LOWER GWYNEDD TOWNSHIP
PLANNING COMMISSION
MEETING AGENDA
September 16, 2026
Public Meeting

To join the meeting via Zoom:

https://us02web.zoom.us/j/84988374603 2pwd=WytrkeCGJn2bQOGCWacWs
GExPxwFOM.1

Call #: 1-646-876-9923

Meeting ID: 849 8837 4603

Passcode: 701858

Call To Order
. Review Minutes for Approval from June 17, 2026
. Waier of Land Development:

a. 1345 Sumneytown Pike - Parking Lot Expansion #26-13WLD
Gwynedd Mercy Academy High School

. Subdivision:
a. 813 Plymouth Rd. #26-12SUBD
CDHB Ventures, LLC.

. Conditional Use:
a. BET - 321 Norristown Rd. #26-06CU
BT 309, LLC

Adjournment

2026 Planning Commission Members:
Craig Melograno

Rich Valiga

Danielle Porreca

Maureen Nunn

Craig Adams

Michael Mrozinski

Bob Sawyer



https://us02web.zoom.us/j/84988374603?pwd=WytrkeCGJn2bQOGCWacWsGExPxwFOM.1
https://us02web.zoom.us/j/84988374603?pwd=WytrkeCGJn2bQOGCWacWsGExPxwFOM.1

August 28, 2026 AT

Jamie Worman, Zoning Officer
Lower Gwynedd Township
1130 N. Bethlehem Pike
Spring House, PA 19477

Reference:  Gwynedd Mercy Academy High School
Parking Expansion — Waiver of Land Development

Dear Jamie:

Gwynedd Mercy Academy High School has been evaluating our operations plan for this calendar
year as well as academic years in the future. An issue we are dealing with is traffic congestion and
campus safety. Our leadership feels that providing additional “off driveway” parking experiences
would greatly improve current concerns.

Our engineers, Woodrow and Associates, have prepared a site plan which identifies how we
envision this parking expansion to be accomplished. We were hopeful that the Board of
Supervisors would acknowledge the de minimis impact on the public, therefore, waiving full
compliance with of a land development application and review process. Again, the parking lot
requires no expansion of public facilities, no impact on existing traffic patterns relative to our
access to either Evans Road or Sumneytown Pike and will accommodate those things that may be
important to the Township including stormwater collection, conveyance, and treatment; erosion
control measures; and lighting. A professional services agreement has been executed and funded
allowing your engineering team to review the plans.

Thank you in advance for your anticipated collaboration in this matter. Please feel free to call
either myself or our engineers with any questions.

Sincerely,
Deucte Wanbach

Denise Marbach
President

Cc:  Timothy P. Woodrow, P.E. — Woodrow & Associates, ¢
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CROSS SECTION "A—A’

1. STOCKPILE HEIGHTS MUST NOT EXCEED 35 FEET.

2. SIDE SLOPES MUST BE NO GREATER THEN 2:1. 2 FEET HORIZONTALLY TO ONE
FOOT VERTICALLY.

3. 18" SILT FENCE SHALL BE INSTALLED ON THE DOWN SLOPE SIDE OF THE STOCKPILE
AT A MINIMUM OF 5 FEET FROM THE TOE OF SLOPE.

4. SHOULD THE NEED ARISE WHERE ADDITIONAL STOCKPILE AREAS ARE REQUIRED,
THOSE AREAS MUST BE APPROVED BY THE LOCAL AUTHORITY OR COUNTY
CONSERVATION DISTRICT.

5. STOCKPILE AREA MUST BE SEEDED AND MULCHED IMMEDIATELY AFTER THE PLACE—
MENT OF ANY STOCKPILE MATERIAL.

TEMPORARY STOCKPILE AREA

Not To Scale

2" x 2" x 36" WOQDEN
STAKES PLACED 10" O.C.

FILTREXX SOXX (12" TYPICAL)
AREA TO BE PROTECTED
i iy § 1 gy

2” x 2" x 36" WOODEN
STAKES PLACED 10" 0.C.

BLOWN /PLACED:
FILTER MEDIA

WORK AREA A6 A

AREA
T0 BE
WATER FLOW PROTECTED
WORK AREA

CROSS SECTION

FILTREXX SOXX
(12" TYPICAL) NOTES:
1. ALL MATERIAL TO MEET FILTREXX SPECIFICATIONS
2. FILTER MEDIA FILL TO MEET APPLICATION REQUIREMENTS.

3. COMPOST MATERIAL TO BE DISPERSED ON SITE, AS
DETERMINED BY ENGINEER.

PLAN VIEW

Maximum Slope Length Above Sediment Control in Feet (meters) *

soe | CSBED | ST | il | el | ok
PERCENT CONTROL CONTROL CONTROL CONTROL CONTROL
(160?&?;) o (240?&?;) o (363:&{2.") *x (480:n9r:|) - (650%16;\) o

2 (or less) 600 (180) 750 (225) 1000 (300) 1300 (400) 1650 (500)
5 400 (120) 500 (150) 550 (165) 650 (200) 750 (225)

10 200 (60) 250 (75) 300 (90) 400 (120) 500 (150)

15 140 (40) 170 (50) 200 (60) 325 (100) 450 (140)

20 100 (30) 125 (38) 140 (42) 260 (80) 400 (120)
25 80 (24) 100 (30) 110 (33) 200 (60) 275 (85)
30 60 (18) 75 (23) 90 (27) 130 (40) 200 (60)
35 60 (18) 75 (23) 80 (24) 115 (35) 150 (45)
40 60 (18) 75 (23) 80 (24) 100 (30) 125 (38)
45 40 (12) 50 (15) 60 (18) 80 (24) 100 (30)
50 40 (12) 50 (15) 55 (17) 65 (20) 75 (23)

* BASED ON A FAILURE POINT OF 36” (0.9 m) SUPER SILT FENCE (WIRE REINFORCED) AT 1000 Ft.
(303 m) OF SLOPE, WATERSHED WIDTH EQUIVALENT TO RECEIVING LENGTH OF SEDIMENT
CONTROL DEVICE, 17/24 hr (25 mm/24 hr) RAIN EVENT.

*% EFFECTIVE HEIGHT OF SEDIMENT CONTROL AFTER INSTALLATION AND WITH CONSTANT HEAD FROM
RUNOFF AS DETERMINED BY OHIO STATE UNIVERSITY.

FILTREXX SOXX BRAND or APPROVED EQUAL
COMPOSTE FILTER SOCK

Not To Scale

CHANNEL INSTALLATION
NOTE: HORIZONTAL STAPLE SPACING SHOULD BE ALTERED CRITICAL POINTS
IF_NECESSARY TO ALLOW STAPLES TO SECURE THE A. OVERLAPS AND_SEAMS
CRITICAL POINTS ALONG THE CHANNEL SURFACE. B. PROJECTED WATER LINE

C. CHANNEL BOTTOM/SIDE
REFER TO GENERAL STAPLE PATTERN GUIDE FOR SLOPE VERTICES
CORRECT STAPLE RECOMMENDATIONS FOR CHANNELS.

3’ MIN.
A SILT FENCE
F(WP.)
[ 1Lu§
Lo o
e e
oo’ TAPER TOP OF BARRIER
TO 3" BELOW TOP OF
MIN. SILT FENCE
ol o
FREE T|Z
FLOW ™=
——
Lo AASHTO #1 STONE AASHTO #57 STONE
R—5 (d50= 9") SELECT 0.5 FT. THICK. 1 FT.
RIVER STONE THICK
SECTION A—A

ROCK FILTER BERM DETAIL

NOT TO SCALE

AREA TO BE —

DISTURBED STEEL POST OR
APPROVED EQUAL

1. TREE PROTECTION TO PROTECT TRUNK,
BRANCHES AND ROOT SYSTEM.

2. TREE PROTECTION IS TO BE IN PLACE PRIOR
TO ANY CONSTRUCTION IN THE VICINITY.

TREES TO BE
PROTECTED

le— EXTEND FENCE TO —== 3. MAINTAIN FENCING IN VERTICAL POSITION AT
TREE DRIPLINE ALL TIMES.

4. FENCING SHALL NOT BE NAILED TO ANY
TREES OR SHRUBS.

\ 5. FENCING SHALL BE REMOVED FOLLOWING
COMPLETE STABILIZATION OF THE AREA.
6. GRADE CHANGES AND EXCAVATIONS SHALL
NOT ENCROACH UPON THE TREE PROTECT—
\ ION AREA.

7. NO TOXIC MATERIALS SHALL BE STORED

W/IN 100 FT. OF A TREE PROTECTION AREA,

INCLUDING PETROLEUM BASED AND/OR
, DERIVED PRODUCTS.
TREE TO BE— EXISTINGH 8. TREES SHALL NOT BE USED FOR ROPING,
PROTECTED GRADE CABLES, SIGNS OR FENCING. NAILS AND
SPIKES 'SHALL NOT BE DRIVEN INTO ANY
_ TREES.
9. FENCING TO BE: WOOD 'SNOW' FENCE OR

‘TENAX_ALPI ORANGE’, 4 Ft. HEIGHT MOUNTED
\ ON STEEL PQOSTS LOCATED 8 Ft. ON CENTER.

HEAVY DUTY LIFTING STRAPS
(RECOMMENDED)
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1. PREPARE SOIL BEFORE INSTALLING BLANKETS, INCLUDING APPLICATION OF LIME, FERTILIZER, AND SEED.

2. BEGIN AT THE TOP OF THE CHANNEL BY ANCHORING THE BLANKET IN A 6" DEEP X 6" WIDE
TRENCE. BACKFILL AND COMPACT THE TRENCH AFTER STAPLING.

3. ROLL CENTER BLANKET IN DIRECTION OF WATER FLOW ON BOTTOM OF CHANNEL.

4. PLACE BLANKETS END OVER END (SHINGLE STYLE) WITH A 6” OVERLAP. USE A DOUBLE ROW OF
STAGGERED STAPLES 4” APART TO SECURE BLANKETS.

5. FULL LENGTH EDGE OF BLANKETS AT TOP OF SIDE SLOPES MUST BE ANCHORED IN 6" DEEP X
6" WIDE TRENCH. BACKFILL AND COMPACT THE TRENCH AFTER STAPLING. NORTH

6. BLANKETS ON SIDE SLOPES MUST BE OVERLAPPED 4" OVER THE CENTER BLANKET AND STAPLED AMERICAN

(2” FOR C350 MATTING).
GREEN

7. IN HIGH FLOW CHANNEL APPLICATIONS, A STAPLE CHECK SLOT IS RECOMMENDED AT 30 TO 40 14649 MIGHWAY 41 NORTH
FOOT INTERVALS. USE A ROW OF STAPLES 4” APART OVER ENTIRE WIDTH OF THE CHANNEL. A A oS
PLACE A SECOND ROW 4” BELOW THE FIRST ROW IN A STAGGERED PATTERN. EVi 'dg/\x/”_wLEéoéN[;;zN 2010 "

8. THE TERMINAL END OF THE BLANKETS MUST BE ANCHORED IN A 6" DEEP X 6” WIDE TRENCH.
BACKFILL AND COMPACT THE TRENCH AFTER STAPLING.

