 10-

foot landscaped island. 

• Section 1230.61 – requiring curbing along the site frontages of Tennis Avenue (S.R. 2020) and 

Norristown Road (S.R. 2007).  

 

2. According to Section 1230.46(e)(8) of the Subdivision and Land Development Ordinance, parking 

spaces shall be a minimum of 19 feet deep.   The plans show a parking space depth of 18 feet for the 

parking spaces in the parking area to the south of the Greenbrier building.    
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3. According to Section 1230.46(e)(11) of the Subdivision and Land Development Ordinance, no less 

than a five-foot radius of curvature is permitted for all curblines in parking areas.   The plans show several 

areas throughout the parking areas with less than a five-foot curb radius.   

  

4. The drive aisle adjacent to the drop-off/pick-up loop for the proposed building which connects the 

existing and proposed parking lots appears to be less than the required 24 feet in width as required in 

Section 1230.46(e)(8) of the Subdivision and Land Development Ordinance.  The reduced width of 

the aisle in this area may result in overlapping traffic movements for opposing traffic in the aisle and 

opposing traffic in the aisle and the drop-off/pick-up loop next to the proposed building.  The applicant’s 

engineer must evaluate and revise the design as needed to eliminate overlapping traffic movements. 

 

5. A stop sign and stop bar should be shown on the plans at the following locations: 

• On the proposed driveway approach to the south of the proposed building at its intersection with 

the internal loop road leading to/from the proposed building and the main driveway to/from Tennis 

Avenue (S.R. 2020). 

• On the existing full-movement driveway approach at its intersection with Tennis Avenue (S.R. 2020). 

• On the eastbound approach (receiving area lanes) on the eastern side of the proposed building at 

its intersection with the drive aisle to the east of the proposed building.   

 

6. It appears that one-way traffic flow is proposed in the drop-off/pick-up loop on the western side of the 

proposed building, as well as in the drop-off/pick-up loop to the south of the Greenbrier building.  

Therefore, the following signage should be added to the plans: 

• “Do Not Enter” signs should be shown on the plans on both sides of the northern end of the one-

way drop-off/pick-up loop and “One-Way” signs should be shown on the plans at the entry of the 

one-way drop-off/pick-up loop located on the western side of the proposed building. 

• “Do Not Enter” signs should be shown on the plans on both sides of the southern end of the one-

way drop-off/pick-up loop and “One-Way” signs should be shown on the plans throughout the one-

way drop-off/pick-up loop located to the south of the Greenbrier building. 

   

7. The pedestrian crossing shown on the plans across the drive aisle leading to/from the sidewalk on the 

southern end of the parking spaces on the eastern side of the proposed building and the sidewalk 

leading to/from the pickleball court should be relocated further to the north so that it crosses this drive 

aisle at the northern end of these parking spaces.   The diagonal alignment shown on the plans increases 

the crossing distance for pedestrians.   ADA ramps should be shown on the plans on both sides of the 

crosswalk.  In addition, “Pedestrian Warning” signs should be shown on both sides of the crosswalk.  

 

8. The arrow pavement markings in the drop-off/pick-up loop to the west of the proposed building should 

be relocated to be positioned at the intersection of the one-way loop and the drive aisle in the parking 

area to the east of the Chestnut building and the drive aisle leading to/from the parking area to the 

south of the Greenbrier building.     

 

9. The “Stop” sign and stop bar shown at the following locations should be removed from the plans: 

• On the drive aisle between the proposed building and the pickleball court in the vicinity of the 

southern end of the parking spaces to the east of the proposed building. 

• On the southbound approach of the drive aisle to the east of the proposed building at its intersection 

with the drive aisle leading to/from the receiving area.   
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10. The striping for the crosswalk currently located across the Tennis Avenue (S.R. 2020) driveway is 

beginning to fade, therefore, the striping for this crosswalk should be updated to provide a continental 

pedestrian crossing for improved visibility. 

 

11. 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 Land Use Code 254 (Assisted Living) in the Institute of Transportation Engineers publication, Trip 

Generation, Tenth Edition, the proposed 39 skilled nursing beds will generate approximately 10 “new” 

weekday afternoon peak hour trips, resulting in a transportation impact fee of $22,850.  

 

12. Since Tennis Avenue (S.R. 2020) is a State Roadway, a State Highway Occupancy Permit (HOP) will be 

required for the proposed emergency access located along Tennis Avenue (S.R. 2020).  The Township 

and our office must be copied on all plan submissions and correspondence between the applicant and 

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

 

13. 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 your request and satisfactorily addresses the traffic issues that are 

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

require clarification, please contact me. 

 

Sincerely, 

 

Chad Dixson, AICP, PP 

Senior Project Manager 

 

CED/BMJ 

cc: Jamie Worman, Assistant Township Manager 

Patty Sexton-Furber, Building Codes Administrator 

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

 Neil Stein, Esquire, Solicitor 

 Al Comly, Township Fire Marshal 

 Martin Eustace, P.E., Eustace Engineering 
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MEMORANDUM 

TO: Jamie Worman 

FROM: Al Comly, Fire Marshal 

DATE: 10-8-2024 

RE: PRELIMINARY/ FINAL LAND DEVELOPMENT PLANS 

 ACTS GWYNEDD ESTATES 

 CONSTRUCTION OF NEW BUILDING & ASSOCIATED SITEWORK 

I have reviewed the most recent submittal of the above-referenced project as prepared by Eustance 
Engineering, consisting of the following: 

41 Drawing Sheets, as listed on the Cover Sheet.  Cover Sheet is added to the drawing 
sheets for overall total of 42 sheets.  All sheets are dated 6-21-2024 

My comments are as follows: 

1 I note the change of engineers from the previous submittals for this Land Development for 
this project.  Chambers Associates had been the engineer of record prior to this submittal. 
My comments and reviews from those earlier drawings are to be part of the overall Land 
Development record for this project. 

2 I note the building layout has changed to place the main entrance on the project “West” 
side where it had previously been located on the project “East” side.  This change is not 
germane to my review of the project. 

3 The emergency drive providing access from Tennis Ave is shown as per previous agreement 
on location.  (ref Sheet 32 of 41).  No information is provided about the material shown in 
the shoulder of Tennis Ave, other than to state that it is “Geo-sys”.  No detail or information 
was provided.  The gate and the chain detail are acceptable and shall use a padlock with a 
Knox key coordinated with the fire company keyway, and the driveway material is also 
acceptable, provided it is capable of handling apparatus with a 25,000 lb axle rating. 

4 Truck turning clearances are shown on Sheet 30 of 41.  This is acceptable, provided that all 
overhead clearance is a minimum of 14’-0”.  Also any driveway shown as part of the 
apparatus access lanes on the referenced sheet shall be designed to accommodate the 
25,000 lb axle rating.  Particular note is made of the various stormwater and BMP details 
properly supporting the required weight. 

5 Hydrant locations shown on Sheets 15 of 41 and 9 of 41 are acceptable.  Fire Department 
Connection for the building shall be coordinated to be within 75 feet of one of the hydrants 
shown on the referenced sheets, without requiring the placement of a connecting hose 
across a driveway. 

6 No Parking by Order of Fire Marshal signs shall be placed on all roadways (signage for this 
was not included in these details).  No parking shall be posted to restrict all parking and 
stopping areas to the parking and stopping locations identified on the plans, and not 
blocking apparatus access on the site.   



 
 

 
607 Easton Road 
Building B, 2nd Floor 
Willow Grove, PA 19090 

215.346.8757 
eustaceeng.com 

 

Willow Grove, PA 
Camp Hill, PA 

October 23, 2024 
 

 
Ms. Jamie Worman 
Assistant Township Manager 
Lower Gwynedd Township 
 
Re:  Acts Gwynedd Estates AL 

301 Norristown Road 
  PARID: 39-00-02955-00-3/TMID: Block 19, Unit 100 
  Land Development Application 
   
Dear Ms. Worman, 
 

On behalf of the owner/applicant, Adult Communities Total Services, Inc., we respectfully request the following 
waivers from Chapter 1230 of the Township’s Codified Ordinances. 
 

The following requested waivers were previously approved per Resolution 2022-26 on November 7. 2022: 
 

1. §1230.16 - A waiver to permit a single submission for Preliminary and Final approval. 
 

2. §1230.19(c)(3)&(4) - A waiver from the requirement that all existing features within two hundred feet 
(200') of the Property boundary be depicted on the Plans. The Applicant has agreed to provide any offsite 
detail that the Township Engineer deems necessary as part of future project reviews. 
 

3. § 1230.30(c) - A waiver to permit the proposed loading area being located within the existing Williams-
Transco Gas Pipeline Corporation gas line easement.  
 
We will provide written approval from Williams-Transco, permitting the proposed drop-off area within 
the existing easement. 
 

4. §1230.37(c) & §1230.61 - A waiver from the requirement to install curb and to widen the cartway along all 
existing roads abutting the Property. 
 

The following requested waivers have been modified or not previously approved:  
 

5. §1230.41(g) - A waiver to allow thirteen (13) parking spaces in a row without the required ten foot (10’) 
landscape strip. 
 
This waiver request was previously approved at 12 spaces per row.  There are two locations shown 
with 13 spaces in a row on the current version of the land development set.  One over the 
underground basin East of the new building and the other East of Building C where accessible spaces 
have been relocated to a more convenient location on the North side of the building.  Two parking 
rows in the bay north of Building B will have 10 foot wide islands added to reduce the parking runs. 
 

6. §1230.42(a) – A waiver from providing the required street trees along Norristown Road and Tennis  
Avenue at a frequency of two shade trees per 40 linear feet of street: to count the existing vegetation  
in lieu of street trees.  
 
Additional street trees complying with the ordinance requirement are proposed in the first 267 feet of 
tennis avenue associated with the new building.  This waiver request is to not be required to provide 
additional street tress along the portion of Tennis Avenue and Norristown Road that is not affected by 
this land development there is significant mature vegetation along both frontages.  
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We appreciate the Township’s consideration of this request and ask that you not hesitate to contact us should you 
have any questions. 
 
 
                        Sincerely, 
 
 
 
                        ________________________________ 
                        Chris B. Isenberg, RLA 
 
 



prepared by

prepared for

LOWER GWYNEDD, MONTGOMERY COUNTY, PENNSYLVANIA
ACTS GWYNEDD ESTATES AL

ACTS RETIREMENT-LIFE COMMUNITIES INC.

Preliminary/Final Land Development Plans

607 Easton Road
Building B - 2nd Floor
Willow Grove, PA  19090

Tel: (215) 346-8757
Fax: (215) 346-8759

www.eustaceeng.com

PROJECT NO. 2373-08B



D 2373 08B 48

LEGEND

JAS

1

MJE

6/21/24

Act 287
ALL PARTIES UTILIZING THIS PLAN AND THE INFORMATION CONTAINED
THEREON ARE CAUTIONED TO COMPLY WITH THE REQUIREMENTS OF THE
PENNSYLVANIA ACT 287 AS AMENDED BY PENNSYLVANIA ACT 199, OF 2004
ENTITLED "UNDERGROUND UTILITY LINE PROTECTION LAW".  ALL EXISTING
UNDERGROUND UTILITIES ARE TO BE CONSIDERED APPROXIMATE ONLY AND
ARE TO BE VERIFIED IN THE FIELD BY THE CONTRACTOR AND THE
APPROPRIATE UTILITY COMPANY PRIOR TO THE COMMENCEMENT OF THE
SITE WORK, IN ACCORDANCE WITH ACT 287.

Serial Number:  20192891091

Legend

SHEET           43OF
Martin J. Eustace, III, P.E.
PA Lic. PE048891E

CHECKED BY

DRAWN BY

DRAWING No.

DATE
Tel: (215) 346-8757

Fax: (215) 346-8759
www.eustaceeng.com

607 Easton Road
Building B - 2nd Floor
Willow Grove, PA  19090

X:
\P

R
O

JE
C

TS
\2

37
3\

08
B 

G
w

yn
ed

d 
Es

ta
te

s 
As

si
st

ed
 L

iv
in

g\
Au

to
C

AD
\D

R
AW

IN
G

S\
La

nd
 D

ev
el

op
m

en
t\D

1-
LE

G
EN

D
.d

w
g 

Ju
ne

 2
1,

 2
02

4

LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG10/16/20241 REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/24

ACT 287, AS AMENDED, TABLE OF CONTACTS
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Site Data:
Address:  301 NORRISTOWN RD.

SPRINGHOUSE, PA.
Zoned:     MF-3 MULTIFAMILY DISTRICT
Lot Area: 25.00 ACRES

Owner/Applicant:
ADULT COMMUNITIES TOTAL SERV., INC.
CORPORATE SERVICES CENTER
420 DELAWARE DRIVE
P.O.BOX 2222
FORT WASHINGTON, PA. 19034

Parcel Information:
Parcel ID: 39-00-02955-00-3
Tax Map ID: BLOCK 19, UNIT 100

Act 287
ALL PARTIES UTILIZING THIS PLAN AND THE INFORMATION CONTAINED
THEREON ARE CAUTIONED TO COMPLY WITH THE REQUIREMENTS OF THE
PENNSYLVANIA ACT 287 AS AMENDED BY PENNSYLVANIA ACT 199, OF 2004
ENTITLED "UNDERGROUND UTILITY LINE PROTECTION LAW".  ALL EXISTING
UNDERGROUND UTILITIES ARE TO BE CONSIDERED APPROXIMATE ONLY AND
ARE TO BE VERIFIED IN THE FIELD BY THE CONTRACTOR AND THE
APPROPRIATE UTILITY COMPANY PRIOR TO THE COMMENCEMENT OF THE
SITE WORK, IN ACCORDANCE WITH ACT 287.
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

Location Map
Scale: 1" = 1000'

YG10/16/20241 REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/24

GENERAL NOTES:

1. The Boundary information shown hereon was prepared by Chambers Associates, Inc., and represents
the compilation of recorded information and an actual survey completed in January 1997.

2. The Plan was prepared without the benefit of a title report and property is subject to Easements,
Conditions, and Restrictions etc. contained therein, recorded or unrecorded.

3. Topographic features shown hereon were prepared by Chambers Associates, Inc. and represent an
actual on-the-ground survey conducted in April 2019.

  Benchmark:

4. Said property is located within an area having a flood zone designation "A" by the Federal Emergency
Management Agency (FEMA), on Flood Insurance Rate Map no. 42091C0287-G with the Date of
Identification of March 2, 2016, for Community no. 420953, Lower Gwynedd Township, Montgomery County,
Pennsylvania, which is the current flood insurance rate map for the community in which the said premises is
situated.

  Zone "A" indicates no base flood elelvation has been determined for the 1% annual chance flood
(100-year flood).

5. Area; Gross  25 acres of land more or less.
 Net 24.47 acres of land more or less.

6. Any damage incurred within the public right-of-way as a result of construction is to be repaired at the
owner's sole expense.

IN PLAN FILE CASE                    D.B. NO                 , PAGE               . 

SECRETARY

APPROVED BY THE BOARD OF SUPERVISORS OF LOWER GWYNEDD TOWNSHIP

TOWNSHIP ENGINEER CERTIFICATION

THIS         DAY OF                  ,               .

                                      ,              .APPROVED BY THE TOWNSHIP ENGINEER ON THE DAY OF

BOARD OF SUPERVISORS CERTIFICATION

CHAIRMAN

JAMES HERSH, P.E.

LOWER GWYNEDD TOWNSHIP PLANNING COMMISSION

PLANNING COMMISSION CERTIFICATION

RECORDED THIS             DAY OF                               ,               ,

COUNTY OF MONTGOMERY OF NORRISTOWN, PENNSYLVANIA, 

THIS       DAY OF                                     ,               .

APPROVED BY THE LOWER GWYNEDD TOWNSHIP PLANNING COMMISSION

RECORDING CERTIFICATE

CHAIR

IN THE OFFICE FOR THE RECORDING OF DEEDS, ETC., IN AND FOR THE

DANIELLE A. DUCKETT

TOWNSHIP ENGINEER

ADULT COMMUNITIES TOTAL SERVICES, INC. HAS LAID OUT UPON OUR LAND SITUATED IN
THE LOWER GWYNEDD TOWNSHIP, COUNTY OF MONTGOMERY, COMMONWEALTH OF
PENNSYLVANIA CERTAIN LOTS AND STREETS ACCORDING TO THE ACCOMPANYING PLAN.

WITNESS MY HAND AND SEAL THIS ______ DAY OF ___________________ 20__.

                                                                             _________________________________
                        SEAN FLETCHER

                                                              SENIOR VICE PRESIDENT - REAL ESTATE SERVICES

OWNER OF RECORD:

REGISTERED ENGINEER OR SURVEYOR

                                                                                                                    

MONUMENTS SHOWN HEREON EXIST AS LOCATED AND THAT ALL DIMENSIONAL
I HEREBY CERTIFY THAT THIS PLAN REPRESENTS A SURVEY MADE BY ME, THAT THE  

SURVEYOR CERTIFICATION

DATE

(SEAL)

ROBERT M. COHRAC

DETAILS ARE CORRECT.

ON THE ______ DAY OF _____________ 20__, BEFORE ME, THE SUBSCRIBED, A NOTARY
PUBLIC OF THE COMMONWEALTH OF PENNSYLVANIA RESIDING IN _______________________
PERSONALLY APPEARED__________________________
WHO ACKNOWLEDGED _____________ TO BE THE ___________________________________
OF ADULT COMMUNITIES TOTAL SERVICES, INC. AND THAT AS SUCH _____________
BEING AUTHORIZED TO DO SO, ____________________________ EXECUTED THE FOREGOING
PLAN BY DESIGNATED LAND, THAT ALL NECESSARY APPROVAL OF THE PLAN HAS BEEN
OBTAINED AND IS ENDORSED THEREON, AND THAT THE SAID CORPORATION DESIRES THAT
THE FOREGOING PLAN BE RECORDED ACCORDING TO LAW.

WITNESS MY HAND AND OFFICIAL SEAL THE DAY AND YEAR AFORESAID.

                                          _________________________________
                    NOTARY PUBLIC

                                                        MY COMMISSION EXPIRES: _____________20__.

SEAN FLETCHER
HIMSELF

HE
SEAN FLETCHER

COMMONWEALTH OF PENNSYLVANIA
COUNTY OF MONTGOMERY
NOTARY PUBLIC:

TOWNSHIP STATEMENTS:
The detention basin and stormwater facilities (as shown on this plan) are a basic and perpetual plan of the storm drainage system of the Township of
Lower Gwynedd, and as such are to be protected and preserved, in accordance with the approved final plan by the owner on whose lands the structures
are located. The Township of Lower Gwynedd and/or its agents reserves the right and privilege to enter upon such lands from time to time for the purpose
of inspection of said detention basin in order to determine that the structural and design integrity are being maintained by the owner.

In the event that maintenance and structural integrity are not maintained by the owner as required by the Township, the owner hereby grants to the
Township the right to enter upon such property and to perform any and all improvements, revisions or maintenance as may be determined necessary by
the Township and to recover the costs thereof from the property owner by all lawful means including, but not limited to, the imposition of a municipal lien on
the subject property.

Open space land may not be separately sold, nor shall such land be further developed or subdivided.

All development activities, such as clearing, grading, re-grading, driveways, roads, buildings, septic systems, detention basins and utility easements shall
be limited to the natural resource protection standards as specified in the Lower Gwynedd Township Zoning Ordinance as last amended. The remaining
resources shall remain in it's natural condition, including the natural forest ground cover. This restriction shall run with the land and be binding on the
present and all future owners and/or lessees.

MIMI GLEASON

CRAIG MELOGRANO

EXISTING

BUILDING HEIGHT
IMPERVIOUS COVERAGE
BUILDING COVERAGE

MF-3  MULTIFAMILY DISTRICTZONING NOTES

PARKING

LOT WIDTH

SIDE YARD
FRONT YARD

REAR YARD

LOT AREA
REQUIRED

30 ft / 2 stories

0.85 / Unit + Employee

20 ac

75 ft

200 ft
75 ft

200 ft

20%
45%

25.00 ac

56.5 ft

75.5 ft
44.5 ft

1488 ft

11.71%
25.15%

241 spaces
includes 1 handicap 

 spaces

Parking Calculations:

Apartments 151 x 0.85 = 129 spaces
Personal Care Beds = 39   59 x 0.85 =   50 spaces
Employees = 54        =   54 spaces
Homiller House = 2 Apartments     2 x 2      =     4 spaces

237 spaces
Minimum ADA Handicap spaces required:
5 Accessible Spaces w/60" Access aisle
2 Van Accessible Space w/96" Access aisle

One-time Conditional Use Approval Application
Convert Maximum of 4 Apartment Units to Personal
Care Beds at a ratio of 5 Personal Care Beds to 1
Apartments Unit

4 Apartments x 5 Beds = 20 Personal Care beds

ACCESSORY BUILDING HEIGHT 14 ft 

Density Calculations:

8.04 Units x Gross acre
8.04 Units x 25.00 ac. = 201 Units (Allowable)

Ratio of Apartments to Personal Care not to exceed 9.05 to 1.

Apartments = 181 Units (Approved)
Personal Care Beds =   20 Units (Approved)

Existing Conditions:

Apartments = 151 Units
Personal Care Beds =   20 Units= 238 spaces
Ratio of Apartments to Personal Care is 7.55 to 1.

151 APARTMENTS              = 151 UNITS

TOTAL UNITS                      = 171 UNITS

20 PERSONAL CARE BEDS = 20 UNITS

PROPOSED
25.00 ac

56.5 ft

75 ft
44.5 ft

1488 ft

13.2% (+16,319 s.f.)
28.5% (+36,127 s.f.)

278 spaces **
includes 7 handicap 

 spaces

EXISTING CONDITIONS

*
*

* EXISTING NON-CONFORMING

*
*

** VARIANCE FOR PARKING
SETBACK (15 SPACES)

PROPOSED CONDITIONS
151 APARTMENTS                = 151 UNITS
59 PERSONAL CARE BEDS  =  59 UNITS

TOTAL UNITS                        = 210 UNITS***

*** VARIANCE ZHB APPL. 20-03Z

CERTIFICATION

I, MARTIN J. EUSTACE, III  P.E. DO HEREBY CERTIFY TO THE BEST OF MY KNOWLEDGE, INFORMATION AND
BELIEF, THAT THE INFORMATION CONTAINED IN THE ACCOMPANYING PLANS, SPECIFICATIONS, AND
REPORTS HAVE BEEN PREPARED IN ACCORDANCE WITH ACCEPTED ENGINEERING PRACTICE, IS TRUE
AND CORRECT, AND IS IN CONFORMANCE WITH CHAPTER 105 OF THE RULES AND REGULATIONS OF THE
DEPARTMENT OF ENVIRONMENTAL PROTECTION.

MARTIN J. EUSTACE, III  P.E.

SECT. 1276.08(a) TO PERMIT 211 UNITS
DATED 7/15/20.

ZHB APPL. 20-03Z SECT. 1276.04
TO PERMIT 7 SPACES IN THE SIDE YARD
AND 8 SPACES IN FRONT YARD.
SECT. 1276.07 TO PERMIT 15 SPACES
WITHIN 75 FEET OF THE PROPERTY LINE
DATED 7/15/20.

30 ft / 2 stories 30 ft 

The elevations on this plan are based on U.S.G.S. Datum; Benchmark: PA DOT
      GPS CM-H94-01-91 Disk in concrete, elevation 313.95

Waivers:
Section 1230.16 - A waiver to permit only one submission for Preliminary and Final approval.
Section 1230.19(c)(3)&(4) - A waiver from requiring all existing features within 200 feet of the property boundary be depicited on the plans, unless township
request offsite detail on future project reviews.
Section 1230.30(c) - A waiver to permit the proposed loading area being located within the existing gas line easement. Written approval from
Williams-Transco Gas Pipieline Corporation will be obtained.
Section 1230.37(c) & 1230.61 - A waiver from requiring curb installation and cartway widening along all existing roads abutting the property.
Section 1230.41(g) - A waiver to allow thirteen (13) parking spaces in a row without the required ten (10) foot landscape strip.
Section 1230.42(a) - A waiver from providing the required street trees along Norristown Road and Tennis Avenue at a frequency of two shade trees per 40
linear feet of street: to count the existing vegetation in lieu of street trees.

WILLIAMS PIPELINE NOTES:

1. NO CUT IS PERMITTED WITHOUT WILLIAMS WRITTEN APPROVAL.
2. FOREIGN LINES ARE TO BE ENCASED IN STEEL PIPE FOR THE FULL
    WIDTH OF WILLIAMS ROW WHILE MAINTAINING A VERTICAL SEPARATION OF 2'.(IF 

OPEN CUT) AND 5' (IF BORED).
3. NO VIBRATORY COMPACTION OVER THE PIPELINES.
4. CONSTRUCTION EQUIPMENT MUST BE APPROVED PRIOR TO WORKING/CROSSING 

THE ROW(NOTE: RESTRICTIONS/PROTECTION MAYBE REQUIRED FOR EQUIPMENT  
CROSSING OVER THE PIPELINE WITH REDUCE COVER DURING CONSTRUCTION).

5. NO MACHINE EXCAVATION WITHIN 2' OF PIPELINE.
6. WILLIAMS REP IS REQUIRED TO BE ONSITE FOR ANY WORK INVOLVING ITS ROW.
7. WILLIAMS REQUIREMENTS MUST BE ADHERED TO FOR ANY DESIGN AND OR  

CONSTRUCTION ACTIVITIES INVOLVING WILLIAMS ROW.

Proposed Ratio of Apartments to Personal Care is 2.56 to 1.

SENIOR VICE PRESIDENT - REAL ESTATE SERVICES

OLD YORK ROAD COUNTRY CLUB NOTES:

1. THE PROPOSED FIRE LANE WILL NOT BE USED AS AN EMPLOYEE ENTRANCE AT ANY
TIME.  THE FIRE LANE IS TO BE GATED AT BOTH ENDS.  KNOX BOX TO BE PROVIDED FOR
ACCESS BY EMERGENCY VEHICLES ONLY.

RECORDING NOTE:

SHEETS 1 THRU 43 OF THIS PLAN SET ARE TO CONSIDERED A COMPLETE RECORD PLAN SET FOR
FILING PURPOSES IN THE MONTGOMERY COUNTY RECORDER OF DEEDS OFFICE. ONLY SHEETS
2, 15, 16, 17, 18, 19, 42, & 43 SHALL BE RECORDED.

SANITARY SEWER EASEMENT
SCALE:  1" = 20'
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MANAGEMENT STRATEGIES
1. Construction should be sequenced so that the grading operations can begin and end as quickly as possible.
2.  Sediment trapping measures shall be installed as a first step in grading, and shall be seeded and mulched immediately following installation.
3.  Temporary seeding or other stabilization shall follow immediately after grading.
4.  Areas which are not to be disturbed during construction shall be clearly marked by flags or signs.
5.  The Job Superintendent shall be responsible for the installation and maintenance of all erosion and sediment control practices.
6.  The permitee must develop and have approved by the Local Conservation District, separate erosion and sedimentation control plan for each
spoil, borrow, or other work area not detailed in the permitted plan, whether located within or outside the construction limits.

PERMANENT STABILIZATION
All areas disturbed by construction will be stabilized with permanent seeding, especially following finished grade.  Seeding shall be done in
accordance with the Local Conservation District and the Department of Environmental Protection.  Permanently seeded areas shall be protected
during establishment with a straw mulch.  Stabilization is defined as 70% perennial growth.

CRITICAL EROSION AREAS
The critical erosion areas on the site will be stabilized in accordance with the structural practices and monitored in accordance with the
management strategies  The site plan has been developed to minimize land disturbance where grading is necessary, and preserve existing
vegetation. Adequate precautions will be taken to minimize erosion and trap sediment.
CONTROL MEASURES
Unless otherwise indicated, all vegetative and structural erosion and sediment control practices will be constructed and maintained according to the
Minimum Standards of Lower Gwynedd Township and the Local Conservation District.

STRUCTURAL PRACTICES
1.  Silt Fence - A silt fence barrier is to be placed at the locations designated on the E&S Control Plan.
2.  Compost Filter Sock - A compost filter sock barrier is to be placed at the locations designated on the E&S Control Plan.
3.  Temporary Construction Entrance - A temporary construction entrance shall be installed at the location designated on the E&S Plan.
4.  Storm Sewer Drain Inlet Protection - All storm sewer drain inlets shall be protected during construction, as specified on the E&S Plan.
5.  Driveways - All roads on the site shall be stabilized with gravel, or a base course immediately after grading.  Construction traffic shall be
limited to the driveways.
VEGETATIVE PRACTICES
1.  Topsoil Stockpile - Topsoil shall be stripped from areas to be graded and stockpiled for later use.
2.  Temporary Seeding - The topsoil stockpile and detention basin and all other areas to be regraded during the initial phase of construction,
especially those not scheduled for immediate construction, shall be seeded with a fast-germinating, temporary vegetation mixture, immediately
upon grading.  Selection of the appropriate seed mixture would depend on the time of year it is applied.

STANDARD E & S PLAN NOTES:
1. All earth disturbances, including clearing and grubbing as well as cuts and fills shall be done in accordance with the approved E & S plan. A
copy of the approved drawings (stamped, signed and dated by the reviewing agency) must be available at the project site at all times. The reviewing
agency shall be notified of any changes to the approved plan prior to implementation of those changes. The reviewing agency may require a written
submittal of those changes for review and approval at its discretion.
2. At least 7 days prior to starting any earth disturbance activities, including clearing and grubbing, the owner and/or operator shall invite all
contractors, the landowner, appropriate municipal officials, the E & S plan preparer, the PCSM plan preparer, the licensed professional responsible
for oversight of critical stages of implementation of the PCSM plan, and a representative from the local conservation district to an on-site
preconstruction meeting.
3. At least 3 days prior to starting any earth disturbance activities, or expanding into an area previously unmarked, the Pennsylvania One Call
System, Inc. shall be notified at 1-800-242-1776 for the location of existing underground utilities.
4. All earth disturbance activities shall proceed in accordance with the sequence provided on the plan drawings. Deviation from that sequence must
be approved in writing from the local conservation district or by the department prior to implementation.
5. Areas to be filled are to be cleared, grubbed, and stripped of topsoil to remove trees, vegetation, roots and other objectionable material.
6. Clearing, grubbing, and topsoil stripping shall be limited to those areas described in each stage of the construction sequence. General site
clearing, grubbing and topsoil stripping may not commence in any stage or phase of the project until the E & S BMP's specified by the BMP
sequence for that stage or phase have been installed and are functioning as described in this E & S plan.
7. At no time shall construction vehicles be allowed to enter areas outside the limit of disturbance boundaries shown on the plan maps. These areas
must be clearly marked and fenced off before clearing and grubbing operations begin.
8. Topsoil required for the establishment of vegetation shall be stockpiled at the location(s) shown on the plan map(s) in the amount necessary to
complete the finish grading of all exposed areas that are to be stabilized by vegetation. Each stockpile shall be protected in the manner shown on the
plan drawings. Stockpile heights shall not exceed 35 feet. Stockpile slopes shall be 2H:1V or flatter.
9. Immediately upon discovering unforeseen circumstances posing the potential for accelerated erosion and/or sediment pollution, the operator shall
implement appropriate best management practices to minimize the potential for erosion and sediment pollution and notify the local conservation
district and/or the regional office of the Department.
10. All building materials and wastes shall be removed from the site and recycled or disposed of in accordance with the Department's Solid Waste
Management Regulations at 25 Pa. Code 260.1 et. seq., 271.1 and 287.1 et. seq. No building materials or wastes or unused building materials shall
be burned, buried, dumped, or discharged at the site.
11. All off-site waste and borrow areas must have an E & S plan approved by the local conservation district or the Department fully implemented
prior to being activated.
12. The contractor is responsible for ensuring that any material brought on site is clean fill. Form FP-001 must be retained by the property owner for
any fill material affected by a spill or release of a regulated substance but qualifying as clean fill due to analytical testing.
13. All pumping of water from any work area shall be done according to the procedure described in this plan, over undisturbed vegetated areas.
14. Vehicles and equipment may neither enter directly nor exit directly from parking lot onto Tennis Ave.
15. Until the site is stabilized, all erosion and sediment BMP's shall be maintained properly. Maintenance shall include inspections of all erosion
and sediment BMP's after each runoff event and on a weekly basis. All preventative and remedial maintenance work, including clean out, repair,
replacement, regrading, reseeding, remulching and renetting must be performed immediately. If the E & S BMP's fail to perform as expected,
replacement BMP's, or modifications of those installed will be required.
16. A log showing dates that E & S BMP's were inspected as well as any deficiencies found and the date they were corrected shall be maintained on
the site and be made available to regulatory agency officials at the time of inspection.
17. Sediment tracked onto any public roadway or sidewalk shall be returned to the construction site by the end of each work day and disposed in the
manner described in this plan. In no case shall the sediment be washed, shoveled, or swept into any roadside ditch, storm sewer, or surface water.
18. All sediment removed from BMP's shall be disposed of in the manner described on the plan drawings.
19. Areas which are to be topsoiled shall be scarified to a minimum depth of 3 to 5 inches - 6 to 12 inches on compacted soils - prior to placement to
topsoil. Areas to be vegetated shall have a minimum 4 inches of topsoil in place prior to seeding and mulching. Fill outslopes shall have a minimum
of 2 inches of topsoil.
20. All fills shall be compacted as required to reduce erosion, slippage, settlement, subsidence or other related problems. Fill intended to support
buildings, structures and conduits, etc. shall be compacted in accordance with local requirements or codes.
21. All earthen fills shall be placed in compacted layers not to exceed 9 inches in thickness.
22. Fill materials shall be free of frozen particles, brush, roots, sod, or other foreign or objectionable materials that would interfere with or prevent
construction of satisfactory fills.
23. Frozen materials or soft, mucky, or highly compressible materials shall not be incorporated into fills.
24. Fill shall not be placed on saturated or frozen surfaces.
25. Seeps or springs encountered during construction shall be handled in accordance with the standard and specification for subsurface drain or
other approved method.
26. All graded areas shall be permanently stabilized immediately upon reaching finished grade. Cut slopes in competent bedrock and rock fills need
not be vegetated. Seeded areas within 50 feet of a surface water, or as otherwise shown on the plan drawings, shall be blanketed according to the
standards of this plan.
27. Immediately after earth disturbance activities cease in any area or subarea of the project, the operator shall stabilize all disturbed areas. During
non-germinating months, mulch or protective blanketing shall be applied as described in the plan. Areas not at finished grade, which will be
reactivated within 1 year, may be stabilized in accordance with the temporary stabilization specifications. Those areas which will not be reactivated
within 1 year shall be stabilized in accordance with the permanent stabilization specifications.
28. Permanent stabilization is defined as a minimum uniform, perennial 70% vegetative cover or other permanent non-vegetative cover with a
density sufficient to resist accelerated erosion. Cut and fill slopes shall be capable of resisting failure due to slumping, sliding or other movements.
29. E & S BMP's shall remain functional as such until all areas tributary to then are permanently stabilized or until they are replaced by another
BMP approved by the local conservation district or the Department.
30. Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operator shall contact the
local conservation district for an inspection prior to removal / conversion of the E & S BMP's.
31. After final site stabilization has been achieved, temporary erosion and sediment BMP's must be removed or converted to permanent post
construction stormwater management BMP's. Areas disturbed during removal or conversion of the BMP's shall be stabilized immediately. In order
to ensure rapid revegetation of disturbed areas, such removal / conversions are to be done only during the germinating season.
32. Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operator shall contact the
local conservation district to schedule a final inspection.
33. Failure to correctly install E & S BMP's, failure to prevent sediment-laden runoff from leaving the construction site, or failure to take immediate
corrective action to resolve failure of E & S BMP's may result in administrative, civil, and/or criminal penalties being instituted by the Department
as defined in Section 602 of the Pennsylvania Clean Streams Law. The Clean Streams Law provides for up to $10,000 per day in civil penalties, up
to $10,000 in summary criminal penalties, and up to $25,000 in misdemeanor criminal penalties for each violation.