STRAW _EROSION CONTROL BLANKET

Not To Scale

'SNOW FENCE' OR ORANGE
CONSTRUCTION FENCE AS
REQUIRED

TREE PROTECTION FENCING

NOT TO SCALE

12" COMPOST
FILTER SOCK RING

Wi

FILTER

DISCHARGE HOSE

INTAKE HOSE
FILTER BAG

\—F'UMF'

CLAMPS

WELL VEGETATED AREA

LOW VOLUME FILTER BAGS SHALL BE MADE FROM NON—-WOVEN GEOTEXTILE MATERIAL SEWN WITH HIGH
STRENGTH, DOUBLE STITCHED "J” TYPE SEAMS. THEY SHALL BE CAPABLE OF TRAPPING PARTICLES LARGER
THEN 150 MICRONS. HIGH VOLUME FILTER BAGS SHALL BE MADE FROM WOVEN GEOTEXTILES THAT MEET
THE FOLLOWING STANDARDS:

PROPERTY: TEST METHOD: MINIMUM STANDARD:
AVG. WIDE WIDTH STRENGTH ASTM D-4884 60 Ib/in
GRAB TENSILE ASTM D-4632 205 Ib
PUNCTURE ASTM D-4833 110 Ib
MULLEN BURST ASTM D-3786 350 psi
UV RESISTANCE ASTM D-4355 70%
AOS % RETAINED ASTM D-4751 80 Sieve

A SUITABLE MEANS OF ACCESSING THE BAG WITH MACHINERY REQUIRED FOR DISPOSAL PURPOSES SHALL
BE PROVIDED. FILTER BAGS SHALL BE REPLACED WHEN THEY BECOME 1/2 FULL OF SEDIMENT. SPARE
BAGS SHALL BE KEPT AVAILABLE FOR REPLACEMENT OF THOSE THAT HAVE FAILED OR ARE FILLED. BAGS
SHALL BE PLACED ON STRAPS TO FACILITATE REMOVAL UNLESS BAGS COME WITH LIFTING STRAPS ALREADY
ATTACHED.

BAGS SHALL BE LOCATED IN WELL—VEGETATED (GRASSY) AREA, AND DISCHARGE ONTO STABLE, EROSION
RESISTANT AREAS. WHERE THIS IS NOT POSSIBLE, A GEOTEXTILE UNDERLAYMENT AND FLOW PATH SHALL
BE PROVIDED. BAGS MAY BE PLACED ON FILTER STONE TO INCREASE DISCHARGE CAPACITY. BAGS SHALL
NOT BE PLACED ON SLOPES GREATER THAN 5%. FOR SLOPES EXCEEDING 5%, CLEAN ROCK OR OTHER
NON—ERODIBLE AND NON—POLLUTING MATERIAL MAY BE PLACED UNDER THE BAG TO REDUCE SLOPE
STEEPNESS.

NO DOWNSLOPE SEDIMENT BARRIER IS REQUIRED FOR MOST INSTALLATIONS. COMPOST BERM OR COMPOST
FILTER SOCK SHALL BE INSTALLED BELOW BAGS LOCATED IN HQ OR EV WATERSHEDS, WITHIN 50 FEET OF
ANY RECEIVING SURFACE WATER OR WHERE GRASSY AREA IS NOT AVAILABLE.

THE PUMP DISCHARGE HOSE SHALL BE INSERTED INTO THE BAGS IN THE MANNER SPECIFIED BY THE
MANUFACTURER AND SECURELY CLAMPED. A PIECE OF PVC PIPE IS RECOMMENDED FOR THIS PURPOSE.

THE PUMPING RATE SHALL BE NO GREATER THAN 750 GPM OR 1/2 THE MAXIMUM SPECIFIED BY THE
MANUFACTURER, WHICHEVER IS LESS. PUMP INTAKES SHALL BE FLOATING AND SCREENED.

FILTER BAGS SHALL BE INSPECTED DAILY. IF ANY PROBLEM IS DETECTED, PUMPING SHALL CEASE
IMMEDIATELY AND NOT RESUME UNTIL THE PROBLEM IS CORRECTED.

(PADEP EROSION and SEDIMENT POLLUTION CONTROL PROGRAM MANUAL — MARCH 2012)
(STANDARD CONSTRUCTION DETAIL #3-16)

SEDIMENT FILTER BAG FOR PUMPED WATER

Not To Scale

SANDBAG 1" REBAR FOR

BAG REMOVAL
FROM INLET

—

INSTALLATION DETAIL

ISOMETRIC VIEW
1/4” NYLON ROPE

EXPANSION RESTRAINT 17 MIN CURB
2" X 2" X 3/4"
RUBBER BLOCK (TYP)

DISCHARGE HOSE
INTAKE HOSE

ELEVATION VIEW

PLAN VIEW
MAXIMUM DRAINAGE AREA = 1/2 ACRE.

INLET PROTECTION IS NOT REQUIRED FOR INLET TRIBUTARY TO SEDIMENT BASIN
OR TRAP. BERMS REQUIRED FOR ALL INSTALLATIONS.

EARTHEN BERM SHALL BE MAINTAINED UNTIL ROADWAY IS STONED. ROAD SUBBASE
BERM SHALL BE MAINTAINED UNTIL ROADWAY IS PAVED.

SIX INCH MINIMUM HEIGHT ASPHALT BERM SHALL BE MAINTAINED UNTIL ROADWAY
SURFACE RECEIVES FINAL COAT.

DO NOT USE ON MAJOR PAVED ROADWAYS WHERE PONDING MAY CAUSE TRAFFIC

HAZARDS
FILTER BAG INLET PROTECTION

Not to Scale

EROSION and SEDIMENTATION CONTROL

A

GENERAL NOTES:
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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.

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 or 811 for
the location of existing underground utilities.

Areas to be filled are to be cleared, grubbed, and stripped of topsoil to remove trees, vegetation,
roots and other objectionable material.

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 strippin%ﬂ may not commence
in any stage or phase of the project until the E&S BMPs specificed by the BMP sequence for that
stage or phase have been installed and are functioning as described in the E&S plan.

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.

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.

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.

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 25Pa. 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.

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.

. 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.

. All pumping of water from any work area shall be done according to the procedure described in this

plan, over undisturbed vegetated areas.

. Until the site is stabilized, all erosion and sediment BMPs shall be maintained properly. Maintenance

shall include inspections of all erosion and sediment BMPs after each runoff event 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 BMPs fail to perform
as expected, replacement BMPs, or modifications of those installed will be required.

. A log showing dates that E&S BMPs 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.

. 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.

. Areas which are to be topsoiled shall be scarified to @ minimum depth of 3 to 5 inches — 6 to 12

inches on compacted soils — prior to placement of 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

. 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.

All earthen fills shall be placed in compacted layers not to exceed 9 inches in thickness.

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.

Frozen materials or soft, mucky, or highly compressible materials shall not be incorporated into fills.

Fill shall not be placed on saturated or frozen surfaces.

. Seeps or springs encountered during construction shall be handled in accordance with the standard

and specification for subsurface drain or other approved method.

All graded areas shall be permanently stabilized immediately upon reaching finished cf;rade. 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.

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.

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.

E&S BMPs shall remain functional as such until all areas tributary to them are permanently stabilized
or until they are replaced by another BMP approved by the local conservation district of the Department.

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 BMPs.

After final site stabilization has been achieved, temporary erosion and sediment BMPs must be
removed or converted to a permanent post construction stormwater management BMPs. Areas
disturbed during removal or conversion of the BMPs 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.

Should any Compost Sock or Silt Fence need to be relocated due to proposed grading activities,
said grading should be immediately stabillized with a permanent seed and mulch mixture applied at
the recommended rates and the Compost Sock/Silt Fence that was moved, placed back to its original
location and repaired or replaced if damaged during moving.

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.

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.

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 beI (}(onveyed past the work area in the manner described in this plan until such restoration
is complete.

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.

Sediment basins cmd/or traps shall be kept free of all construction waste, wash water, and other
debris having potential to clog the basinﬁrap outlet structures and/or pollute the surface water.

Sediment basins shall be protected from unauthorized acts by third parties.

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.

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.

Erosion control blanketing shall be installed on all slopes 3H:1V or steeper and on all other
disturbed areas specified on the plan maps and/or detail sheets.

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.

SURFACE STABILIZATION CRITERIA:

All denuded soil surfaces including soil stockpiles that are subject to erosion shall be stabilized im—
mediately, either temporarily or permanently. Crushed stone on pavement subgrades is considered
adequate protection. Disturbed areas which are not at finished grade and which will be redisturbed
within one (1) year may be stabilized with a quick growing, temporary seeding mixture and mulch.
During non—germination periods, mulch shall be applied at recommended rates. Germination period
shall be from April 1st to June 15th and August 15th to October 15th, during non—germination
periods mulched areas shall be limed, fertilized, seeded and remulched immediately.

Contractor/Applicant shall assume responsibility for the maintenance and operation of all erosion and
sediment control facilities.

Silt fence must be installed parallel to existing contours and constructed in level alignments. The
ends of the fence must be extended a minimum of eight (8) feet up slope and at forty—five (45)
degrees to the main fence alignment.

If any of the measures contained within this plan prove inadequate at removing sediment from flows
prior to discharge or stabilizing of the surfaces involved, additional measures must be immediately
implemented by the Contractor/Applicant to eliminate all such problems. Said measures shall be
approved by the local soil conservation district.

A reserve supply of crushed stone, silt fence, temporary seed and hay bales shall be maintained
on site for emergency replacement of any failing erosion and sediment control measures.

C. EROSION CONTROL DEVICES / MAINTENANCE PROGRAM:

STABILIZED CONSTRUCTION ENTRANCE:

Entrances are to be constructed per Ch. 102 Standard Construction Detail #16 and the details
provided with this plan set. The stabilized construction entrance(s) shall be maintained so that tire
scrubbing activity does not become ineffective. Any buildup of mud or soil on the street shall be
cleaned immediately by hand or mechanical sweeping.

SILT FENCES:

Silt fence shall be installed per Ch. 102 Standard Construction Details #19—22 and the details provided
with this plan set, with rock outlets at existing and graded low points. Sediment shall be removed
from silt fences when it reaches 1/2 the fence height or as directed by the local soil conservation
district. Silt fencing which has been undermined or over topped shall i/)e replaced with rock filter
outlets immediately.

COMPOST FILTER SOCKS:

Compost Socks shall be installed per Ch. 102 Standard Construction Details #4—1 and the details
provided with this plan set. Socks shall be insEecte;d weekly and after each runoff event. Damaged
socks shall be repaired according to manufacturer's specifications or replaced within 24 hours of
inspection.

ROCK FILTERS:

Rock Filters shall be installed per Ch. 102 Standard Construction Details #4—6 and #4—14 (as
applicable) and the deteails included on this plan set. Rock Filters should be inspected weekly and
after each runoff event. Clogged filter stone (AASHTO #57) should be replaced. Needed repairs
should be initiated immediately after the inspection.