OPTIONAL E & S PLAN NOTES:
1. Concrete wash water shall be handled in the manner described on the plan drawings. In no case shall it be allowed to enter any surface waters or
groundwater systems.
2. All channels shall be kept free of obstructions including but not limited to fill, rocks, leaves, woody debris, accumulated sediment, excess
vegetation, and construction material/wastes.
3. Underground utilities cutting through any active channel shall be immediately backfilled and the channel restored to its original cross-section
and protective lining. Any base flow within the channel shall be conveyed past the work area in the manner described in this plan until such
restoration is complete.
4. Channels having riprap, Reno mattress, or gabion linings must be sufficiently over-excavated so that the design dimensions will be provided
after placement of the protective lining.
5. Sediment basins and/or traps shall be kept free of all construction waste, wash water, and other debris having potential to clog the basin/trap
outlet structures and/or pollute the surface waters.
6. Sediment basins shall be protected from unauthorized acts by third parties.
7. Any damage that occurs in whole or in part as a result of basin or trap discharge shall be immediately repaired by the permittee in a permanent
manner satisfactory to the municipality, local conservation district, and the owner of the damaged property.
8. Upon, request, the applicant or his contractor shall provide an as-built (record drawing) for any sediment basin or trap to the municipal
inspector, local conservation district or the Department.
9. Erosion control blanketing shall be installed on all slopes 3H:1V or steeper within 50 feet of a surface water and on all other disturbed areas
specified on the plan maps and/or detail sheets.
10. Fill material for embankments shall be free of roots, or other woody vegetation, organic material, large stones, and other objectionable
materials. The embankment shall be compacted in maximum__8"__  layered lifts at __95__ % density.

Vehicles and equipment may neither enter directly to nor exit directly from parking lot
area onto Tennis Ave.

Stockpile heights must not exceed 35 feet.  Stockpile slopes must be 2: 1 or flatter.

The operator shall assure that the approved erosion and sediment control plan is properly
and completely implemented.

Until the site achieves final stabilization, the Permittee and Copermittee shall assure that
the best management practices are implemented, operated, and maintained properly and
completely.  Maintenance shall include inspections of all best management practice
facilities and maintain and make available to the Local Conservation District complete,
written inspection logs of all those inspections.  All maintenance work, including cleaning,
repair, replacement, regarding, reseeding, and restabilization shall be performed
immediately.

Immediately upon discovering unforeseen circumstances posing the potential for
accelerated erosion and/or sediment pollution, the operator shall implement appropriate
best management practices to eliminate potential for accelerated erosion and/or sediment
pollution.

Before initiating any revisions to the approved erosion and sediment control plan or
revisions to other plans which may affect the effectiveness of the approved E&S control
plan, the operator must receive approval of the revisions from the Local Conservation
District.

The operator shall assure that an erosion and sediment control plan has been prepared,
approved by the appropriate Conservation District, and is being implemented and
maintained for all soil and/or rock spoil and borrow areas, regardless of their locations.

All pumping of sediment laden water shall be through a sediment control BMP, such as a
pumped water filter bag discharging over non-disturbed areas.

The contractor is advised to become thoroughly familiar with the provisions of the
Appendix 64, Erosion Control Rules and Regulations, Title 25, Part 1, Department of
Environmental Protection, Subpart C, Protection of Natural Resources, Article III, Water
Resources, Chapter 102, Erosion Control.

 A copy of the approved erosion and sediment control plan must be available at the project
site at all times.

Only limited disturbance will be permitted to provide access to Tennis Ave. for grading
and acquiring borrow to construct those BMP’s. No borrows needed.

Erosion and sediment BMP’s must be constructed, stabilized, and functional before site
disturbance begins within the tributary areas of those BMP’s.

After final site stabilization has been achieved, temporary erosion and sediment BMP
controls must be removed.  Areas disturbed during removal of the BMP’s must be
stabilized immediately.

The permittee or co permittee shall contact the department or authorized conservation
district at least seven days before construction is to begin to determine if a
preconstruction conference is required.  The permittee, co permittee, and others
undertaking the earth disturbance activity must attend a preconstruction conference when
requested by the department or authorized conservation district.  The permittee or
co-permittee must bring a copy of their NPDES permit, a copy of the stamped plan from
the conservation district, and all associated department approvals/permits which must be
available at the conference upon request.  Also, at least 3 days before starting any earth
disturbance activities, all contactors involved in those activities shall notify the
Pennsylvania One Call System Incorporated at 1-800-242-1776 for buried utilities
locations.

Upon the installation or stabilization of all perimeter sediment control BMPs and at least
3 days prior to proceeding with the bulk earth disturbance activities, the permittee or
co-permittee shall provide notification to the department or authorized conservation
district.

ALL EARTH DISTURBANCE ACTIVITIES SHALL PROCEED IN ACCORDANCE
WITH THE FOLLOWING SEQUENCE.  EACH STAGE SHALL BE COMPLETED
BEFORE ANY FOLLOWING STAGE IS INITIATED.  CLEARING AND GRUBBING
SHALL BE LIMITED TO THOSE ARES DESCRIBED IN EACH STAGE.

Immediately after earth disturbance activities cease, the operator shall stabilize any areas
disturbed by the activities.  During non-germinating periods, mulch must be applied at the
specified rates.  Disturbed areas which are not at finished grade and which will be
redisturbed within one year must be stabilized in accordance with the temporary
vegetative stabilization specifications.  Disturbed areas which are at finished grade or
which will not be redisturbed within one year must be stabilized in accordance with the
permanent vegetative stabilization specifications.

An area shall be considered to have achieved final stabilization when it has a minimum
uniform 70% perennial vegetative cover or other permanent non-vegetative cover with a
density sufficient to resist accelerated surface erosion and subsurface characteristics
sufficient to resist sliding and other movements.

Permittees and co permittees are responsible for ensuring that a licensed professional
have oversight responsibilities for the design and proper installation of BMPs identified in
the PCSM Plan prior to the submission of the NOT for this permit.  The licensed
professional shall certify that the BMPs identified in the plan have been installed in
accordance with the approved plan  The installation schedule of PCSM BMPs and
maintenance requirements contained within the approved PCSM Plan must be followed;
and failure to comply with the installation schedule is a violation of this permit, the Clean
Streams Law, and the Clean Water Act.

Other BMP’s
Sediment must be removed from storm water inlet protection after each runoff event.

Temporary Stabilization and Permanent Stabilization
Hay or straw mulch must be applied at 3.0 tons per acre.

Mulch with mulch control netting or erosion control blankets must be installed on all
slopes 3:1 or steeper.

Straw mulch shall be applied in long strands, not chopped or finely broken.

Until the site is stabilized, all erosion and sediment BMP’s must be maintained properly.
Maintenance must include inspections of all erosion and sediment control BMP’s after
each runoff event and on a weekly basis.  All preventative and remedial maintenance
work, including clean out, repair, replacement, regrading, reseeding, remulching, and
renetting, must be done immediately.  If erosion and sediment control BMP’s fail to
perform as expected, replacement BMP’s, or modifications to those installed will be
required.

Utility Line Trench Excavation Notes

1. Limit advanced clearing and grubbing operations to a distance equal to two times the
length of pipe installation that can be completed in one day.
2. Work crews and equipment for trenching, placement of pipe, plug construction and
backfilling will be self-contained and separate from clearing and grubbing and site
restoration and stabilization operations.
3. All soil excavated from the trench will be placed on the uphill side of the trench.
4. Limit daily trench excavation to the length of pipe placement, plug installation and
backfilling that can be completed the same day.
5. Water which accumulates in the open trench will be completely removed by pumping
before pipe placement and / or backfilling begins.  Water removed from the trench shall be
pumped through a filtration device.
6. On the day following pipe placement and trench backfilling, the disturbed area will be
graded to final contours and immediately stabilized.
7. Soils excavated from existing surface layer should be stockpiled separately and returned
as final surface layer following trench backfilling.

Visual Inspections

The permittee and co permittee(s) must ensure that visual site inspections are conducted weekly, and within
24 hours after each measurable rainfall event throughout the duration of construction and until the receipt
and acknowledgement of the NOT by the department or authorized conservation district.  The visual site
inspections and reports shall be completed in a format provided by the department, and conducted by
qualified personnel, trained and experienced in erosion and sediment control, to ascertain that E&S BMPs
and PCSM BMPs are properly constructed and maintained to effectively minimize pollution to the waters
of this commonwealth.  A written report of each inspection shall be kept and include at a minimum:
(1) a summary of site conditions, E&S BMP and PCSM BMP, implementation and maintenance and
compliance actions; and
(2) the date, time, name and signature of the person conducting the inspection.

Noncompliance Reporting

Where E&S, PCSM or PPC BMPs are found to be inoperative or ineffective during an inspection, or any
other time, the permittee and co permittee(s) shall, within 24 hours, contact the department or authorized
conservation district, by phone or personal contact, followed by the submission of a written report within 5
days of the initial contact.  Noncompliance reports shall include the following information:
(1) any condition on the project site which may endanger public health, safety, or the environment, or
involve incidents which cause or threaten pollution;
(2) the period of noncompliance, including exact dates and times and/or anticipated time when the activity
will return to compliance;
(3) steps being taken to reduce, eliminate, and prevent recurrence of the noncompliance; and
(4) the date or schedule of dates, and identifying remedies for correcting noncompliance conditions.

Reduction, Loss, or Failure of the BMPs

Upon reduction, loss, or failure of the BMPs, the permittee and co permittee shall take immediate action to
restore the BMPs or provide an alternative method of treatment.  Such restored BMPs or alternative
treatment shall be at least as effective as the original BMPs.

Termination of Coverage

NOT:  Upon permanent stabilization of earth disturbance activities associated with construction activity
that are authorized by this permit and when BMPs identified in the PCSM Plan have been properly
installed, the permittee and/or co permittee of the facility must submit a NOT form that is signed in
accordance with Part B, Section 1.c, Signatory Requirements, of this permit.  All letters certifying discharge
termination are to be sent to the department or authorized conservation district.  The NOT must contain the
following information:  facility name, address, and location, operator name and address, permit number,
identification and proof of acknowledgment from the person(s) who will be responsible for operation and
maintenance of the PCSM BMPs in accordance with the approved PCSM Plan, and the reason for permit
termination.  Until the permittee has received written acknowledgement of the NOT, the permittee will
remain responsible for operating and maintaining all E&S BMPs and PCSM BMPs on the project site and
will be responsible for violations occurring on the project site.

Completion Certificate and Final Plans

Within 30 days after the completion of earth disturbance activities authorized by this permit, including the
permanent stabilization of the site and proper installation of PCSM BMPs in accordance with the approved
PCSM Plan, or upon submission of the NOT if sooner, the permittee shall file with the department or
authorized conservation district a statement signed by a licensed professional and by the permittee
certifying that work has been performed in accordance with the terms and conditions of this permit and the
approved E&S and PCSM Plans.

If the site will need to import or export material from the site, the responsibility for performing
environmental due diligence and determination of clean fill will rest with (Responsible Party).

Clean Fill is defined as:  Uncontaminated, non-water soluble, non-decomposable, inert, solid material.  The
term includes soil, rock, stone, dredged material, used asphalt, and brick, block or concrete from
construction and demolition activities that is separate from other waste and is recognizable as such.  The
term does not include materials placed in or on the waters of the Commonwealth unless otherwise
authorized.  (The term "used asphalt" does not include milled asphalt or asphalt that has been processed for
re-use).
Clean Fill affected by a spill or release of a regulated substance:  Fill materials affected by a spill or
release of a regulated substance still qualifies as clean fill provided the testing reveals that the fill material
contains concentrations of regulated substances that are below the residential limits in Tables FP-1a and
FP-1b found in the Department's policy "Management of Fill".
Any person placing clean fill that has been affected by a spill or release of a regulated substance must use
form FP-001 to certify the origin of the fill material and the results of the analytical testing to qualify the
material as clean fill.  Form FP-001 must be retained by the owner of the property receiving the fill.  A copy
of Form FP-001 can be found at the end of these instructions.
Environmental due diligence:  The applicant must perform environmental due diligence to determine if
the fill materials associated with the project qualify as clean fill.  Environmental due diligence is defined as:
Investigative techniques, including, but not limited to, visual property inspections, electronic data base
searches, review of property ownership, review of property use history, Sanborn maps, environmental
questionnaires, transaction screens, analytical testing, environmental assessments or audits.  Analytical
testing is not a required part of due diligence unless visual inspection and/or review of the past land
use of the property indicates that the fill may have been subjected to a spill or release of regulated
substance.  If the fill may have been affected by a spill or release of a regulated substance, it must be tested
to determine if it qualifies as clean fill.  Testing should be performed in accordance with Appendix A of the
Department's policy "Management of Fill".

Fill material that does not qualify as clean fill is regulated fill.  Regulated fill is waste and must be managed
in accordance with the Department's municipal or residual waste regulations based on 25 Pa. Code Chapters
287 Residual Waste Management or 271 Municipal Waste Management, whichever is applicable.  These
regulations are available on-line at www.pacode.com .

Temporary and Permanent Vegetative Stabilization Specifications

Temporary:
*SPECIES:
% PURE LIVE SEED:
APPLICATION RATE:
FERTILIZER TYPE:
FERTILIZER APPL. RATE:
LIMING RATE:
MULCH TYPE:
MULCHING RATE:

Permanent:
TOPSOIL PLACEMENT DEPTH:
*SPECIES:
% PURE LIVE SEED:
APPLICATION RATE:
FERTILIZER TYPE:
FERTILIZER APPL. RATE:
LIMING RATE:
MULCH TYPE:
MULCHING RATE:
ANCHOR MATERIAL:
ANCHORING METHOD:
RATE OF ANCHOR MATERIAL APPL:
SEEDING SEASON DATES:

Permanent - Steep Slope:
TOPSOIL PLACEMENT DEPTH:
*SPECIES:
% PURE LIVE SEED:
APPLICATION RATE:
FERTILIZER TYPE:
FERTILIZER APPL. RATE:
LIMING RATE:
MULCH TYPE:
MULCHING RATE:
ANCHOR MATERIAL:
ANCHORING METHOD:
RATE OF ANCHOR MATERIAL APPL:
SEEDING SEASON DATES:

* If more than one species is used, indicate application rate for each species.

1. Temporary Seeding - typically lime and fertilizer is not required for topsoil stockpiles.
2. Permanent Seeding - lime and fertilizer application as above or as per soil test; may not be required in agricultural fields.
3. A compost blanket which meets the standards of Chapter 11 of Erosion and Sediiment Pollution Control Program
Manual may be substituted for the soil amendments shown above.

ANNUAL RYEGRASS
81 %
48 LB. / ACRE
(10-10-10)
500 LB. / ACRE
1 T. / ACRE
STRAW
3 T. / ACRE

4-8 IN.
TALL FESCUE
76 %
60 LB. / ACRE
(10-10-20)
1,000 LB. / ACRE
6 T. / ACRE
STRAW
3 T. / ACRE
TRACTOR-DRAWN IMPLEMENT
CRIMPING
N/A
MARCH, APRIL, EARLY MAY
/ BEFORE AUGUST 15

4-8 IN.
REDTOP
74 %
3 LB. / ACRE
(10-10-20)
1,000 LB. / ACRE
6 T. / ACRE
STRAW
3 T. / ACRE
TRACTOR-DRAWN IMPLEMENT
CRIMPING
LB. / ACRE
MARCH, APRIL, EARLY MAY
/ BEFORE AUGUST 15

Sediment removed from BMP's shall be disposed of in landscape areas outside of steep
slopes, wetlands, floodplains or drainage swales and immediately stabilized, or placed in
topsoil stockpiles.

The operator shall remove from this site, recycle, or dispose of all building materials and
wastes in accordance with the Department’s Solid Waste Management Regulations at 25
Pa. Code 260.1 et seq., 271.1 et seq.  The contractor shall not illegally bury, dump, or
discharge any building material or wastes at this site.

An E&S Plan shall be submitted to the department or authorized conservation district and
implemented for all spoil and borrow areas, regardless of their location.

The NPDES Boundary is 25.05 acres, including the property area and earth disturbance
off the property for utility trenching.

The existing on-site and off-site runoffs flow to an Unnamed tributary to Park Creek,
which is located 1000' North of the project area. Park Creek is the receiving water course
in the Little Neshaminy Creek Watershed. Park Creek is classified as WWF (Warm Water
Fisheries)  within Chapter 93 of the PA Code.

STANDARD BMP NOTES:

4-8 IN.
TALL FESCUE
76 %
60 LB. / ACRE
(10-10-20)
1,000 LB. / ACRE
6 T. / ACRE
STRAW
3 T. / ACRE
TRACTOR-DRAWN IMPLEMENT
CRIMPING
N/A
MARCH, APRIL, EARLY MAY
/ BEFORE AUGUST 15

4-8 IN.
REDTOP
74 %
3 LB. / ACRE
(10-10-20)
1,000 LB. / ACRE
6 T. / ACRE
STRAW
3 T. / ACRE
TRACTOR-DRAWN IMPLEMENT
CRIMPING
LB. / ACRE
MARCH, APRIL, EARLY MAY
/ BEFORE AUGUST 15

SEQUENCE OF EARTHMOVING

Anticipated Start Date: Spring 2025
Anticipated Completion Date: Spring 2026
Developer and/or Contractor shall notify the Montgomery County Conservation District at least 72
hours prior to the commencement of earthmoving activities, and setup a pre-construction meeting
with representatives of, but not limited to, the Conservation District, Municipality, Contractor and
Developer.

Montgomery County Conservation District
143 Level Road
Collegeville, PA 19426
(610) 489-4506

This project will be developed in one phase.

RECYCLING OR DISPOSAL OF MATERIALS 102.4(b)(5)(xi):

MONITORING, INSPECTION, AND REPORTING REQUIREMENTS:

PLANNING & DESIGN 102.4(b)(4):
To minimize extent and duration of earth disturbance, Clearing, grubbing, and topsoil
stripping shall be limited to those areas described in each stage of the construction sequence. General site
clearing, grubbing and topsoil stripping may not commence in any stage or phase of the project until the E
& S BMP's specified by the BMP sequence for that stage or phase have been installed and are functioning
as described in this E & S plan.
To maximize protection of existing drainage features and vegetation,  temporary tree
protection fence will be installed along existing trees to be saved.
To minimize soil compaction, at no time shall construction vehicles be allowed to enter areas
outside the limit of disturbance boundaries shown on the plan maps. These areas must be clearly marked
and fenced off before clearing and grubbing operations begin.
To minimize generation of increased stormwater runoff , immediately after earth
disturbance activities cease in any area or subarea of the project, the operator shall stabilize all disturbed
areas. During non-germinating months, mulch or protective blanketing shall be applied as described in the
plan. Areas not at finished grade, which will be reactivated within 1 year, may be stabilized in accordance
with the temporary stabilization specifications. Those areas which will not be reactivated within 1 year shall
be stabilized in accordance with the permanent stabilization specifications. In addition to stabilizing
disturbed areas proposed Deciduous and Evergreen trees will be planted.

MAINTENANCE PROGRAM 102.4(b)(5)(x):

1.  The inlet protection devices will be checked weekly and after each runoff event for sediment clean out.
2.  All seeded areas will be checked weekly and after each runoff event to see that a good stand in maintained.  Areas should be fertilized and
reseeded as necessary.  Areas which continue to wash will be sodded.
3.  The silt fence barrier will be checked weekly and after each runoff event for undermining determination of the fabric.
4.  The construction entrance driveway shall be maintained in a condition which will prevent tracking of flowing of sediment onto public right of
way.  This may require periodic top dressing with additional stone as conditions demand and repair and/or clean out of any measures used to trap
sediments spilled, dropped, washed or tracked onto public right of way must be removed immediately.

Until the site is stabilized, all erosion and sediment BMP's shall be maintained properly. Maintenance shall include inspections of all erosion and
sediment BMP's after each runoff event and on a weekly basis. All preventative and remedial maintenance work, including clean out, repair,
replacement, regrading, reseeding, remulching and renetting must be performed immediately.The following controls will be checked in particular:

A log showing dates that E & S BMP's were inspected as well as any deficiencies found and the date they were corrected shall be maintained on the
site and be made available to regulatory agency officials at the time of inspection.

1. Low PH: for soils with PH values lower than 5.5 adjust PH by applying lime at rates determined by soils
testing in combination with selecting and planting vegetative species tolerant of acidic conditions.

2. Low Fertility: incorporate additional soil nutrients at rates determined by soil testing in combination with
selecting and planting vegetative species tolerant of low fertility conditions.

3. Dry or Droughty Soils: select vegetative species tolerant of dry conditions.

4. High Water Table or Wet/Hydric Soils prone to flooding: select vegetative species tolerant of wet
conditions. If buildings are located in said soils provide sump pumps with back flow prevention devices in
basements. If high water is encountered during construction, contractor shall utilize pumped water filtration
methods (ie. Dirt Bag). For basin construction in areas of wet soils, preferably relocate stormwater and
sediment basins and facilities in soils more conductive to such facilities. If facilities can not be relocated,
provide pumped water sediment removal facilities for basin construction, limit reservoir depths, and limit clean
out elevations.

5. Erodible Soils Types: for soils with erodibility values higher than 0.36, contractor should incorporate some
or all of the following stabilization techniques. In proposed channels, provide temporary linings until grass is
established, provide permanent grass reinforced linings through the installation of sod or select permanent
linings other than grasses. Decrease channel grades and increase channel widths to help reduce erosion.

6. Soils prone to Sinkholes and Solution Channels: locate stormwater retention facilities, sediment traps and
basins, on other soil types. If facilities must be located in sinkhole susceptible soils, line reservoir area with
plastic, clay, bentonite, or other acceptable linings. Limit standing water depths and retention times.

7. Soils prone to Instability piping and seeping: if stormwater or sediment basin/traps can not be relocated to
other soil types, limit embankment slope steepness, provide clay embankment cores and import other soils for
construction of embankment facilities as necessary.

8. Soils Unsuitable for Winter grading, prone to frost action, or difficult to compact: grading during
periods prone to frost should be limited. Construction of structural embankment should be performed. During
the period of May to October if such facilities cannot be relocated to an area with more conductive soils.

9. Unsuitable Topsoil: if suitable topsoil is not found on-site, topsoil shall be imported.

SOIL RESOLUTIONS 102.4(b)(5)(ii):

RESPONSIBILITIES FOR FILL MATERIALS:

Upon completion or temporary cessation of the earth disturbance activity the project site
shall be immediately stabilized in accordance with the recommendations contained in the
Erosion and Sediment Pollution Control Program Manual (E&S Manual), Commonwealth
of Pennsylvania, Department of Environmental Protection No. 363-2134-008, March 2012,
as amended and updated.  Erosion and sediment control BMPs shall be implemented and
maintained until permanent stabilization is completed and PCSM BMPs are operational.

SURFACE WATER CHAPTER 93 CLASSIFICATION:

NPDES BOUNDARY:
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TABLE E.1 LIMITATIONS OF PENNSYLVANIA SOILS PERTAINING TO EARTHMOVING PROJECTS

Abbottstown X C/S X X X X XXX XX
Chalfont X C/S X X X X XXX X

Lawrenceville X C/S X X X X X XX X

X

Reaville X C/S X X X XXX X
Urbana X X

XX

Croton X C/S X X X X XXX XX X

MULCH TACKING
Straw hay mulch shall be anchored immediately after application to prevent being
windblown. A tractor-drawn implement may be used to "Crimp" the straw or hay into the
soil. This method is limited to slopes no steeper than 3 to 1 and machinery shall be
operated on the contour. (Note: crimpping by traversing with track machinery is not
acceptable). Emulsified asphalt containing no solvents or other diluting agents toxic to
plant or animal life, uniformly applied at the rate of 31 gallons per 1,000 s.y. may be used
to tack mulch. Synthetic or Chemical binders may be used as recommended by the
manufacturer to anchor mulch provided that sufficient documentation is submitted to and
approved by the Township and the Conservation District to show that the material is
non-toxic to native plant and animal species and otherwise acceptable. Lightweight plastic,
fiber or paper netting may be stapled over the mulch according to the manufacture's
recommendations.

Runoff from the site in both pre-and post-development condition discharges directly to an
unnamed tributary to Park Creek. BMP's are utilized to the maximum extent possible in
order to avoid thermal impacts. Where impervious areas are proposed, naturalized detention
basins, landscape restoration, vegetated swales and runoff directed to vegetated areas help
reduce runoff volume, improve water quality, and regulate water temperature before
reaching existing stream channel.

THERMAL IMPACT STATEMENT 102.4(b)(5)(xiii):

RECEIVING SURFACE WATERS
U.S.G.S. QUADRANGLE

1" = 2000'

LOCATION WHERE THE SITE DISCHARGES TO
THE RECEIVING STREAM.

Sequence of Construction

1. Stake out the limit of disturbance. Install perimeter compost filter sock, sock traps, tree protection fencing, and inlet protection on any exiting inlets as shown on plans.

2. Construction vehicles shall enter or exit the site via the rock construction entrance. Existing paved areas shall be swept regularly throughout the day to prevent soil and sediment from being tracked into
undisturbed areas and onto Tennis Ave. The sediment shall be recycled or disposed of per notes on this sheet. Dust control shall be provided as needed.

3. Upon the installation or stabilization of all perimeter sediment control BMPs and at least 48 hours prior to proceeding with the bulk earth disturbance activities, the operator shall provide notification to the
Montgomery County Conservation District, Township, and Township Engineer.

4. Strip and stockpile topsoil from areas of proposed building, parking, and driveways. Surround stockpile with compost filter sock and stabilize immediately with temporary seed.

5. Saw cut existing paving along proposed paving. Remove existing asphalt, concrete, and miscellaneous existing features.

6. Rough grade in the area of improvements. Immediately install stone subbase for paved areas. Stabilize disturbed areas with permanent seeding and mulch and/or place erosion control blankets on all
slopes 3:1 or steeper along with permanent lining as noted on plans.

7. Begin retaining wall construction.

8. Relocate utility lines. Construct new inlets, yard drains, and storm pipes. Install inlet protection immediately utilizing appropriate details.

9. Begin building foundation and walls.

10. Construct underground site utilities including new water and electric line as necessary.

11. Construct curbing and asphalt base course for driveways and parking areas.

12. CRITICAL STAGE
Construct stormwater BMPs. Install TRM at outlets. Temporarily divert runoff around upslope sides of the BMPs to protect from sedimentation. BMPs shall be constructed with weather in mind and in such a
manner to limit sedimentation within the basin stone/soil media areas while the excavation is open. A pump water filter bag shall be used as necessary.

13. Complete building construction. Install fencing, gates, lighting, and electrical work.

14. Perform final site grading where necessary. Install asphalt wearing course and concrete sidewalks.

15. CRITICAL STAGE
Install lawns, landscape beds, permanent seeding, landscaping, and mulch. A licensed professional shall be present to oversee topsoil preparation.

16. Remove any accumulated sediment from compost filter socks and stabilize elsewhere on site.

17. Contact Montgomery County Conservation District once 70% uniform perennial cover is reached and before any sediment control BMPs are removed.

18. Remove temporary erosion control measures after all disturbed areas are stabilized with a minimum of 80% vegetative cover. Re-stabilize all areas disturbed due to the removal of temporary erosion control
facilities.

19. Immediately upon discovering unforeseen circumstances posing the potential for accelerated erosion and/or sediment pollution, the operator shall implement appropriate best management practices to
eliminate potential for accelerated erosion and/or sediment pollution.

20. Within 30 days after the completion of earth disturbance activities authorized by the permit, including the permanent stabilization of the site and proper installation of PCSM BMPs in accordance with the
approved PCSM plan, or upon submission of the NOT if sooner, the permittee shall file with the department or authorized conservation district a stated signed by a licensed professional and by the permittee
certifying that work has been performed in accordance with the terms and conditions of this permit and approved E&S and PCSM Plans. See BMP Construction sequence on PCSM Plan for critical stages.

All earth disturbance activities shall proceed in accordance with the following sequence. Each stage shall be completed in compliance with Chapter 102 regulations before any following stage is initiated. Clearing
and grubbing shall be limited only to those areas described in each stage.

At least 7 days before starting any earth disturbance activities, the operator shall invite all contractors involved in those activities, the landowner, all appropriate municipal officials, the E&S plan preparer, the
licensed design professional, and a representative of the Montgomery County Conservation District to schedule an on-site meeting.

At least 3 days before starting any earth disturbance activities, all contractors involved in those activities shall notify the Pennsylvania One Call System Incorporated at 1-800-242-1776 for buried utilities locations.
The contractor shall verify locations and depths of all exiting utilities prior to start of work.

Before implementing any revisions to the approved erosion and sediment control plan, or revisions to other plans which may affect the effectiveness of the approved E&S control plan(s), the operator must receive
the approval of the revisions from the Montgomery County Conservation District and Township.

Water pumped from work areas shall be treated for sediment removal prior to discharging to a surface water. The operator is responsible for ensuring that any fill or borrow sites used for soil import/export have all
applicable approved permits and/or E&S plans.

A designated Licensed Professional shall be present during all critical stages of construction. See BMP Construction sequence on PCSM plan.

Cessation of activity for 4 days or longer requires temporary stabilization. No more than 15,000 square feet of disturbed area shall reach final grade before initiating seeding and mulching operations. Stabilization of
fill slopes shall be in 15-25 foot vertical increments.
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

STANDARD CONSTRUCTION DETAIL #3-1
ROCK CONSTRUCTION ENTRANCE

STANDARD CONSTRUCTION DETAIL #4-16
FILTER BAG INLET PROTECTION - TYPE M INLET

STANDARD CONSTRUCTION DETAIL #3-16
PUMPED WATER FILTER BAG

STANDARD CONSTRUCTION DETAIL #13-4
TRENCH PLUG INSTALLATION

STANDARD CONSTRUCTION DETAIL #4-6
ROCK FILTER OUTLET

STANDARD CONSTRUCTION DETAIL #4-15
FILTER BAG INLET PROTECTION - TYPE C INLET

NOT TO SCALE

STANDARD CONSTRUCTION DETAIL #4-1
COMPOST FILTER SOCK

FL
OW

FLO
W

DISTURBED AREA

UNDISTURBED AREA

SECTION

PLAN VIEW

DISTURBED AREA
UNDISTURBED AREA

NOTES:

SOCK FABRIC SHALL MEET STANDARDS OF TABLE 4.1 OF THE PA DEP EROSION CONTROL MANUAL.
COMPOST SHALL MEET THE STANDARDS OF TABLE 4.2 OF THE PA DEP EROSION CONTROL MANUAL.

COMPOST FILTER SOCK SHALL BE PLACED AT EXISTING LEVEL GRADE. BOTH ENDS OF THE BARRIER SHALL
BE EXTENDED AT LEAST 8 FEET UP SLOPE AT 45 DEGREES TO THE MAIN BARRIER ALIGNMENT. MAXIMUM
SLOPE LENGTH ABOVE ANY BARRIER SHALL NOT EXCEED THAT SPECIFIED FOR THE SIZE OF THE SOCK AND
THE SLOPE OF ITS TRIBUTARY AREA.

TRAFFIC SHALL NOT BE PERMITTED TO CROSS COMPOST FILTER SOCKS.

ACCUMULATED SEDIMENT SHALL BE REMOVED WHEN IT REACHES 1/2 THE ABOVE GROUND HEIGHT OF THE
BARRIER AND DISPOSED IN THE MANNER DESCRIBED ELSEWHERE IN THE PLAN.

COMPOST FILTER SOCKS SHALL BE INSPECTED WEEKLY AND AFTER EACH RUNOFF EVENT. DAMAGED
SOCKS SHALL BE REPAIRED ACCORDING TO MANUFACTURER’S SPECIFICATIONS OR REPLACED WITHIN 24
HOURS OF INSPECTION.

BIODEGRADABLE COMPOST FILTER SOCKS SHALL BE REPLACED AFTER 6 MONTHS; PHOTODEGRADABLE
SOCKS AFTER 1 YEAR.  POLYPROPYLENE SOCKS SHALL BE REPLACED ACCORDING TO MANUFACTURER’S
RECOMMENDATIONS.

UPON STABILIZATION OF THE AREA TRIBUTARY TO THE SOCK, STAKES SHALL BE REMOVED. THE SOCK MAY
BE LEFT IN PLACE AND VEGETATED OR REMOVED. IN THE LATTER CASE, THE MESH SHALL BE CUT OPEN
AND THE MULCH SPREAD AS A SOIL SUPPLEMENT.

12
 IN

.
M

IN
.

102

101

100

2 IN. x 2 IN. WOODEN STAKES
PLACED 10 FT ON CENTER

COMPOST FILTER SOCK

BLOWN/PLACED
FILTER MEDIA

2 IN. x 2 IN. WOODEN STAKES
PLACED 10 FT ON CENTER

EXISTING
CONTOURS

COMPOST
FILTER SOCK

0% SLOPE

PLAN VIEW

SECTION Y-Y

SECTION Z-Z

Y Y

Z

Z

OUTLET
NO.

PIPE
DIA
Pd
(IN)

RIPRAP * APRON

SIZE
R-_

THICK.
Rt

(IN)

LENGTH
Al

(FT)

INITIAL
WIDTH

Aiw
(FT)

TERMINAL
WIDTH

Atw
(FT)

FES-A 18 4 18 8 4.5 12.5

FES-B 12 3 9 6 3 9

EW-1 24 4 18 11 6 17

EW-2 18 4 18 8 4.5 12.5

ES-12 18 4 18 8 4.5 12.5

NOTES:

ALL APRONS SHALL BE CONSTRUCTED
TO THE DIMENSIONS SHOWN. TERMINAL
WIDTHS SHALL BE ADJUSTED AS
NECESSARY TO MATCH RECEIVING
CHANNELS.

ALL APRONS SHALL BE INSPECTED AT
LEAST WEEKLY AND AFTER EACH
RUNOFF EVENT. DISPLACED RIPRAP
WITHIN THE APRON SHALL BE REPLACED
IMMEDIATELY.

STANDARD CONSTRUCTION DETAIL #9-1
RIPRAP APRON AT PIPE OUTLET

NOT TO SCALE

GEOTEXTILE

0% SLOPE

GEOTEXTILE

Al

Atw

Pd

Aiw

R
t

Al

Pd

NOT TO SCALE

STANDARD CONSTRUCTION DETAIL #6-1
VEGETATED CHANNEL

EXCAVATE CHANNEL TO
DESIGN GRADE AND CROSS
SECTION

D
ES

IG
N

D
EP

TH

PREPARE SOIL AND APPLY SEED BEFORE
INSTALLING BLANKETS, MATS, OR OTHER
TEMPORARY CHANNEL LINER SYSTEM.

FL
O

W

D

B

Z2
1

Z1
1

* SEE MANUFACTURER'S LINING INSTALLATION DETAIL FOR STAPLE PATTERNS, VEGETATIVE STABILIZATION FOR SOIL
AMENDMENTS, SEED MIXTURES AND MULCHING INFORMATION

(LOOKING DOWNSTREAM)

ISOMETRIC VIEW

CHANNEL CROSS-SECTION

INTERMITTENT CHECK SLOT
LONGITUDINAL ANCHOR TRENCH

NOTES:

ANCHOR TRENCHES SHALL BE INSTALLED AT BEGINNING AND END OF CHANNEL IN THE SAME MANNER AS LONGITUDINAL
ANCHOR TRENCHES.

CHANNEL DIMENSIONS SHALL BE CONSTANTLY MAINTAINED. CHANNEL SHALL BE CLEANED WHENEVER TOTAL CHANNEL
DEPTH IS REDUCED BY 25% AT ANY LOCATION.
SEDIMENT DEPOSITS SHALL BE REMOVED WITHIN 24 HOURS OF DISCOVERY OR AS SOON AS SOIL CONDITIONS PERMIT
ACCESS TO CHANNEL WITHOUT FURTHER DAMAGE. DAMAGED LINING SHALL BE REPAIRED OR REPLACED WITHIN 48 HOURS
OF DISCOVERY.

NO MORE THAN ONE THIRD OF THE SHOOT (GRASS LEAF) SHALL BE REMOVED IN ANY MOWING. GRASS HEIGHT SHALL BE
MAINTAINED BETWEEN 2 AND 3 INCHES UNLESS OTHERWISE SPECIFIED. EXCESS VEGETATION SHALL BE REMOVED FROM
PERMANENT CHANNELS TO ENSURE SUFFICIENT CHANNEL CAPACITY.

CHANNEL
NO.

BOTTOM
WIDTH

B
(FT)

DEPTH
D

(FT)

TOP
WIDTH

W
(FT)

Z1
(FT)

Z2
(FT) LINING *

CH-1 12 1 15 3 3 SF10 - VEGETATED

OVERLAP
6 IN. MIN.

OVERCUT CHANNEL 2 IN. TO
ALLOW BULKING DURING SEED

BED PREPARATION

SOIL BACKFILL

LONGITUDINAL
ANCHOR TRENCH

SHINGLE-LAP SPLICED ENDS OR BEGIN NEW
ROLL IN AN INTERMITTENT CHECK SLOT
MIN. SHINGLE LAP=6 IN.

LONGITUDINAL
ANCHOR TRENCH

LINING *

* USE SHEARFORCE10 HYBRID TURF INSTANT ARMOR MAT (TRM) IN PLACE OF
RIPRAP. REFER TO THIS SHEET FOR TRM SPECIFICATIONS.
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YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

CERTIFICATION
I, SEAN FLETCHER AKNOWLEDGE THAT ANY REVISION TO THE APPROVED DRAINAGE PLAN MUST BE
APPROVED BY THE TOWNSHIP, AND THAT A REVISED EROSION AND SEDIMENT CONTROL PLAN MUST BE
SUBMITTED TO THE TOWNSHIP AND MONTGOMERY COUNTY CONSERVATION DISTRICT FOR APPROVAL,
IF APPLICABLE.

SEAN FLETCHER
SENIOR VICE PRESIDENT - REAL ESTATE SERVICES

General Notes:
Refer to PCSM Landscape Plan (Sheet 42 of 43) for existing and
proposed trees.

POST CONSTRUCTION STORMWATER
MANAGEMENT DESIGN NOTES
1. The applicant has kept the proposed parking counts to the minimum anticipated for the use

and located the improvements away from the existing riparian areas in an effort to minimize
the overall impervious foot print.

2. The contractor shall install tree protection fencing as depicted on the Erosion and Sediment
Control Plans to protect existing vegetation during construction.

3. The proposed stormwater management facilities were located in such manner to minimize
changes to the existing drainage patterns; thereby protecting existing drainage features.
Additionally, post developed flow rates shall be reduced to less than pre developed.

4. The proposed improvements were located in such a manner to minimize disturbance to the
existing sensitive areas, minimize land clearing and minimize grading.

5. The applicant is incorporating minimized disturbance areas as nonstructural BMPs to
minimize and prevent changes in stormwater runoff.

6. Project wastes from PCSM BMPs including accumulated sediment should be disposed of
properly on-site.  Debris and trash from PCSM BMPs shall be disposed of in the dumpsters
for the building.

7. No geologic or soil conditions that have the potential to cause pollution are anticipated.  The
contractor shall coordinate with the geotechnical engineer should any geologic or soil
conditions that have the potential to cause pollution are encountered.

8. The presence of materials which could cause pollution is not anticipated.  The contractor shall
handle and dispose of any such materials according to all applicable local, state and federal
regulations.

9. Soils location and information per the USDA Web Soil Survey.

10. Access to the existing surface basin for construction shall be limited to lighter construction
vehicles only.  The loading of dump trucks shall be performed outside the limits of the basin.

RECORD PLAN 2 OF 8
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YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

CERTIFICATION
I, SEAN FLETCHER AKNOWLEDGE THAT ANY REVISION TO THE APPROVED DRAINAGE PLAN MUST BE
APPROVED BY THE TOWNSHIP, AND THAT A REVISED EROSION AND SEDIMENT CONTROL PLAN MUST BE
SUBMITTED TO THE TOWNSHIP AND MONTGOMERY COUNTY CONSERVATION DISTRICT FOR APPROVAL,
IF APPLICABLE.

SEAN FLETCHER
SENIOR VICE PRESIDENT - REAL ESTATE SERVICES

General Notes:
Refer to PCSM Landscape Plan (Sheet 42 of 43) for existing and
proposed trees.
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

RECYCLING STATEMENT
INDIVIDUALS RESPONSIBLE FOR EARTH DISTURBANCE ACTIVITIES MUST ENSURE THAT
PROPER MECHANISMS ARE IN PLACE TO CONTROL WASTE MATERIALS.
CONSTRUCTION WASTES INCLUDE, BUT ARE NOT LIMITED TO, EXCESS SOIL
MATERIALS. CONCRETE WASHWATER, SANITARY WASTES, ETC. THAT COULD
ADVERSELY IMPACT WATER QUALITY. MEASURES SHOULD BE PLANNED AND
IMPLEMENTED FOR HOUSEKEEPING, MATERIALS MANAGEMENT, AND LITTER CONTROL.
WHEREVER POSSIBLE, RECYCLING OF EXCESS MATERIALS IS PREFERRED, RATHER
THAN DISPOSAL.

UNDERGROUND DETENTION STRUCTURE CONSTRUCTION SEQUENCE

1. A Licensed Professional Engineer (or authorized representative) knowledgeable in the design and construction of
stormwater BMP's, preferably the Design Engineer, shall conduct the oversight of installation of the Subsurface
Infiltration Bed .

2. Protect Underground Detention Structure (U.D.S.) from compaction prior to installation.

3. If possible, install U.D.S. during later phase of site construction to prevent sedimentation and/or damage from
construction activity.

4. Install and maintain proper Erosion and Sediment control measures during construction as per the Pennsylvania
Erosion and Sediment Pollution Control Program Manual (March 2012, or latest edition).

5. Excavate U.D.S. bottom to a uniform, level uncompacted subgrade free from rocks and debris. Do not compact
subgrade. To the greatest extent possible, excavation should be performed with the lightest practical equipment.
Excavation equipment should be placed outside the limits of the U.D.S.

6. Place nonwoven geotextile along bottom and sides of U.D.S. (If sediment and/or debris have accumulated in U.D.S.
bottom, remove prior to geotextile placement). Geotextile rolls should overlap by a minimum of 16 inches within the
trench. Fold back and secure excess geotextile during stone placement.

7. If unfavorable conditions are encountered during the installation of the U.D.S. (I.E. groundwater and/or bedrock, etc.).
The Owner / Engineer should be notified and the proposed U.D.S. should be relocated to a more suitable location on
the property.

8. To be installed per the manufacturer's instructions.

9. Install upstream and downstream Control Structures, cleanouts, etc.

10. Place uniformly graded, clean-washed aggregate in 8 inch lifts, lightly compacting between lifts.

11. Fold and secure nonwoven geotextile over U.D.S., with minimum overlap of 12 inches.

12. Place 6 inch lift of approved topsoil over U.D.S., as indicated on plans. (IN GRASS AREAS)

13. Seed and stabilize topsoil. (IN GRASS AREAS)

14. Place 6 inch lift of approved stone over U.D.S., as indicated on plans. (IN PAVED AREAS)

15. Place approved paving over U.D.S., as indicated on plans. (IN PAVED AREAS)

16. Do not remove other Erosion and Sediment Control measures until site is fully stabilized.

17. The conveyance system should keep reused stormwater or greywater from other potable water piping systems. Do
not connect to domestic or commercial potable water system.

18. Pipes or storage units should be clearly marked "Caution: Reclaimed water, Do Not Drink".

19. Screens may be used to filter debris from storage units.

20. The first flush runoff may be diverted away from storage in order to minimize sediment and pollutant entry. However,
rooftop runoff contains very low concentrations of pollutants.

21. Storage elements should be protected from direct sunlight by positioning and landscaping. (Limit light into devices
to minimize algae growth)

22. Covers (lids) should have a tight fit to keep out surface water, animals, dust and light.

23. Positive outlet for overflow should be provided a few inches from the top of the structure.

24. Observation risers should be at least 6" above grade for buried structure.

MAINTENANCE NOTES
1. When Underground Detention Structures (U.D.S.) are first made functional they should be inspected monthly and after
any large storm event. Thereafter, once the U.D.S. is functioning satisfactorily and without potential sediment problems,
inspections may be made Semi-Annually and after any large storm events. All inspections should include investigation
for potential sources of contamination.

2. Pre-treatment inlets should be cleaned of accumulated sediment and debris as needed, or annually at a minimum.

3. Vegetation surrounding the U.D.S. should be well maintained, to prevent erosion and sediment accumulating in the
facility. Bare spots should be immediately stabilized and re-vegetated. Fertilizers should only be applied as necessary
and in limited amounts to avoid contributing to groundwater pollution.

4. Care must be taken to protect the infiltration facility from excessive sediments from the drainage shed. Whenever
additional land disturbance activity takes place in the area draining to the facility, effective erosion and sediment control
measures must first be put in place to exclude sediments from the basin.

5. Flush structure to remove sediment.

3. ADDITIONAL WARNING SIGNS SHOULD ALSO BE PLACED ON THE FENCING AND IN

2. PROTECTION BARRIERS SHALL BE MAINTAINED THROUGHOUT THE DURATION OF THE WORK

MATERIAL (PLASTIC ORANGE CONSTRUCTION FENCE AND SNOW-FENCE MAY BE USED).  THE TREE
1. PROTECTION BARRIER SHALL BE 4 FEET HIGH, CONSTRUCTED OF DURABLE AND HIGHLY VISIBLE

TREE PROTECTION FENCE FOR BMP AREA

APPROPRIATE AREAS NEAR THE WORK ZONE.

BARRIER FENCING
N.T.S.

POSTS MUST BE SET AT LEAST
18 INCHES INTO GROUND

POST IN AT LEAST 3 PLACES

CLEARANCE ABOVE GROUND
MAXIMUM 6 INCHES

FENCING ATTACHED TO EACH

2 INCH STEEL "U" CHANNEL 8' MAX.
ANCHOR POSTS MUST BE MINIMUM 

PROTECTION FENCE IS TO BE INSTALLED AT THE DRIP LINE OF THE TREE.

SECTION B-B
(TYPICAL ALL TYPES EXCEPT STANDARD)

SECTION A-A

PIPE CLEARANCE
25 (1") MIN.
50 (2") MAX.

(STANDARD INLET BOX ONLY)

TYPE 4

PIPE OPENING (OUTSIDE DIAMETER)
INSIDE FACE = 635Ø (25"Ø) MAX.

OUTSIDE FACE = 660Ø (26"Ø) MAX.

INLET BOX SCHEMATIC

1

2

3

1

1

2

2

3

NOTE: EITHER ALL METRIC OR ALL ENGLISH VALUES
MUST BE USED ON PLANS. METRIC AND
ENGLISH VALUES SHOWN MAY NOT BE MIXED.

A

A

NOTES

B

B

LEGEND

LEGEND

I

OUTSIDE DIAMETER OF PIPE TO PIPE OPENING

REDUCTION IN WALL THICKNESS DIMENSION

INSIDE FACE OF BOX WALL TO OUTSIDE DIAMETER OF

PIPE OPENING

PIPE OPENING (TAPERED OPENING PERMITTED
WITH NO REDUCTION IN WALL THICKNESS)

� PIPE AND 
� PIPE OPENING

INSIDE
DIMENSION

OF INLET BOX

PIPE OPENING
(AT OUTSIDE FACE)

PIPE OPENING
(AT INSIDE FACE)

OPENING
TAPER

C PIPE AND 
C PIPE OPENING

INSIDE
DIMENSION

OF INLET BOX

25 (1") MAX.
AT OUTSIDE FACE

13 ( 1  ") MAX.

AT INSIDE FACE

WEEPHOLE LOCATIONS
(SEE WEEPHOLE
DETAIL ON SHEET 4)

OUTSIDE FACE - OUTSIDE FACE OF INLET BOX WALL
INSIDE FACE  - INSIDE FACE OF INLET BOX WALL

1. FOR ADDITIONAL NOTES, SEE SHEETS 1 - 3.

2. FOR PIPE LOCATION AND PIPE
   OPENING NOTES, SEE SHEET 2.
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TO TRAFFIC)

PIPE OPENING

(OUTSIDE DIAMETER)
1220Ø (48"Ø) MAX.

OUTSIDE FACE (TYP.)

INSIDE
FACE

PIPE OPENING (OUTSIDE DIAMETER)
INSIDE FACE = 1175Ø (46   "Ø) MAX.

OUTSIDE FACE = 1200Ø (47   "Ø) MAX.

STANDARD
BOX

WALL THICKNESS
152 (6") MIN.
(TYP.)

PIPE

PIPE CLEARANCE
25 (1") MIN.
50 (2") MAX.

WALL THICKNESS
152 (6") MIN.
(TYP.) VARIES

0 MIN.

PIPE

152 (6")

MIN. TYP.

152 (6")

MIN. TYP.

L
L

1/4

INLET BOX

CONCRETE TOP UNIT - TYPE M

TYPE M
CONCRETE
TOP UNIT

GRADE ADJUSTMENT
RING, SEE NOTE 4.

GRATE (STRUCTURAL
STEEL SHOWN)

REFERENCE PENNDOT RC-45M & RC-46M FOR INLET INFORMATION
N.T.S.

TRENCH RESTORATION
IN PAVED AREAS

TRENCH RESTORATION
IN LAWN AREAS

STRUCTURAL STEEL GRATE
BICYCLE SAFE

SECTION A-A

S
E

C
T

IO
N

 B
-B

1/4

1/4

1/2

6"
6"

GRATE (STRUCTURAL STEEL SHOWN)

RING, SEE NOTE 5
GRADE ADJUSTMENT

CONCRETE TOP
TYPE C INLET

INLET BOX

UNIT

CONCRETE TOP UNIT - TYPE C

NOTES:

1.  ALL REFERENCES TO CLASS I OR II MATERIAL ARE PER ASTM D2321 "STANDARD
PRACTICE FOR UNDERGROUND INSTALLATION OF THERMOPLASTIC PIPE FOR
SEWERS AND OTHER GRAVITY FLOW APPLICATIONS", LATEST EDITION.

2.  ALL RETENTION AND DETENTION SYSTEMS SHALL BE INSTALLED IN
ACCORDANCE WITH ASTM D2321,  LATEST EDITION AND THE MANUFACTURER'S
PUBLISHED  INSTALLATION GUIDELINES.

3.  MEASURES SHOULD BE TAKEN TO PREVENT THE MIGRATION OF NATIVE FINES
INTO THE BACKFILL MATERIAL, WHEN REQUIRED. SEE ASTM D2321.

4.  FILTER FABRIC:  A GEOTEXTILE FABRIC MAY BE USED AS SPECIFIED BY THE
ENGINEER TO PREVENT THE MIGRATION OF FINES FROM THE NATIVE SOIL INTO
THE SELECT BACKFILL MATERIAL.

5.  FOUNDATION:  WHERE THE TRENCH BOTTOM IS UNSTABLE, THE CONTRACTOR
SHALL EXCAVATE TO A DEPTH REQUIRED BY THE ENGINEER AND REPLACE WITH
SUITABLE MATERIAL AS SPECIFIED BY THE ENGINEER. AS AN ALTERNATIVE AND AT
THE DISCRETION OF THE DESIGN ENGINEER, THE TRENCH BOTTOM MAY BE
STABILIZED USING A GEOTEXTILE MATERIAL.

6.  BEDDING:  SUITABLE MATERIAL SHALL BE CLASS I OR II. THE CONTRACTOR
SHALL PROVIDE DOCUMENTATION FOR MATERIAL SPECIFICATION TO ENGINEER.
UNLESS OTHERWISE NOTED BY THE ENGINEER, MINIMUM BEDDING THICKNESS
SHALL BE 4" (100mm) FOR 4"-24" (100mm-600mm); 6" (150mm) FOR 30"-60"
(750mm-900mm).

7.  INITIAL BACKFILL:  SUITABLE MATERIAL SHALL BE CLASS I OR II IN THE PIPE
ZONE EXTENDING NOT LESS THAN 6" ABOVE CROWN OF PIPE. THE CONTRACTOR
SHALL PROVIDE DOCUMENTATION FOR MATERIAL SPECIFICATION TO ENGINEER.
MATERIAL SHALL BE INSTALLED AS REQUIRED IN ASTM D2321, LATEST EDITION.

8.  MINIMUM COVER:  MINIMUM COVER OVER ALL RETENTION/DETENTION SYSTEMS
IN NON-TRAFFIC APPLICATIONS (GRASS OR LANDSCAPE AREAS) IS 12" FROM TOP
OF PIPE TO GROUND SURFACE. ADDITIONAL COVER MAY BE REQUIRED TO
PREVENT FLOATATION. FOR TRAFFIC APPLICATIONS, MINIMUM COVER IS 12" UP TO
36" DIAMETER PIPE AND 24" OF COVER FOR 42" - 60" DIAMETER PIPE, MEASURED
FROM TOP OF PIPE TO BOTTOM OF FLEXIBLE PAVEMENT OR TO TOP OF RIGID
PAVEMENT.

NOMINAL
DIAMETER 

TYPICAL
SPACING "S"

TYPICAL SIDE
WALL "X"

13.4"
(340 MM)

24"
(600 MM)

H
(NON-TRAFFIC)

H
(TRAFFIC)

10"
(260 MM)

12"
(292 MM)

12"
(292 MM)

NOMINAL
O.D. 

28"
(711 MM)

TYPICAL
SPACING "C"

41.4"
(1050 MM)

22"
(559 MM)

36"
(900 MM)

18"
(457 MM)

12"
(292 MM)

12"
(292 MM)

42"
(1067 MM)

63"
(1600 MM)

Ls = SLAB LENGTH
SEE NOTE 2
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24
"

OPENING

Ls = SLAB LENGTH
SEE NOTE 2

CL

CIRCULAR OPENING
FOR MANHOLE COVER

INSIDE FACE
OF INLET BOX

TOP SLAB WITH OPTIONAL
ROUND OPENING FOR

MANHOLE COVER

#4 @ 12"

"S1" BARS @ 6"

4" MAX.

4" MAX.

Ts

CLEAR (TYP.)
PRECAST = 1 12"
CAST-IN-PLACE = 2"

4" MAX.4" MAX. "S1" BARS @ 6"

CIRCULAR OPENINGS:

1. THE FOLLOWING CIRCULAR OPENINGS ARE
PERMITTED:
24"Ø
27"Ø
30"Ø

2. FOR A STANDARD BOX, ONLY A 24"Ø OPENING IS
PERMITTED.

TOP SLAB WITH KEYED JOINT

Ls = SLAB LENGTH
SEE NOTE 2

#4 @ 12"

"S1" BARS @ 6"

4" MAX.

4" MAX.

Ts

CLEAR (TYP.)
PRECAST = 1 12"

1 12" MIN.
3" MAX.

1 12" MIN.
3" MAX. "S1" BARS @ 6"

TOP SLAB WITH SHIPLAP JOINT (PRECAST ONLY)

SECTIOND-D
(ADDITIONAL REINFORCEMENT NOT SHOWN)

TOP SLAB
CAST-IN-PLACE CONCRETE

INLET BOX
TYPE

Tc
(IN.)

S1
(BAR SIZE)

STANDARD 8 #6
TYPE 4 12 #7
TYPE 5 14 #8
TYPE 6 14 #8
TYPE 7 14 #9
TYPE 8 14 #9
TYPE 9 14 #9
TYPE 10 14 #9

TOP SLAB
PRECAST CONCRETE

INLET BOX
TYPE

Tc
(IN.)

S1
(BAR SIZE)

STANDARD 8 #6
TYPE 4 10 #8
TYPE 5 12 #9
TYPE 6 12 #9
TYPE 7 14 #9
TYPE 8 14 #9
TYPE 9 14 #9
TYPE 10 14 #9

NOTES:
1. FOR ADDITIONAL NOTES, SEE SHEETS 1-3.
2. OUT TO OUT DIMENSIONS OF TOP SLAB TO MATCH

SIZE OF INLET BOX.
3. SET EDGE OF OPENING AT INSIDE FACE OF INLET

BOX FOR ACCESS, IF POSSIBLE.
4. FOR ADDITIONAL REINFORCEMENT AROUND

OPENINGS, SEE SHEETS 9 & 10.
5. FOR JOINT DETAILS, SEE SHEETS 13 OF 20.
6. ANY REINFORCEMENT BARS LESS THAN 6" IN

LENGTH, DUE TO THE LOCATION OF THE OPENING,
ARE NOT REQUIRED.

Ls = SLAB LENGTH
SEE NOTE 2

#4 @ 12"

"S1" BARS @ 6"

4" MAX.

4" MAX.

Ts

CLEAR (TYP.)
PRECAST = 1 12"
CAST-IN-PLACE = 2"

4" MAX.4" MAX. "S1" BARS @ 6"

Ls = SLAB LENGTH
SEE NOTE 2

#4 @ 12"

"S1" BARS @ 6"

4" MAX.

4" MAX.

Ts

CLEAR (TYP.)
PRECAST = 1 12"

1 12" MIN.
3" MAX.

1 12" MIN.
3" MAX. "S1" BARS @ 6"

TOP SLAB WITH KEYED JOINT

TOP SLAB WITH SHIPLAP JOINT (PRECAST ONLY)

SECTIOND-D
(ADDITIONAL REINFORCEMENT NOT SHOWN)

FOR ADDITONAL INFORMATION REFER TO RC-46M

11"
(279 MM)

12"
(300 MM)

8"
(203 MM)

12"
(292 MM)

12"
(292 MM)

14.5"
(368 MM)

25.4"
(645 MM)

INSTALLATION DETAIL

FRONT VIEW SIDE VIEW

NOTES:

1. ALL HOODS AND TRAPS FOR CATCH BASINS AND WATER QUALITY STRUCTURES SHALL
BE AS MANUFACTURED BY:

BEST MANAGEMENT PRODUCTS, INC. OR EQUIVALENT
53 MT. ARCHER RD.
LYME, CT 06371
(860) 434-0277, (860) 434-3195 FAX
TOLL FREE: (800) 504-8008 OR (888) 434-0277
WEB SITE:  www.bmpinc.com
OR PRE-APPROVED EQUAL

2. ALL HOODS SHALL BE CONSTRUCTED OF A GLASS REINFORCED RESIN  COMPOSITE WITH
ISO GELCOAT EXTERIOR FINISH WITH A MINIMUM 0.125" LAMINATE THICKNESS.

3. ALL HOODS SHALL BE EQUIPPED WITH A WATERTIGHT ACCESS PORT, A MOUNTING
FLANGE, AND AN ANTI-SIPHON VENT PIPE AND ELBOW AS DRAWN. (SEE CONFIGURATION
DETAIL)

4. THE SIZE AND POSITION OF THE HOOD SHALL BE DETERMINED BY OUTLET PIPE SIZE AS
PER MANUFACTURER'S RECOMMENDATION (SNOUT SIZE ALWAYS LARGER THAN PIPE
SIZE).

5. THE BOTTOM OF THE HOOD SHALL EXTEND THE OUTLET PIPE DIAMETER WITH A MINIMUM
DISTANCE OF 6" FOR PIPES <12" I.D.

6. THE ANTI-SIPHON VENT SHALL EXTEND ABOVE HOOD BY MINIMUM OF 3" AND A MAXIMUM
OF 12" ACCORDING TO STRUCTURE CONFIGURATION.

7. THE SURFACE OF THE STRUCTURE WHERE THE HOOD IS MOUNTED SHALL BE FINISHED
SMOOTH AND FREE OF LOOSE MATERIAL AND PIPE SHALL BE FINISHED FLUSH TO WALL.

8. THE HOOD SHALL BE SECURELY ATTACHED TO STRUCTURE WALL WITH STAINLESS
STEEL BOLTS AND OIL-RESISTANT GASKET AS SUPPLIED BY MANUFACTURER. (SEE
INSTALLATION DETAIL)

9. INSTALLATION INSTRUCTIONS SHALL BE FURNISHED WITH MANUFACTURER SUPPLIED
INSTALLATION KIT. INSTALLATION KIT SHALL INCLUDE:

a) INSTALLATION INSTRUCTIONS
b) PVC ANTI-SIPHON VENT PIPE AND ADAPTER
c) OIL-RESISTANT CRUSHED CELL FOAM 
d) GASKET WITH PSA BACKING
e) STAINLESS STEEL BOLTS
f) ANCHOR SHIELDS

10. SEE TABLE BELOW FOR SNOUT LOCATIONS, TYPE AND SIZE.

STRUCTURE SNOUT MODEL

I-A3 18F
I-A4 18F
I-A5 18F
1-5 24F
I-B02 18F
I-B04 18F
MH-A1 18R
I-B2 18F
I-B6 18F

WATER QUALITY
STRUCTURE (SNOUT)

N.T.S.

ANCHOR W/ BOLT

GASKET
COMPRESSED
BETWEEN HOOD
AND STRUCTURE

OUTLET PIPE
(HIDDEN)

MOUNTING
FLANGE

REMOVABLE
WATERTIGHT

ACCESS PORT,
6"-10" OPENING

1" PVC
ANTI-SIPHON
PIPE ADAPTER

CONFIGURATION DETAIL

6"
24"

6"

VA
R

IE
S

SE
E 

N
O

TE

INLET/ YARD DRAIN

GRATE

WATER QUALITY
HOOD/SNOUT

NOTE: POSITION HOOD SUCH THAT BOTTOM FLANGE IS A
DISTANCE OF 1/2 OUTLET PIPE DIAMETER (MIN.) BELOW THE
PIPE INVERT.  MINUMUM DISTANCE FOR PIPES < 12" I.D. IS 6".

INFLOW
PIPE

OUTFLOW
PIPE

N.T.S.

INLET WITH HOOD/SNOUT

RECORD PLAN 4 OF 8
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

SC-740 CROSS SECTION DETAIL

ACCEPTABLE FILL MATERIALS: STORMTECH SC-740 CHAMBER SYSTEMS

PLEASE NOTE:
1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED, ANGULAR NO. 4 (AASHTO M43) STONE".
2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A' LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 6" (150 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR.
3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY COMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR

COMPACTION REQUIREMENTS.
4. ONCE LAYER 'C' IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER 'D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL REQUIREMENTS OF LAYER 'C' OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION.
5. WHERE RECYCLED CONCRETE AGGREGATE IS USED IN LAYERS 'A' OR 'B' THE MATERIAL SHOULD ALSO MEET THE ACCEPTABILITY CRITERIA OUTLINED IN TECHNICAL NOTE 6.20 "RECYCLED CONCRETE STRUCTURAL BACKFILL".

NOTES:
1. CHAMBERS SHALL MEET THE REQUIREMENTS OF ASTM F2418, "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".
2. SC-740 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".
3. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE WITH

CONSIDERATION FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS.
4. PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS.
5. REQUIREMENTS FOR HANDLING AND INSTALLATION:

· TO MAINTAIN THE WIDTH OF CHAMBERS DURING SHIPPING AND HANDLING, CHAMBERS SHALL HAVE INTEGRAL, INTERLOCKING STACKING LUGS.
· TO ENSURE A SECURE JOINT DURING INSTALLATION AND BACKFILL, THE HEIGHT OF THE CHAMBER JOINT SHALL NOT BE LESS THAN 2”.
· TO ENSURE THE INTEGRITY OF THE ARCH SHAPE DURING INSTALLATION, a) THE ARCH STIFFNESS CONSTANT AS DEFINED IN SECTION 6.2.8 OF ASTM F2418 SHALL BE GREATER THAN OR EQUAL TO 550

LBS/FT/%. AND b) TO RESIST CHAMBER DEFORMATION DURING INSTALLATION AT ELEVATED TEMPERATURES (ABOVE 73° F / 23° C), CHAMBERS SHALL BE PRODUCED FROM REFLECTIVE GOLD OR YELLOW
COLORS.