PUMPED WATER FILTER BAGS:

Pumped Water Filter Bags shall be installed per Ch. 102 Standard Construction Detail #3—16 and
the details provided with this plan set. Filter Bags shall be inspected daily. If any problem is detected,
pumping shall cease immediately and not resume until the problem is corrected.

CHANNELS /SWALES:

Channels/Swales shall be designed and installed according to all applicable information within Chapter
6 of the PA DEP Erosion and Sediment Pollution Control Program Manual, Ch. 102 Standard Construction
Details #6—1, #6—2, and #6—3 (as applicable) and the delails provided with this plan set. Channels/
Swales should be maintained to ensure that the specified design dimensions and protective linings
are available at all times. A channel/swale should be cleaned ‘whenever total channel/swale depth
is reduced by 25% at any location. Damaged channel/swale linings should be repaired or replaced
immediately

RIPRAP APRONS:

Riprap Areas shall be installed per Ch. 102 Standard Construction Details #9—1, #9—2, and #9-3
(as applicable) and the details provided with this plan set. All aprons shall be inspected at least
weekly and after each runoff event. Displaced riprap within the apron shall be replaced immediately.

STORM INLET PROTECTION:

Inlet protection devices shall be constructed per Ch. 102 Standard Construction Details #28-32 and
the details provided with this plan set. Inlet protection shall be maintained until all earthwork within
the tributary drainage area has been completely stabilized.

SEDIMENT DISPOSAL:

Silt removed from temporary erosion and sediment control devices shall be disposed of on-—site in
landscaped areas located outside the 100 year flood plains, wetlands, steep slopes and drainage swales.
Areas of sediment disposal shall be considered a critical vegetation area requiring immediate stablization.

Each drainage sub—area will require separate and unique erosion and sediment control measures.
The contractor shall follow the specific construction sequence deemed appropriate by the local soil
conservation district.

All BMP listed above require inspection weekly and after each runoff event. All required repairs and
or replacement of BMP's must be done immediately.

D. FERTILIZATION, SEEDING AND MULCHING:

TEMPORARY COVER ON DISTURBED AREAS:

Upon temporary cessation of an earth disturbance or any stage or phase of an activity where a
cessation of earth disturbance activities exceed 4 days, the site shall be immediately seeded,
mulched or otherwise protected from accelerated erosion and sedimentation pending future earth
disturbance activities.

PERMANENT COVER ON DISTURBED AREAS:

Disturbed areas which are either at finish grade or will not be redisturbed a within one (1) year period
must be seeded and mulched with a permanent seed mixture.

All disturbed areas shall be stabilized immediately with a temporary seed and mulch mixture applied
at the recommended rates. Site preparation of mulch and maintenance shall be performed in ac—
cordance with the Penn State University’s Erosion Control & Conservation Plantings on Noncropland
manual and Pennsylvania Department of Transportation publication form 408 specifications (latest
edition).  During nongermination periods, mulch must be applied at the recommended rates.

Graded areas shall be scarified or otherwise loosened to a depth of 3” to 5” prior to topsoil placement
to permit the bonding of new topsoil.

MULCHING:

All seeded areas should be mulched or blanketed to minimize the potential for failure to establish
adequate vegetated cover. Mulching may also be used as a temporary stabilization of disturbed
areas in non—germinating seasons. Mu?::h shall be applied immediately after seeding or at the
termination of grading operations during non—germinating seasons.

Straw and hay mulch should be anchored or tackified immediately gfter application to prevent
being windblown. A tractor—drawn implement may be used to “crimp” the straw or hay into the
soil about 3 inches deep. This method should be limited to slopes no steeper than 3H:1V. The
machinery shall be operated on the contour.

Polymeric and gum tackifiers mixed and applied according to manufacturer’s recommendations may
be used to tack mulch. Avoid application during rain and on windy days. A 24 hour curing period
and a soil temperature of 45 degrees F are typically required. Application should generally be heaviest
at edges of seeded areas and at crests of ridges and banks to prevent loss. The remainder of the
area shall have binder applied uniformly. Binders may only be applied after mulch is spread or sprayed
onto the mulch as it is being blown onto the soil.

Synthetic binders, or chemical binders, may be used as recommended by the manufacturer to anchor
mulch provided that sufficient documentation is provided to show they are non—toxic to native plant
and animal species.

Mulch on slopes of 8% or steeper should be held in place with netting. Light—weight cl)las:tic, fiber,
or paper nets may be stapled over the mulch according to manufacturer's recommendations.

Shredded paper hydromulch should not be used on slopes steeper than 5%. Wood fiber hydromulch

may be applied on steeper slopes provided a tacifier is used. The application for any hydromulch
should be 2000 Ib/acre at a minimum.

MULCH APPLICATION RATES
Application Rate (Min.)

Mulch Type: Notes:
Per Acre: | Per 1,000 SF. [  Per 1,000 S.Y.
Either wheat or oat straw,
Straw 3 tons 140 |Ibs. 1,240 Ibs. free of weeds, not chopped
or finely broken
Hay 3 tons 140 Ibs. 1,240 lbs. Timothy, mixed clover and

timothy or other native
forage grasses

Wood Chips | 4—6 tons | 185-275 Ibs. 1,650—-2500 Ibs. | May prevent germination

of grasses and legumes

Hydromulch 1 ton 47 lbs. 415 See limitations above

El. SEEDING SCHEDULE:

Seeding to conform to specifications outlined in Section 804 — Seeding and Soil Supplements of
PADOT "Publication 408/2003 (latest revision).

A soils test should be performed in order to determine actual lime and fertilizer needs of the
project site instead of using the generic application rates listed below.

TEMPORARY SEEDING SPECIFICATION — FORMULA E:

100% ANNUAL RYEGRASS (LOLIUM MULTIFLORUM) — 10% LIVE SEED: 10.0 Ibs./1,000 s.y.

PERMANENT SEEDING SPECIFICATION — KENTUCKY BLUEGRASS & PERENNIAL RYEGRASS:

80—-90% Kentucky Bluegrass — 25% LIVE SEED
10—-20% Perennial Ryegrass — 15% LIVE SEED

3—4 Ibs./1,000 s.f.
3—4 Ibs./1,000 s.f.
See TABLE 11.4 (page 268) of the 'Pennsylvania Department of Environmental Protection — Erosion

and Sediment Pollution Control Program Manual — March 2012’ for additional information on Percent
Live Seed (PLS) specifications.

SEEDING RATES FOR THE ABOVE MIXTURES:

Spread seeds where indicated and at the rates specified above (and Table A, Pub 408, Section 804).
Spread seeds within the following dates, or as otherwise indicated or directed:

— March 15 to June 01
August 01 to October 15

* Formula E: — March 15 to October 15

* Kentucky Bluegrass:

Extend seeding dates where project conditions warrant. Apply full treatment or apply only 50% of
the permanent seeding and soil supplements and apply the remaining 50% within the next seeding dates.

Place mulch, hay or straw immediately after seeding or within 48 hours after seeding is completed.
Place hay or straw uniformly, in a continuous blanket, until seeding is completed. If directed, increase
the rate of application, depending upon the material used, season, soil conditions or method of
application.

SOIL SUPPLEMENTS:

Pulverized agricultural limestone and commercial fertilizer shall be applied to all disturbed areas which
are to be seeded in both temporary and permanent conditions at the following rates:

SOIL AMENDMENT APPLICATION RATE EQUIVALENTS

Permanent Seeding Application Rate
Per Acre: | Per 1,000 SF. |  Per 1,000 S..

Notes

Soil Amendment

Or as per soil test;

Agricultural Lime 6 tons 240 Ib. 2,480 Ib. may not be required
in agricultural fields

Or as per soil test;
may not be required
in agricultural fields

10—20-20 Fertilizer| 1,000 Ib. 25 Ib. 210 Ib.

Temporary Seeding Application Rate

Typically not

Agricultural Lime 1 ton 40 Ib. 410 Ib. required for
topsoil stockpiles

Typically not

10—10—-10 Fertilizer| 500 Ib. 12.5 1Ib. 100 Ib. required for

topsoil stockpiles

Adapted from Penn State, ‘Frosion Contro/ and Conservation PFlantings on Noncropland

DESCRIPTION:

DATE:

No.:

REVISIONS

PROJECT SERIAL NUMBER FOR DESIGN:

Pennsylvania 811

A Privately funded non=profit Pennsylvania Corporation

Parcel Information:

GWYNEDD MERCY
ACADEMY HIGH SCHOOL

39-00-03957-00-9
Block 8 Unit 55
D.B.: 6225 Pg: 1394

Gross Area:  44.3052 Acres
Legal RW: 1.2582 Acres
Ult. RW: 0.9632 Acres

NET Area: 42.0839 Acres

Applicant:

GWYNEDD MERCY
ACADEMY HIGH SCHOOL
¢/o Denise Marbach

1345 Sumneytown Pike
Gwynedd Valley, PA 19437

10’ o’ 20’
Scale In Feet (17 = 20°)
© COPYRIGHT 2026

WOODROW & ASSOCIATES, INC.
ALL RIGHTS RESERVED

PARKING EXPANSION
Web: www.WoodrowInc.com

EROSION CONTROL

SPECIFICATION & DETAILS
GWYNEDD MERCY ACADEMY HIGH SCHOOL

5/ Suite 5 — Lower Gwynedd — PA 19002
648

MUNICIPAL / CIVIL CONSULTING ENGINEERS

WOODROW & ASSOCIATES, INC.

LOWER GWYNEDD TOWNSHIP — MONTGOMERY COUNTY — PENNSYLVANIA

I
=
= 24
0 s
Lol BN
e £y
3
r < C
S 5%
Ia =z
o 3
T —
'_
x
S \
Ll
\

Layer List:

D5—Sh03_ES
Job No:

20-0209 D05
Plan Date:

MARCH 18, 2026

Sheet No:

3 .« 4




40.00°

1"

Print Scale:

G:\2020\20—0209D\20—0209D.pro

Jul 29, 2026 (13:18)

Print Date:
File Name:

- A
7 SEE TYPICAL
1 le 1 1/27 1 1/2%] 1 1/2" = | 1 1/27 CORNER DETAILS )
1/4” RADIUS ! . 21/2" an | . 2 1/2" & . 47 3/4 S
S 3/4” RADIUS—— ,| I* i G*I - EA_ I* i *I = == 3/ 3/4" M=y
3/16" WIDE ® ! 12" T LHAAdd AN d AR AARAN _251/2” @
% — ] — 1 1/47 (yp) SECTION A-—A 5 21/2 34 . .
/ *'_'* <-I ;—I ’ 9 \9) |
e e 4 —]
CLASS 'A'—— - SECTION A-—-A SECTION B-B A _f
CONCRETE J 3 2
m < L. — m =
o] =
| @
GRATE (STRUCTURAL: B N o
DETAIL A STEEL SHOWN) |_> _ b Q o 4]
CONTRACTION JOINT 3 > = =
= S |
o] [(e] —_—
CONCRETE ~| =
/" top unim A A R 8
+ ” _J (n aJ
\_ 27 36" b
GRADE
ADJUSTMENT 48 1/4" y m_{ |
Typ ) — 6_TRANSVERSE RODS B—-l [3/4” |
(WP) AT 375/8" C. 10 C. (TYP.) COLOR: LEGEND AND BORDER  WHITE (REFLECTORIZED
— 3/8". x 46 1/4” ROD : ( )
g L
B 26 BEARING BARS BACKGROUND RED (REFLECTORIZED)
e—————— 57 1/4"—————— AT 1 3/4” C. TO C. (TYP.) SIGN DIMENSIONS | SER— | BOR—| BLANK
INLET BOX (SEE PLAN VIEW 1/2” x 2 1/2” x 25" BAR SIZE A | B |c+| IES | DER | STUD
SCHEDULE FOR TYPE) _— 1. CONSTRUCT STEEL GRATE IN ACCORDANCE WITH PA D.O.T. 5 i
PUBLICATION 72, (RC—34) 24x24] 248 110 C | 5 |B1-24 E
2. WELD STRUCTURAL STEEL GRATES IN ACCORDANCE WITH THE 30 x 30| 30 [ 10 [ 12} C 3 |B1-30
REQUIREMENTS OF PUBLICATION 408, SECTION 1105.03(R) -
CONTRACTION JOINT ISOMETRIC VIEW 36 x 36| 36|12 |15 | C s | B1-36 S
(SEE DETAIL "A" ABOVE) BICYCLE SAFE 48 x48| 48| 16|20| c | 1 |B1-48 =
DETAIL FOR GENERAL REFERENCE ONLY, ACTUAL STRUCTURE TO BE IN STRUCTURAL STEEL GRATE  REDUCE SPACING BY 40% REVISIONS
COMPLIANCE WITH PennDOT PUB 72, RC—45M, JUN. 1, 2010 OR LATEST EDITION. Not To Scale
9 9
PennDOT TYPE M INLET TOP DETAIL (R1—1) STOP SIGN DETAIL
Not To Scale Not To Scale
DETAIL NOTES:
1. MATERIALS AND CONSTRUCTION SHALL MEET THE REQUIREMENTS OF PUBLICATION 408,
SECTION 630 FOR PLAIN CEMENT CONCRETE CURB. SECTION 640 FOR PLAIN CEMENT
CONCRETE GUTTER AND SECTION 641 FOR PLAIN CEMENT CONCRETE CURB GUTTER.
2. SPACE CONTRACTION JOINTS IN UNIFORM LENGTHS OR SECTIONS.
PLACE 3/4 INCH PREMOLDED EXPANSION JOINT FILLER MATERIAL AT STRUCTURES AND
AT THE END OF THE WORK DAY. CUT MATERIAL TO CONFORM TO AREA ADJACENT TO
CURB OR TO CONFORM TO CROSS SECTIONAL AREA OF CURB. I_,l_- b3 12
PLAIN CONCRETE CURB _ DOWEL BAR _
Not To Scale E E :(\‘ 0 HOLES —— 1” CHAMFER
{ e ) - THE LIGHTING POLE MANUFACTURER SHALL
© FURNISH TEMPLATE FOR SETTING ANCHOR —
3 9 ° BOLTS (SEE LIGHT DETAIL) ﬁ \ e ' I
~N (S
27n — = s t
o | ﬁ i LIGHT FIXTURE
- 48 1/4 ) SIDE VIEW FRONT ELEVATION VIEW (SEE PLAN)
" TOPSOIL l DOWEL HOLE LOCATIONS ATTACH 70 LIGHTING —
SEE PAVING SECTION POLE GROUNDING LUG
(LAWN  AREAS) I DETAIL (PAVED AREAS) GUTTER GRADE )
" 57 /4 POINT "
PLAN VIEW . , ]
_— o re—31 1/2" 2” MAXIMUM ABOVE v
& i NORMAL GUTTER / TOP OF FOUNDATION
pe—— 42 1/4"— R=1 =1 (i — SLOPE 0.02 FT./FT. MIN_FOUNDATION TOP: xxx.xx n
4 . 7 1/2” 7 1/2"-= = - k5 I~ <4 1/2” T — REMOVE PAINT AND SECURELY ATTACH COPPER
= 12 12" Q| 5 21/2" GROUND LUG W/ 3/16" STOVE BOLT INSIDE POLE
nle Y -~ > 3 '3 1Rl -1 TO POLE BODY OR HANDHOLE REINFORCING RING.
PENNDOT 2A STONE =2 I ol & 1 L (DO NOT GROUND TO COVER FASTENERS)
OR SELECT BACKFILL <o Q - ) N
APPROVED BY THE — Zle T | - N 6” STRANDED BARE COPPER WIRE,
TOWNSHIP ENGINEER ElZ - 31/ - o 5 — 11 L ATTACH TO LUG AND CLAMP N | HANDHOLE W/ COVER
PLACED AND COMPACTED &2 =6 21274 6" l= 9 1/2> =~ LAY —HanD RuB siDES
el= N 4 1/27—= |=— 24 — ABOVE GRADE COPPER GROUND CLAMP
= 45 1/4 . . ATTACHED TO CONDUIT
i SECTION E—E SECTION F—F S +—
~ - — — f 5 SR WHEN POLES ARE EQUIPPED
PENNDOT 2A STONE - PIPE BELL 11 - W/ BASE PLATE COVER, THE
BACKFILL PLACED AND __ | L . = COVERS TO HAVE FINISH TO LEVELING NUTS
COMPACTED IN MAX. 6 ol WE Z MATCH POLE — 1
LIFTS o GRATE (STRUGTURAL NES . _ : ”
= STEEL SHOWN) i : N ) 1-2" CHAMFER ON TOP L=
COMPACT WELL A A - .
SOMEACT WELL neH w /_TYPE ¢ CONCRETE OTHERMC WELD 1 DM DR . A MIN (TYPICAL) PROJECT SERIAL NUMBER FOR DESIGN:
o DOWEL BARS TOP UNIT o7 DA b LONE 14/ \< . DEFLECTION
MIN. 6” PA DOT 2A STONE (SEE RC—45M) GROUNDING ROD % ZZEN N g y COUPLING oy
BEDDING OR No. 57 IF —— < —} -l _ ANCHOR BOLTS PER 4-J
WATER IS ENCOUNTERED o \\ 5 N—— - Lt — POLE MANUFACTURER g
— . - | RIGID CONDUIT (SIZED AS NEEDED) P l] .
BSEB’B'I:’,EG S:?NAGDE ADJUSTMENT NS 7. A (6) #5 REINFORCING BARS — 7735 x| O P2 HED GRADE \ N Apgﬂ;@gp'y@ﬂc@;:ﬂcﬂ
TO RECEIVE BELL /_g\ICLIEEDBE)E( éSEE 1 - - L E\;A(I)NNC%S%O Psi NOTES: Parcel Information:
PIPE 0.D. + 16" TYPE) e 1. THIS DETAIL IS FOR BID AND BUDGETARY PURPOSES ONLY. CONTRACTOR SHALL
V ENSURE DESIGN IS PREPARED BY A QUALIFIED STRUCTURAL ENGINEER CONSIDERING GWYNEDD MERCY
STORM SEWER TRENCH LICHTING MANUFACTURER REQUIREMENTS, LOCAL WIND LOADS, SITE. SPECIFIC SOIL ACADEMY HIGH SCHOOL
- 3" CLEARANCE A. SOME SITE LOCATIONS AND/OR CONDITIONS MAY REQUIRE VIBRATION DAMPENING 39-00-03957—-00—-9
and BEDDING DETAIL A | MEASURES AS DETERMINED/BY A STRUCTURAL ENGINEER. Block 8 Unit 55
Not To Scale |43 TIE BARS AT 12" 0.C B. THE STRUCTURAL ENGINEER SHALL BE NOTIFIED OF THE INTENT TO MOUNT ANY— D.B.: 6225 Pg: 1394
) €. THING ASIDE FROM THE LIGHT FIXTURE INCLUDING (BUT NOT LIMITED TO) CAMERAS,
1 . BANNERS, FLAGS, SIGNAGE, ETC. AS T WILL IMPACT THE POLE AND FOUNDATION
ISOMETRIC VIEW 1 - - ) ! Gross Area: 44.3052 Acres
2. ALL REBAR SHALL HAVE A YIELD STRENGTH OF 60psi, AND MAINTAIN A 3" MIN. Legal RW:  1.2582 Acres
CLEARANCE FROM SURFACES. :
conr T8 TR ST TR SN, SR 0 B
enn s - s 1, . NET Area: 42.0839 Acres
’ ~? POLE FOUNDATION DETAIL LIGHT STANDARD
| N PN | PennDOT TYPE 'C INLET TOP DETAIL
NOT TO SCALE NOT TO SCALE Applicant:
Not To Scale PP
GWYNEDD MERCY
ACADEMY HIGH SCHOOL
¢/o Denise Marbach
1345 Sumneytown Pike
Gwynedd Valley, PA 19437
PROOF ROLLED EARTH & SUBBASE 4"MIN.

®= 1.5” SuperPave Volumetric Asphalt Mixture Design,
9.5mm, PG 64—22, HMA Wearing Course,
0-0.3M ESALs, SRL—M or Greater

@,.

e
. ) ) ) 1 © COPYRIGHT 2026
@ -3; Suwerborg Vopmatic popral iture Desin, {72\ N
0-0.3M ESALs PROVIDE
@:6” 2A Stone Subbase on Prepared Subgrade 9’'-0" * ONE LAYER OF ‘\—— ?g?B@&E MATERIAL, ° «
. BA i
PROJECT PAVING SECTION T . o5 20T 2 |08 S
EACH WAY MIN. - z E W=
. DETAIL A < S| -z &
PROJECT PAVING SECTION B PRECAST CONCRETE INLET BOX z Tl e~ | S
Wy o BASE PREPARATION O 210 g
Not To Scale t — % E 8 E < 8§
3 57 174 ¢ W 1 |120 538
L 6"MIN. 7" , o I 0] sZ 2
, f’ o N =& 5 s:
#4 BARS 12°C TO C (TYP.) =z I35 5 3%
EACH WAY TOP & BOTTOM Z e} D =
OR 0.20 in 2/FT W.W.F. x ) SlapZ -2
(6” MAX. SPA.) — b (o) o
_ STANDARD BOX ., = o k)
SECTION A-A L STANDARD. BOS 28 ax. <€ Wy QO A2
(0.0.) L_J Q 8 = @
6"TYP. - = 283 ¥
= z = %«
r O O o Qa3
NOTES: a L|= £~
- 5 Z Q@ £
1. CONSTRUCT INLET BOXES IN ACCORDANCE A = Ll > a 53
WITH THE REQUIREMENTS OF PUBLICATION e o e O o =< o
408, SECTION 714 and PUBLICATION 72 26" MAX. & — z =P s
(RC—34). FOR R.C.P. or LONG _ IDIRECTION E O 1T} § 6 éé
2. PROVIDE STANDARD INLET BOXES AND COVER 42" MAX & ) S|° QZ 5
ADJUSTMENT SLABS WITH A 24" x 45 1/4 FOR CMP S P, 1S5 =
OPENING _TO ACCOMODATE STANDARD TOP M z s @ AQls ©
COMPONENTS. = A a BE =)
T pd -
E V) W z
< Z ol
Not To Scale o x
i ||
O =
Sl
O~
Layer List:
D5—-Sh04_Details
Job No:
20—-0209 DOS
Plan Date:
MARCH 18, 2026
Sheet No:

4 « 4




GILMORE & ASSOCIATES, INC.