MATERIAL LOCATION DESCRIPTION AASHTO  MATERIAL
CLASSIFICATIONS COMPACTION / DENSITY REQUIREMENT

D

FINAL FILL: FILL MATERIAL FOR LAYER 'D' STARTS FROM THE
TOP OF THE 'C' LAYER TO THE BOTTOM OF FLEXIBLE
PAVEMENT OR UNPAVED FINISHED GRADE ABOVE. NOTE THAT
PAVEMENT SUBBASE MAY BE PART OF THE 'D' LAYER.

ANY SOIL/ROCK MATERIALS, NATIVE SOILS, OR PER ENGINEER'S PLANS.
CHECK PLANS FOR PAVEMENT SUBGRADE REQUIREMENTS. N/A

PREPARE PER SITE DESIGN ENGINEER'S PLANS. PAVED
INSTALLATIONS MAY HAVE STRINGENT MATERIAL AND

PREPARATION REQUIREMENTS.

C

INITIAL FILL: FILL MATERIAL FOR LAYER 'C' STARTS FROM THE
TOP OF THE EMBEDMENT STONE ('B' LAYER) TO 18" (450 mm)
ABOVE THE TOP OF THE CHAMBER. NOTE THAT PAVEMENT
SUBBASE MAY BE A PART OF THE 'C' LAYER.

GRANULAR WELL-GRADED SOIL/AGGREGATE MIXTURES, <35% FINES OR
PROCESSED AGGREGATE.

 MOST PAVEMENT SUBBASE MATERIALS CAN BE USED IN LIEU OF THIS
LAYER.

AASHTO M145¹
A-1, A-2-4, A-3

OR

AASHTO M43¹
3, 357, 4, 467, 5, 56, 57, 6, 67, 68, 7, 78, 8, 89, 9, 10

BEGIN COMPACTIONS AFTER 12" (300 mm) OF MATERIAL OVER
THE CHAMBERS IS REACHED. COMPACT ADDITIONAL LAYERS IN

6" (150 mm) MAX LIFTS TO A MIN. 95% PROCTOR DENSITY FOR
WELL GRADED MATERIAL AND 95% RELATIVE DENSITY FOR

PROCESSED AGGREGATE MATERIALS. ROLLER GROSS
VEHICLE WEIGHT NOT TO EXCEED 12,000 lbs (53 kN). DYNAMIC

FORCE NOT TO EXCEED 20,000 lbs (89 kN).

B
EMBEDMENT STONE: FILL SURROUNDING THE CHAMBERS
FROM THE FOUNDATION STONE ('A' LAYER) TO THE 'C' LAYER
ABOVE.

CLEAN, CRUSHED, ANGULAR STONE OR RECYCLED CONCRETE5 AASHTO M43¹
3, 357, 4, 467, 5, 56, 57 NO COMPACTION REQUIRED.

A
FOUNDATION STONE: FILL BELOW CHAMBERS FROM THE
SUBGRADE UP TO THE FOOT (BOTTOM) OF THE CHAMBER. CLEAN, CRUSHED, ANGULAR STONE OR RECYCLED CONCRETE5 AASHTO M43¹

3, 357, 4, 467, 5, 56, 57 PLATE COMPACT OR ROLL TO ACHIEVE A FLAT SURFACE.2,3

18"
MIN*

8'
MAX

BMP-3: 12"
BMP-5: 6"
BMP-6: 9"

D
C

B

A

12"

ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL
AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAYERS

12"51"6"

30"

6"

*TO BOTTOM OF FLEXIBLE PAVEMENT. FOR UNPAVED
INSTALLATIONS WHERE RUTTING FROM VEHICLES MAY OCCUR,

INCREASE COVER TO 24" (600 mm).

EXCAVATION WALL
(CAN BE SLOPED OR VERTICAL)

PERIMETER STONE
(SEE NOTE 4)

SC-740 END CAP
SUBGRADE SOILS

(SEE NOTE 3)

PAVEMENT LAYER (DESIGNED
BY SITE DESIGN ENGINEER)

**THIS CROSS SECTION DETAIL REPRESENTS
MINIMUM REQUIREMENTS FOR INSTALLATION.
PLEASE SEE THE LAYOUT SHEET(S) FOR
PROJECT SPECIFIC REQUIREMENTS.

INSPECTION & MAINTENANCE - CHAMBER SYSTEM
STEP 1) INSPECT ISOLATOR ROW PLUS FOR SEDIMENT

A. INSPECTION PORTS (IF PRESENT)
A.1. REMOVE/OPEN LID ON NYLOPLAST INLINE DRAIN
A.2. REMOVE AND CLEAN FLEXSTORM FILTER IF INSTALLED
A.3. USING A FLASHLIGHT AND STADIA ROD, MEASURE DEPTH OF SEDIMENT AND

RECORD ON MAINTENANCE LOG
A.4. LOWER A CAMERA INTO ISOLATOR ROW PLUS FOR VISUAL INSPECTION OF

SEDIMENT LEVELS (OPTIONAL)
A.5. IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED

TO STEP 3.
B. ALL ISOLATOR PLUS ROWS

B.1. REMOVE COVER FROM STRUCTURE AT UPSTREAM END OF ISOLATOR ROW PLUS
B.2. USING A FLASHLIGHT, INSPECT DOWN THE ISOLATOR ROW PLUS THROUGH

OUTLET PIPE
i) MIRRORS ON POLES OR CAMERAS MAY BE USED TO AVOID A CONFINED SPACE
ENTRY
ii) FOLLOW OSHA REGULATIONS FOR CONFINED SPACE ENTRY IF ENTERING
MANHOLE

B.3. IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED
TO STEP 3.

STEP 2) CLEAN OUT ISOLATOR ROW PLUS USING THE JETVAC PROCESS
A. A FIXED CULVERT CLEANING NOZZLE WITH REAR FACING SPREAD OF 45" (1.1 m) OR

MORE IS PREFERRED
B. APPLY MULTIPLE PASSES OF JETVAC UNTIL BACKFLUSH WATER IS CLEAN
C. VACUUM STRUCTURE SUMP AS REQUIRED

STEP 3) REPLACE ALL COVERS, GRATES, FILTERS, AND LIDS; RECORD OBSERVATIONS AND
ACTIONS.

STEP 4) INSPECT AND CLEAN BASINS AND MANHOLES UPSTREAM OF THE STORMTECH SYSTEM.

NOTES
1. INSPECT EVERY 6 MONTHS DURING THE FIRST YEAR OF OPERATION. ADJUST THE INSPECTION

INTERVAL BASED ON PREVIOUS OBSERVATIONS OF SEDIMENT ACCUMULATION AND HIGH WATER
ELEVATIONS.

2. CONDUCT JETTING AND VACTORING ANNUALLY OR WHEN INSPECTION SHOWS THAT
MAINTENANCE IS NECESSARY.

4" PVC INSPECTION PORT DETAIL (SC SERIES CHAMBER)

NOTE:
INSPECTION PORTS MAY BE CONNECTED THROUGH ANY CHAMBER CORRUGATION CREST.

STORMTECH CHAMBER

8" NYLOPLAST UNIVERSAL INLINE DRAIN
BODY (PART# 2708AG4IPKIT) OR TRAFFIC
RATED BOX W/SOLID LOCKING COVER

CONCRETE COLLAR

ASPHALT OVERLAY FOR
TRAFFIC APPLICATIONS

12" (300 mm) MIN WIDTH

8" (200 mm) MIN THICKNESS OF ASPHALT
OVERLAYAND CONCRETE COLLAR

CONCRETE COLLAR / ASPHALT OVERLAY
NOT REQUIRED FOR GREENSPACE OR
NON-TRAFFIC APPLICATIONS

4" (100 mm) SDR 35 PIPE

4" (100 mm) INSERTA TEE
TO BE CENTERED ON CORRUGATION CREST

NYLOPLAST 8" LOCKING SOLID
COVER AND FRAME

PROPOSED ELEVATIONS
MAXIMUM ALLOWABLE GRADE (TOP OF PAVEMENT/UNPAVED): 336.00
MINIMUM ALLOWABLE GRADE (UNPAVED WITH TRAFFIC): 330.00
MINIMUM ALLOWABLE GRADE (UNPAVED NO TRAFFIC): 329.50
MINIMUM ALLOWABLE GRADE (TOP OF RIGID CONCRETE PAVEMENT): 329.50
MINIMUM ALLOWABLE GRADE (BASE OF FLEXIBLE PAVEMENT): 329.50
TOP OF STONE: 328.50
TOP OF SC-740 CHAMBER: 328.00
BOTTOM OF SC-740 CHAMBER: 325.50
BOTTOM OF STONE: 325.00

PROPOSED LAYOUT: BMP-5
126 STORMTECH SC-740 CHAMBERS
14 STORMTECH SC-740 END CAPS
6 STONE ABOVE (in)
6 STONE BELOW (in)

40 STONE VOID

9884

INSTALLED SYSTEM VOLUME (CF)
(PERIMETER STONE INCLUDED)
(COVER STONE INCLUDED)
(BASE STONE INCLUDED)

4579 SYSTEM AREA (SF)
333 SYSTEM PERIMETER (ft)

PROPOSED ELEVATIONS
MAXIMUM ALLOWABLE GRADE (TOP OF PAVEMENT/UNPAVED): 332.63
MINIMUM ALLOWABLE GRADE (UNPAVED WITH TRAFFIC): 326.63
MINIMUM ALLOWABLE GRADE (UNPAVED NO TRAFFIC): 326.13
MINIMUM ALLOWABLE GRADE (TOP OF RIGID CONCRETE PAVEMENT): 326.13
MINIMUM ALLOWABLE GRADE (BASE OF FLEXIBLE PAVEMENT): 326.13
TOP OF STONE: 325.13
TOP OF SC-740 CHAMBER: 324.63
BOTTOM OF SC-740 CHAMBER: 322.13
BOTTOM OF STONE: 321.13

PROPOSED LAYOUT: BMP-6*
194 STORMTECH SC-740 CHAMBERS
10 STORMTECH SC-740 END CAPS
9 STONE ABOVE (in)
6 STONE BELOW (in)
40 STONE VOID

16029

INSTALLED SYSTEM VOLUME (CF)
(PERIMETER STONE INCLUDED)
(COVER STONE INCLUDED)
(BASE STONE INCLUDED)
SYSTEM AREA (SF)
SYSTEM PERIMETER (ft)

BMP-6 PLAN VIEW

BMP-5 PLAN VIEW

Uniformly graded, crushed, clean-washed AASHTO 57 stone with a wash loss of no more than 0.50%
by mass, when tested per AASHTO T11 wash loss test.

BASIN STONE

The perforated pipe shall be manufactured by ADS, Inc and provide a minimum perforation rate of
0.068 sq ft per linear foot or approved equal.

PERFORATED UNDERDRAIN

PLANTING SOIL MEDIUM - BMP-6
1. Planting soil should meet all the specifications listed below and should be a fertile, natural soil, free

from large stones, roots, sticks, clods, plants, peat, sod, pockets of coarse sand, pavement and
building debris, glass, noxious weeds including invasive species, infestations of undesirable organisms
and disease causing pathogens, and other extraneous materials harmful to plant growth.

2. The texture of planting soil should conform to the classification within the United States Department
of Agriculture triangle for Sandy Loam or Loamy Sand. Planting soil should be a mixture of sand, silt,
and clay particles as required to meet the classification. Ranges of particle size distribution, as
determined by pipette method in compliance with ASTM F-1632, are as follows:

a. Sand (0.05 to 2.0 mm): 50 - 85%

b. Silt (0.002 to 0.05mm): 40% maximum

c. Clay (less than 0.002mm): 10% maximum

d. Gravel (2.0 to 12.7 mm): 15% maximum

3. Planting soil should be screened and free of stones larger than a half-inch (12.7 millimeters) in any
dimension. No more than 10% of the soil volume should be composed of soil peds greater than one
inch.

4. Clods, or natural clumps of soils, greater than three inches in any dimension should be absent from
the planting soil. Small clods ranging from one to three inches and peds, natural soil clumps under
one inch in any dimension, may be present but should not make up more than 10% of the soil by
volume.

5. The pH of the planting soil should have a range of 5.8 to 7.1.

6. Soluble salts should be less than 2.0 mmhos/cm (dS/m), typically as measured by 1:2 soil-water ratio
basic soil salinity testing. Sodic soils (Exchangeable Sodium Percentage greater than 15 and/or Sodium
Adsorption Ratio greater than 13) are not acceptable for use regardless of amendment.

7. Organic content of planting soil should have a range of 3% to 15% by weight, as determined by loss on
ignition (ASTM D2974). To adjust organic content, planting soil may be amended, prior to placing and
final grading, with the addition of organic compost.

7103
613

281.30'

25
.2

5'

131.78'

34
.7

5'

126 CHAMBERS
ADS STORMTECH SC-740

END CAP
(TYP)

12" (TYP)

12
" (

TY
P)

6"
 (T

YP
)

NOTES:
ALL JOINTS WITHIN THE STRUCTURE SHALL BE WATER TIGHT.

I-A2 (OUTLET STRUCTURE) DETAILS
NOT TO SCALE

SECTION A-A

B

B

PLAN VIEW

FROM SC-740 CHAMBERS
24" HDPE @ 0.000
INV. 325.50

18" HDPE @ 0.010
INV. 325.00

0.5'

0.5'

6'

WEIR WALL

4'

(TYP)

12"W x 2"H ORIFICE
INV. 327.00

SECTION B-B

FLOW

SOLID COVER
RIM 330.90

A A

SOLID COVER
RIM 330.90

24" (TYP)

100-YR HWE (ON&OFF-SITE)
328.46

SOLID COVER
RIM 330.90

TOP SLAB

STEPS

STEPS

STEPS

STEPS

FLOW

18" HDPE @ 0.010
INV. 325.00

TOP SLAB

SOLID COVER
RIM 330.90

STEPS

NON-WOVEN GEOTEXTILE ON ALL
SIDES OF STONE

BOTTOM OF STONE
ELEV. 325.00

FROM SC-740 CHAMBERS
24" HDPE @ 0.000
INV. 325.50

TOP OF STONE
ELEV. 328.50WEIR INV. 328.09

0.5'

2.
0' 3.

09
'

BOTTOM
ELEV. 325.00

SC-740
END CAP

TOP OF CHAMBER
ELEV. 328.00

100-YR HWE (ON-SITE)
327.78

BOTTOM
ELEV. 325.00

12"W x 2"H ORIFICE
INV. 327.00

18" HDPE @ 0.010
INV. 325.00

FROM SC-740 CHAMBERS
24" HDPE @ 0.000
INV. 325.50

WEIR INV. 328.09

100-YR HWE (ON&OFF-SITE)
328.46

100-YR HWE (ON-SITE)
327.78

NOTES:
ALL JOINTS WITHIN THE STRUCTURE SHALL BE WATER TIGHT.

I-B9 (OUTLET STRUCTURE) DETAILS
NOT TO SCALE

B

B
PLAN VIEW

EXISTING 18" RCP @ 0.003
INV. 321.05

0.5'
(TYP)

A A

SECTION A-A

SECTION B-B

FL
O

W

2'
3.77'

6" HDPE UNDERDRAIN

100-YR HWE (ON&OFF-SITE)
325.25

100-YR HWE (ON-SITE)
324.33

TOP OF GRATE 325.18

TOP OF GRATE 325.18

TOP SLAB

12"W x 2"H ORIFICE
INV. 322.56

10" x 10" STEEL PLATE
WITH 0.9" ORIFICE

EXISTING 18" RCP @ 0.003
INV. 321.05

6" HDPE UNDERDRAIN

0.9" ORIFICE
INV 321.50

BOTTOM
ELEV. 320.50

TOP SLAB

FLOW

EXISTING 18" RCP @ 0.003
INV. 321.05

BOTTOM
ELEV. 320.50

6" PERF. HDPE UNDERDRAIN
INV. 320.50

100-YR HWE (ON&OFF-SITE)
325.25

100-YR HWE (ON-SITE)
324.233

12"W x 2"H ORIFICE
INV. 322.56

TOP OF GRATE 325.18

I-A2

MH-B1 MH-B2

I-B6

10" x 10" STEEL PLATE
WITH 0.9" ORIFICE

0.9" ORIFICE
INV 321.50

SURFACE
ELEV. 322.00

PLANTING SOIL

IWS INV. 320.50

CLEAN WASHED STONE
AROUND PERF. UNDERDRAIN,
6" ON ALL SIDE

1

2

BOTTOM OF STONE ELEV.
BMP-3: 322.38
BMP-5: 325.00
BMP-6: 321.50

CHAMBER INV.
BMP-3: 322.88
BMP-5: 325.50
BMP-6: 322.00

TOP OF STONE ELEV.
BMP-3: 326.38
BMP-5: 328.50
BMP-6: 325.25

BM
P-

3:
 4

.0
0'

BM
P-

5:
 3

.5
0'

BMP-6 CROSS SECTION
SCALE: 1"=20'

315

320

325

330

335

315

320

325

330

335

6" PERF. HDPE UNDERDRAIN
INV. 320.50

END CAP
(TYP)

12" (TYP)

12
" (

TY
P)

6"
 (T

YP
)361 LF 6" PERF. HDPE UNDERDRAIN

INV. 320.50

Existing Top of Berm
Elev. 327.00
Existing Spillway
Elev. 325.41

I-B9

310

305

310

305

ES-12
35 LF 18" RCP @ 0.005

EW-1

28 LF 24" HDPE @ 0.00

MH-B1

SC-740 END CAP

SURFACE BOTTOM
ELEV. 322.00 Existing Grading

361 LF 6" PERF. HDPE UNDERDRAIN
INV. 320.50

SC-740 CHAMBERS BOTTOM
ELEV. 322.00

STONE BOTTOM/ IWS TOP
ELEV. 321.50

IWS BOTTOM
ELEV. 320.50

PROPOSED CURB
PROPOSED CURBPROPOSED GRADING

NON-WOVEN GEOTEXTILE ON ALL
SIDES OF STONE

100-YR HWE (ON-SITE)
324.33

100-YR HWE (ON&OFF-SITE)
325.25

4" ORIFICE
INV. 325.00

4" ORIFICE
INV. 325.00

* TABLE SUMMARY FOR CHAMBER SYSTEM ONLY. REFER TO CROSS-SECTION
FOR OTHER STORAGE OF BMP-6.

NOTE: PLAN VIEW FOR CHAMBER SYSTEM ONLY. REFER TO
CROSS-SECTION FOR OTHER STORAGE OF BMP-6.

6" SOLID HDPE WITH
UP-TURNED ELBOW

BM
P-

6:
 3

.7
5'

194 CHAMBERS
ADS STORMTECH SC-740

CLEAN WASHED STONE
AROUND PERF. UNDERDRAIN,
6" ON ALL SIDE

315

320

325

330

335
Existing Top of Berm
Elev. 327.00
Existing Spillway
Elev. 325.41

I-B9

310

305

ES-12
35 LF 18" RCP @ 0.005

CHANNEL CH-1 PROFILE
SCALE: 1"=20'

315

320

325

330

335

310

305

CHANNEL CH-1 CROSS SECTION
SCALE: 1"=20'

315

320

325

330

335

310

305

Existing 8" Gas Line - Main "A"
Existing 16" Gas Line - Main "B"

Existing Williams Easement

PROPOSED
LEVEL

SPREADER

Existing Grading

PROPOSED GRADING

Existing 8" Gas Line - Main "A"

PROPOSED GRADING

Existing Williams Easement

Existing Grading

315

320

325

330

335

310

305

PROPOSED C OF SWALEL

Existing Property Line

Existing Wetlands
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6" X 12" CAST-IN-PLACE CONCRETE CURB
WITH STEEL FORM FINISH, SAW-CUT JOINTS
MAXIMUM 20' O.C.

CURB REVEAL VARIES ON SIDEWALK SIDE
FROM FLUSH TO 6" MAX.

4" CONCRETE SIDEWALK WITH MIN. 4" DEPTH
CRUSHED STONE BASE

SAND-FILLED ARTIFICIAL TURF

5MM PUNCHED DRAINAGE PAD

1 1/2" CLEAN QUARRY SCREENINGS

AASHTO NO. 57 CLEAN STONE BASE

UNDERGROUND BASIN

4 
1/

2"
+ 

1 
1/

2"

6"
 M

AX
.

TC327.55+

CRUSHED STONE BASE OR
COMPACTED CLEAN FILL

1/2" EXPANSION JOINT

1" X 6" X 50' J-DRAIN SD 604

D 2373 08B 47
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA
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BMP-3 PLAN VIEW

66.30'

22
.0

0'

10 R-180 CHAMBERS
PER ROW

BMP-2 PLAN VIEW
OCS-B

(TYPE M INLET BOX)
12" HDPE OUT

8" HDPE IN

5 LF 12" HDPE
@ 0.00

1,459
177

PROPOSED ELEVATIONS
MINIMUM ALLOWABLE GRADE (TOP OF GRASS AREA):
MINIMUM ALLOWABLE GRADE (TOP OF FLEXIBLE PAVEMENT): 327.05
MINIMUM ALLOWABLE GRADE (TOP OF RIGID PAVEMENT):
TOP OF STONE: 326.55
TOP OF R-180 CHAMBERS: 326.05
BOTTOM OF R-180 CHAMBERS: 324.34
BOTTOM OF STONE: 323.34

PROPOSED LAYOUT: BMP-2
50 CULTEC R-180 CHAMBERS
0 HEADERS
6 STONE ABOVE (in)

12 IWS STONE BELOW (in)
18 STONE SIDES (in)

1,952
INSTALLED SYSTEM VOLUME (CF)
(PERIMETER STONE INCLUDED)
(COVER STONE INCLUDED)
( IWS BASE STONE INCLUDED)
SYSTEM AREA (SF)
SYSTEM PERIMETER (ft)

327.05

327.05

BMP-1 PLAN VIEW

66.00'

40
.3

3'

10" HDPE IN

18" HDPE OUT
OCS-A
(TYPE M INLET BOX)

TYPE-M

12" (TYP)

12
" (

TY
P)

I-B05 (OUTLET STRUCTURE) DETAILS
NOT TO SCALE

NOTES:

1. FOR INSTALLATION RECOMMENDATIONS, SEE STD-702 "TYPICAL RET/DET
  CROSS-SECTION DETAIL" AND STD-703 "TYPICAL RET/DET/CLEANOUT
  DETAIL"

NOTES:
ALL JOINTS WITHIN OUTLET STRUCTURE SHALL BE WATER TIGHT.

OCS-A (BMP-1) DETAILS
NOT TO SCALE

PLAN VIEW SECTION C-C
SECTION B-B

RIM 327.00

3.
77

'

2.0'

C C

B

B

RIM 327.00

PROPOSED 18" HDPE
INV 322.50 (OUT)

PROPOSED 18" HDPE TO FES-A
INV 322.50'

PROPOSED 15" HDPE
(FROM BASIN) INV 322.50'

FL
O

W

2.0'

0.5'

0.5'

BOTTOM ELEV 321.50

STEPS4.
0'

0.5'

3.77'

PROPOSED 3.5" ORIFICE
INV 323.06

PROPOSED 15" HDPE
INV 322.50 (IN)

PROPOSED WEIR WALL
INV 324.55

100-YR HWE 325.18

RIM 327.00

18" HDPE TO FES-A
INV 322.50

BOTTOM ELEV 321.50

PROPOSED WEIR WALL
INV 324.55

100-YR HWE 325.18

FLOW

PROPOSED 3.5" ORIFICE
INV 323.06

PLAN VIEW

RIM 327.00

3.
77

'

2'

C C

B

B

PROPOSED 12" HDPE TO FES-A
INV 324.34'

PROPOSED 12" HDPE
(FROM BASIN) INV 324.34'

FL
O

W

4.
0'

0.5'

SECTION C-C

PROPOSED 12" HDPE
INV 324.34 (OUT)

2.0'

0.5'

BOTTOM ELEV 323.34

PROPOSED 0.5" ORIFICE
INV 323.34

PROPOSED 12" HDPE
INV 324.34 (IN)

PROPOSED WEIR WALL
INV 326.28

100-YR HWE 326.55

RIM 327.00

PROPOSED 4" ORIFICE
INV 325.45

SECTION B-B

RIM 327.00

0.5'

STEPS

3.77'

12" HDPE TO FES-A
INV 324.34

BOTTOM ELEV 323.34

PROPOSED WEIR WALL
INV 326.28

100-YR HWE 326.55

FLOW

PROPOSED 0.5" ORIFICE
INV 324.34

PROPOSED 12" HDPE
INV 324.34 (IN)

PROPOSED 4" ORIFICE
INV 325.45

NOTES:
ALL JOINTS WITHIN OUTLET STRUCTURE SHALL BE WATER TIGHT.

OCS-B (BMP-2) DETAILS
NOT TO SCALE

NTS
NTS

NTS

NTS
NTSNTS

40 STONE VOID 18" (TYP)

R-180: 76" L BY 36" W

12" HDPE (TYP.)

R-280HD: 96" L BY 47" W

44
.2

5'

3,414
301

PROPOSED ELEVATIONS
MINIMUM ALLOWABLE GRADE (TOP OF GRASS AREA):
MINIMUM ALLOWABLE GRADE (TOP OF FLEXIBLE PAVEMENT): 326.21
MINIMUM ALLOWABLE GRADE (TOP OF RIGID PAVEMENT):
TOP OF STONE: 325.21
TOP OF R-280HD CHAMBERS: 324.71
BOTTOM OF R-280HD CHAMBERS: 322.50
BOTTOM OF STONE: 321.50

PROPOSED LAYOUT: BMP-1
50 CULTEC R-280HD CHAMBERS
0 HEADERS
6 STONE ABOVE (in)

12 IWS STONE BELOW (in)
12 STONE SIDES (in)

6,056
INSTALLED SYSTEM VOLUME (CF)
(PERIMETER STONE INCLUDED)
(COVER STONE INCLUDED)
( IWS BASE STONE INCLUDED)
SYSTEM AREA (SF)
SYSTEM PERIMETER (ft)

326.21

326.21

40 STONE VOID

49.00'

PROPOSED 0.5" ORIFICE
INV 322.50

PROPOSED 0.5" ORIFICE
INV 322.50

6" PERFORATED
HDPE UNDERDRAIN

6" PERFORATED
HDPE UNDERDRAIN

5 LF SOLID 6" HDPE
FROM UNDERDRAIN

PROPOSED 6" PERF. HDPE
UNDERDRAIN INV 321.50'

PROPOSED 6" PERF. HDPE
INV 321.50 (IN)

15" HDPE FROM
BASIN INV 322.50

PROPOSED 6" PERF.
HDPE INV 321.50

12
"

PROPOSED 6" SOLID
HDPE FROM UNDERDRAIN
INV 323.34

PROPOSED 6" SOLID
HDPE FROM UNDERDRAIN

INV 323.34

12
"

PROPOSED 6" SOLID
HDPE FROM UNDERDRAIN

INV 323.34 12
"

CULTEC RECHARGER® 280HD SPECIFICATIONS

GENERAL
CULTEC RECHARGER 280HD CHAMBERS ARE DESIGNED FOR UNDERGROUND STORMWATER MANAGEMENT. THE

CHAMBERS MAY BE USED FOR RETENTION, RECHARGING, DETENTION OR CONTROLLING THE FLOW OF ON-SITE
STORMWATER RUNOFF.

CHAMBER PARAMETERS
1. THE CHAMBERS WILL BE MANUFACTURED BY CULTEC, OF BROOKFIELD, CT. (203-775-4416 OR 1-800-428-5832)

2. THE CHAMBER SHALL BE VACUUM THERMOFORMED OF HIGH MOLECULAR WEIGHT HIGH DENSITY POLYETHYLENE
(HMWHDPE) WITH A BLACK INTERIOR AND BLUE EXTERIOR.

3. THE CHAMBER WILL BE ARCHED IN SHAPE.

4. THE CHAMBER WILL BE OPEN-BOTTOMED.

5. THE CHAMBER WILL BE JOINED USING AN INTERLOCKING OVERLAPPING RIB METHOD. CONNECTIONS MUST BE
FULLY SHOULDERED OVERLAPPING RIBS, HAVING NO SEPARATE COUPLINGS OR SEPARATE END WALLS.

6. THE NOMINAL CHAMBER DIMENSIONS OF THE CULTEC RECHARGER 280HD SHALL BE 26.5 INCHES (673 mm) TALL, 47
INCHES (1194 mm) WIDE AND 8 FEET (2.44 m) LONG. THE INSTALLED LENGTH OF A JOINED RECHARGER 280HD SHALL
BE 7 FEET (2.13 m).

7. MAXIMUM INLET OPENING ON THE CHAMBER ENDWALL IS 18 INCHES (450 mm) HDPE.

8. THE CHAMBER WILL HAVE TWO SIDE PORTALS TO ACCEPT CULTEC HVLV® FC-24 FEED CONNECTORS TO CREATE
AN INTERNAL MANIFOLD. NOMINAL INSIDE DIMENSIONS OF THE SIDE PORTAL SHALL HAVE A WIDTH OF 11.25" [286
mm] AND HEIGHT OF 11.5" [292 mm].  THE SIDE PORTAL CAN ACCEPT A MAXIMUM OUTER DIAMETER (O.D.) PIPE SIZE
OF 12.25 INCHES [311 mm].

9. THE NOMINAL CHAMBER DIMENSIONS OF THE CULTEC HVLV® FC-24 FEED CONNECTOR SHALL BE 12 INCHES (305
mm) TALL, 16 INCHES (406 mm) WIDE AND 24.2 INCHES (614 mm) LONG.

10. THE NOMINAL STORAGE VOLUME OF THE RECHARGER 280HD CHAMBER WILL BE 6.079 FT3 / FT (0.565 m³ / m) -
WITHOUT STONE. THE NOMINAL STORAGE VOLUME OF A JOINED RECHARGER 280HD SHALL BE 42.553 FT³ / UNIT
(1.205 m³ / UNIT) - WITHOUT STONE.

11. THE NOMINAL STORAGE VOLUME OF THE HVLV FC-24 FEED CONNECTOR WILL BE 0.913 FT³ / FT (0.085 m³ / m) -
WITHOUT STONE.

12. THE RECHARGER 280HD CHAMBER WILL SEVENTY-TWO DISCHARGE HOLES BORED INTO THE SIDEWALLS OF THE
UNIT'S CORE TO PROMOTE LATERAL CONVEYANCE OF WATER.

13. THE RECHARGER 280HD CHAMBER SHALL HAVE 15 CORRUGATIONS.

14. THE ENDWALL OF THE CHAMBER, WHEN PRESENT, WILL BE AN INTEGRAL PART OF THE CONTINUOUSLY FORMED
UNIT. SEPARATE END PLATES CANNOT BE USED WITH THIS UNIT.

15. THE RECHARGER 280RHD STAND ALONE UNIT MUST BE FORMED AS A WHOLE CHAMBER HAVING TWO FULLY
FORMED INTEGRAL ENDWALLS AND HAVING NO SEPARATE END PLATES OR SEPARATE END WALLS.

16. THE RECHARGER 280SHD STARTER UNIT MUST BE FORMED AS A WHOLE CHAMBER HAVING ONE FULLY FORMED
INTEGRAL ENDWALL AND ONE PARTIALLY FORMED INTEGRAL ENDWALL WITH A LOWER TRANSFER OPENING OF 9
INCHES (229 mm) HIGH X 35 INCHES (889 mm) WIDE.

17. THE RECHARGER 280IHD INTERMEDIATE UNIT MUST BE FORMED AS A WHOLE CHAMBER HAVING ONE FULLY OPEN
ENDWALL AND ONE PARTIALLY FORMED INTEGRAL ENDWALL WITH A LOWER TRANSFER OPENING OF 9 INCHES (229
mm) HIGH X 35 INCHES (889 mm) WIDE.

18. THE RECHARGER 280EHD END UNIT MUST BE FORMED AS A WHOLE CHAMBER HAVING ONE FULLY FORMED
INTEGRAL ENDWALL AND ONE FULLY OPEN END WALL AND HAVING NO SEPARATE END PLATES OR END WALLS.

19. THE HVLV FC-24 FEED CONNECTOR MUST BE FORMED AS A WHOLE CHAMBER HAVING TWO OPEN END WALLS AND
HAVING NO SEPARATE END PLATES OR SEPARATE END WALLS. THE UNIT WILL FIT INTO THE SIDE PORTALS OF THE
RECHARGER 280HD AND ACT AS CROSS FEED CONNECTIONS.

20. CHAMBERS MUST HAVE HORIZONTAL STIFFENING FLEX REDUCTION STEPS BETWEEN THE RIBS.

21. THE CHAMBER WILL HAVE A RAISED INTEGRAL CAP AT THE TOP OF THE ARCH IN THE CENTER OF EACH UNIT TO BE
USED AS AN OPTIONAL INSPECTION PORT OR CLEAN-OUT.

22. THE UNITS MAY BE TRIMMED TO CUSTOM LENGTHS BY CUTTING BACK TO ANY CORRUGATION.

23. THE CHAMBER SHALL BE MANUFACTURED IN AN  IN AN ISO 9001:2015 CERTIFIED FACILITY

24. MAXIMUM ALLOWED COVER OVER TOP OF UNIT SHALL BE 12 FEET (3.65 m).

25. THE INSTALLED CHAMBER SYSTEM SHALL BE STRUCTURALLY DESIGNED TO PROVIDE RESISTANCE TO LIVE
LOADS AS DEFINED BY THE AASHTO H-20/HL-93 SPECIFICATION WHEN INSTALLED ACCORDING TO CULTEC'S
RECOMMENDED INSTALLATION INSTRUCTIONS.

CULTEC FC-24 FEED CONNECTOR SPECIFICATIONS

GENERAL
CULTEC HVLV (HIGH VOLUME, LOW VELOCITY) FEED CONNECTOR POLYETHYLENE
CHAMBERS ARE DESIGNED FOR UNDERGROUND STORMWATER MANAGEMENT.  THE
CHAMBERS MAY BE USED TO MANIFOLD CULTEC RECHARGER MODEL 180HD CHAMBER
SYSTEMS FOR RETENTION, RECHARGING, DETENTION, AND CONTROLLING THE FLOW OF
ON-SITE STORMWATER RUNOFF.

CHAMBER PROPERTIES

1. THE CHAMBERS SHALL BE MANUFACTURED BY CULTEC, OF BROOKFIELD, CT
(203-775-4416).

2. CONTACT CULTEC, AT 203-775-4416 FOR SUBMITTAL PACKAGES AND TO PURCHASE
PRODUCT.

3. THE NOMINAL CHAMBER DIMENSIONS OF THE CULTEC HVLV FC  FEED CONNECTOR
SHALL BE 12 INCHES TALL, 16 INCHES WIDE. THE HVLV FC-48 IS 54 INCHES LONG.  THE
HVLV FC-24 IS 24.2 INCHES LONG

4. THE NOMINAL STORAGE VOLUME OF THE HVLV FC-24 FEED CONNECTOR SHALL BE
0.819 CF/LF.

5 THE CHAMBER SHALL BE VACUUM THERMOFORMED OF HIGH MOLECULAR WEIGHT
HIGH DENSITY    POLYETHYLENE (HMWHDPE) WITH A BLACK INTERIOR
AND BLUE EXTERIOR.

6. THE HVLV FC FEED CONNECTOR MUST BE FORMED AS A WHOLE CHAMBER HAVING
TWO OPEN END WALLS, AND HAVING NO SEPARATE END PLATES OR SEPARATE END
WALLS. THE UNIT SHALL FIT INTO THE SIDE PORTALS OF THE RECHARGER 180HD.

7. ALL CHAMBERS SHALL BE ARCHED IN SHAPE.

8. HEAVY DUTY UNITS ARE DESIGNED ACCORDING TO AASHTO HS-25 LOAD RATING
(40,000 LBS. /AXLE) WHEN BURIED ACCORDING TO CULTEC'S RECOMMENDED
INSTALLATION INSTRUCTIONS.

9. HEAVY DUTY UNITS ARE DESIGNATED BY A COLORED STRIPE ALONG THE LENGTH
OF THE CHAMBER.

10. THE CHAMBER SHALL BE MANUFACTURED IN AN ISO 9001:2015 CERTIFIED FACILITY.

CULTEC AFAB-HPF™ WOVEN GEOTEXTILE
CULTEC AFAB-HPF WOVEN GEOTEXTILE IS DESIGNED AS A
UNDERLAYMENT TO PREVENT SCOURING CAUSED BY WATER
MOVEMENT WITHIN  THE CULTEC CHAMBERS AND FEED
CONNECTORS UTILIZING THE CULTEC MANIFOLD FEATURE. IT MAY
ALSO BE USED AS A COMPONENT OF THE CULTEC SEPARATOR ROW
TO ACT AS A BARRIER TO PREVENT SOIL/CONTAMINANT INTRUSION
INTO THE STONE WHILE ALLOWING FOR MAINTENANCE.

GEOTEXTILE PARAMETERS
1. THE GEOTEXTILE SHALL BE PROVIDED BY CULTEC OF

BROOKFIELD, CT.
(203-775-4416 OR 1-800-428-5832)

2. THE GEOTEXTILE SHALL BE BLACK IN APPEARANCE.
3. THE GEOTEXTILE SHALL HAVE A TENSILE STRENGTH OF 320 X

320 LBS (1,420 X 1,420 N) PER ASTM D4632 TESTING
METHOD.

4. THE GEOTEXTILE SHALL HAVE A ELONGATION @ BREAK
RESISTANCE OF 15 X 15% PER ASTM D4632 TESTING METHOD.

5. THE GEOTEXTILE SHALL HAVE A WIDE WIDTH TENSILE
RESISTANCE OF 3,563 X 3,563 LBS/FT (52 X 52 KN/M) PER
ASTM D4595 TESTING METHOD.

6. THE GEOTEXTILE SHALL HAVE A CBR PUNCTURE RESISTANCE
OF 1,500 LBS (6,670 N) PER ASTM D6241 TESTING METHOD.

7. THE GEOTEXTILE SHALL HAVE A TRAPEZOIDAL TEAR
RESISTANCE OF 120 X 120 LBS (540 X 540 N) PER ASTM D4533
TESTING METHOD.

8. THE GEOTEXTILE SHALL HAVE AN APPARENT OPENING SIZE OF
30 US STD. SIEVE (0.60 MM) PER ASTM D4751 TESTING
METHOD.

9. THE GEOTEXTILE SHALL HAVE A PERMITTIVITY RATING OF 0.2
SEC-1 PER ASTM D4491 TESTING METHOD.

10. THE GEOTEXTILE SHALL HAVE A WATER FLOW RATING OF 22
GPM/FT2 (900 LPM/M2) PER ASTM D4491 TESTING METHOD.

11. THE GEOTEXTILE SHALL HAVE A UV RESISTANCE OF 70% @
500 HRS. PER ASTM D4355 TESTING METHOD.CULTEC NO. 410™ NON-WOVEN GEOTEXTILE

CULTEC NO. 410™ NON-WOVEN GEOTEXTILE MAY BE USED WITH CULTEC CONTACTOR®
AND RECHARGER® STORMWATER INSTALLATIONS TO PROVIDE A BARRIER THAT
PREVENTS SOIL INTRUSION INTO THE STONE.

GEOTEXTILE PARAMETERS

1. THE GEOTEXTILE SHALL BE PROVIDED BY CULTEC, OF BROOKFIELD, CT.
(203-775-4416 OR 1-800-428-5832)

2. THE GEOTEXTILE SHALL BE BLACK IN APPEARANCE.

3. THE GEOTEXTILE SHALL HAVE A TYPICAL WEIGHT OF 4.5 OZ/SY (142 G/M).

4. THE GEOTEXTILE SHALL HAVE A TENSILE STRENGTH VALUE OF 120 LBS (533 N) PER
ASTM D4632 TESTING METHOD.

5. THE GEOTEXTILE SHALL HAVE AN ELONGATION @ BREAK VALUE OF 50% PER ASTM
D4632 TESTING METHOD.

6. THE GEOTEXTILE SHALL HAVE A MULLEN BURST VALUE OF 225 PSI (1551 KPA) PER
ASTM D3786 TESTING METHOD.

7. THE GEOTEXTILE SHALL HAVE A PUNCTURE STRENGTH VALUE OF 65 LBS (289 N)
PER ASTM D4833 TESTING METHOD.

8. THE GEOTEXTILE SHALL HAVE A CBR PUNCTURE VALUE OF 340 LBS (1513 N) PER
ASTM D6241 TESTING METHOD.

9. THE GEOTEXTILE SHALL HAVE A TRAPEZOID TEAR VALUE OF 50 LBS (222 N) PER
ASTM D4533 TESTING METHOD.

10. THE GEOTEXTILE SHALL HAVE A AOS VALUE OF 70 U.S. SIEVE (0.212 MM) PER ASTM
D4751 TESTING METHOD.

11. THE GEOTEXTILE SHALL HAVE A PERMITTIVITY VALUE OF 1.7 SEC-1 PER ASTM
D4491 TESTING METHOD.

12. THE GEOTEXTILE SHALL HAVE A WATER FLOW RATE VALUE OF 135 GAL/MIN/SF
(5500 L/MIN/SM) PER ASTM D4491 TESTING METHOD.

13. THE GEOTEXTILE SHALL HAVE A UV STABILITY @ 500 HOURS VALUE OF 70% PER
ASTM D4355 TESTING METHOD.

BMP-1 & BMP-2 TYPICAL CROSS SECTION
NOT TO SCALE

8.0" [203mm] MIN. FOR
FLEXIBLE PAVEMENT

8.0" [203mm] MIN. FOR
RIGID PAVEMENT

6.0" [152mm] MIN.

26.5" [673mm]

6.0" [152mm] MIN.

12' [3.65m] MAX.
COVER DEPTH

10.0" [250mm] MIN. FOR UNPAVED
(REDUCE TO 6.0" [152mm] FOR
NON-TRAFFIC APPLICATION)

12.0" [305mm] MIN. 52.0" [1321mm] MIN.
CENTER TO CENTER

47.0" [1193mm]

THE DESIGN ENGINEER IS RESPONSIBLE FOR ENSURING THAT THE
REQUIRED BEARING CAPACITY OF SUB-GRADE SOILS HAVE BEEN MET

1-2" [25-50mm] WASHED, CRUSHED
STONE SURROUNDING CHAMBERS

CULTEC RECHARGER 280HD
IN SEPARATOR ROW CONFIGURATION

(IF APPLICABLE)

NON-WOVEN GEOTEXTILE AROUND STONE. TOP AND SIDES
MANDATORY, BOTTOM PER ENGINEER'S DESIGN PREFERENCE.

WOVEN GEOTEXTILE TO BE PLACED BENEATH INTERNAL
MANIFOLD FEATURE AND BENEATH ALL INLET/OUTLET PIPES

(FOR SCOUR PROTECTION)
MIN. 95% COMPACTED FILL
CULTEC HVLV FC-24
FEED CONNECTOR
WHERE SPECIFIED
FINISHED GRADE

12.0" [305mm] MIN. 39.0" [991mm] MIN.
CENTER TO CENTER

36.0" [914mm]

8.0" [203mm] MIN. FOR RIGID PAVEMENT

6.0" [152mm] MIN.

20.5" [521mm]

6.0" [152mm] MIN.

12' [3.65m] MAX.
COVER DEPTH

10.0" [250mm] MIN. FOR UNPAVED
(REDUCE TO 6.0" [150mm] FOR

NON-TRAFFIC APPLICATION)

THE DESIGN ENGINEER IS RESPONSIBLE FOR ENSURING THAT THE
REQUIRED BEARING CAPACITY OF SUB-GRADE SOILS HAVE BEEN MET

1-2" [25-50mm] WASHED, CRUSHED
STONE SURROUNDING CHAMBERS

CULTEC RECHARGER 180HD
IN SEPARATOR ROW CONFIGURATION

(IF APPLICABLE)

FINISHED GRADE

MIN. 95% COMPACTED FILL

CULTEC HVLV FC-24 FEED CONNECTOR
WHERE SPECIFIED

NON-WOVEN GEOTEXTILE AROUND STONE. TOP AND
SIDES MANDATORY, BOTTOM PER ENGINEER'S DESIGN
PREFERENCE.

WOVEN GEOTEXTILE TO BE PLACED BENEATH INTERNAL
MANIFOLD FEATURE AND BENEATH ALL INLET/OUTLET

PIPES (FOR SCOUR PROTECTION)

8.0" [203mm] MIN. FOR FLEXIBLE PAVEMENT

CULTEC RECHARGER 180HD CROSS SECTION CULTEC RECHARGER 280HD CROSS SECTION

PROPOSED ELEVATIONS
MAXIMUM ALLOWABLE GRADE (TOP OF PAVEMENT/UNPAVED): 333.38
MINIMUM ALLOWABLE GRADE (UNPAVED WITH TRAFFIC): 327.38
MINIMUM ALLOWABLE GRADE (UNPAVED NO TRAFFIC): 326.88
MINIMUM ALLOWABLE GRADE (TOP OF RIGID CONCRETE PAVEMENT): 326.88
MINIMUM ALLOWABLE GRADE (BASE OF FLEXIBLE PAVEMENT): 326.88
TOP OF STONE: 326.38
TOP OF SC-740 CHAMBER: 325.38
BOTTOM OF SC-740 CHAMBER: 322.88
BOTTOM OF STONE: 322.38

PROPOSED LAYOUT: BMP-3
56 STORMTECH SC-740 CHAMBERS
12 STORMTECH SC-740 END CAPS
12 STONE ABOVE (in)
6 STONE BELOW (in)

40 STONE VOID

4912

INSTALLED SYSTEM VOLUME (CF)
(PERIMETER STONE INCLUDED)
(COVER STONE INCLUDED)
(BASE STONE INCLUDED)

2236 SYSTEM AREA (SF)
380 SYSTEM PERIMETER (ft)

I-B05

I-B02
32.07'28.46'

42.70'56.94'

160.17'6.
25

'

4.
75

'

4.
75

'

14
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30
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12" (TYP)

12
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6"
 (T
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56 CHAMBERS
ADS STORMTECH SC-740

NOTES:
REFER TO SHEET 18 OF 43 FOR TYPICAL CROSS-SECTION.

NOTES:
ALL JOINTS WITHIN THE STRUCTURE SHALL BE WATER TIGHT.

SECTION A-A

B

B

PLAN VIEW

FROM SC-740 CHAMBERS
24" HDPE @ 0.000
INV. 322.88

18" HDPE @ 0.010
INV. 321.80

0.5'

0.5'

6'

WEIR WALL

4'

(TYP)

12"W x 2"H ORIFICE
INV. 323.75

SECTION B-B

FLOW

SOLID COVER
RIM 328.18

A A

SOLID COVER
RIM 328.18

24" (TYP)

100-YR HWE (ON&OFF-SITE)
326.32

SOLID COVER
RIM 328.18

TOP SLAB

STEPS

STEPS

STEPS

STEPS

FLOW

18" HDPE @ 0.010
INV. 321.80

TOP SLAB

SOLID COVER
RIM 328.18

STEPS

NON-WOVEN GEOTEXTILE ON ALL
SIDES OF STONE

BOTTOM OF STONE
ELEV. 322.38

FROM SC-740 CHAMBERS
24" HDPE @ 0.000
INV. 322.88

TOP OF STONE
ELEV. 326.38WEIR INV. 325.78

0.5'

0.
58

' 3.
98

'

BOTTOM
ELEV. 321.80

SC-740
END CAP

TOP OF CHAMBER
ELEV. 325.38

100-YR HWE (ON-SITE)
326.07

BOTTOM
ELEV. 321.80

12"W x 2"H ORIFICE
INV. 323.75

18" HDPE @ 0.010
INV. 321.80

FROM SC-740 CHAMBERS
24" HDPE @ 0.000
INV. 322.88

WEIR INV. 325.78

100-YR HWE (ON&OFF-SITE)
326.32

100-YR HWE (ON-SITE)
326.07

5" ORIFICE
INV. 322.38
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INV. 322.38
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BOCCE COURT CURB, TURF, AND DRAINAGE
SCALE:  1" = 1'-0"
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6”
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6” SD
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BOTTOM OF STONE IN
V 325.00

BOTTOM OF CHAMBER IN
V 325.50I-A

2 (O
UTLET STRUCTURE)

RIM
 330.90

INV OUT 328.09 (W
EIR)

INV OUT 327.00 (O
RIFICE)

INV OUT 325.00 (O
RIFICE)

INV OUT 325.00 (1
8" P

IPE)

BMP-3

56 - S
C-740 CHAMBERS

BOTTOM OF STONE IN
V 322.38

BOTTOM OF CHAMBER IN
V 322.88

I-B
2

TG 327.90

INV 324.40

SUMP 322.40

W/ H
OOD

10 LF 18" H
DPE @

 0.01

RIM
 328.18

INV OUT 325.78 (W
EIR)

INV OUT 323.75 (O
RIFICE)

INV OUT 322.38 (O
RIFICE)

INV OUT 321.80 (1
8" P

IPE)

3 LF 18" H
DPE @

 0.01

W W

INV 326.0

BMP-6

194 - S
C-740 CHAMBERS

BOTTOM OF IW
S IN

V 320.50

BOTTOM OF STONE IN
V 321.50

BOTTOM OF CHAMBER IN
V 322.00

SURFACE ELEV. 3
22.00

FOOTPRINT = 516 SF

MH-B1

RIM
 328.10

INV 324.30 (1
8" H

DPE)

INV 322.00 (2
4" H

DPE)

I-B
9
TG 325.18

INV 322.56 (1
2"W

 x 2
"H ORIFICE)

INV 321.50 (0
.9" O

RIFICE)

INV 321.05 (1
8" R

CP)

SUMP 320.50
94 LF 18" H

DPE @
 0.02

I-B
8
TG 331.00

INV 325.87

6 LF 24" P
ERF. H

DPE @
 0.00

I-A
3
TG 330.0

INV 326.56

INV 326.06

SUMP 324.06

W/ H
OOD

14 LF

12" H
DPE @

 0.01

I-B
6

RIM
 330.80

INV 323.19

INV 322.99

SUMP 320.99

W/ H
OOD 30 LF 18" H

DPE @
 0.02

MH-B7

RIM
 331.60

INV 325.27

INV 325.073 LF 18" H
PDE @

 0.02

TRM AT EXISTING ES-12

CHANNEL CH-1 W
/ T

RM

PROP. C
ONCRETE LEVEL SPREADER

ADD HOOD
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330

325

320

315

335

330

325

320

315

335

STORM SEWER PROFILE
(BMP 3)

18
" H

D
PE

IN
V 

32
3.

80

EXISTING GRADE

PROPOSED GRADE

BMP 3

330

325

320

315

335

330

325

320

315

335

STORM SEWER PROFILE
(CONNECTION FROM EXISTING TO BMP 3)

I-7
 D

O
U

BL
E 

IN
LE

T
TG

 3
28

.1
4 

(N
O

R
TH

 IN
LE

T)
IN

V 
32

5.
47

IN
V 

32
1.

60
IN

V 
32

4.
50

I-7
 D

O
U

BL
E 

IN
LE

T
TG

 3
28

.1
1 

(S
O

U
TH

 IN
LE

T)
IN

V 
32

5.
11

 (W
EI

R
)

IN
V 

32
1.

40
IN

V 
32

1.
69

 (1
8"

 O
R

IF
IC

E)
IN

V 
32

0.
36

6 LF 18" HDPE @ 0.01

EX
IS

T.
 1

8"
 R

C
P

IN
V.

32
2.

94

330

325

320

315

335

330

325

320

315

335

STORM SEWER PROFILE

I-B
02

TG
 3

27
.8

0
IN

V 
32

4.
03

IN
V 

32
3.

83
SU

M
P 

32
1.

83

I-B
03

TG
 3

27
.9

0
IN

V 
32

4.
30

27 LF 18" HDPE @ 0.01

3 LF 18" HDPE @ 0.01

EX
IS

T.
 1

8"
 R

C
P

(T
O

 B
E 

R
EM

O
VE

D
)

I-5 TG
 3

27
.5

7
IN

V 
32

3.
43

IN
V 

32
3.

43
IN

V 
32

3.
05

19 LF 24" RCP @ 0.006

EXISTING GRADE

PROPOSED GRADE

EX
IS

TI
N

G
 B

U
IL

D
IN

G

I-B
04

TG
 3

28
.1

0
IN

V 
32

5.
70

 (6
")

IN
V 

32
1.

76
 (1

8"
)

IN
V 

32
1.

66
SU

M
P 

31
9.

66

6" PVC FROM BLDG. "G"

IN
V 

32
1.

60
 (1

8"
)

I-B
04

TG
 3

28
.1

0
IN

V 
32

5.
70

 (6
")

IN
V 

32
1.

76
 (1

8"
)

IN
V 

32
1.

66
SU

M
P 

31
9.

66

I-B
05

TG
 3

28
.1

8
IN

V 
32

5.
78

 (W
EI

R
)

IN
V 

32
3.

75
 (O

R
IF

IC
E)

IN
V 

32
2.

38
 (O

R
IF

IC
E)

IN
V 

32
1.

80
 (1

8"
)

4 LF 18" HDPE @ 0.01

(I-5 TO I-B03)

BMP 3

56 - SC-740 CHAMBERS

AD
D

 H
O

O
D

330

325

320

315

335

340

330

325

320

315

335

340

I-3
 D

O
U

BL
E 

IN
LE

T
TG

 3
27

.4
6 

(S
O

U
TH

 IN
LE

T)
IN

V 
32

3.
50

IN
V 

32
3.

45
SU

M
P 

32
2.

30

I-2 TG
 3

27
.6

9
IN

V 
32

4.
88

(T
O

 B
E 

R
EM

O
VE

D
)

STORM SEWER PROFILE
(ES-8 TO EX. I-2)

I-7
 D

O
U

BL
E 

IN
LE

T
TG

 3
28

.1
4 

(N
O

R
TH

 IN
LE

T)
IN

V 
32

5.
47

IN
V 

32
1.

60
IN

V 
32

4.
50

I-7
 D

O
U

BL
E 

IN
LE

T
TG

 3
28

.1
1 

(S
O

U
TH

 IN
LE

T)
IN

V 
32

5.
11

 (W
EI

R
)

IN
V 

32
1.

40
IN

V 
32

1.
69

 (1
8"

 O
R

IF
IC

E)
IN

V 
32

0.
36

ES
-8

IN
V 

32
0.

00

18" ORIFICE IN SOUTH INLET BOX

77 LF 30" RCP @ 0.007

132 LF TWIN 36" ADS PERF. @ 0.005

76 LF 18" RCP @ 0.019

EX
IS

TI
N

G
 B

U
IL

D
IN

G

W
AT

ER
 L

IN
E

EXISTING GRADE

I-3
 D

O
U

BL
E 

IN
LE

T
TG

 3
27

.5
3 

(N
O

R
TH

 IN
LE

T)
IN

V 
32

2.
78

PROPOSED TOP SLAB WITH MH OPENING

PROPOSED GRADE

I-B
02

TG
 3

27
.8

0
IN

V 
32

4.
03

IN
V 

32
3.

83
SU

M
P 

32
1.

83

(TO BE REMOVED)

EXISTING BMP 4

SCO

x

329

catv

N
37

°5
8'

00
"E

459.82'

   PIPELINE CORPORATION 

I-7

I-3

2.
5"

 P
VC

 F
ORC

ED
 M

AI
N

WILLIAMS-TRANSCO GAS     

STATION
PUMP

INV 324.00

56 LF 6" PVC @ 0.012

6" 
PVC

6" PVC

96 LF 15" RCP @ 0.006

81 LF 18" RCP @
 0.011

67 LF 18" RCP @
 0.014

51 LF 18" RCP @ 0.009

77 LF 30" RCP @ 0.005

ES-8

INV 320.00

TWIN - 132 LF 36" ADS @ 0.006

CO

CO

TOP 329.59

INV 321.09

INV 324.00(O
UT)

BOTTOM 316.09

INV 322.05

48
 LF

 6"
 @

 0.
02

INV 323.55

50
 LF

 6"
 @

 0.
03

15 LF 6" @
 0.03

CO

INV 324.30

32
8

33
2

33
0

33
2

EXISTING INFILTRATION BASIN

2-
1/

2"
 W

AT
ER

6" PVC

6"
 P

VC

AP
PR

O
X.

 (F
EM

A 
FL

O
O

D
 P

LA
IN

)

320

6"
 P

VC

E-13

Gr:3
28.59

Inv:3
25.80

E-15

Gr:3
27.63

Inv 3
24.43

Inv 3
24.33

E-14

Gr:3
28.16

Inv In
:325.00

Inv O
ut:3

24.85

I-3
 (N

ORTH)

Gr:3
27.53

Inv In
:322.78(NE)

I-3
 (S

OUTH)

Gr:3
27.46

Inv In
:323.45(S)

Inv In
:323.50(E)

Sump:322.30

I-7
A

Gr:3
28.33

Inv In
:326.55(NE)

Inv O
ut:3

26.54(SW)

I-7
 (N

ORTH)

Gr:3
28.14

Inv In
:325.47(NE)

Inv In
:321.60(SE)

Inv In
:324.50(NW)

I-7
 (S

OUTH)

Gr:3
28.11

Inv 3
25.11 (W

eir)

Inv In
:321.40(SE)

Inv 3
21.69 (1

8" O
rific

e)

Inv O
ut:3

20.36(NW)

Y.D.BC-2

Gr:3
28.01

Y.D.BC-1

Gr:3
27.86

I-6
Gr: 3

28.13

Inv In
: 3

23.92(NW)

Inv In
: 3

24.00(NE)

Inv O
ut: 3

23.80(SE)

I-5

Gr: 3
27.57

Inv In
: 3

23.43(SE)

Inv In
: 3

23.43(NW)

Inv O
ut: 3

23.05(SW)

BUILDIN
G

F.F. 3
31.5

PROPOSED SECOND

FLOOR CONNECTOR

S 12°35'09" E
20.00'

N 12°35'09" W
20.00'

N 77
°2

4'5
1"

 E
35

.00
'

S 
77

°2
4'5

1"
 W

35
.00

'

SANITARY SEWER

EASEMENT

(3
30

)

(3
30

)

(328)

(3
32

)

(330)

(328)

(3
28

)

(33
0)

(3
30

)

(3
30

)

I-A
9
TG 330.7

INV 327.35

INV 327.02

13 LF 18"

HDPE @
 0.006

I-A
8
TG 330.5

INV 326.9

INV 326.7

SASA 

I-4
TG 329.7

INV 325.0 (6
")

INV 324.0

ST

R.D.

R.D.

R.D.

R.D.

R.D.

R.D.

R.D.
R.D.

R.D.

R.D.R.D.

SASA

I-B
5
TG 330.8

INV 326.0

19 LF 24" R
CP @

 0.006

44 LF 18" R
CP @

 0.016

I-A
5

TG 330.5

INV 326.08

INV 325.58

SUMP 323.58

W/ H
OOD

INV 325.50

I-B
04

TG 328.10

INV 325.70 (6
")

INV 321.76(18")

INV 321.66

SUMP 319.66

W/ H
OOD

6 LF 18" H
DPE @

 0.01

INV 321.60 (1
8")

3 LF 18" H
DPE @

 0.03

BMP-3

56 - S
C-740 CHAMBERS

BOTTOM OF STONE IN
V 322.38

BOTTOM OF CHAMBER IN
V 322.88

I-B
05

RIM
 328.18

INV OUT 325.78 (W
EIR)

INV OUT 323.75 (O
RIFICE)

INV OUT 322.38 (O
RIFICE)

INV OUT 321.80 (1
8" P

IPE)

4 LF 18"

HDPE

@ 0.01

I-B
02

TG 327.80

INV 324.03

INV 323.83

SUMP 321.83

W/ H
OOD

I-B
03

TG 327.90

INV 324.30

27 LF 18" H
DPE @

 0.01

3 LF 18" H
DPE @

 0.01
ADD HOOD
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Culvert

Culvert

Culvert
Culvert

32
8
32

7

32
5

32
7

32
8

32
1

32
2

32
7

32
7

32
632

532
4

1' Wall

Tel.Box

33
x5

4 C
MP

329.61
x

329.62

x

329.60x

30
3 

l.f
. 8

" @
 0

.0
03

23
4 

l.f
. t

o 
re

m
ai

n

R.D.
Irr.

R.D.

329.63

T.B.

R.D.

R.D.

V. Box

CATV. Box

C
on

c 
Pa

tio

R.D.

R.D.

Ex. Concrete Loading Dock
Ex. TrashCompacterArea

INV 325.72

Ex. 2x3
TG 328.46

INV 325.52

OPEN SPACE EASEMENT

33
x5

4 
CM

P

BASIN / POND

EXISTING DETENTION

8" CIP

18" RCP

1x1 YD
TG 328.95

18
" R

CP

BRIDGE

S 72°20'45" E

149.17'

S 34°46'14" E

Ipin fnd

D
O

M
ES

TI
C

 F
IR

E

18" RCP

EXISTING
PLUGGED PIPE

(EXPOSED)

 

C
on

c 
Pa

tio

C
on

c 
Pa

tioC
on

c 
Pa

tio

C
on

c
Pa

tio

C
on

c 
Pa

tio

EX. MACADAM TRAIL

co.

Se
we

rL
at
er
al

Grease
Trap

18" RCP
INV 321.49

INV 318.60

Inv
 31

8.2
0

83 lf @ 0.02

EXIST. LATERAL

Existing

Sewer

Ex. San. M.H.
Rim 323.30

INV 322.00

INV 320.30

Lateral

Sewer

Ex. 2x4
TG 327.64
INV 323.59 32

2
32

3

322

32
8STORM MH.

RIM 325.39
INV 322.09
INV 322.04

8.
2%

 R
AM

P

7%

7%

EXISTING PEDESTRIAN
BRIDGES TO REMAIN

32
7 32
5

32
6

326

327

327

327

326

32
4

328

327

32
5

32
9

32
2

32
3

32
132

2

32
3

I-ATG 326.20

INV 322.50

INV 320.50 (SUM
P)I-BTG 326.95

INV 322.50

INV 320.50 (SUM
P)

OCS-A

RIM
 327.00

INV 322.50
23 LF 18" HDPE

@
 0.01

FES-A W
/ TRM

INV 322.27

84 LF 8" HDPE@ 0.01 MIN

99 LF 8" HDPE@ 0.01 MIN

108 LF 8" HDPE @0.01 MIN

49 LF 10" HDPE @0.01 MIN

BMP-2

1,459 SF SUBSURFACE

EXTENDED DETENTION BASIN

5 ROWS x 10 R-180 CHAMBERS

BOTTOM OF STONE 323.34

TOP OF BED 326.55

FES-B W/ TRM
INV 324.15

OCS-B
RIM 327.00

INV 324.34

19 LF 12" HDPE@ 0.01

INSTALL J-DRAIN

AROUND PERIMETER OF

BOCCE COURT (SEE

LANDSCAPING DETAILS)

BM
P-1

3,414 SF INFILTRATION BED

90 X R280-HD CHAM
BERS

BOTTOM
 OF STONE 321.50

TOP OF BED 325.21
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V: 1" = 3'
H: 1" = 30'

PROFILE: BMP-2 TO FES-B

PROPSED
GRADE

EXISTING
GRADE

330

325

320

315

BMP-2

19 LF 12" HDPE
0.01 FT/FT

5 LF 12" HDPE
0.000 FT/FT

OCS-B
OUTLET

RIM 327.00
INV. 324.34 (IN BMP-2)

INV. 324.34 (OUT FES-B)

FES-B
END SECTION
INV. 324.15

330

325

320

315

V: 1" = 3'
H: 1" = 30'

PROFILE: BMP-1 TO FES-A

330

325

320

315

BMP-1

23 LF 18" HDPE
0.01 FT/FT

1 LF 15" HDPE
0.000 FT/FT

OCS-A
OUTLET

RIM 327.00
INV. 322.50 (IN BMP-1)

INV. 322.50 (OUT FES-A)

FES-A
END SECTION
INV. 322.27

330

325

320

315

PROPSED
GRADE

EXISTING
GRADE

1 LF 6" HDPE
0.000 FT/FT

REINFORCED
ARTIFICIAL TURF

5 LF 6" HDPE
0.000 FT/FT

REINFORCED
ARTIFICIAL TURF



330
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335

340

330
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320
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335

340

EXISTING GRADE

PROPOSED GRADE

84 LF 12" HDPE @ 0.005

I-A
6

IN
V 

32
6.

83
TG

 3
30

.0

IN
V 

32
6.

50 I-A
9

IN
V 

32
7.

35
TG

 3
30

.7

IN
V 

32
7.

02
YARD DRAIN PROFILE

(ALONG REAR OF PROPOSED BUILDING)

R
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EI
VI

N
G
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R
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O

PO
SE

D
 W

AT
ER

 L
IN

E

I-A
8

IN
V 

32
6.

9
TG

 3
30

.5

IN
V 

32
6.

7

12 LF 12" HDPE @ 0.01

BMP 5

I-A
5

TG
 3

30
.5

IN
V 

32
6.

08
IN

V 
32

5.
58

SU
M

P 
32

3.
58
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330
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320

315

335

330

325
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335

EXISTING GRADE
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PROPOSED
BUILDING
F.F. 331.5

PROPOSED   DRIVEWAY
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DESIGN VEHICLE
PBF 105' AERIAL LADDER PIERCE ARROW XT

CITY - FIRE & RESCUE (PENNSYLVANIA)
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ROADWAY

VARIABLE

CURB STOP

4'
 M

IN
. C

O
V

E
R

V
A

R
IA

B
LE

4'
 M

IN
. C

O
V

E
R

SERVICE LINE

CORPORATION STOP (COMPRESSION)

WATER DISTRIBUTION MAIN

CUSTOMER TO CONNECT
AT THIS POINT

COMPLETE W/

SEE NOTE 3

LID

TYPE K SOFT COPPER

45°

2' STATIONARY
ROD

CURB BOX

(MIN. 1")

NOTES:

2.  DO NOT PLACE CURB BOX IN PAVED AREAS.

1.  FOR TAPS > 1" CONNECTION, PROVIDE TAPPING SADDLE IN
ACCORDANCE WITH AUTHORITY SPECIFICATIONS.

3.  WHERE SIDEWALK PARALLELS ROADWAY, THE CURB BOX SHALL BE
    PLACED BETWEEN THE CURB AND SIDEWALK.  
    ALL OTHER LOCATIONS, CURB BOX TO BE PLACED WHERE DIRECTED
    BY AUTHORITY.

MINIMUM ENGAGEMENT
3 FULL THREADS

    OF WATER METER.