ENGINEERING & CONSULTING SERVICES

September 11, 2026
File No. 26-00897

Mimi Gleason, Township Manager
Lower Gwynedd Township

1130 N Bethlehem Pike, P.O. Box 625
Spring House, PA 19477

Reference: 1345 Sumneytown Pike
Gwynedd Mercy Academy High School — Parking Area Expansion
Land Development Waiver Request — Review 1
TMP No. 39-00-03957-00-9

Dear Ms. Gleason:
Pursuant to your request, Gilmore & Associates, Inc. performed a review of the plans, entitled Parking Plan for
the Gwynedd Mercy at 1345 Sumneytown Pike. Upon review, we offer the following comments for consideration

by the Lower Gwynedd Township Board of Supervisors.

l. Submission

A. Parking Lot Expansion Layout Plan, consisting of 1 through 4 of 4, dated March 18, 2026, as prepared
by Woodrow & Associates, Inc. for Gwynedd Mercy Academy High School.

1. General Information

The subject tract, situated in the A Residential Zoning District, currently contains an existing high school
with several accessory buildings, athletic fields, parking areas and access drives. The Applicant proposes
removing six (6) existing parking spaces to install an additional parking area to the with 42 new spaces for
a total of 36 additional parking spaces. Additional improvements include minor grading, concrete curb and
new stormwater piping and inlets within the parking area. The proposed improvements will add
approximately 11,760 square feet of additional impervious surface areas. We note that the recently
installed stormwater management facilities have capacity to control the runoff from the added impervious
surface areas.

1. Review Comments

A. Zoning Ordinance

We defer all comments with respect to the Lower Gwynedd Township Zoning Ordinance to the
Township’s Zoning Officer.

B. Subdivision and Land Development Ordinance (SALDOQO)

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

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

Gilmore & Associates, Inc.
Building on a Foundation of Excellence
www.gilmore-assoc.com



Mimi Gleason, Township Manager Page 2
1345 Sumneytown Pike — Waiver of Land Development. September 11, 2026

1. We note that the existing stormwater facilities appear to have enough capacity to control the
runoff from the added impervious surface areas. The Applicant shall ensure that the peak rate
requirements for the site are still satisfied with the additional flow.

2. It appears that the new spaces are immediately adjacent to the exiting spaces along the
construction access drive. The applicant should consider the possibility of a planting strip
between the two parking areas.

3. We note that the existing parking lot contains parking lot lights. However, it does not appear that
any new lighting is proposed for this parking area. The Applicant shall discuss with the Board
whether additional lighting is needed in the new parking area. In the event that it is determined
that lighting is necessary, then a full lighting plan shall be submitted for review.

4. It appears that the existing access drive to the west of the proposed parking area will serve as
the construction access. However, we note that the site distance onto Sumneytown Pike appears
limited. The applicant shall ensure that the construction access provides enough sight distance
for safety of all vehicles. Alternate construction access may need to be explored.

5. We defer to the Township Solicitor to determine whether a land development agreement will be
required with the waiver of land development request.

6. The Applicant shall discuss with the Board whether additional landscaping can be provided for
the proposed parking lot.

7. The Applicant should consider additional silt sock in the area to the southeast of the proposed
storm pipe and storm inlet within the grass area.

8. The Applicant is responsible for any other required approvals, permits, etc. (i.e., MCPC, MCCD,
PADEP, Municipal Authority, Fire Marshal, etc.) as applicable. Copies of these permits and
approvals should be submitted to the Township.

As mentioned above, we recommend that since a waiver of the land development process was granted that it be
conditioned upon the applicant satisfying the comments in this letter.

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

Sincerely,

AN, F LR

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

EB/ee/sl

cc: Jamie Worman, Assistant Township Manager
Patty Sexton-Furber, Building Codes Administrator
Neil A. Stein, Esq., Kaplin Stewart
Al Comly, Township Fire Marshal
Timothy P. Woodrow, Woodrow & Associates, Inc
Chad Dixon, AICP, PP, Bowman
James Hersh, P.E., Vice President, Gilmore & Associates, Inc.



Bowman

September 10, 2026

Ms. Mimi Gleason
Township Manager

Lower Gwynedd Township
1130 N. Bethlehem Pike
Spring House, PA 19477

RE: Traffic Review — Waiver of Land Development Plans
Gwynedd Mercy Academy High School — 1345 Sumneytown Pike
Lower Gwynedd Township, Montgomery County, PA
Project No. 314087-01-029

Dear Mimi:

Per your request, Bowman Consulting Group (Bowman) has completed our traffic engineering review of the
proposed site modifications to the Gwynedd Merch Academy High School Campus located at 1345
Sumneytown Pike in Lower Gwynedd Township, Montgomery County, PA. It is our understanding that the
proposed site modifications will consist of constructing a parking area that contains 42 parking spaces. It
should be noted that as part of the parking area construction, 6 existing parking spaces will be removed, so
the net increase in parking spaces for the site is 36. Access to the site will continue to be provided via the
existing site driveways along Sumneytown Pike and Evans Road (S.R. 2016).

The following document was reviewed in preparation of our review:

»  Waiver of Land Development Plans — Gwynedd Mercy Academy High School (Parking Area
Expansion), prepared by Woodrow & Associates, Inc., dated March 18, 2026.

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 parking spaces in the western parking row of the proposed parking area should be aligned with
the 16 parking spaces in the eastern parking row of the existing adjacent parking area.

2. The existing “Stop” sign on the southbound approach of the eastern driveway leading to/from the
parking area on the southwestern corner of the school at its intersection with Reiley's Way should
be shown on the plans. A stop bar should be added to the plans at this “Stop” sign location.

3. A "Stop” sign and stop bar should be shown on the plans at the following locations:
¢ On the northbound approach of the drive aisle leading to/from the existing parking area to the
west of the proposed parking area at its intersection with the drive aisle to the south of Reiley’s
Way.
¢ On the westbound approach of the drive aisle to the south of Reiley’s Way at its intersection
with the drive aisle leading to/from the building in the southwestern corner of the property.

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



Ms. Mimi Gleason
September 10, 2026
314087-01-029

*  On the westbound approach of the drive aisle in the parking area on the southwestern corner
of the school at its intersection with the western drive aisle in this parking area.

4. A stop bar should be shown on the plans at all existing and proposed “Stop” sign locations
throughout the site.

5. The proposed development is subject to the Transportation Impact Fee of $3,865 per "new”
weekday afternoon peak hour trip. The applicant must confirm whether the proposed site
modifications are expected to generate additional trips to/from the site during the weekday
afternoon peak hour.

6. A response letter must be provided with the resubmission detailing how the aforementioned
comments have been addressed, and where each can be found in the resubmission materials (i.e.,
page number(s)) to assist in the re-review process. Additional comments may follow upon review
of any resubmitted materials.

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
Denise Marbach, Gwynedd Mercy Academy High School
Tim Woodrow, P.E., Woodrow & Associates, Inc.

V:\314087 - Lower Gwynedd Township\314087-01-029 (TRN) - GMAHS Parking Expansion\Engineering\Submissions\2026-08-28 WLD\Review\2026-09-10 Review Letter —
Gwynedd Mercy.docx
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GILMORE & ASSOCIATES, INC.

ENGINEERING & CONSULTING SERVICES

September 10, 2026

File No. 26-00910

Mimi Gleason, Township Manager
Lower Gwynedd Township

1130 N Bethlehem Pike, P.O. Box 625
Spring House, PA 19477

Reference: 813 Plymouth Road

TMP #39-00-03589-00-8
Minor Subdivision Plan

Dear Ms. Gleason:

Pursuant to your request, Gilmore & Associates, Inc. performed a review of the Minor Subdivision submission
for the above-referenced project. Upon review we offer the following comments for consideration by the Lower
Gwynedd Township Board of Supervisors:

Submission

A. Minor Subdivision Plans, consisting of two (2) sheets, dated August 21, 2026, prepared by Woodrow
& Associates, Inc., for 831 Plymouth Road.

Project Description

The subject tract (TMP# 39-00-03589-00-8), located in the A Residential Zoning District, includes an
existing two (2) story dwelling with a detached garage, associated driveway and a pool and pool house in
the rear yard. The remainder of the tract is comprised of lawn and several trees in the rear yard. The
gross area of the tract is approximately 2.40 acres. The property contains two separate gated entrances to
Plymouth Road.

This project proposes the subdivision of the existing lot into two (2) individual lots. Each lot will be roughly
1.4 acres in size. Each Lot will access from Plymouth Road. Lot B will utilize the existing secondary
entrance from Lot A, so that an additional driveway cut along Plymouth Road will not be needed. At the
time of building permit application, the Applicant will be required to submit fully engineered plot plans
containing on-site stormwater designs which comply with all applicable Lower Gwynedd Township
Ordinances.

Review Comments

A. Zoning Ordinance

The following zoning variances have been granted at the August 13, 2026 Zoning Heard Board
Meeting with conditions:

1. A variance was granted from ordinance section §1298.21(c), to permit more than two flag lot

access strips to be located adjacent to each other. The proposed subdivision will create three
(3) flag lot access strips adjacent to each other.
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We note the following comments related to the Lower Gwynedd Township Zoning Ordinance.

1.

§1257.03(a)(3) — Where both a public sewer and a public water supply are available, a lot area
of not less than 40,000 square feet shall be provided for every dwelling or other building.
Whenever public sewer or public water supply is available, connection to the public utility is
required as a condition of this subsection. We note that the Applicant intends to utilize the
40,000 square foot lot minimum for the proposed subdivision. However, the plans do not
indicate whether the existing lot is currently connected to public water. If the current property is
not connected, then a proposed connection will be required with this application.

§1298.21(e) — A driveway serving a flag lot shall have a minimum stabilized width of 20 feet
and a paved width of 16 feet for its entire length. We note that it appears that the applicant
plans to utilize the existing driveway access for the new lot. However, the existing driveway
appears to be roughly 12 feet in width and the existing gate is approximately 16 feet in width.
We note that the Applicant will be required to widen the driveway. Additionally, we defer to the
Fire Marshal regarding the existing width of the gate for emergency vehicles.

B. Subdivision and Land Development Ordinance

We offer the following comments with respect to the current Lower Gwynedd Township Subdivision
and Land Development Ordinance:

1.

§1230.09 — The Township Board of Supervisors may grant a waiver of the requirements of one
or more provisions of this ordinance provided the Applicant proves undue hardship. All waivers
shall be formally requested from the Township and shall be in writing and shall accompany and
be part of the application for development. The Record Plan should list the waivers, applicable
section numbers, and the date granted as applicable, including any conditions.