4.  CUSTOMER IS RESPONSIBLE FOR MAINTENANCE OF ALL SERVICE
    PIPING AND PLUMBING BEYOND THE CURB STOP, WITH EXCEPTION 

5.  PROVIDE COMPRESSION FITTINGS ON CURB AND CORPORATION STOP.

6"
 M

IN

10" MIN

VARIES
PIPE SIZE

EDGE OF TRENCH

HAND TAMPED BACKFILL
AS SPECIFIED

EARLY WARNING
TAPE (P.V.C. PIPE

UNDISTURBED EARTH

6"
 M

IN
1'

-0
"

(2A STONE UNDER ALL
ROADWAYS, DRIVEWAYS,
& PARKING LOTS)

A
A

S
H

T
O

 N
O

. 8
 S

T
O

N
E

 F
O

R
 P

.V
.C

. P
IP

E
2A

 S
T

O
N

E
 F

O
R

 D
.I.

P
.

R
E

Q
U

IR
E

D
 B

E
D

D
IN

G

OR AS DIRECTED
BY ENGINEER)

  SPECIAL CONDITIONS OF ROAD OPENING PERMIT MAY SUPERSEDE THIS DETAIL.

TRENCH BACKFILL
#2A COARSE AGGREGATE IN

BOROUGH AND TOWNSHIP ROADS,
2RC SELECT GRANULAR MATERIAL

IN STATE HIGHWAYS THOROUGHLY
COMPACTED IN 8" LIFTS

* MATCH EXISTING DEPTH IF GREATER

AS PER PUB 408, SECTION 40J. 3(F)
EXPOSED VERTICAL AND HORIZONTAL SURFACES SHALL BE PREPARED

SAW CUT EDGE OR MILL &
SEAL WITH HOT
BITUMINOUS MATERIAL
(AC-20) 12" WIDE MIN. (TYP.)

SUPERPAVE ASPHALT MIXTURE DESIGN, HMA
BINDER COURSE, PG 64-22, 3 TO <10
MILLION ESALS, 19.0 MM MIX 2" DEPTH

SUPERPAVE ASPHALT MIXTURE DESIGN, HMA
BASE COURSE, PG 64-22, 3 TO <10
MILLION ESALS, 25.0 MM MIX 5" DEPTH*

12" MIN.

SUPERPAVE ASPHALT MIXTURE DESIGN, HMA
WEARING COURSE, PG 64-22, 3 TO <10
MILLION ESALS, 9.5 MM MIX, 1.5" DEPTH, SRL-H

NOTES:

12" MIN.

BOX ASSEMBLY
3 PIECE CAST IRON VALVE

SCREENINGS

B

OVAL BASE

MORTARED IN PLACE
INDEPENDENT OF VALVE.

SUPPORT
BRICK MASONRY

ELEVATION

UNDISTURBED EARTH
BLOCKS TO
SOLID CONCRETE

D

C

GATE VALVE

OVAL BASE

BITUMINOUS COATED

CAST IRON LID

* AVAILABLE IN 4', 4 1/2', & 5' LENGTHS.
ROTATABLE 

6" M.J. GATE 

 HYDRANT

TWO MEG-A-LUGS
6" D.I.P. WITH

UNDISTURBED EARTH/ROCK10 1/2"

``A'' 1' MIN.

CONC. CURB

PAVEMENT

4'
 M

IN
.

B
U

R
Y

 L
IN

E

10 1/4"

 CONCRETE THRUST

OR APPROVED
STONE BACKFILL

BLOCK

4"x8"x16"
CONCRETE

BLOCKING

2A MODIFIED

10 1/4"

TOP & BOTTOM
24" VALVE BOX

F
A

C
E

 O
F

 C
U

R
B

E
D

G
E

 O
F

 S
H

O
U

LD
E

R

MIN.
1'

HYDRANT
AMERICAN B-84-B

3 
3/

4"

24" MIN.

 R
.O

.W
./E

A
S

E
M

E
N

T

NOTE:

ENGINEER TO DETERMINE LOCATION WHERE NO CURB EXISTS.

VALVE &

TEE WITH 

M.J. GLAND

RECOMPACT SURFACE OF
TRENCH BACKFILL

OVER CUT ALL EDGES 1'. EXCAVATE OLD AND TEMPORARY MATERIAL.
RECOMPACT SUB-GRADE. TACK COAT ALL VERTICAL EDGES. INSTALL
ONLY BASE COURSE AND BINDER IN ONE DAY.

WOOD BLOCKING

TYPICAL GATE VALVE WITH VALVE BOX
N.T.S.

END VIEW

TYPICAL FIRE HYDRANT INSTALLATION
N.T.S.

STANDARD WATER SERVICE CONNECTION
N.T.S.

STANDARD PIPE BEDDING
N.T.S.

PERMANENT PAVEMENT RESTORATION
N.T.S.

TEMPORARY PAVEMENT 
N.T.S.

RESTORATION IN UNPAVED AREAS
N.T.S.

TERMINAL BLOW-OFF ASSEMBLY
N.T.S.



A

13.00"

SIDE VIEW TOP VIEW

BASE LAYER DEPTH

EMERGENCY ACCESS 6" MIN.

NOTES: START INSTALLING
AT THIS CORNER

INSTALL IN THIS DIRECTION

TOP VIEW
INTERCONNECTED BLOCKS

A

COMPACTED SUBGRADE

SECTION A-A

2.
00

"

13
.0

0"

IN
ST

AL
L 

IN
 T

H
IS

 D
IR

EC
TI

O
N

DEPTH LISTED BELOW IS BASED ON INCLUSION OF
GEOTEXTILE SEPARATION LAYER BELOW GRAVEL LAYER.

6" DEPTH AASHTO #57 / SOIL
MIX 65/25 BASE COURSE

GEOTEXTILE SEPARATION
LAYER

2" DEPTH LEVELING COURSE,
50/50 AASHTO #8 & SOIL MIX

ECORASTER E50 WITH AASHTO #78
RED ARGILLITE STONE OR
ENGINEERED VEGETATED SOIL
MIX, REFER TO LAYOUT PLAN

1. LEVELING COURSE ~ 2in OF AASHTO #78 CRUSHED STONE MIXED WITH PULVERIZED
TOPSOIL MIX AT THE RATE OF 65% STONE TO 25% SOIL WITH 10% AIR SPACE.  USE PLATE
COMPACTOR TO PROVIDE LEVEL SURFACE PRIOR TO INSTALLATION OF E50 PAVERS.

2. BASE LAYER - AASHTO #57 CLEAN, WASHED ANGULAR STONE WITH PULVERIZED
TOPSOIL MIX AT THE RATE OF 65% STONE TO 25% SOIL WITH 10% AIR SPACE.

3. E50 INDIVIDUAL GRIDS ARE A NOMINAL 13x13x2in WHEN ASSEMBLED. A 3x4
PREASSEMBLED MULTI GRID (SHOWN) IS SHIPPED TO THE JOB SITE FOR EASE OF
INSTALLATION. WEIGHT IS 1.95 lb/sf. ECORASTER IS NONTOXIC TO FISH AND WILDLIFE.

4. GRIDS SNAP TOGETHER WITH FOOT PRESSURE (NO TOOLS REQUIRED) AND CAN BE
CUT ON SITE WITH RECIPROCATING SAW, CIRCULAR SAW, CONCRETE SAW OR
SIMILAR.

5. ECORASTER CARRIES A 20 YEAR WARRANTY WHEN INSTALLED PER MANUFACTURER'S
SPECIFICATIONS.  CONSULT ENGINEER FOR ANY ADDITIONAL REQUIREMENTS ON ALL
PROJECTS PRIOR TO CONSTRUCTION.

7. ENGINEERED VEGETATED FILLING FOR THE E50 LAYER IS A 50/50 BLEND OF PULVERIZED
TOPSOIL MIX PLUS AASHTO #8 STONE.  PREPARE ALL INTERNAL GRIDS FOR LAWN.

8. BASE AND SUPPORT LAYER AGGREGATE IS TO BE MIXED WITH ~25% TOPSOIL MIX.

6. AGGREGATE FILLING FOR THE E50 LAYER IS AASHTO #78 RED ARGILLITE STONE.  FILL
PERIMETER GRIDS WITH RED ARGILLITE STONE.

D 2373 08B 13
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SECTION THROUGH DRIVEWAY DEPRESSION

1 1/2"

5"

SLOPE

R=3/4"

ROADWAY

1"

8"

7"

TYPICAL CROSS SECTION

CLASS "A"
CONCRETE

12
"

18
"

6"

R=1/4"

1"7"

8"

R=3/4"

PLAIN CEMENT CONCRETE CURB

TYP.

2 1/2"

1 1/2"

6"

18
"

R=1/4"

3/16" WIDE
2" DEEP x

DETAIL "A"
CONTRACTION JOINT

1/8" TO 1/4" THICK TEMPLATE
*CONCRETE CURB SHALL BE CONSTRUCTED IN BLOCKS OF 10 FEET
EACH, LENGTHS BEING SEPARATED DURING CONSTRUCTION BY A
TEMPLATE 1/8 TO 1/4 INCH THICK. THESE TEMPLATES SHALL BE
REMOVED AFTER CONCRETE HAS DEVELOPED INITIAL SET. 
A PREPARED EXPANSION JOINT, 1/2 THICK SHALL BE PLACED AT
INTERVALS OF 30 FEET.

FOR UNIMPROVED AREAS

TRENCH RESTORATION AND BACKFILL

TRENCH
EDGE OF

AND BACKFILL

FIRST CLASS BEDDING

F
IR

S
T

 C
LA

S
S

B
E

D
D

IN
G

6"
 M

IN
.

N.T.S.

O
.D

./4

PIPE SIZE
VARIES

CLASS 1-B STONE FOR

FOR ALL OTHER PIPE

1'-0" MIN.

DIRECTED BY THE
ENGINEER

PVC. PIPE 2A MODIFIED

UNLESS OTHERWISE

MIN.

(INLET AND MANHOLES)
STORM DRAINAGE STRUCTURE

STORM DRAINAGE

STRUCTURE BACKFILL
N.T.S.

MIN.
12"

COMPACTED IN 12"
2A MODIFIED STONE

BOTTOM OF
TRENCH12"

LAYERS (TYP.)

24"

FINISHED GRADE
(SEE SPECIFICATIONS)

SHALL BE SEEDED

6" MIN.

N.T.S.

B
A

C
K

F
IL

L 
R

E
Q

U
IR

E
M

E
N

T
S

IN
 E

A
S

E
M

E
N

T
S

 A
N

D
T

O
W

N
S

H
IP

 R
.O

.W
.'S

8" 

C
LE

A
N

 S
E

LE
C

T

B
A

C
K

F
IL

L 
M

A
T

E
R

IA
L

8" 

SEE PIPE BEDDING
DETAIL

1'
-0

"

6" TOPSOIL

V
A

R
IE

S

24"ALL DISTURBED AREAS

PERMANENT PAVEMENT RESTORATION WILL NOT
BE PERMITTED UNTIL AT LEAST 45 DAYS
AFTER PLACEMENT OF TEMPORARY PAVEMENT

PAVEMENT, TRENCH RESTORATION AND BACKFILL

PERMANENT PAVEMENT

1-1/2" ID-2 WEARING COURSE

2" ID-2 BINDER COURSE

6" MIN.

FOR PARKING AREA
N.T.S.

THIS POINT IS TYPICAL FOR
BOTH TEMPOARARY AND
PERMANENT PAVING

8" 8" 

INFORMATION SHOWN BELOW

2" ID-2 BINDER COURSE

TEMPORARY PAVEMENT

SEE PIPE BEDDING
DETAIL

1'
-0

"

IN 8" LAYERS
MECHANICALLY TAMPED
2A MODIFIED AGGREGATE

PERMANENT PAVEMENT RESTORATION WILL NOT
BE PERMITTED UNTIL AT LEAST 45 DAYS
AFTER PLACEMENT OF TEMPORARY PAVEMENT

ELECTRICAL CONDUIT TRENCHING

PERMANENT PAVEMENT

1-1/2" ID-2 WEARING COURSE

2" ID-2 BINDER COURSE

FOR PARKING LOT LIGHTING
N.T.S.

6" 

2" ID-2 BINDER COURSE

TEMPORARY PAVEMENT

IN 8" LAYERS
MECHANICALLY TAMPED
2A MODIFIED AGGREGATE

2'
-0

"

1'
-0

"

6" 3A MODIFIED
6" 3A MODIFIED

WARNING TAPE

10
"

8"

P
A

R
K

IN
G

 L
O

T

P
U

B
LI

C
 R

O
A

D
W

A
Y

8"

P
A

R
K

IN
G

 L
O

T

P
U

B
LI

C
 R

O
A

D
W

A
Y

TYPICAL CURB DETAIL
N.T.S.

NOTE:

ACCORDANCE WITH PENNDOT TITLE 67 CHAPTER 23.
ALL SIGNS & PAINT MARKINGS SHALL BE IN 

VAN HANDICAPPED PARKING DETAIL

3'-0"

PAINTED STRIPE
4" BLUE

N.T.S.

8'-0" 8'-0"8'-0"

PARKING SIGN
AS PER CODE

HANDICAPPED

45°

5'-0" 8'-0"8'-0"

3'-0"

PAINTED STRIPE
4" BLUE

HANDICAPPED PARKING DETAIL
N.T.S.

PARKING SIGN
HANDICAPPED

AS PER CODE

45°

19
'-0

"
19

'-0
"

ASPHALT PAVING DETAIL

2% SLOPE(OR AS SHOWN)

COMPACTED SUBGRADE

WIDTH VARIES

4" 2A TYPE C STONE

NOTE:
1. SUBGRADE TO BE PROOF ROLLED WITH A MIN. 10 TON STATIC WEIGHT
3 WHEEL SMOOTH POWER ROLLER.

TYPE 4
CURB RAMP

RAMP LENGTH

ROADWAY
SURFACE

RAMP WIDTH

TYPE 4 AND 4A
SECTION E-E

SIDEWALK
AREA

PREMOLDED EXP
JT FILLER (TYP)ROUNDED

SURFACE

ROUNDED SURFACE

200

600

600

200

SIDEWALK AREA

PLCC
SIDEWALK

AS REQUIRED

1:12 (12:1 ) MAX SLOPE

100 (4") CONC SIDEWALK

150 (6") AGGR SUBBASE

(24")

(24")

(8")

(8")
1:12 (1

2:1)

MAX SLOPE

915 (3
'-0")

MIN

915 (3'-0") FOR SIDEWALK
WIDTHS LESS THAN 1525
(5'-0") 1220 (4'-0") FOR
SIDEWALK WIDTHS 1525 (5'-0")
OR WIDER

DETECTABLE WARNING
TRUNCATED DOMES

610
(24")

610

(24")

DETECTABLE WARNING
TRUNCATED DOMES

NON-WALK SURFACE

PLCC
DEPRESSED CURB

PLCC DEPRESSED CURB

* RAMP DESIGN IS TO REFERENCE PENNDOT RC-67M

SIDEWALK
WIDTH

RAMP WIDTH

SAME AS
SIDEWALK

VARIABLE

VARIABLE

RADIUS

TYPE 4A
CURB RAMP

PLCC SIDEWALK

ROUNDED SURFACE

200
600

600

200

(24")

(24") (8")

(8")
1:12 (1

2:1)

MAX SLOPE

915 (3'-0")MIN

600

(24")

DETECTABLE WARNING
TRUNCATED DOMES

NON-W
ALK SURFACE

PLCC
DEPRESSED
CURB

SOLID WHITE LINES BEING 4" WIDE
SHALL BE PAINTED AS PER PLAN.

N.T.S.

3. LINES FORMING A CROSSWALK SHALL BE PARALLEL.

TYPICAL CROSSWALK DETAIL

4FT. C-C. THEY SHALL BE LOCATED SO AS TO AVOID NORMAL
DIRECTION OF VEHICULAR TRAVEL. SPACING SHALL BE APPROXIMATELY
WHITE RECTANGLES 8FT. LONG SHALL BE INSTALLED PARALLEL TO THE
5. WHEN SPECIFIED ON THE PLANS, 24 INCH WIDE CONSECUTIVE

 UNLESS OTHERWISE SPECIFIED ON PLANS.
4. THE WIDTH OF CROSSWALK IS 4'.

4"

WHEEL PATHS.

N.T.S.

OF CURB OR EDGE OF SHOULDER AS APPLICABLE. CROSSWALK LINES
2. CROSSWALK LINES SHALL EXTEND FROM FACE OF CURB TO FACE

MARKING BOTH EDGES OF THE CROSSWALK AREA.
1. CROSSWALK LINES SHALL BE SOLID WHITE LINES, 6 INCHES WIDE,

TYPICAL STOP BAR DETAIL

ON EACH APPROACH.
SHALL COMPLETELY TRAVERSE ALL TRAFFIC LANES
STOP BARS, SOLID WHITE LINES BEING 24" WIDE

SHALL NOT INTERSECT.

6"

N.T.S.

24
"

PAVEMENT MARKING LEGEND
4" WTZP = 4" WIDE WHITE TRAFFIC ZONE PAINT

(SOLID)
4" YTZP = 4" WIDE YELLOW TRAFFIC ZONE PAINT

(SOLID)
4" DYTZP = 4" WIDE DOUBLE YELLOW TRAFFIC ZONE

PAINT (SOLID)
24" WTZP = 24" WIDE WHITE TRAFFIC ZONE PAINT

(STOP BAR)
24" YTZP = 24" WIDE YELLOW TRAFFIC ZONE PAINT
4" BWTZP = 4" WIDE WHITE TRAFFIC ZONE PAINT

(BROKEN)

TYPICAL TRAFFIC ZONE PAINT DETAIL

N.T.S.

TYPICAL CONCRETE SIDEWALK DETAIL

COMPACTED SUBGRADE
 (90% MODIFIED PROCTOR DENSITY)

6" 2A TYPE C STONE BASE COURSE
 (MECHANICALLY COMPACTED)

(3300 P.S.I)
4" CLASS A CEMENT CONCRETE

 1. PROVIDE SCORED CONTRACTION 

   JOINT EVERY FOURTH BLOCK.
 2. INSTALL PREMOLDED EXPANSION

   JOINT TO FORM SQUARE BLOCKS.

NOTE: 

SEE PLAN 

FOR SIDEWALK WIDTH

 3. CROSS SLOPE SHALL NOT EXCEED 2%.

(5' MIN.)

PAINTED STRIPE

TYP. PARKING DETAIL
N.T.S.

9'-0"

4" WHITE

CONCRETE CURB 

4"

TYP.

19
'-0

"

CONCRETE CURB 

CONCRETE CURB 

TYPICAL CROSSWALK DETAIL

4FT. C-C. THEY SHALL BE LOCATED SO AS TO AVOID NORMAL
DIRECTION OF VEHICULAR TRAVEL. SPACING SHALL BE APPROXIMATELY
WHITE RECTANGLES 5FT. LONG SHALL BE INSTALLED PARALLEL TO THE
WHEN SPECIFIED ON THE PLANS, 24 INCH WIDE CONSECUTIVE

WHEEL PATHS.

N.T.S.

4'

5'

24" SOLID WHITE LINE

1

2

28'

3'
2'

18"

12
"

1/4"  CORROSION RESISTANT CHAIN

EMERGENCY ACCESS ROADWAY GATE AND SIGN DETAILS

CONCRETE

4" DIA. STEEL POST             
BLOCK

DO NOT
OFFICIAL USE

N.T.S.

3 12" SUPERPAVE MATERIAL, 1 12" OF 9.5 MM, PG64-22 WEARING COURSE (0.3
TO 3 MILLION ESALs, SRL-H) ON 2" OF 19 MM, PG64-22 BINDER COURSE1

2 4 12" OF SUPERPAVE MATERIAL, 25 MM, PG 64-22 BASE COURSE (0.3 TO 3
MILLION ESALs)

NOTE:
FIRE LANE SIGNS SHALL COMPLY WITH FIGURE D103.6 OF THE 2015 INTERNATIONAL FIRE CODE.
SIGNS WILL HAVE A MINIMUM DIMENSION OF 12" (305 mm) WIDE BY 18" (457 mm ) HIGH AND HAVE RED
LETTERS ON A WHITE REFLECTIVE BACKROUND.

NO PARKING - SIGN DETAIL
N.T.S.

N.T.S.

FIRE LANE APRON GRASS PAVER DETAIL
N.T.S.

STAMPED ASPHALT PAVING DETAIL
N.T.S.
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TO CONSIST OF 31 AT, 31 AO,
62 CV AND 31 HSD.  LAYOUT
TO BE APPROVED BY L.ARCH.
PRIOR TO INSTALLATION.
(505 S.F. PLANTING BED)

30-CV
25-CV
56-HSD
230-CE
IVHG

140-CV
160-CE
165-CE

245-CE
370-CE

530-CE

320-CV

42-SO
7-CA

47-CV
280-CE

510-CE

3-IVLH

5-IVLH

3-IVLH

3-IVLH

170-CV

490-CV

SOD

LAWN

LAWN

LAWN

REFER TO CONTRACT DRAWINGS
FOR LANDSCAPING BEYOND
TOWNSHIP REQUIREMENTS.PARKING LOT LANDSCAPE AREA SUMMARY

PARKING LOT AREA:  11,895 S.F.
LANDSCAPE AREAS: 1,737 SF
PERCENT LANDSCAPE:  14.6%

PARKING LOT LANDSCAPE AREA SUMMARY
PARKING LOT AREA:  11,170 S.F.
LANDSCAPE AREAS: 1,243 SF
PERCENT LANDSCAPE:  11.1%

290-CE

380-CE

7-IVHG
260-CE
29-HSD X2
36-SO
85-CV

FENCE WITH GATE

400-CE

EXISTING PLANTINGS TO BE
SUPPLEMENTED WITH
RELOCATED PLANTINGS FROM
EXISTING RECREATION AREA.
AS DIRECTED BY PROJECT
LANDSCAPE ARCHITECT.

REFER TO CONTRACT DRAWINGS
FOR LANDSCAPING BEYOND
TOWNSHIP REQUIREMENTS.

10-IVLH
3-IVHG

39-SO
455-CE

8-SO

315-CE

REFER TO CONTRACT
DRAWINGS FOR LANDSCAPING
BEYOND TOWNSHIP
REQUIREMENTS.
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Landscape Legend

Existing Deciduous Trees (Surveyed)

Existing Deciduous Tree
(Approximate Location)

Existing Evergreen Tree (Surveyed)

Existing Evergreen Tree
(Approximate Location)

Proposed Limit of Disturbance

Existing Shrubs (Surveyed)

Proposed Replacement Trees are Shaded

Proposed Tree Protection Fence

NOTE: Refer to Sheet 39 for Proposed Plant  
Schedule Symbols and Abbreviations.
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Typical Evergreen Tree Planting Detail

Prune as directed
Rubber hose
Wire guys - Triple strand
14 gauge steel wire
Turnbuckles
(for trees over 12' high)

NOTE: All materials

2" Mulch depth
4" high plant saucer beyond edge 

Compacted topsoil
Remove burlap and/or wire
basket from top 1/2 of ball
2"x2"x3' Hardwood stakes
(3 Per tree)
Backfill mix
Place ball on unexcavated soil

1:1 slope on sides of planting pit, top

as specified

Tamp soil around root ball base

Top of root ball shall be slightly
higher than surrounding finish grade

of root ball

of planting pit to be 2 x ball diameter

Not to Scale

Typical Deciduous Tree Planting Detail
Not to Scale

Typical Shrub Planting Detail

Remove burlap from
top 1/2 of ball
Backfill mix

Tamp soil around
root ball base

1:1 slope on sides of

Prune as directed

2" Mulch depth

4" high plant saucer

Compacted topsoil

Place ball on 
unexcavated soil

planting pit, top of 

beyond edge of root ball

planting pit 2x root ball

Not to Scale

Typical Multi-Stem Tree Planting Detail

(for trees over 12' high)
2" Mulch depth
4" high planting saucer beyond root ball

Remove burlap and/or wire

2"x2"x3' Hardwood Stakes

Place ball on unexcavated soil

1:1 slopes on sides of planting pit, top

Compacted topsoil

Backfill mix

basket from top 1/2 of ball

(3 Per tree)

Turnbuckles

Prune as directed
Rubber hose
Wire all major stems together
Wire guys - Triple strand
14 gauge steel wire

NOTE: All materials
       as specified

Tamp soil around root ball base

Top of root ball shall be slightly
higher than surrounding finish grade

of planting pit 2x root ball diameter

Not to Scale

1:1 slope on sides of planting pit, top of planting pit to
be 2 x's ball diameter

Tamp soil around root ball base
Place ball on unexcavated soil

Backfill mix

2"x2"x8' hardwood tree stakes (3 per tree)

Remove burlap and/ or wire basket  From top 1/2 of ball
Compacted topsoil

4" high plant saucer beyond edge  of root ball

2" mulch depth

Top of root ball shall be slightly Higher than the
surrounding finish grade

NOTE: All materials
as specified

Turnbuckles (4" cal. & over)

Wire guys - triple strand 14 gauge steel
wire

Rubber hose

Prune as directed

6'
-6

" M
IN

.

Install 4'-0" solid tube tree protector 
per manufacturer's recommendations
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

*PLANT SCHEDULE NOTE:
Quantities of plant materials and related materials shown on drawing schedules are for the convenience of the contractor and may indicate a quantity less than required to perform the installation. Where spacing of plant material is
indicated, plant spacing shall govern over quantity indicated.  Where a quantity of plant material is indicated on plans, this quantity shall be interpreted as a minimum calculated quantity. In no case shall a quantity of plant material be
installed that is less than the quantity shown on the plant schedule or the plans.  The contractor shall be responsible to determine the quantity of plant materials required and shall be required to install that quantity of material.

INSPECTION FOR START OF GUARANTEE:  The Landscape Architect will inspect the work to determine its substantial completion
for beginning the guarantee period.  The Landscape Contractor shall request such inspection in writing at least ten (10) days prior to
the anticipated date of completion.  After inspection, the Landscape Contractor will be notified of the date when the work has been
approved for beginning the Guarantee Period or, if there are any deficiencies, a list to be corrected prior to the beginning of the
guarantee period.

GUARANTEE:  Guarantee landscape work, plant material, and lawn for (18) calendar months from date of completion of installation
and written acceptance by the Owner or Landscape Architect.  The Landscape Contractor shall guarantee that plant material will be
in a vigorous and thriving condition at the end of the Guarantee Period.  Should plants appear to be in poor health, or lack normal
growth, the Landscape Contractor shall remove the plants at once and install replacements in a timely manner as specified.

WITHIN THE GUARANTEE PERIOD:  The Landscape Contractor shall notify the Owner in writing of any maintenance practices
being followed or omitted which would be detrimental to the healthy, vigorous growing condition of plants.

COMPLETION OF GUARANTEE:  The Landscape Contractor shall notify the Landscape Architect or Owner upon completion of the
Guarantee Period and request a full inspection prior to acceptance of the work.

PRE-EMERGENCE HERBICIDE:  Apply pre-emergence herbicide such as "Treflan" to planting beds according to manufacturer's
recommendation before placing mulch.  Include a second application of pre-emergence herbicide as a part of this work.

MAINTENANCE BEFORE GUARANTEE PERIOD:  The Landscape Contractor shall maintain plantings prior to the beginning of the
guarantee period and keep the complete and incomplete work in a clean and neat condition at all times.  Maintenance responsibilities
shall include but not be limited to watering, mulching, fertilizing, disease control, and weed control.

TOPSOIL:  Sufficient quantity of topsoil for planting is not available on the site and is to be provided by the Landscape Contractor.

PLANT MATERIAL:  The Landscape Contractor shall furnish, deliver, and install plant material as specified.  Install plant material in
accordance with the drawings, details, and general comments.

INSPECTION OF PLANTING AREAS:  Inspect planting areas before topsoiling, finish grading, or planting is begun to ensure that
adequate drainage exists.  If areas to be landscaped show evidence of poor drainage, the Landscape Contractor shall notify the
Owner immediately for corrective action.  Plant material that dies due to poor or inadequate drainage shall be the responsibility of
the Landscape Contractor.

DEFINITIONS:  The term "plant material" shall mean trees, shrubs, ground cover, and other growing plants and seeding to the
extent of the Plant Schedule shown on the Drawings and Planting Details.  Trees, shrubs, and other plant material shall be as
specified.

CONTRACTOR QUALIFICATIONS/REFERENCES:  Submit proof of qualifications for review by the Landscape Architect at least
two weeks before proceeding with the work.  Include a reference list of at least three landscape installations using plant material
similar to that of the current project in size, quantity, and magnitude of work.  Include for each reference the dollar amount of the
project, date of completion, and phone numbers of contacts at each location listed.

General Landscape Specifications:

Planting Specifications:
PLANT MATERIAL SOURCES: Plant materials are to be selected at nurseries located within the same plant hardiness zone as the
project site and within a one hundred (100) mile radius of the project site, unless otherwise approved by the Landscape Architect or
Owner.

PLANT SELECTION:  Notify the Landscape Architect to select and seal plant material at the nursery before delivery.

STAKEOUT OF PLANT LOCATIONS:  Notify the Landscape Architect to review stakeout of plant material locations at the site before
installation.  Markers shall be wood stakes, minimum 2"x2"x4'.

ANTIDESICCANT:  When planting in late fall, apply anti-desiccant to broadleaf evergreen plant material before digging from the nursery
field, at manufacturer's recommended application rates.

SOIL ADDITIVES:  For container-grown shrubs and B&B shrubs and trees, both evergreen and deciduous, apply soil additives in
compliance with the manufacturer's recommended rates and procedures.  Incorporate the following materials in the Backfill Mix:

Super absorbent copolymer and soil wetting agents, such as "Supersorb C" and "Aquagro 20S" as manufactured by Aquatrols,
(800) 257-7797.
M-ROOTS, as manufactured by ROOTS, Inc., (800) 342-6173, or approved equal Mycorrhizae inoculant including both Endo- and
Ecto-mycorrhizae species, and biostimulants.
Agriform tablets 20-10-5 plus Minors, 21-gram size, as manufactured by Scotts-Sierra Horticultural Products Co. (937) 644-0011, or
approved equal. Place in planting pit evenly spaced.

Quantities of plant materials and related materials shown on drawing schedules are for the convenience of the contractor and may
indicate a quantity less than required to perform the installation. Where spacing of plant material is indicated, plant spacing shall
govern over quantity indicated.  Where a quantity of plant material is indicated on plans, this quantity shall be interpreted as a
minimum calculated quantity. In no case shall a quantity of plant material be installed that is less than the quantity shown on the plant
schedule.  The contractor shall be responsible to determine the quantity of plant materials required and shall be required to install that
quantity of material.

Plant Quantity Specifications:

MAINTENANCE BEFORE GUARANTEE PERIOD:  Sod maintenance shall include, but not be limited to, watering of turf, mowing,
cultivation, weeding, disease and pest control, replacement of dead or unacceptable materials, filling under settlement areas,
resodding washouts, and any other procedure consistent with good horticultural practice necessary to insure normal, vigorous and
healthy growth of work under this Contract.

ADDITIONAL SOD GUARANTEE:  Guarantee of sod shall also include the repair of washouts and gullies using materials and
procedures specified above.

FINISH GRADING:  The Landscape Contractor shall fine grade lawn areas and remove debris and stones larger than 1" from the
Site.  Add topsoil to curbed areas as required to bring finish grade flush with top of curb and provide crown as indicated in planting
details.  Finish grading is to be inspected by the Landscape Architect prior to sod planting.

Sodding Specifications:
TIMING:  Sodding shall commence between August 15 and October 15, or between March 15 and May 15, as weather permits
and/or as approved by the Landscape Architect.

REPAIRS AND REPLACEMENTS:  Remove sod which has died immediately after any inspection.  Repair joint separations, and
replace dead or washed out sod, providing sod similar to the original installation.  Install replacement sod during the following
planting season.  Repair turf bed, adding topsoil as necessary before laying replacement sod.  Notify the Landscape Architect
when sod replacements are complete.

SOIL AMENDMENTS:  Incorporate by discing within the top 1-2" of topsoil the following materials:  30 lbs. of dolomitic limestone,
20 lbs. of basic fertilizer (0-20-20) and 25 lbs. of 10-6-4, 50% organic nitrogen per 1,000 sq. ft.

GRASS SPECIES:  Sod shall include a blend of the following:
80%   Fylking Kentucky Bluegrass or other acceptable
       Bluegrass cultivar
20%   Pennlawn Creeping Red Fescue or other acceptable Red
       Fescue cultivar

INSTALLATION:  Extra care shall be taken to eliminate air pockets and depressions by rolling or tamping base before sod
installation.  Sod must be delivered and installed within 36 hours of being cut.  Sod shall be laid smoothly, edge to edge with
staggered joints.  Immediately after installation the sod shall be watered in to a depth of 4".

SLOPES:  On slopes 3 to 1 or greater, fasten sod securely to the base by wooden pegs or an acceptable substitute.

Prior to replacement of topsoil, subgrades are to be reviewed by the Landscape Architect. REFER TO SPECIFICATION BOOKLET
FOR ADDITIONAL INFORMATION. Topsoil to be a minimum depth of 6" in lawn areas.

Topsoil Replacement

BED PREPARATION:  Supply and spread soil additives as above plus 3" depth of well-rotted compost over all bed areas, and rototill
into the top 4" of topsoil before planting.  Exception:  Place Agriform tablets for bedded shrubs at time of planting.

WATERING:  Water sod as required for four weeks (28 days) after all sod is installed.  Replace sod showing signs of
excessive drying.