§1230.23 — The Applicant is responsible for all required approvals, permits, etc. (e.g.,
Montgomery County Conservation District, Fire Marshal, PADEP, etc.). We note that Plymouth
Road is a County owned roadway. As such, the applicant will be required to obtain a highway
occupancy permit from Montgomery County for any work within the right-of-way, including any
widening or utility connections.

§1230.24 — The Applicant shall address the following general plan issues:

The plans shall identify any waiver requests on the Record Plans.

We note that the review comments below may require additional details to be added to the
plans. As such, any applicable landscaping, trail, sidewalk, etc. details shall be added to the
plans, or will be required to be included in the building permit plan.

§1230.26(c) — At the time of the building permit submission, the stormwater ownership and
maintenance statement as required by this section shall be added to the plans.

§1230.30 — Legal descriptions shall be provided to our office for review and approval for each
of the two new lots. Additionally, the existing sanitary lateral for Lot A will now cross the
property line of the new Lot B. The applicant will be required to provide an easement with legal
descriptions to allow the existing lateral to cross the new property line.

§1230.33 — At the time of the building permit, the Applicant shall include a full erosion and
sediment control plan for the proposed dwelling. Additionally, a note shall be added to the plans
stating that the Applicant will be required to obtain an NPDES permit from the Montgomery
County Conservation District for Lot B in the event that proposed disturbance is greater than 1
acre. The Township should be copied on all future correspondence with the Conservation
District.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

§1230.37 (c), (d) & (e) — Plymouth Road is classified as an intercommunity road, which requires
an 80-foot Ultimate right-of-way and a minimum of 34-foot cartway. We note that the plans
appear to meet the 40-foot halfway width for the ultimate right-of-way, however, the applicant
will be required to provide additional cartway width or a waiver would be required.

§1230.41(i) — Any trees, greater than six-inches (6”), are to be removed as part of subdivision
or land development, and shall be replaced at a 1 to 1 caliper inch ratio. We note that the plans
do not show any tree removal at this time, however, aerial images appear to show that some
trees may be located within the building area and/or driveway of Lot B. The applicant shall
identify the trees to be removed, so that an accurate tree replacement count can be quantified.

§1230.42(a)(1) — Street trees shall be provided for all subdivisions at a frequency of at least two
shade trees per 40 feet of street length. The plans shall be revised to show the proposed street
tree locations or a waiver would be required.

§1230.42(b) — The Applicant is required to plant three (3) shade trees per dwelling. If the
Applicant intends to wait until such time as the application for the building permit plans, then the
deferral from this section of the ordinance shall be added to the record plan.

§1230.43 - In accordance with Lower Gwynedd Township Ordinance No. 496, at least 75% of
the plantings proposed as part of a subdivision and land development shall be native. A
planting plan shall be provided at the time of the building permit plan and shall denote species
which are native, so that compliance with this Ordinance can be demonstrated.

§1230.45(a) §1230.60(a) — Pedestrian trails are required in all subdivisions and land
developments in locations as determined by the Board of Supervisors. In addition, sidewalks
shall be provided along both sides of existing and new streets. We note that sidewalks are not
currently located along Plymouth Road. However, Plymouth Road is identified in the Township
Trail and Sidewalk Strategic Plan as a priority connection from the Gwynedd Valley SEPTA
station to Dekalb Pike. As such, we defer to the Board of Supervisors to determine whether
trails and/or sidewalks are warranted, or a waiver would be required.

§1230.53(a)(1) — All applicants for residential subdivision approval for 10 or fewer single-family
residential lots shall, concurrent with the submission of a final plan of subdivision, submit and
tender to the Township a fixed park and recreation area fee of $1,000 for each of the proposed
dwelling units.

§1230.58 — The applicant is required to install street lights on Plymouth Road at locations
determined at the Board of Supervisors. We defer to the Board of Supervisors to determine
whether street lights are warranted for this project.

§1230.61(a) — Curbs shall be provided along both sides of all existing and proposed streets, or
a waiver would be required.

§1230.62 — The Applicant shall obtain a “will serve” letter from the water supplier for the new
lot. A copy of the letter shall be provided to the Township. Additionally, the plans shall be
submitted to the water supplier for review/approval.

§1230.63 — The Applicant should conceptually consider how Lot B will be serviced by public
utilities. If these new utilities will cross Lot A, then additional easements may be required.

§1230.63(c) — The Applicant shall submit the necessary PADEP Planning Module application to
the Township for review. Additionally, the Applicant will be required to enter into a construction
and tapping agreement with the Township for the proposed sanitary connection(s). The
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document will be prepared by the Township Sewer Solicitor and should be executed prior to the
start of construction of the new dwelling.

19. §1236.12(a) — Fees for residential development. The applicant for any new residential

subdivision or land development shall be required to pay a recreation impact fee of $500 per
new dwelling unit.

20. We defer to the Township Solicitor to determine whether a financial security agreement and

land development agreement will be required at the time of the building permit for Lot B.

C. Stormwater Management Ordinance

We offer the following comments with respect to the current Lower Gwynedd Township Stormwater
Management Ordinance:

1.

2.

§1241.106 — At the time of the building permit application for Lot B, the Applicant will be
required to provide all applicable stormwater management controls in accordance with the
Lower Gwynedd Township Stormwater Management Ordinance, including but not limited to,
peak rate control, water quality volume and groundwater recharge. A note shall be added to the
Record Plans.

§1241.704 — At the time of the building permit for Lot B, the Applicant will be required to enter
into a Stormwater Ownership & Maintenance Agreement with the Township for the proposed
on-site stormwater improvements. The document will be prepared by the Township Solicitor
and should be executed prior to issuance of a building permit. A note stating this requirement
shall be added to the Record Plan.

In accordance with Lower Gwynedd Township Resolution 2005-16, the Applicant is required to
pay a Stormwater Management Facility fee in the amount of $500 per 1000 cubic feet of
storage volume within the proposed BMP’s. This fee will be calculated upon submission of the
building permit plans containing the proposed stormwater measures. A note stating this
requirement is to be added to the plans.

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

Sincerely,

) F /.

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

EB/sl

CC:

Jamie Worman, Assistant Township Manager

Patty Sexton-Furber, Building Codes Administrator

Neil A. Stein, Esq., Kaplin Stewart

Tim Woodrow, P.E., Woodrow & Associates, Inc.

Corbett Hall, Applicant

Chad Dixson, P.E., Bowman

James Hersh, P.E., Vice President, Gilmore & Associates, Inc.
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GENERAL PLAN NOTES

EXISTING FEATURES and SURVEY NOTES:

DWELLING

. A field metes and bounds survey was performed under the supervision of Keith A. Houser, PLS,

Survey performed without the benefit of a full Title Report. Bearings shown reflect a rotation of
—09 Deg 37 Min. 09 Sec. from Deed Bearing Basis to match Pennsylvania South Zone 3702 State
Plane Coordinate Bearing Basis. Field Survey performed May 2026.

Horizontal datum based on NAD 1983, SPC 83 Pennsylvania (South), GEOID Model g2003u08 using
Topcon Topnet Live Virtual Network System.

A topo%raphic and existing features survey was performed under the supervision of Keith A. Houser,

PLS, ite Benchmark is the top of cut nail in utility pole #46 PP in front of the subject property
having an elevation of 311.33. Field Survey performed May 2026.

Vertical datum references provided by the PA Spacial Data Access system (PASDA). PAMAP data is
based on PA State Plane (South) NAD83 horizontal, NAVD88 vertical datum. Site Vertical Datum using
Topcon Topnet Live Virtual Network System.

. This plan was prepared utilizing the following references:

a. Tax maps and deeds of record as obtained from the Recorder of Deeds online resources.

b. Existing Soils classifications and mapping has been plotted from maps obtained from the USDA
Web Soil Survey website (http://websoilsurvey.sc.egov.usda.gov/) unless otherwise noted.

c. Aerial imagery used for base plan reference provided by NearMap, Inc. Imagery from flight dated
April 7, 2026.

d. Montgomery County — Geospatial Data Hub, providing supporting information for Tax Parcel(s),
Municipal Boundaries & Zoning District Boundaries, and Soils Limits.

e. Plan entitled Preliminary/Final Plan Minor Subdivision — Record Plan 1617 Schoolhouse Lane
repared for Jennifer A. L. Gobora by Woodrow and Associates, Inc. dated Dec. 15, 2017, and
ast revised July 25, 2018. Recorded in the Montgomery County Office for Recording of Deeds
plan bk 50 pg 93 dated Feb. 7, 2019.

f. Plan entitled Plan of Subdivision prepared for Robert Held, Inc. by Urwiler & Walter, Inc. dated
Sept. 16, 1987, and last revised Feb. 17, 1989. Recorded in the Montgomery County Office for
Recording of Deeds plan bk A—50 pg 442 dated March 21, 1989.

g. Plan entitled Plan of Subdivision prepared for Robert Held, Inc. by Urwiler & Walter, Inc. dated
Aug. 14, 1989, and last revised Jan. 16, 1990. Recorded in the Montgomery County Office for
Recording of Deeds plan bk A—51 pg 488 dated Feb. 26, 1990.

. There has been NO field investigation Ferformed to verify any existence of any wetlands, waters

of the U.S. or Commonwealth or Alluvial Soils at the time of the site survey.

. This site is located within Flood Plain Zone 'X’ (areas determined to be outside the 0.2% annual

chance floodplain) as illustrated on Community Panel Number 42091—-C—0259-G, effective date
March 2, 2016 as prepared by the Federal Emergency Management Agency. No computational
floodplain study has been performed for this plan.

. All persons digging on this site shall comply with the requirements of Section 5 of PA Act 287 as

amended by PA Act 181. State law requires a three (3) business day notice prior to any digging
(does not include state holidays or weekends). Dial 8—1—1 or go to www.paonecall.org.

Existing subsurface utility information illustrated on these plans were based upon visual field locations
obtained as part of site survey operations. The information provided is representative of subsurface
conditions only at locations and depths where such information was available. There is no expressed
or implied agreement that subsurface utility connections exist between explored locations. Accordingly,
utility information shown should not be relied upon for construction purposes. It is incumbent upon
the contractor to verify subsurface utilities prior to excavation.

Right(s)—of—way width per deed reference, recorded plan, and PennDOT Highway data. Ultimate
right—of—way for Plymouth Road identified as 80—Ft in width.

Subject property is zoned 'A’ Residential District as noted on the official Zoning Map.

10. This project shall be served by public sanitary sewer by Lower Gwynedd Township and water services

by North Wales Water Authority.

DEVELOPMENT NOTES:

RECORDER OF DEEDS:

Recorded this ________ day of , 20__ in the
Office for the recording of deeds, in and for the County of Montgomery,
Pennsylvania in Plan Book _______ , Page _______ .

Recorder of deeds:

MCPC No.:

PROCESSED and REVIEWED. A report has been prepared
by the Montgomery County Planning Commission in ac—
cordance with the Municipalities Planning Code.