SEED AREA LIMITS:  Areas disturbed by the Building Contractor and the removal and relocation of shrubs and trees shall be
grubbed, soiled, regraded to match surrounding area, and seeded, fertilized, and mulched by the Landscape Contractor.  Limits
of lawn restoration shall be determined in the field based on a site inspection by the Owner and Landscape Contractor.

FERTILIZER:  Fertilize with 30 lbs. of 10-6-4 per 1,000 sq. ft.

MULCH:  Mulch newly seeded areas with hay or straw at the rate of 40 lbs. per 1,000 sq. ft., or 1,750 lbs. per acre.

SEED MIX:  Seed shall be a mixture of the following varieties:
60%  Baron Kentucky Bluegrass
20%  Jamestown II Chewings Fescue
20%  Palmer II Perennial Ryegrass
Sow the above mixture (available from Budd Seed, Inc. as "Tri-Plex General Seed Mix") at 4.5 lbs. per 1,000 sq. ft.

MAINTENANCE BEFORE GUARANTEE PERIOD:  Lawn work shall be maintained by the Landscape Contractor until full
germination is accomplished and the lawn has been cut twice.  If required, the contractor shall reseed, resoil, refertilize, remulch,
etc. until a satisfactory stand of grass is achieved.

EROSION CONTROL MATTING:  Soil erosion shall be controlled by installing North American Green erosion control matting per
manufacturers instructions on any slope greater than 4:1.  Refer to manufacturer's specifications for the required staple pattern as
dictated by slope gradient and soil conditions.

Seeding Specifications:

FINISH GRADING:  The Landscape Contractor shall fine grade lawn areas and remove debris and stones larger than 1" from the
Site.  Add topsoil to curbed areas as required to bring finish grade flush with top of curb and provide crown as indicated in planting
details.  Finish grading is to be inspected by the Landscape Architect prior to sod planting.

TIMING:  Seeding shall commence between August 15 and October 15, or between March 15 and May 15, as weather permits
and/or as approved by the Landscape Architect.

Tree Installation Beyond Primary LOD
1. Limit of Disturbance at Each Planting Location:

a. Area of Additional LOD is shown in Tabular Form on
Landscape Plan.

b. Red circles on tree symbols are the LOD limits per the
Table.

c. Landscape Contractor is to limit spill from tree
excavation to one-foot beyond specified excavation.

d. LOD at each planting location is two times rootball size
plus 2-feet in diameter.  A tarp is to be used to dispose
of excess excavated soil beyond the limit of the LOD
and to blend additives into soil for Backfill Mix.

2. Weather and Soil Conditions:
a. Do not install trees beyond the primary LOD within 48

hours after a rain storm of 0.5” depth or greater.
b. Stop work if pneumatic tires produce ruts between

nearest pavement and tree planting locations.
c. Use track mounted equipment if needed to avoid

rutting.

3. Tree Delivery and Planting:
a. Place unplanted trees on designated paved parking

spaces (staging areas) for transport to planting
locations.

b. Provide light mist spray on stored plant materials in hot
weather (over 75 degrees).

c. Store plant materials at these locations no longer than
48 hours prior to planting.

d. Use smallest practical equipment to dig planting holes
at each planting location.

e. Use smallest practical equipment to transport trees to
planting locations from staging areas.

f. Use track mounted equipment for moving trees and
digging holes if ruts are created by pneumatic tires.

4. Daily Lawn Repair:
a. All lawn damage created by landscape installation work

is to be repaired by end of day on the day of planting.
b. Fill any ruts level with imported topsoil.
c. Hand rake large areas to fine grade.
d. Seed all disturbed areas with specified seed mix.
e. Mulch all disturbed areas with 'Penn Mulch Seed

Accelerator' recycled paper mulch pellets with starter
fertilizer and tackifier (as manufactured by
LebanonTurf).

f. Lightly water to expand mulch.

5. Daily Mulching:
a. Mulch all planting pits by end of each planting day.

Requirements for PCSM Trees
1. All proposed Shade Trees, Evergreen Trees, and Flowering

Trees are to be counted for Volume Reductions Credits as
PCSM Trees.

2. Trees must be Native Species.  Substitutions for specified trees
must also be Native Species.

3. Trees are to be protected during construction.
4. Trees shall be maintained by Owner for the life of the project or

until redevelopment occurs.  Life of Project is 50 years.
5. Escrow shall be provided, by Owner, for the replacement of any

protected trees used for stormwater credit that die within 5
years of construction.  Dead trees shall be replaced within 6
months.  Minimum caliper size for replacement after original
warrantee is 2".

6. Trees shall be installed at or near the locations approved on
the PCSM landscape plan.



8" THICK REINFORCED CONCRETE
PAVEMENT W/(2) LAYERS OF #4
REBAR AT 12" O.C. EACH WAY,
REBAR TO STOP 2" SHORT OF
EXPANSION JOINTS

6" DEPTH, CRUSHED AGGREGATE
BASE COURSE

8"

1/2" PREMOLDED EXPANSION JOINT
MATERIAL WITH SEALANT

1" X 18" LONG JOINT DOWEL BAR
WITH PLASTIC END CAP AT 18" O.C.,
FIBERDOWEL FD1000 OR ZINC
COATED A615 STEEL DOWELS AT
CONTRACTOR'S OPTION

PROVIDE 2 1/2" DEEP SAW-CUT
CONTRACTION JOINTS AT NO
GREATER THAN 15' SPACING.
SAW-CUT JOINTS ARE TO ALIGN
WITH FALSE JOINT IN PROPOSED
SURFACE TEXTURE.

PROVIDE 4" GAP IN REINFORCING AT
SAW-CUT JOINTS

6"

PREPARED SUBGRADE

PAVEMENT SURFACE TO RECEIVE
TEXTURES, PATTERNS AND (FALSE)
TOOLED JOINTS AS SHOWN ON
CONSTRUCTION DOCUMENTS.
PROVIDE WEAKENED JOINTS
ALIGNED WITH PROPOSED PAVING
PATTERNS.

H

A

H

A

G G
SECURE SIGNS TO POST w/ 1/4" DIA.
BOLTS TOP & BOTTOM

RESERVED PARKING SIGN PER PA
BARRIER FREE SUBCODE STANDARD
R7-8

R7-8A VAN ACCESSIBLE SIGN PLACED ONLY AT VAN
ACCESSIBLE PARKING SPACES AS DESIGNATED ON
THE SITE PLAN.

SIGN POST AS MANUFACTURED BY IDEALSHIELD,
DETROIT, MI.  PHONE:  866-825-8659

SIGN POST 1.66" O.D. 14 GAUGE SIGN POST WITH 18"
NOMINAL HDPE COATING, 1.90" FINISHED O.D.,
PROVIDE IN LIGHT BLUE COLOR AT ACCESSIBLE
PARKING SIGN LOCATIONS.

6" ARCHITECTURAL DECORATIVE BOLLARD COVER,
BROWN COLOR, CUT TO 43" LENGTH AND DRILLED
FOR SIGN POST WITH HOLE SAW, AS
MANUFACTURED BY IDEAL SHIELD OR APPROVED
EQUAL, PHONE: 866-825-8659.  MODEL NO.
ARCH-BROWN-06-42-S-MOD

6" SCHEDULE 40 GALVANIZED STEEL PIPE WITH
3,000 PSI CONCRETE @ 28 DAYS.
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BITUMINOUS CONCRETE PAVEMENT

CUT AND TUMBLED GRANITE JUMBO BLOCK
WITH 1/2" MORTAR JOINTS.  BLOCK TO BE
APPROX. 8" X 10", 3" TO 5" THICK.  SET IN WET
CONCRETE USING RANDOM STAGGERED BOND
TO MATCH EXISTING.

CONCRETE BASE, 3,500 PSI AT 28 DAYS, MIN. 5"
DEPTH

PREPARED SUBGRADE

FINISHED GRADE

AMENDED TOPSOIL, MIN. 6" DEPTH, 12" DEPTH IN
PLANTING BEDS

2'-0"

6"

BITUMINOUS CONCRETE PAVEMENT

CUT AND TUMBLED GRANITE JUMBO BLOCK
WITH 1/2" MORTAR JOINTS.  BLOCK TO BE
APPROX. 8" X 10", 3" TO 5" THICK.  SET IN WET

FF 329.69

BF VARIES

TW328.85

TC327.55X TC327.55 X TC327.55
BC327.05 STONE SCREENINGSX BC327.05X XBC327.05 XBC327.05

BC324.66X
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BW327.65X

MINIMUM 6" DEPTH AMENDED
EXISTING TOPSOIL

COMPACTED CLEAN FILL

UNDISTURBED SUBGRADE

SEATING WALL WITH CAST
STONE CAP

CONCRETE SIDEWALK

6" X 12" CURB SET ON
BASIN FABRIC WRAP

SYNTHETIC TURF SURFACE WITH
GRANULAR FILL, REFER TO BOCCE
SURFACE DETAIL

6" X 1" X 50' J-DRAIN SD 604 ALONG
FULL LENGTH OF COURT, TYPICAL

REINFORCED CAST-IN-PLACE
CONCRETE RETAINING WALL

6" DEPTH AMENDED TOPSOIL
326.55X

REFER TO PCSM DETAILS FOR ADDITIONAL INFORMATION REGARDING UNDERGROUND STORAGE

6" X 12" CAST-IN-PLACE CONCRETE CURB
WITH STEEL FORM FINISH, SAW-CUT JOINTS
MAXIMUM 20' O.C.

CURB REVEAL VARIES ON SIDEWALK SIDE
FROM FLUSH TO 6" MAX.

4" CONCRETE SIDEWALK WITH MIN. 4" DEPTH
CRUSHED STONE BASE

SAND-FILLED ARTIFICIAL TURF

5MM PUNCHED DRAINAGE PAD

1 1/2" CLEAN QUARRY SCREENINGS

AASHTO NO. 57 CLEAN STONE BASE

UNDERGROUND BASIN

10
 1

/2
"

+ 
1 

1/
2"

6"
 M

AX
.

TC327.55+

CRUSHED STONE BASE OR
COMPACTED CLEAN FILL

1/2" EXPANSION JOINT

1" X 6" X 50' J-DRAIN SD 604
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG MCCD SUBMISSION SET & REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/2410/16/20241

Stamped Paving Type 'A'
"Connor's Quarry Stone"
36" x 55" Stamp Size
Proline Stamps:  AS1100A, AS1100B,
AS1100C and AS1100F (Example)

Integral Color:  Proline Black, #IC590 at 1
Bag per 4 C.Y.
Color Hardener:  Proline Jade #618 at 60#
per 100 S.F., Two Shakes.
Antiquing Release:  Proline Soft Gray #613

GENERAL NOTE:

CONTRACTOR TO PROVIDE SHOP
DRAWINGS AND COLOR SAMPLES
FOR REVIEW PRIOR TO
CONSTRUCTION OF FIELD SAMPLE.
FIELD SAMPLE TO BE PREPARED
AND REVIEWED AS STANDARD FOR
FINISHED WORK.  COLORS AND
TEXTURES TO BE APPROVED BY
OWNER AND ARCHITECT PRIOR TO
PROCEEDING WITH THE WORK.

STAMPING TOOL SPECIFIED IS
EXAMPLE ONLY.  ACTUAL STAMPING
TOOLS TO BE SELECTED BASED ON
PROVISION OF WALKABLE SURFACE
AND AESTHETIC EFFECT.

Stamped Paving Sealants

· Concrete Sealant:  Surecrete Sureseal HS 340

· Anti-slip Additive:  Surecrete SureGrip

· Alternate Saw-cut Joint Sealant:  'Metzer/McGuire Spal-Pro
RSF, Color to coordinate with pavement as selected by
Architect.  Provide cost as Add Alternate for determination by
Owner.

Surecrete SureGrip additive is to be added to concrete sealant to
improve slip resistance in all proposed stamped/imprinted concrete
pavement areas at rate recommended by manufacturer.

Color Sample, Mockup:
PROPOSED COLOR TO MATCH PENNSYLVANIA BLUESTONE TO
THE EXTENT PRACTICAL UNLESS OTHERWISE DIRECTED BY
OWNER.  PROVIDE 3'X3' FIELD MOCKUP FOR REVIEW AND
APPROVAL PRIOR TO INSTALLATION OF FINISHED  PAVEMENT.
FIELD MOCKUP TO REMAIN ON SITE UNTIL FINAL PAVEMENT IS
APPROVED.  CONSTRUCT FIELD MOCKUP IN LOCATION
APPROVED BY OWNER.

Sealed Expansion Joints:  Sikaflex 1a, color
to be selected from standard available colors.

HEAVY DUTY STAMPED CONCRETE SECTION
SCALE:  1/2" = 1'-0"

STAMPED & COLORED CONCRETE SPECIFICATIONS
NOT TO SCALE

BELGIAN BLOCK MOUNTABLE CURB
SCALE:  3/4" = 1'-0"

ADA SIGN WITH BOLLARD
SCALE:  1" = 1'-0"

BOCCE COURT CURB, TURF, AND DRAINAGE
SCALE:  1" = 1'-0"

BOCCE COURT AND UNDERGROUND BASIN CONCEPT SECTION
SCALE:  3/8" = 1'-0"

Filter
Fabric

Rigid
Core

6”

J•DRAIN
6” SD
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FORM UPPER 12" OF CONC. BASE W/18" DIA. SONOTUBE
FORM OR EQUAL FORM TO BE REMOVED AFTER CONC.
HAS CURED & CONC. FINISHED

SLOPE TOP OF FDN @ 1/8" FT TO DRAIN FROM C TO
PERIMETER.

PR0VIDE 6-#4 VERT. REINF. WITH #3 TIES @ 12" O.C.
TO FORM CAGE W/10" SIDES

#4 AWG. CU. GROUND WIRE TO 5/8" DIA. x 10' LONG
GROUNDING  ROD W/GROUND CLAMP

LUMINAIRES: 'RATIO AREA SIZE 1' SERIES LED LUMINAIRE
WITH STANDARD ARM MOUNT AS MANUFACTURED BY
HUBBELL OUTDOOR LIGHTING, GREENVILLE, SC, (864)
678-1000.  REFER TO SITE LIGHTING SCHEDULE.

12
'-0

" T
YP

IC
AL

6"
2'

-0
"

18
" M

IN
.

3'
-0

" M
IN

.

4'-0" TYP.

1'-6"

4 ANCHOR BOLTS INSTALLED PER LIGHT MFR. SPECS

PVC ELEC. CONDUIT - SIZE AS REQUIRED

CAST-IN-PLACE CONCRETE, MINIMUM 3,750 PSI AT 28
DAYS, AIR ENTRAINED.

TOP OF FOOTING ELEVATION TO BE SET 6" ABOVE
NEAREST EDGE OF PARKING LOT PAVEMENT.
INCREASE FOOTING HEIGHT BY 2 FEET AND DEPTH BY
6" WHERE TALL FOOTINGS ARE SPECIFIED.  REFER TO
SITE LIGHTING SCHEDULE.

EXPOSED CONCRETE TO BE SEALED WITH AQURON
CPT 2000, APPLIED PER MANUFACTURER
SPECIFICATIONS

WHERE FOOTINGS ARE TO BE EXPOSED MORE  THAN 6"
ABOVE GRADE, MINIMUM FOOTING DEPTH IS TO BE
INCREASED BY 25% OF EXPOSED FOOTING HEIGHT.

4" SQUARE STRAIGHT ALUMINUM POLE

NOTE:
ALL PROPOSED LIGHT STANDARDS AND BOLLARDS ARE TO
RECEIVE NEW CONCRETE FOOTINGS UNLESS OTHERWISE
AGREED WITH OWNER.

FIXTURE & FOUNDATION

SETBACK TO BOLLARD FOOTINGS:
1'-6" FROM EDGE OF WALKWAY.

BOLLARD TO BE KIM PAVILION
SERIES, REFER TO SITE LIGHTING
SCHEDULE.

CONCRETE SIDEWALK

ANCHOR BOLTS INSTALLED PER
MANUFACTURER'S SPECIFICATIONS.

FORM UPPER 12" OF CONCRETE BASE
W/12" NOMINAL DIA. SONOTUBE FORM
OR EQUAL. FORM TO BE REMOVED
AFTER CONCRETE HAS CURED.

R
EF

ER
 T

O
N

EC
 2

01
7

NOTES:

WEATHER PROTECTION FOR FOOTINGS
SHALL BE USED IN ACCORDANCE WITH
PENNDOT PUBLICATION 408, CURRENT
ADDITION.

PENETRATING SEALER IS TO BE APPLIED
TO EXPOSED (ABOVE GROUND) PORTION
OF THE POLE BASE.  PENETRATING SEALER
IS TO BE AQURON CPT 2000, OR APPROVED
EQUAL

12" MIN.

18
" M

IN
.

11 2"
3'

-6
1 2"

3'
-5

3 4"

36
" M

IN
.

NOTE:
FINAL LOCATION OF BOLLARDS
TO BE VERIFIED IN FIELD.

7"

FINISHED GRADE
OF LAWN OR

PLANTING BED

CAST-IN-PLACE CONCRETE FOOTING,
3,500 PSI @ 28 DAYS, AIR  ENTRAINED.
SEAL WITH AQUARON CPT 2000 PER
MANUFACTURER'S INSTRUCTIONS.
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LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

ACTS GWYNEDD ESTATES AL

YG10/16/20241 REVISED PER TOWNSHIP REVIEW LETTER DATED 9/18/24

Light Standard Detail1 Scale:  3/8" = 1'-0"

Light Bollard Detail2 Scale:  1/2" = 1'-0"

Lighting Notes:
1. Some new light standards are to be connected to existing wiring at existing pole

locations.  All new light standards are to received new concrete footings unless
otherwise directed by Owner.

New light standards and bollards are to be controlled by existing centralized photocell
controls.  Photocell controls to prevent fixtures from operating during daylight hours.
Fixtures to turn on at dusk and off at dawn.

3. All poles are to be set plumb.

Post approval alterations to lighting plans or intended substitutions for approved
lighting equipment shall be submitted to the Township for review and approval prior to
installation.

4.

The Township reserves the right to conduct post installation nighttime inspections to
verify compliance with the commitments made on the approved lighting plan, if
appropriate, to require remedial action at no expense to the Township.

5.

2.
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Landscape Legend

Existing Deciduous Trees (Surveyed)

Existing Deciduous Tree
(Approximate Location)

Existing Evergreen Tree (Surveyed)

Existing Evergreen Tree
(Approximate Location)

Proposed Limit of Disturbance

Existing Shrubs (Surveyed)

Proposed Replacement Trees are Shaded

Typical LOD's for Tree Planting
Outside of Primary LOD's

Proposed Tree Protection Fence

NOTE: Refer to Sheet 43 for Proposed Plant  
Schedule Symbols and Abbreviations.

Existing Soil Limit
LeB
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NOTE:  REFER TO SHEET 43 FOR LANDSCAPE INSTALLATION REQUIREMENTS FOR TREE INSTALLATION BEYOND PRIMARY LIMIT OF DISTURBANCE.
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Typical Evergreen Tree Planting Detail

Prune as directed
Rubber hose
Wire guys - Triple strand
14 gauge steel wire
Turnbuckles
(for trees over 12' high)

NOTE: All materials

2" Mulch depth
4" high plant saucer beyond edge 

Compacted topsoil
Remove burlap and/or wire
basket from top 1/2 of ball
2"x2"x3' Hardwood stakes
(3 Per tree)
Backfill mix
Place ball on unexcavated soil

1:1 slope on sides of planting pit, top

as specified

Tamp soil around root ball base

Top of root ball shall be slightly
higher than surrounding finish grade

of root ball

of planting pit to be 2 x ball diameter

Not to Scale

Typical Deciduous Tree Planting Detail
Not to Scale

Typical Multi-Stem Tree Planting Detail

(for trees over 12' high)
2" Mulch depth
4" high planting saucer beyond root ball

Remove burlap and/or wire

2"x2"x3' Hardwood Stakes

Place ball on unexcavated soil

1:1 slopes on sides of planting pit, top

Compacted topsoil

Backfill mix

basket from top 1/2 of ball

(3 Per tree)

Turnbuckles

Prune as directed
Rubber hose
Wire all major stems together
Wire guys - Triple strand
14 gauge steel wire

NOTE: All materials
       as specified

Tamp soil around root ball base

Top of root ball shall be slightly
higher than surrounding finish grade

of planting pit 2x root ball diameter

Not to Scale

1:1 slope on sides of planting pit, top of planting pit to
be 2 x's ball diameter

Tamp soil around root ball base
Place ball on unexcavated soil

Backfill mix

2"x2"x8' hardwood tree stakes (3 per tree)

Remove burlap and/ or wire basket  From top 1/2 of ball
Compacted topsoil

4" high plant saucer beyond edge  of root ball

2" mulch depth

Top of root ball shall be slightly Higher than the
surrounding finish grade

NOTE: All materials
as specified

Turnbuckles (4" cal. & over)

Wire guys - triple strand 14 gauge steel
wire

Rubber hose

Prune as directed

6'
-6

" M
IN

.

Install 4'-0" solid tube tree protector 
per manufacturer's recommendations
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INSPECTION FOR START OF GUARANTEE:  The Landscape Architect will inspect the work to determine its substantial completion
for beginning the guarantee period.  The Landscape Contractor shall request such inspection in writing at least ten (10) days prior to
the anticipated date of completion.  After inspection, the Landscape Contractor will be notified of the date when the work has been
approved for beginning the Guarantee Period or, if there are any deficiencies, a list to be corrected prior to the beginning of the
guarantee period.

GUARANTEE:  Guarantee landscape work, plant material, and lawn for (18) calendar months from date of completion of installation
and written acceptance by the Owner or Landscape Architect.  The Landscape Contractor shall guarantee that plant material will be
in a vigorous and thriving condition at the end of the Guarantee Period.  Should plants appear to be in poor health, or lack normal
growth, the Landscape Contractor shall remove the plants at once and install replacements in a timely manner as specified.

WITHIN THE GUARANTEE PERIOD:  The Landscape Contractor shall notify the Owner in writing of any maintenance practices
being followed or omitted which would be detrimental to the healthy, vigorous growing condition of plants.

COMPLETION OF GUARANTEE:  The Landscape Contractor shall notify the Landscape Architect or Owner upon completion of the
Guarantee Period and request a full inspection prior to acceptance of the work.

PRE-EMERGENCE HERBICIDE:  Apply pre-emergence herbicide such as "Treflan" to planting beds according to manufacturer's
recommendation before placing mulch.  Include a second application of pre-emergence herbicide as a part of this work.

MAINTENANCE BEFORE GUARANTEE PERIOD:  The Landscape Contractor shall maintain plantings prior to the beginning of the
guarantee period and keep the complete and incomplete work in a clean and neat condition at all times.  Maintenance responsibilities
shall include but not be limited to watering, mulching, fertilizing, disease control, and weed control.

TOPSOIL:  Sufficient quantity of topsoil for planting is not available on the site and is to be provided by the Landscape Contractor.

PLANT MATERIAL:  The Landscape Contractor shall furnish, deliver, and install plant material as specified.  Install plant material in
accordance with the drawings, details, and general comments.

INSPECTION OF PLANTING AREAS:  Inspect planting areas before topsoiling, finish grading, or planting is begun to ensure that
adequate drainage exists.  If areas to be landscaped show evidence of poor drainage, the Landscape Contractor shall notify the
Owner immediately for corrective action.  Plant material that dies due to poor or inadequate drainage shall be the responsibility of
the Landscape Contractor.

DEFINITIONS:  The term "plant material" shall mean trees, shrubs, ground cover, and other growing plants and seeding to the
extent of the Plant Schedule shown on the Drawings and Planting Details.  Trees, shrubs, and other plant material shall be as
specified.

CONTRACTOR QUALIFICATIONS/REFERENCES:  Submit proof of qualifications for review by the Landscape Architect at least
two weeks before proceeding with the work.  Include a reference list of at least three landscape installations using plant material
similar to that of the current project in size, quantity, and magnitude of work.  Include for each reference the dollar amount of the
project, date of completion, and phone numbers of contacts at each location listed.

General Landscape Specifications:

Planting Specifications:
PLANT MATERIAL SOURCES: Plant materials are to be selected at nurseries located within the same plant hardiness zone as the
project site and within a one hundred (100) mile radius of the project site, unless otherwise approved by the Landscape Architect or
Owner.

PLANT SELECTION:  Notify the Landscape Architect to select and seal plant material at the nursery before delivery.

STAKEOUT OF PLANT LOCATIONS:  Notify the Landscape Architect to review stakeout of plant material locations at the site before
installation.  Markers shall be wood stakes, minimum 2"x2"x4'.

ANTIDESICCANT:  When planting in late fall, apply anti-desiccant to broadleaf evergreen plant material before digging from the nursery
field, at manufacturer's recommended application rates.

SOIL ADDITIVES:  For container-grown shrubs and B&B shrubs and trees, both evergreen and deciduous, apply soil additives in
compliance with the manufacturer's recommended rates and procedures.  Incorporate the following materials in the Backfill Mix:

Super absorbent copolymer and soil wetting agents, such as "Supersorb C" and "Aquagro 20S" as manufactured by Aquatrols,
(800) 257-7797.
M-ROOTS, as manufactured by ROOTS, Inc., (800) 342-6173, or approved equal Mycorrhizae inoculant including both Endo- and
Ecto-mycorrhizae species, and biostimulants.
Agriform tablets 20-10-5 plus Minors, 21-gram size, as manufactured by Scotts-Sierra Horticultural Products Co. (937) 644-0011, or
approved equal. Place in planting pit evenly spaced.

Quantities of plant materials and related materials shown on drawing schedules are for the convenience of the contractor and may
indicate a quantity less than required to perform the installation. Where spacing of plant material is indicated, plant spacing shall
govern over quantity indicated.  Where a quantity of plant material is indicated on plans, this quantity shall be interpreted as a
minimum calculated quantity. In no case shall a quantity of plant material be installed that is less than the quantity shown on the plant
schedule.  The contractor shall be responsible to determine the quantity of plant materials required and shall be required to install that
quantity of material.

Plant Quantity Specifications:

MAINTENANCE BEFORE GUARANTEE PERIOD:  Sod maintenance shall include, but not be limited to, watering of turf, mowing,
cultivation, weeding, disease and pest control, replacement of dead or unacceptable materials, filling under settlement areas,
resodding washouts, and any other procedure consistent with good horticultural practice necessary to insure normal, vigorous and
healthy growth of work under this Contract.

ADDITIONAL SOD GUARANTEE:  Guarantee of sod shall also include the repair of washouts and gullies using materials and
procedures specified above.

FINISH GRADING:  The Landscape Contractor shall fine grade lawn areas and remove debris and stones larger than 1" from the
Site.  Add topsoil to curbed areas as required to bring finish grade flush with top of curb and provide crown as indicated in planting
details.  Finish grading is to be inspected by the Landscape Architect prior to sod planting.

Sodding Specifications:
TIMING:  Sodding shall commence between August 15 and October 15, or between March 15 and May 15, as weather permits
and/or as approved by the Landscape Architect.

REPAIRS AND REPLACEMENTS:  Remove sod which has died immediately after any inspection.  Repair joint separations, and
replace dead or washed out sod, providing sod similar to the original installation.  Install replacement sod during the following
planting season.  Repair turf bed, adding topsoil as necessary before laying replacement sod.  Notify the Landscape Architect
when sod replacements are complete.

SOIL AMENDMENTS:  Incorporate by discing within the top 1-2" of topsoil the following materials:  30 lbs. of dolomitic limestone,
20 lbs. of basic fertilizer (0-20-20) and 25 lbs. of 10-6-4, 50% organic nitrogen per 1,000 sq. ft.

GRASS SPECIES:  Sod shall include a blend of the following:
80%   Fylking Kentucky Bluegrass or other acceptable
       Bluegrass cultivar
20%   Pennlawn Creeping Red Fescue or other acceptable Red
       Fescue cultivar

INSTALLATION:  Extra care shall be taken to eliminate air pockets and depressions by rolling or tamping base before sod
installation.  Sod must be delivered and installed within 36 hours of being cut.  Sod shall be laid smoothly, edge to edge with
staggered joints.  Immediately after installation the sod shall be watered in to a depth of 4".

SLOPES:  On slopes 3 to 1 or greater, fasten sod securely to the base by wooden pegs or an acceptable substitute.

Prior to replacement of topsoil, subgrades are to be reviewed by the Landscape Architect. REFER TO SPECIFICATION BOOKLET
FOR ADDITIONAL INFORMATION. Topsoil to be a minimum depth of 6" in lawn areas.

Topsoil Replacement

BED PREPARATION:  Supply and spread soil additives as above plus 3" depth of well-rotted compost over all bed areas, and rototill
into the top 4" of topsoil before planting.  Exception:  Place Agriform tablets for bedded shrubs at time of planting.

WATERING:  Water sod as required for four weeks (28 days) after all sod is installed.  Replace sod showing signs of
excessive drying.

SEED AREA LIMITS:  Areas disturbed by the Building Contractor and the removal and relocation of shrubs and trees shall be
grubbed, soiled, regraded to match surrounding area, and seeded, fertilized, and mulched by the Landscape Contractor.  Limits
of lawn restoration shall be determined in the field based on a site inspection by the Owner and Landscape Contractor.

FERTILIZER:  Fertilize with 30 lbs. of 10-6-4 per 1,000 sq. ft.

MULCH:  Mulch newly seeded areas with hay or straw at the rate of 40 lbs. per 1,000 sq. ft., or 1,750 lbs. per acre.

SEED MIX:  Seed shall be a mixture of the following varieties:
60%  Baron Kentucky Bluegrass
20%  Jamestown II Chewings Fescue
20%  Palmer II Perennial Ryegrass
Sow the above mixture (available from Budd Seed, Inc. as "Tri-Plex General Seed Mix") at 4.5 lbs. per 1,000 sq. ft.

MAINTENANCE BEFORE GUARANTEE PERIOD:  Lawn work shall be maintained by the Landscape Contractor until full
germination is accomplished and the lawn has been cut twice.  If required, the contractor shall reseed, resoil, refertilize, remulch,
etc. until a satisfactory stand of grass is achieved.

EROSION CONTROL MATTING:  Soil erosion shall be controlled by installing North American Green erosion control matting per
manufacturers instructions on any slope greater than 4:1.  Refer to manufacturer's specifications for the required staple pattern as
dictated by slope gradient and soil conditions.

Seeding Specifications:

FINISH GRADING:  The Landscape Contractor shall fine grade lawn areas and remove debris and stones larger than 1" from the
Site.  Add topsoil to curbed areas as required to bring finish grade flush with top of curb and provide crown as indicated in planting
details.  Finish grading is to be inspected by the Landscape Architect prior to sod planting.

TIMING:  Seeding shall commence between August 15 and October 15, or between March 15 and May 15, as weather permits
and/or as approved by the Landscape Architect.

*PLANT SCHEDULE NOTE:
Quantities of plant materials and related materials shown on drawing schedules are for the convenience of the contractor and may indicate a quantity less than required to perform the installation. Where spacing of plant material is
indicated, plant spacing shall govern over quantity indicated.  Where a quantity of plant material is indicated on plans, this quantity shall be interpreted as a minimum calculated quantity. In no case shall a quantity of plant material be
installed that is less than the quantity shown on the plant schedule or the plans.  The contractor shall be responsible to determine the quantity of plant materials required and shall be required to install that quantity of material.

PCSM Tree Installation Beyond Primary LOD
1. Limit of Disturbance at Each Planting Location:

a. Area of Additional LOD is shown in Tabular Form on Landscape
Plan.

b. Red circles on tree symbols are the LOD limits per the Table.
c. Landscape Contractor is to limit spill from tree excavation to

one-foot beyond specified excavation.
d. LOD at each planting location is two times rootball size plus 2-feet

in diameter.  A tarp is to be used to dispose of excess excavated
soil beyond the limit of the LOD and to blend additives into soil for
Backfill Mix.

2. Weather and Soil Conditions:
a. Do not install trees beyond the primary LOD within 48 hours after a

rain storm of 0.5” depth or greater.
b. Stop work if pneumatic tires produce ruts between nearest

pavement and tree planting locations.
c. Use track mounted equipment if needed to avoid rutting.

3. Tree Delivery and Planting:
a. Place unplanted trees on designated paved parking spaces

(staging areas) for transport to planting locations.
b. Provide light mist spray on stored plant materials in hot weather

(over 75 degrees).

c. Store plant materials at Staging Areas no longer than 48 hours
prior to planting.

d. Use smallest practical equipment to dig planting holes at each
planting location.

e. Use smallest practical equipment to transport trees to planting
locations from staging areas.

f. Use track mounted equipment for moving trees and digging holes if
ruts are created by pneumatic tires.

4. Daily Lawn Repair:
a. All lawn damage created by landscape installation work is to be

repaired by end of day on the day of planting.
b. Fill any ruts level with imported topsoil.
c. Hand rake large areas to fine grade.
d. Seed all disturbed areas with specified seed mix.
e. Mulch all disturbed areas with 'Penn Mulch Seed Accelerator'

recycled paper mulch pellets with starter fertilizer and tackifier as
manufactured by LebanonTurf or approved equal.

f. Lightly water to expand mulch.

5. Daily Mulching:
a. Mulch tree saucer at all installed trees by end of each planting day.

Requirements for PCSM Trees
1. Trees must be Native Species.  Substitutions for specified trees must also

be Native Species.
2. Trees are to be protected during construction.
3. Trees shall be maintained by Owner for the life of the project or until

redevelopment occurs.  Life of Project is 50 years.
4. Escrow shall be provided, by Owner, for the replacement of any protected

trees used for stormwater credit that die within 5 years of construction.
Dead trees shall be replaced within 6 months.  Minimum caliper size for
replacement is 2".

5. Trees shall be installed at or near the locations approved on the PCSM
landscape plan.
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Memo 
To: Board of Supervisors 

From: Mimi Gleason, Township Manager 

Date: November 22, 2024 

Re: Gypsy Hill Road & Penllyn Pike intersection 

 
Recommended Motion: To authorize the Public Works Department to work with the 
owner of 900 Gypsy Hill Road to remove trees near the intersection with Penllyn Pike 

 
Residents asked the Township to consider a stop sign on Penllyn Pike at the intersection with 
Gypsy Hill Road.  Bowman did traffic counts and reviewed the crash history.  Chad Dixson will 
review Bowman’s findings with the Board and discuss potential next steps, including consideration 
of removing trees on a corner property that could improve sight distance for drivers pulling out 
from Gypsy Hill Road.  Pictures of that intersection follow this memo. 
  







 

Memo 
To: Board of Supervisors 

From: Mimi Gleason, Township Manager 

Date: November 22, 2024 

Re: Marion Avenue culvert replacement  

 
Recommended Motion: To authorize the Township Engineer, Solicitor and Staff to 
proceed with discussions with the owner of 448 Marion Avenue and final design of the 
culvert replacement project 

 
In July 2023, Gilmore & Associates completed the Houston Creek Flood Study, which included 
recommendations for mitigating flooding in the residential neighborhood between the 
Wissahickon School District property and Ambler Yards. A priority recommendation in the study is 
replacing a driveway bridge on the Brookside Avenue side of the property at 448 Marion Avenue with a 
box culvert to allow greater stream flow. 
 
Included in the meeting packet is Gilmore’s plan and opinion of probably cost for that project.  Jim Hersh 
will review the project with the Board.   



 

OPINION OF PROBABLE COST
PROJECT: 448 Marion Ave - Culvert Replacement

LOCATION: Lower Gwynedd Township

DATE: November 22, 2024

UNIT TOTAL

UNITS QUANTITY PRICE AMOUNT

I. EROSION CONTROL & SITE PREP $1,392.50

1. Temporary Stream Diversion System LS 1 $500.00 $500.00

2. Disposal of Existing Culvert LS 1 $500.00 $500.00

3. Disposal of  Tree Debris LS 1 $250.00 $250.00

4. North American Green SC150BN Matting SY 57 $2.50 $142.50

III. CULVERT $52,070.00

1. 2A Stone Base for Culvert CY 9 $50.00 $450.00

2. Precast Concrete Culvert and Wing Walls LS 1 $35,000.00 $35,000.00

3. Crane Rental with Operator LS 1 $15,000.00 $15,000.00

4. R-6 Rip-Rap CY 54 $30.00 $1,620.00

IV. MISCELLANEOUS $6,277.00

1. Replace Fence LF 65 $75.00 $4,875.00

2. Replace Paving on Top of Culvert SY 50 $20.00 $1,000.00

3. Permanent Seeding & Easement Restoration SY 201 $2.00 $402.00

CONSTRUCTION SUB-TOTAL $59,739.50

CONTINGENCY (10%) $5,973.95

PERMITTING/CONSTRUCTION OVERSIGHT $5,000.00

TOTAL SITE COST ESTIMATE $70,713.45

NOTES:

ITEM

* This opinion of probable cost assumes that Township Public Works labor will be utilized for the following tasks: demolition and 

removal of debris, site prep & clearing, rip-rap installation, paving, and site restoration.   As such, estimates for those items include 

material costs only. 

Gilmore & Associates, Inc.
Engineering and Consulting 
Services

Page 1 of 1
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REFERENCES:

1. TAX MAP FOR THE TOWNSHIP OF  LOWER GWYNEDD, COUNTY OF MONTGOMERY,
COMMONWEALTH OF PENNSYLVANIA.

2. PLAN ENTITLED "SUBDIVISION PLAN, AMBLER VILLAGE, SECTION No. 3" DATED MARCH 4,
1953, PREPARED BY C. RAYMOND WEIR. REG. PROFESSIONAL ENGINEER OF AMBLER,
PENNSYLVANIA, AND RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS
IN PLAN BOOK A001 PG J1002 ON JANUARY 2, 1954.

3. PLAN ENTITLED "SUBDIVISION OF PROPERTY MADE FOR GEORGE H. ROWAN", DATED
FEBRUARY 5, 1960, PREPARED BY GEORGE D. HEILMAN, R.S. OF NORRISTOWN,
PENNSYLVANIA, AND RECORDED IN THE MONTGOMERY COUNTY RECORDER OF DEEDS
IN PLAN BOOK B005 PG 132.

4. DEED BOOKS AS NOTED.

GENERAL SURVEY NOTES:
1. PROPERTY AS SHOWN ON THE TAX MAP OF THE TOWNSHIP OF LOWER GWYNEDD,

COUNTY OF MONTGOMERY, COMMONWEALTH OF PENNSYLVANIA.
2. THIS PLAN IS BASED ON A FIELD SURVEY PERFORMED BY GILMORE & ASSOCIATES,

INC. IN MARCH OF 2024, AND THE REFERENCED INFORMATION LISTED HEREON. IT WAS
PREPARED WITHOUT THE BENEFIT OF A TITLE REPORT.

3. SUBJECT TO COVENANTS, RESTRICTIONS AND/OR EASEMENTS EITHER WRITTEN OR
IMPLIED.

4. VERTICAL DATUM IS NAVD88 AND WAS ESTABLISHED BY GLOBAL POSITIONING SYSTEM
(GPS) WITH OBSERVATIONS REFERENCED TO THE KEYNET-GPS VIRTUAL REFERENCE
STATION SYSTEM.

5. HORIZONTAL DATUM IS BASED ON THE PENNSYLVANIA STATE PLANE COORDINATE
SYSTEM (NAD 83) ESTABLISHED BY GLOBAL POSITIONING SYSTEM (GPS) WITH
OBSERVATIONS REFERENCED TO THE KEYNET-GPS VIRTUAL REFERENCE STATION
SYSTEM.



RESOLUTION #2024-31 
 

A RESOLUTION OF LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, 
AUTHORIZING THE SUBMISSION OF A  

STATEWIDE LOCAL SHARE ACCOUNT GRANT APPLICATION FOR  
THE OXFORD PARK PLAYGROUND IMPROVEMENT PROJECT PHASE 1  

 
Be it RESOLVED, that Lower Gwynedd Township of County of Montgomery hereby request a Statewide 
Local Share Assessment grant of $580,000.00 from the Commonwealth Financing Authority to be used 
for Oxford Park Playground Improvement Project Phase 1 located in Lower Gwynedd Township. 
 
Be it FURTHER RESOLVED, that the Applicant hereby designates Mimi Gleason, Township Manager, 
and Jamie Worman, Assistant Township Manager, as the officials to execute all documents and 
agreements between Lower Gwynedd Township and the Commonwealth Financing Authority to facilitate 
and assist in obtaining the requested grant. 
 
 
RESOLVED AND ENACTED this 26th day of November, 2024. 

 
Attest:  By:  

Mimi Gleason Danielle Duckett, Chair 
Secretary Board of Supervisors 

 
 
 
I, Mimi Gleason, duly qualified Secretary of Lower Gwynedd Township, County of Montgomery, PA, 
hereby certifies that the forgoing is a true and correct copy of a Resolution duly adopted by a majority 
vote of the Board of Supervisors at a regular meeting held November 26, 2024, and said Resolution has 
been recorded in the Minutes of Lower Gwynedd Township and remains in effect as of this date. 
 
IN WITNESS THEREOF, I affix my hand and attach the seal of Lower Gwynedd Township, this 26th day 
of November 2024. 
 
 
Lower Gwynedd Township      
Name of Applicant 
 
 
Montgomery County      
County 
 
 
        
Mimi Gleason, Secretary 
 



RESOLUTION #2024-32 

A RESOLUTION OF LOWER GWYNEDD TOWNSHIP, MONTGOMERY COUNTY, 
AUTHORIZING THE SUBMISSION OF A  

STATEWIDE LOCAL SHARE ACCOUNT GRANT APPLICATION FOR  
FUNDING TOWARDS A NEW PUBLIC WORKS FACILITY  

Be it RESOLVED, that Lower Gwynedd Township of County of Montgomery hereby request a Statewide 
Local Share Assessment grant of $999,366.00 from the Commonwealth Financing Authority to be used 
for site work, stormwater management facilities, and the installation of various utilities in preparation for 
a new public works building located in Lower Gwynedd Township. 

Be it FURTHER RESOLVED, that the Applicant hereby designates Mimi Gleason, Township Manager, 
and Jamie Worman, Assistant Township Manager, as the officials to execute all documents and 
agreements between Lower Gwynedd Township and the Commonwealth Financing Authority to facilitate 
and assist in obtaining the requested grant. 

RESOLVED AND ENACTED this 26th day of November, 2024. 

Attest: By: 
Mimi Gleason Danielle Duckett, Chair 
Secretary Board of Supervisors 

I, Mimi Gleason, duly qualified Secretary of Lower Gwynedd Township, County of Montgomery, PA, 
hereby certifies that the forgoing is a true and correct copy of a Resolution duly adopted by a majority 
vote of the Board of Supervisors at a regular meeting held November 26, 2024, and said Resolution has 
been recorded in the Minutes of Lower Gwynedd Township and remains in effect as of this date. 

IN WITNESS THEREOF, I affix my hand and attach the seal of Lower Gwynedd Township, this 26th day 
of November 2024. 

Lower Gwynedd Township 
Name of Applicant 

Montgomery County 
County 

Mimi Gleason, Secretary 

















Memo 
 

To: Board of Supervisors 

From: Mimi Gleason, Township Manager 

Date: November 21, 2024 

Re: Proposed Right to Know Policy 
 

Recommended Motion: To approve the Right to Know Policy 
 

Lower Gwynedd Township is subject to the PA Right to Know Law. A  r ecent Final Determination 
issued by the PA Office of Open Records prompted the PA State Association of Township 
Supervisors (PSATS) to circulate a sample Right to Know (RTK) policy. The Township does not have 
a specific RTK policy. Instead, we follow the PA Office of Open Records procedures and use the 
Officer of Open Records request form. Information about how to submit a RTK request is on the 
Township’s website. We charge $0.25/page for hard copies provided, although most requests are 
satisfied electronically with no charge. 

The attached Right to Know policy is based on PSATS’s recently updated sample policy. The main 
reasons for adopting it is to make clear that: 

• all requests must be submitted in writing on the designated form and 

• anonymous or verbal Right to Know requests are prohibited. 

To be clear, most RTK requests are not anonymous and under the policy, staff would provide 
applicable public records that are requested.  However, like most municipalities, Lower Gwynedd 
has received anonymous requests that appear to be generated through automated systems using 
self-created forms. Under the Right to Know Law, the Township is not required to respond to 
anonymous or verbal requests; however, this practice should be set forth in a written policy. Staff 
is requesting that the Board of Supervisors approve the proposed policy, which has been reviewed 
by the Solicitor. 

The Final Determination issued by the PA Office of Open Records is attached, along with the 
proposed Township Right to Know policy. 

https://www.openrecords.pa.gov/RTKL/CitizensGuide.cfm
https://www.lowergwynedd.org/departments/administration/right-to-know/
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Lower Gwynedd Township  

Right to Know Policy 

Approved by the Board of Supervisors on _____________ 

 

 
Right to Know Law 

Lower Gwynedd Township complies with the requirements of Pennsylvania Act 3 of 2008, the Right 
to Know Law. This law ensures that public information and records pertaining to the Township 
government are open and available, serving as a resource for citizens, public officials, and 
members of the media. 
 
Public records of the Township shall be available for inspection, retrieval, and duplication at the 
Township Building  during normal business hours as posted on the Township website, with the 
exception of Township-designated holidays.  
 

Open Records Officer 

The Board of Supervisors designates an Open Records Officer for Administration and for Police at 
their Organization Meeting in January of each year. The names of the Open Records Officers and the 
form and procedures for submitting a Right to Know request are on the Township website. 
 

Requests 

Requests shall be made in writing to the Administration or Police Open Records Officer, as 
applicable, on the Standard Right to Know Law Request Form on the website. Requests submitted 
on the Pennsylvania Office of Open Records’ Standard Right-to-Know Request Form will also be 
accepted. Anonymous or verbal requests will not be considered.  
 
Act 22 of 2017 (specifically, Chapter 67A of the Act) established a new process for requesting audio 
and video recordings in the possession of law enforcement agencies in Pennsylvania. Act 22 
applies to individuals seeking “any audio recording or video recording made by a law enforcement 
agency.” The Right-to-Know Law does not apply to requests for these recordings. Once the 
completed Act 22 form is filed, the agency has 30 days to respond, although the requester and 
agency can agree to an extension. 
 

Fees  

Fees will be charged in accordance with the schedule in the fee resolution adopted by the Board of 
Supervisors and posted on the Township website.  All fees must be paid before documents are 
released. Pre-payment before documents is released is required if the total fees are estimated to 
exceed $100. 
 
  

https://www.lowergwynedd.org/media/2148/right-to-know-request-form.pdf
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Response  

The Open Records Officer shall make a good faith effort to provide the requested public record(s) 
as promptly as possible and within the Right to Know Law’s five-business-day timeframe. If the 
public records cannot be provided within five business days, the Open Records Officer is permitted 
to exercise a 30-day extension upon notifying the requester, in accordance with the Right to Know 
Law. The Open Records Officer shall cooperate with those requesting records to review and/or 
duplicate original documents while taking reasonable measures to protect original documents 
from the possibility of theft, damage, and/or modification. 
 
If the Right to Know request is denied, the Open Records Officer will send the requester a letter 
stating:  
1) a description of the record requested, 
 2)  the specific reasons for the denial, including a citation of supporting legal authority, 
 3)  contact information for the Open Records Officer,  
 4)  the date of the response, and 
 5)  the procedure to appeal the denial. 
 

Contact Information for Appeals  

If a written request is denied, the requester has the right to file an appeal in writing to Executive 
Director, Office of Open Records, 333 Market St., 16th Floor, Harrisburg, PA 17101. Appeals of 
criminal records shall be made to the District Attorney of Montgomery County at the Montgomery 
County Courthouse, P.O. Box 311, Norristown, PA 19404. 
 

Appeals Process  

Appeals must be filed within 15 business days of the mailing date of the Township’s response. The 
law requires an appeal to include reasons why the record is a public record and to address the 
reasons for denial that the Township stated in its denial letter. Information on filing an appeal is on 
the PA Office of Open Records’ website at www.openrecords. pa.gov. 
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FINAL DETERMINATION  

 

IN THE MATTER OF  :  

 :  

FRANK CURRY and FOIABUDDY, :  

Requester  :  

 :   

v.  :     Docket No.: AP 2024-1311 

 :  

SOUTH WESTERN SCHOOL DISTRICT, : 

Respondent  :  

 

FACTUAL BACKGROUND 

On May 14, 2024, Frank Curry and FOIABuddy (collectively “Requester”) submitted ten 

requests (“Requests”) to South Western School District (“District”) pursuant to the Right-to-Know 

Law (“RTKL”), 65 P.S. §§ 67.101 et seq., seeking records related to IT operations, contracts, staff, 

and IT budgets. 

 On May 20, 2024, the District denied the Requests, notifying the Requester that they had 

been unable to confirm that he was a qualified requester under the RTKL, and that his requests 

would be denied as anonymous unless and until he provided the District with evidence that he is a 

qualified requester. 

On May 21, 2024, the Requester filed an appeal with the OOR, stating only that the District 

had wrongly denied his Requests and seeking a finding of bad faith.  The OOR invited both parties 

to supplement the record and directed the District to notify any third parties of their ability to 

participate in this appeal.  65 P.S. § 67.1101(c). 
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On June 6, 2024, the District submitted a position statement explaining that none of the 

information provided by the Request or on appeal could confirm that the Requester was a qualified 

requester under the RTKL.  The District additionally submitted exhibits demonstrating how 

FOIABuddy’s system worked and could produce an anonymous or de-anonymized request, 

arguing that the information in the Requests and on appeal are consistent with FOIABuddy’s 

anonymous requests.  In support of this argument, the District submitted the verification of its 

solicitor, Christopher Harris, who explains how the FOIABuddy system works and attested that 

the District has printed policies on its website banning anonymous requests. 

LEGAL ANALYSIS 

The District is a local agency subject to the RTKL.  65 P.S. § 67.302.  Records in the 

possession of a local agency are presumed to be public, unless exempt under the RTKL or other 

law or protected by a privilege, judicial order or decree.  See 65 P.S. § 67.305.  As an agency 

subject to the RTKL, the District is required to demonstrate, “by a preponderance of the evidence,” 

that records are exempt from public access.  65 P.S. § 67.708(a)(1).  Preponderance of the evidence 

has been defined as “such proof as leads the fact-finder … to find that the existence of a contested 

fact is more probable than its nonexistence.”  Pa. State Troopers Ass’n v. Scolforo, 18 A.3d 435, 

439 (Pa. Commw. Ct. 2011) (quoting Pa. Dep’t of Transp. v. Agric. Lands Condemnation 

Approval Bd., 5 A.3d 821, 827 (Pa. Commw. Ct. 2010)). 

1. The District was permitted to deny the Request as anonymous 

On appeal, the District argues that the Requester is anonymous, and therefore it has no duty 

to fulfill the Request.  Section 702 of the RTKL provides that: 

Agencies may fulfill verbal, written or anonymous verbal or written requests for 

access to records under this act. If the requester wishes to pursue the relief and 

remedies provided for in this act, the request for access to records must be a written 

request. 
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65 P.S. § 67.702.  The OOR interprets this section as affording agencies the discretion to fulfill or 

ignore anonymous requests.  A “requester” is defined by the RTKL as “[a] person that is a legal 

resident of the United States....”  See 65 P.S. § 67.102.  Thus, under the RTKL, a requester must 

both be a “person” and “a legal resident of the United States.”  While not defined by the RTKL, 

the Statutory Construction Act of 1972 (“SCA”) defines the term “person” to “[i]nclude[] a 

corporation, partnership, limited liability company, business trust, other association, government 

entity (other than the Commonwealth), estate, trust, foundation or natural person.” 1 Pa.C.S. § 

1991.  Finally, Section 703 of the RTKL requires that all written requests under the RTKL “shall 

include the name and address to which the agency should address its response.”  65 P.S. § 703. 

Here, the District argues that it cannot determine whether the Requester is, in fact, “Frank 

Curry”, a resident of the United States or his contact information because the Requester has used 

FOIABuddy’s anonymous request function.  In support of this argument, the District submitted 

the attestation of Attorney Harris, who attests that: 

3. After reviewing the Requests, it was determined that “Frank Curry” was an 

anonymous requester and therefore the District denied the requests. 

 

4. I signed up for an account on the FOIA Buddy website using a personal Gmail 

account. 

 

5. Upon signing up, I received one (1) free credit whereby I could submit one (1) 

personal request to any agency in the United States. 

 

6. I elected to submit a request to the District. 

 

7. Exhibit A of the Position Statement reflects the blank form used. 

 

8. Exhibit A of the Position Statement provides the form used that I completed and 

submitted to the District. 

 

9. Exhibit A of the Position Statement also contains an accurate “pop-up” of when 

I clicked “yes” to the question of anonymity. 
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10. I submitted the personal request to the District in order to show that personal 

requests contain more information than “Frank Curry,” the Ashland, PA P.O. Box 

address, the FOIA Buddy phone number, and the FOIA Buddy email address. 

 

11. The redacted portions of the form contain a personal address, personal phone 

number, and personal email address. 

 

12. I called the “833-527-8748” number to verify “Frank Curry” was a person and 

was unable to do so. 

 

13. I was unable to create a “@foiabuddy.com” email account when I signed up on 

the website. 

 

14. It is still my belief that “Frank Curry” is synonymous with “John Doe” or 

“anonymous.” 

 

Under the RTKL, statements made under penalty of 18 Pa.C.S. § 4904 may serve as 

sufficient evidentiary support.  See Sherry v. Radnor Twp. Sch. Dist., 20 A.3d 515, 520- 21 (Pa. 

Commw. Ct. 2011); Moore v. Office of Open Records, 992 A.2d 907, 909 (Pa. Commw. Ct. 2010).  

In the absence of any evidence that the District has acted in bad faith, the District’s evidence 

“should be accepted as true.”  McGowan v. Pa. Dep’t of Envtl. Prot., 103 A.3d 374, 382-83 (Pa. 

Commw. Ct. 2014) (citing Office of the Governor v. Scolforo, 65 A.3d 1095, 1103 (Pa. Commw. 

Ct. 2013)). 

The District has adopted a policy of fulfilling only RTKL requests made by a legal resident 

of the United States, and its website notifies requesters that anonymous requests will not be 

fulfilled.  In this case, the District argues that the instant Requests and appeal filings bear the 

hallmarks of filings which have been made through FOIABuddy’s “anonymous request” 

functionality. To demonstrate this, the District created a FOIABuddy account and submitted 

screenshots of the process of submitting a RTKL request, highlighting the option to use a proxy 

function which is “is designed to conceal your identity by using [FOIA Buddy's] to submit requests 

on your behalf” and warns users of other states that use of the proxy system may see their requests 
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rejected because FOIABuddy has a listed Pennsylvania residency. District’s Exhibit A.  

Additionally, the District notes that the listed phone number simply results in an automated 

message from FOIABuddy itself, stating that no questions regarding FOIA requests would be 

returned.  It appears, therefore, that none of the contact information presented is that of a regular 

user of FOIABuddy, but instead simply information generated by the FOIABuddy system itself. 

In contrast, the District used FOIABuddy to file an example non-private request with itself, 

and the FOIABuddy system sent the District a RTKL request containing all of the contact and 

personal information which the District had entered.  As a result, the District’s evidence suggests 

that the Requests in this matter are, in fact, anonymous requests using FOIABuddy’s system, which 

advertises itself as sending RTKL requests out under a proxy identity.  Because the District has 

submitted evidence tending to show that the Requests are anonymous requests, it has met its burden 

of proof that the Requests are anonymous and it was not required to respond to them.1  65 P.S. § 

67.708(a)(1); Del. County v. Schaefer ex rel. Phila. Inquirer, 45 A.3d 1149 (Pa. Cmmw. Ct. 2012) 

(explaining that the evidentiary standard is “tantamount to a more likely than not inquiry.”) 

2. There is no evidence of bad faith 

The Requester asks, in addition, that the OOR make a finding of bad faith, arguing that the 

District’s failure to provide the responsive records constitutes bad faith.2  Under the RTKL, a 

finding of bad faith may be appropriate where an agency refuses to comply with its statutory duties 

under the RTKL.  Uniontown Newspapers, Inc. v. Pa. Dep’t of Corr., 185 A.3d 1161, 1172 (Pa. 

 
1 Additionally, on May 22, 2024, when granting the District’s request for an extension, the OOR highlighted the 

argument that the Requester was anonymous and asked the parties to brief it by June 6, 2024.  However, the Requester 

has not participated on appeal, nor argued that any of the District’s position or evidence is inaccurate. 
2 Although the OOR may make a finding of bad faith, only a court may impose related penalties.  Specifically, Section 

1304(a) of the RTKL states that a court “may award reasonable attorney fees and costs of litigation...if the court 

finds...the agency receiving the...request willfully or with wanton disregard deprived the requester of access to a public 

record...or otherwise acted in bad faith...” 65 P.S. § 67.1304(a).  Similarly, Section 1305(a) authorizes a court to 

“impose a civil penalty of not more than $ 1,500 if an agency denied access to a public record in bad faith.”  65 P.S. 

§ 67.1305. 
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Commw. Ct. 2018), aff’d, 243 A.3d 19 (Pa. 2020); see also Office of the Dist. Atty. of Phila. v. 

Bagwell, 155 A.3d 1119, 1140-41 (Pa. Commw. Ct. 2017) (“An example of bad faith is a local 

agency’s failure to comply with the mandate of Section 901 of the RTKL, which requires that a 

local agency make a good faith search for information responsive to a request and determination 

of whether that information is public.”).  Bad faith involves failing to perform a detailed search 

and review of records to ascertain if the requested material exists or if any exclusion applies prior 

to denial of access.  See Uniontown, 185 A.3d at 1172. 

The OOR has made a finding of bad faith where an agency fails to provide evidence that it 

conducted a good-faith search, repeatedly ignored deadlines set by the OOR and the by RTKL and 

declined to address the OOR’s requests for clarification.  See Towne v. Pittsburgh Water and Sewer 

Auth., OOR Dkt. AP 2021-0292, 2021 PA O.O.R.D. LEXIS 307.  The OOR has also found that 

an agency acted in bad faith where it demonstrated a pattern of invoking extensions but failing to  

respond to requests or participate in the appeals.  See Hayden v. City of Reading, OOR Dkt. AP 

2018-0244, 2018 PA O.O.R.D. LEXIS 402. 

Here, the OOR concludes that the Requests were anonymous requests which the District 

was not required to respond to under the RTKL.  Because the District promptly notified the 

Requester of this issue, it does not appear that the District has acted in bad faith, nor have the 

District’s tactics on appeal delayed the resolution of the Requests in any way.  Therefore, the OOR 

cannot conclude that the District has acted in bad faith in responding to the Requests. 

CONCLUSION 

For the foregoing reasons, the Requester’s appeal is denied, and the District is not required 

to take any further action.  This Final Determination is binding on all parties.  Within thirty days 

of the mailing date of this Final Determination, any party may appeal to the York County Court of 
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Common Pleas.  65 P.S. § 67.1302(a).  All parties must be served with notice of the appeal.  The 

OOR also shall be served notice and have an opportunity to respond as per Section 1303 of the 

RTKL, 65 P.S. § 67.1303, but as the quasi-judicial tribunal that adjudicated this matter, the OOR 

is not a proper party to any appeal and should not be named as a party.3  All documents or 

communications following the issuance of this Final Determination shall be sent to oor-

postfd@pa.gov. This Final Determination shall be placed on the website at: 

http://openrecords.pa.gov. 

FINAL DETERMINATION ISSUED AND MAILED:   June 20, 2024 

 

/s/ Jordan Davis 

__________________________ 

SENIOR APPEALS OFFICER 

JORDAN C. DAVIS 
 
Sent via OOR portal to:  Frank Curry; 
    Jeff Mummert; 
    Christopher Harris, Esq. 

 

 
3 Padgett v. Pa. State Police, 73 A.3d 644, 648 n.5 (Pa. Commw. Ct. 2013). 



              Lower Gwynedd Township 
                           November 2024 Engineer’s Report 

  
 

Page 1 of 3 

PROJECT 
WORK PERFORMED LAST PERIOD 

(October  22nd to  November 26th) 
          WORK TO BE PERFORMED THIS PERIOD 

(November 26th to December 24th) 

GENERAL TOWNSHIP PROJECTS 

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

2. Misc. Consulting Services 

• Present woodlands evaluations to the P&R 
board and discuss tree removal / invasive 
species budgeting with Township Staff.     

• Coordination on sidewalk / trail existing 
connections and community nodes plan 
with Township Staff.  

• Plan and Opinion of Probable Cost for 448 
Marion Culvert Replacement.  

 

• 448 Marion Culvert is on 11/26 BOS for discussion.  
• Revise sidewalk / trail existing connection plan per 

staff comments and give to P&R Board to review 
ahead of their January 2025 meeting.  

 

3. Old Bethlehem Pike Bridge 
Replacement / Streambank 
Stabilization 

 
• Project is out to bid and will be opened first 

week in December.  
 

• Anticipate evaluation of bids and potential award at 
12/10 BOS meeting.     

4. Road Repaving Program  
• Paving is complete for 2024. 
• Final project payments and closeout 

documents to liquid fuels.      
• Monitor project and perform work as necessary.    

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

• Continue design work for next phase of 
improvements for Ingersoll Park.  

• Revised OPC for LSA grant application to 
fund remainder of Oxford Park – Phase 1 
project.   Portion of phase 1 is funded by 
recently received DCED C2P2 Grant 
($250,000).   

• Working towards having a proposal and layout design 
from M&W Precast to be presented to BOS at the 
12/10 meeting for Concession/Restroom/Press Box 
building at Ingersoll Park.  

 
  

 

PRIVATE DEVELOPMENT PROJECTS 

1. Saint Charles Seminary • Punch list construction observation.   • Monitor project status and perform work as needed.       
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PROJECT 
WORK PERFORMED LAST PERIOD 

(October  22nd to  November 26th) 
          WORK TO BE PERFORMED THIS PERIOD 

(November 26th to December 24th) 

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

3. Hunt Seat Drive  • Construction observation.     • Monitor project status and perform work as needed.   

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

5. Gwynedd Mercy Academy High 
School 

• Construction observation.   
• Working towards CO for the project.  

• Monitor project status and perform work as needed.  

6. GMU – Healthcare Innovation 
Campus 

• Construction observation and 
administration.    

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

7. SHIP Building 14 Parking & 
Substation Land Development 

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

8. 776 Johns Lane (Hughes 
Subdivision) 

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

9. ACTS (Gwynedd Estates) 
• Conditional Use plan for storm pipe 

encroachment into the wetland buffer 
recommended by PC 10/16.    

• CU and amended final plan will need to be heard by 
BOS on 11/26.    

10. ACTS (Spring House Estates) • No work performed this period.    • Monitor project status and perform work as needed.  

 



 

425 Commerce Drive Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

bowman.com 

 

LOWER GWYNEDD TOWNSHIP 

PROJECT STATUS REPORT 

November 2024 

 

 

SPRING HOUSE INTERSECTION PROJECT – PHASE 2 

• Traffic signal modifications to revise the phasing for left-turn movements on northbound 

Bethlehem Pike and westbound Norristown Road has been completed. 

• 30-day test period for the traffic signal ended on 9/27/2024. PennDOT issued the final acceptance 

letter on 10/8/2024.  

• Remaining utility poles within the project limits have been removed. 

• PennDOT permit was closed out on 10/16/2024. 

• Montgomery County permit was closed out on 10/22/2024. 

• Final payment application sent to contractor on 11/13/2024.    

• Final contract total including all change orders $54,834.15 less than original project bid. 

• Montgomery County reached out to Bowman on 11/20/2024 for additional remediation on areas 

showing ponding; Bowman is currently coordinating with contractor to address.   

• Bowman coordinating with PennDOT to close out the grant.  

 

BETHLEHEM PIKE AND DAGER ROAD TRAFFIC SIGNAL POLE REPLACEMENTS 

• Replace two (2) traffic signal poles at the intersection based on recent traffic signal maintenance 

inspection report. 

• Project has been awarded to Armour & Sons for the construction work. Notification of award sent 

to the contractor on 10/9/2024.  

• Construction anticipated for Spring 2025. 

 

WELSH ROAD TRAFFIC SIGNAL UPGRADES 

• Traffic signal upgrades for the intersections with Evans Road and Darden Drive/Gwynedd Crossing. 

• Township awarded GLG grant of $324,640 with 20% local match requirement of $81,160. 

• Township authorized Bowman for design/permitting/construction services on 10/8/2024. 

• Estimated schedule for design/permitting/bidding = 9 – 12 months, heavily dependent on 

PennDOT review times. 

• 1st PennDOT submission made on 11/13/2024. 

 

SIDEWALK AND TRAIL PLAN 

• Compiled preliminary inventory of existing trail crossings of roads in the township. 

• Meeting scheduled with Parks and Recreation Committee for January 2025. 

 

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

• Traffic signal modernization improvement project. 

• Township awarded DCED LSA grant of $451,312 with local match of $112,828. 

• Township waiting for DCED to provide grant agreement to execute and begin work. 

 







































































NOTE: This form notes 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 Environmental Advisory Council 

Members/Terms 5-7 residents, 3-year terms appointed by the BOS 

Meeting Schedule 2nd Wednesday of each month, 7:00 pm 

Supervisor Liaison(s) Tessie McNeely, Danielle Duckett 

Staff Liaison Sandi Feight-Hicks 

Minute Taker Jen O’Brien 
 

MEETING HIGHLIGHTS 

Meeting Date Wednesday, November 13, 2024 

Decisions/Recommendations 
• Starting in 2025, the EAC will dedicate monthly meetings to workshops to gain input from 

all the EAC. This will allow more dedicated time to discuss topics and not exclude members 
from the discussion with sub-committees.  Jan: Organization, Feb: SUP, March: Normal, 
April: RF100.   

 
Major Discussion Items 

• Melinda Wolff gave a thorough presentation of the tour members took of Republic 
Recycling Center. EAC recommend an recycling page be added to Spring Newsletter.  

• Going Green Award discussion award title for 2024, staff will work on timing for award at 
BoS meeting.   

• Programming Planning Guidebook, was attached, EAC was asked to review it once more. 
 

 

Next Meeting January, 2025 

 



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) Janine Martin  

Staff Liaison Sandi Feight-Hicks  

Minute Taker Harry Hellerman, Secretary  
 

MEETING HIGHLIGHTS 

Meeting Date Tuesday, November 19, 2024 

Decisions/Recommendations 
•  

Major Discussion Items 
•   

 

Next Meeting Tuesday, January 21, 2025 
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