Certified this date:

For the Director

Montgomery County Planning Commission

OWNER CERTIFICATION

We, CAROLINE M ARMOUR & ERIC J CREIGHTON, Owner(s), hereby acknowledge Approved by the Township Board of Supervisors of the Township of Lower
this Plan to be the official plan of the Highways and Property shown thereon Gwynedd on this _______ day of 20

situate in the Township of Lower Gwynedd, Montgomery County, Pennsylvania,

and desire that this Plan be recorded according to law.
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P'-AN('-)EGEND ZONING and SITE DATA SCHEDULE
EXISTING (EX) FEATURES
oF. (M i Irom Pin | Pipe (Found) | Zoning District: A — Residential District | ZONING COMMENTS:
CM. (F) ¢ te M t (Found, . .
oncrete. Monument (Found) | ltem | Section | Requirement PROPOSED LOT A | PROPOSED LOT B (Flag) | [1] Exisitng Lot is served by public water and public sanitary sewer. FLAG LOT PROVISIONS (Per ZO 1298.21):
@ © TJract Boundary . . . . . . . . . : : : . .
. _ . Permitted Use 1257.02.(a)(2) (1) Single—Family (1) Exist. Single—Family (1) Single—Family [2] Per 1298.21(g): Required lot area and front yard dimension of flag lots  [5] 1298.21(b)(1)(A): Number of flag lots permitted — For subdivisions of
= fe/;(’;,c,?};‘f’fj’,fe Detached Dwelling Detached Dwelling Detached Dwelling Pl e s o the min. therwise specified for the . up to (3) Lots — (1) flag lot is permitted. "
- Ex Ultimate/PennDOT R/W Line (Min) Lot Area 1257 O3EO (2) 40,000 S.F 1 58,824.60 Sq. Ft (NET R/W) 66,274.02 Sq. Ft. (NET R/W) R R 6] 1298.21(c): No more than (2) flag lot access strips may be located [V
' 4 . ’ : sl ’ : e 3] Per 1298.21(f): Front yard of any flag lot must include buffer plantings adiacent to each other
1298.21 gg 60,000 S.F. [2] 60,062.78 Sqg. Ft. ENEF ACCESS) [ along the full width of the lot ) :
XX XX Ex Fence Line g the Tull wi ot the fot. . ’ : :
o oo (Min) Lot Width 1257.03(b) 200 Ft. 259 Ft. @ F.Y. 202 Ft. @ F.Y. [4] Per 1298.03(b): Accessory uses and structures: [7] 1298.21(d): e P anal g 1, 1109 oS00, Sorvii:
—0 gy ’ Ex Sign (Min) Front Yard 1257.04(a) z?ng Ft [2][3] 45.5 Ft. (EX/SD 119.5 Ft PerL‘pitted Residen};(icll’lt Usefs. Zrivatet’gara es, privtate tgreenhouﬁszs, pr[va’{e [8] 1298.21(e): A’cciitr;vewfayzgerﬂng adflag lot sdhall’dt)(ﬂve fa 1r'gini'_ts:tcflbilizg(d
. . . . parking spaces, shelters for domestic pets, private storage sheds, private wi o —Ft."and a paved wi o —Ft. for its
- Q//P. Ex Utility Pole & O.H. Wires (Min) Side Yard 1257.04(6)(1) 50 Ft. Foch Sig 258 Ft 50 Ft. Each Sid swjm;ningt pbc|>ols (inc;:IL;.'ding pool ho%ges and c%b%nati),tprivate tennis courts, ?Qtirlsc Ienhgtlr, s{nall bedﬁno%:>cs):;ructeéi fOL?I Qeight 3f
O co Fx Sewer Clean Out in) Side Yar . . Eac ide . . . Eac ide private stables and home occupations, provide at: c_i v SI;I Gb no eﬁee fa % rg(ya e, s Gh’ Ie pg(\ae ,
® ”KO‘ F,L/M &V ?( ﬁaz‘e;/ l?/vet/ Gas Valve 72.2 Ft._(EXIST) 1) Accéessory btjilcciiir}gs shallll bf(ehcle%rl)/ldsubordingt/e to tthe tprincipal lf()ﬁildiln% gposss v?ehiclée vigi%crl'nt %fOBO?BSBOpéE%dg. veiele wiEn @
H. X Fire Hydran Min) R Yard 1257.04 75 Ft. 147.1 Ft. 75 Ft. and separated from all other buildings and/or structures on the lo
® HAM ® cs Ex Water Meter | Corp Stop (Min) Rear Yar (©) by at IZast 10 Ft. All accessory stlguctures shall be located entirely
X L7 Ex Light/lamp Post (Min) Accessory Yard 1257.04(c) %g E Egor?)ge) [4] ;%g II::J’E ;;g II:::E gécc?)ssory) \év;’;rgg) thsutpirgist%ib!(%eb%i’lgmgO?r;:-ﬁe(%gil#sit\ﬁ“c%gallO:n?:d’?ﬁgr){’egftt))/g?lé V] VARIANCE GRANTED:
— — — —  Fx Storm Sewer and Inlet ’ °° . . °° at ’Iea’st 10 Ft. behind the rearmost portion of the main building to -
s———s——O)—s— £x Sanitary Sewer & MH (Max) Bldg Coverage | 1257.05(a)(3) | 20 % [1]| 8.2+ % (4,801 Sq. Ft.) <20 % utilize an accessory structure setback as follows: 1. 1298.21(c):  For Proposed Flag lot access strip adjacent to (2) Existing
6 6 Ex Gas Main & Service . . access strips.
. 4 99+ % , . . Z A. Accessory structures that are 500 Sq. Ft. or less in gross floor
" " Fx Water Main & Service EMOX; Lot ImpeerOUS 1257 O5Eb;(1) 25 % / 24.99 % 94700 Sq( Ft)) <25 % / 1C:]I’eC] anEiy r'ICc)i more than 15 r':—tt Iin hglght may be |0C09ted 10 Ft. Variance granted without conditions at the August 13, 2026 Lower Gwynedd
Max) Bldg Height 1257.06(a 45 Ft. 2.5 Stories 23.8+ Ft. 2 Story (EXIST, <45 Ft. 2.5 Stories rom any side or rear property line. Zoning Hearing Board meeting. Application 26—20Z ’
PROPOSED (PR) FEATURES (Max) Accsy Height 1257.06(b) 14 Ft. / 1 Story 12.7 Ft. & 20.1 Ft. (EXIST) <14 Ft. / 1 Story B. Accessory structures that are greater than 500 Sq. Ft. in gross
®I.r. (5 Iron Pin (Set) floor area or greater than 15 Ft. in height, the required min.
BcM. (S) Concrete Monument (Set) Parking Quantity 1257.07 2 Spaces / Dwlg Unit 2+ Spaces >2 Spaces setback from the side or rear property line is doubled.

C. In no circumstances can an accessory structure be located in a

front yard.

(2) Private swimming pools shall be constructed in accordance with ap—
plicable Township ordinances and shall not be located in front yards.
All pools, filters, heaters or any facilities incidental thereto including
pool houses/cabanas/covered pavilions shall be not less than 25 Ft.

from all side and rear property lines.

BOARD OF SUPERVISORS CERTIFICATE

Twp Secretary: MIMI GLEASON Chair:
Attest: By: Caroline M Armour
PLANNING COMMISSION CERTIFICATE
. _ Recommended for approval by the Planning Commission of the Township of
Attest: By: Eric J Creighton Lower Gwynedd on this day of 20__.

COMMONWEALTH OF PENNSYLVANIA
COUNTY OF MONTGOMERY

On this, the day of , 20__, before me, the N9 ENGINEER’S CERTIFICATION
undersigned Officer, personally appeared CAROLINE M ARMOUR & ERIC J CREIGHTON,
Owner(s) , known to me (or satisfactorily proven) to be the persons whose names

are subscribed to the within instrument, and acknowledged that same for the TOWNSHIP ENGINEER CERTIFICATE

purposes therein contained.

I, TIMOTHY P. WOODROW, P.E. , do hereby certify that | am a Registered
Professional Engineer, licensed in compliance with the laws of the Common—
wealth of Pennsylvania; that this plan was prepared by myself or under my
supervision and that said plan complies with all ordinances and regulations

Reviewed by the Township Engineer of the Township 02f Lower Gwynedd on of the Township.

this day of

IN WITNESS WHEREOF, | have hereunto set my hand and official seal.

038735-E

SURVEYOR'S CERTIFICATION

I, KEITH A. HOUSER, P.L.S. , do hereby certify that | am a Registered Pro—
fessional Land Surveyor, licensed in compliance with the laws of the Common—
wealth of Pennsylvania; that this plan correctly represents a survey made
by myself or under my supervision and that all dimensional and geodetic
details shown are correct.

075710

Township Engineer: Signature: Lic. no:

Notary Public:
My Commission Expires:

Lic. no:

11.The contractor shall ensure that all necessary permits and approvals have been obtained prior to

commencement of any site construction activities.

. Erosion and sedimentation control measures shall be in place and functional prior to any earth

disturbance or grading work.

. Nothing shall be permitted to be set on, placed or planted within, the area of any utility or storm

water easement except lawns or suitable low ground cover.

. Construction materials and procedures shall follow Pennsylvania Department of Transportation Spec—

ifications and Standard Drawings (latest edition).

15. Any/all storm water conveyance system(s) and detention facilities shown on these plans are a basic

and perpetual part of the storm water management system for this Municipality, and as such, are
to be protected, maintained and preserved in accordance with the approved plans. The Municipality
and/or its agents may reserve the right and privilege to enter upon such lands from time to time
for the purpose of inspection of said storm water management system in order to determine that
the structural design and integrity are being maintained.

PLAN SET INDEX:

Sheet No: Sheet Title:
1 of 2 RECORD PLAN — MINOR SUBDIVISION
2 of 2 EXISTING FEATURES SURVEY and

DEMOLITION PLAN

This application is for a Minor (2—Lot) Subdivision.
No construction is proposed with this application.

Any future construction will require application &
submission for approval to Lower Gwynedd Township.
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PROJECT SERIAL NUMBER FOR DESIGN:
2026 1262607 (5/6/26)

Pennsylvania 811

A Privately funded non=profit Pennsylvania Corporation

Parcel Information:

N/F: Armour, Caroline M
& Creighton, Eric J

TPN: 39—-00-03589-00-8
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PROJECT SOILS DATA
: . . Depth t Depth t Hydrologi
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Abbottstown silt loam percent 40-60" to Lithic Bedrock 6 to 18 D
~ ReB 3 to 8 20-36" to Fragipan 18 to 36" c
Readington silt loam percent 40-60" to Lithic Bedrock

Print Date:
File Name:

EXISTING FEATURES and SURVEY NOTES:

1. A field metes and bounds survey was performed under the supervision of Keith A. Houser, PLS,
Survey performed without the benefit of a full Title Report. Bearings shown reflect a rotation of
—09 Deg 37 Min. 09 Sec. from Deed Bearing Basis to match Pennsylvania South Zone 3702 State
Plane Coordinate Bearing Basis. Field Survey performed May 2026.

Horizontal datum based on NAD 1983, SPC 83 Pennsylvania (South), GEOID Model g2003u08 using
Topcon Topnet Live Virtual Network System.

2. A topographic and existing features survey was performed under the supervision of Keith A. Houser,
PLS, ite Benchmark is the top of cut nail in utility pole #46 PP in front of the subject property
having an elevation of 311.33. Field Survey performed May 2026.

Vertical datum references provided by the PA Spacial Data Access system (PASDA). PAMAP data is
based on PA State Plane (South) NAD83 horizontal, NAVD88 vertical datum. Site Vertical Datum using
Topcon Topnet Live Virtual Network System.

3. This plan was prepared utilizing the following references:
a. Tax maps and deeds of record as obtained from the Recorder of Deeds online resources.

b. Existing Soils classifications and mapping has been plotted from maps obtained from the USDA
Web Soil Survey website (http://websoilsurvey.sc.egov.usda.gov/) unless otherwise noted.

c. Aerial imagery used for base plan reference provided by NearMap, Inc. Imagery from flight dated
April 7, 2026.

d. Montgomery County — Geospatial Data Hub, providing supporting information for Tax Parcel(s),
Municipal Boundaries & Zoning District Boundaries, and Soils Limits.

e. Plan entitled Preliminary/Final Plan Minor Subdivision — Record Plan 1617 Schoolhouse Lane
repared for Jennifer A. L. Gobora by Woodrow and Associates, Inc. dated Dec. 15, 2017, and
ast revised July 25, 2018. Recorded in the Montgomery County Office for Recording of Deeds
plan bk 50 pg 93 dated Feb. 7, 2019.

f. Plan entitled Plan of Subdivision prepared for Robert Held, Inc. by Urwiler & Walter, Inc. dated
Sept. 16, 1987, and last revised Feb. 17, 1989. Recorded in the Montgomery County Office for
Recording of Deeds plan bk A—50 pg 442 dated March 21, 1989.

g. Plan entitled Plan of Subdivision prepared for Robert Held, Inc. by Urwiler & Walter, Inc. dated
Aug. 14, 1989, and last revised Jan. 16, 1990. Recorded in the Montgomery County Office for
Recording of Deeds plan bk A—51 pg 488 dated Feb. 26, 1990.

4. There has been NO field investigation Ferformed to verify any existence of any wetlands, waters
of the U.S. or Commonwealth or Alluvial Soils at the time of the site survey.

5. This site is located within Flood Plain Zone 'X’ (areas determined to be outside the 0.2% annual
chance floodplain) as illustrated on Community Panel Number 42091—-C—0259-G, effective date
March 2, 2016 as prepared by the Federal Emergency Management Agency. No computational
floodplain study has been performed for this plan.

6. All persons digging on this site shall comply with the requirements of Section 5 of PA Act 287 as
amended by PA Act 181. State law requires a three (3) business day notice prior to any digging
(does not include state holidays or weekends). Dial 8—=1—1 or go to www.paonecall.org.

7. Existing subsurface utility information illustrated on these plans were based upon visual field locations
obtained as part of site survey operations. The information provided is representative of subsurface
conditions only at locations and depths where such information was available. There is no expressed
or implied agreement that subsurface utility connections exist between explored locations. Accordingly,
utility information shown should not be relied upon for construction purposes. It is incumbent upon
the contractor to verify subsurface utilities prior to excavation.

8. Right(s)—of—way width per deed reference, recorded plan, and PennDOT Highway data. Ultimate
right—of—way for Plymouth Road identified as 80—Ft in width.

9. Subject property is zoned 'A’ Residential District as noted on the official Zoning Map.

10. This project shall be served by public sanitary sewer by Lower Gwynedd Township and water services
by North Wales Water Authority.
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Bovwman

September 10, 2026

Ms. Mimi Gleason
Township Manager

Lower Gwynedd Township
1130 N. Bethlehem Pike
Spring House, PA 19477

RE: Traffic Review — Preliminary Subdivision Plans
813 Plymouth Road
Lower Gwynedd Township, Montgomery County, PA
Project No. 314087-01-028

Dear Mimi:

As requested, on behalf of Lower Gwynedd Township, Bowman Consulting Group (Bowman) has completed a
traffic review for the proposed subdivision to be located at 813 Plymouth Road in Lower Gwynedd Township,
Montgomery County, PA. It is our understanding that the proposed subdivision involves subdividing Parcel #39-
00-03589-00-8 into two lots (Lot A and Lot B). The existing single-family home will remain on Lot A while there
is currently no development proposed on Lot B. Access to Lot A will continue to be provided via its existing
southern driveway along Plymouth Road while access to future development on Lot B will be provided via the
existing northern driveway for Lot A.

The following document was reviewed in preparation of our comments:

*  Preliminary Subdivision Plans — 813 Plymouth Road, prepared by Woodrow & Associates, Inc., dated
August 21, 2026.

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

1. According to Section 1230.37(c) of the Subdivision and Land Development Ordinance, Plymouth
Road should have a minimum cartway width of 34 feet. The plans currently show an approximate 28 to
30-foot cartway width along the Lot A and Lot B site frontages of Plymouth Road.

2. Sight distance measurements should be shown on the plans at the driveway locations for Lot A and Lot
B along Plymouth Road as required in Section 1230.38(a) of the Subdivision and Land Development
Ordinance.

3. According to Section 1230.45(a) of the Subdivision and Land Development Ordinance, sidewalk is
required along both sides of all existing and new streets. The plans currently do not show any sidewalk
along the Lot A and Lot B site frontages of Plymouth Road.

4. According to Section 1230.61(a) of the Subdivision and Land Development Ordinance, curbing is
required along both sides of all existing and proposed streets. The plans currently do not show any
curbing along the Lot A and Lot B site frontages of Plymouth Road.

5. According to Section 1298.21(e) of the Zoning Ordinance, a driveway serving a flag lot shall have a
minimum paved width of 16 feet for its entire length. The plans show an approximate 12-foot width
along the existing northern driveway that will provide future access to Lot B.

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



Ms. Mimi Gleason
September 10, 2026
314087-01-028

6. The Township Fire Marshal should review the proposed subdivision for the accessibility and circulation
needs of emergency apparatus.

7. The driveway flare on the northern side of the existing northern driveway that will provide future access
to Lot B extends across the property line for the adjacent property as shown on the plans. The applicant
must provide documentation that the owner of the adjacent property to the north is aware of this
condition. Montgomery County will require similar documentation.

8. The proposed development will be subject to the transportation impact fee of $3,865 per “new” weekday
afternoon peak hour trip and the applicant will be required to pay a Transportation Impact Fee. Based
on a review of the submitted materials, it does not appear that there is any new development proposed
on either Lot A or Lot B that will be subject to the transportation impact fee at this time; however, it
should be noted that our office will calculate a transportation impact fee for the site if/when development
is proposed on either Lot A or Lot B.

9. Since Plymouth Road is a County roadway, a Highway Occupancy Permit (HOP) from Montgomery
County will be required because the existing northern driveway will provide access to a new parcel in the
future and for any modifications to the site frontage within the legal right-of-way along Plymouth Road.
The Township and our office must be copied on all applications, plan submissions, and correspondence
between the applicant and Montgomery County and be invited to any meetings between these parties.

10. A more detailed review of the site and all transportation-related engineering elements pertaining to the
proposed access on the plans can be conducted, as the Township deems necessary, if/when
development is proposed on either Lot A or Lot B. Additional comments could be raised at that point.

11. 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 plan set or materials.

If the Township has any questions, or requires further clarification, please contact me.

Sincerely,

Chad Dixson, AICP, PP
Senior Project Manager

BMJ/CED

cc: Jamie Worman, Assistant Township Manager
Patty Sexton-Furber, Building Codes Administrator
James Hersh, P.E., Gilmore & Associates, Inc.
Ed Brown, P.E., Gilmore & Associates, Inc.
Neil Stein, Esquire, Solicitor
Al Comly, Township Fire Marshal
Tom O’Brien, Montgomery County Roads and Bridges
Susan Guisinger-Colon, P.E., LEED AP, TPD, Inc., (County Consultant)
Corbett Hall, CDHB Ventures, LLC (Applicant)

Tim Woodrow, P.E., Woodrow & Associates, Inc. (Applicant’s Engineer)
V:\314087 - Lower Gwynedd Township\314087-01-028 (TRN) - 813 Plymouth Road\Engineering\Submissions\2026-08-24 Subdivision Plans\Review\2026-09-10 Review Letter —
813 Plymouth Road.docx

2of 2 bowman.com



MEMORANDUM

ATTN: Planning Commission

DATE: September 10, 2026

FROM: Jamie P. Worman, Assistant Township Manager

SUBJ: Spring House Corporate Center/BET-Conditional Use

BET 309, LLC has submitted a conditional use application and plan for the property located at 321
Norristown Road (Spring House Corporate Center). The application will be before the PC for
consideration on September 16™. The applicant is seeking to redevelop this property. The
property currently contains two office buildings and a barn. The original plan called for
demolishing one of the office buildings, retaining Berkadia in the other, and constructing a four-
story, multi-family apartment building with an interior parking garage, along with three commercial
retail buildings totaling 47,000 square feet. The plan has since been revised. Under the new
proposal, the existing vacant office building would be demolished and replaced with a new office
building. Berkadia would then move into the new building, allowing the existing Berkadia office
building to be demolished. A four-story, multi-family apartment building would then be constructed
in its place. The apartment building remains unchanged in number of units and stories, but it will
be relocated on the site. The revised plan also includes additional surface parking and an
emergency access connection between Spring House Corporate Center and the neighboring

Gwynedd Estates.

The revised conditional use plan and architectural renderings are linked here. Due to the size of
the traffic study, and other accompanying documents, they are not included with this memo or PC

email but can be accessed on the Township website here Spring House Corporate Center

Redevelopment | Lower Gwynedd Township.



https://www.lowergwynedd.org/media/5482/plans-combined-for-bos-7-28-26.pdf
https://www.lowergwynedd.org/information/spring-house-corporate-center-redevelopment/
https://www.lowergwynedd.org/information/spring-house-corporate-center-redevelopment/

GILMORE & ASSOCIATES, INC.

ENGINEERING & CONSULTING SERVICES

September 11, 2026

File No. 24-00662

Mimi Gleason, Township Manager
Lower Gwynedd Township

1130 N. Bethlehem Pike, PO Box 625
Spring House, PA 19477

Reference: Spring House Corporate Center

Conditional Use Review 2

Dear Ms. Gleason:

Pursuant to your request, Gilmore & Associates, Inc. performed a review of the submission for the above-referenced
project in relation to the conditional use application. Upon review we offer the following comments for consideration
by the Lower Gwynedd Township Board of Supervisors:

Submission

A. Conditional Use/ Master Plans, titled Mixed Use Development for BT 309, LLC, consisting of sheets 1
through 10 of 10, dated February 11, 2026, latest revision July 22, 2026, as prepared by Bohler
Engineering.

General Information

The subject property consists of one (1) parcel located within the D-1 District. The overall tract is approximately
24.09 acres and currently contains a 3-story brick office building, 2-story masonry office building, and 3-story
masonry barn building with existing parking areas.

The Applicant proposes to remove the two (2) existing office buildings to construct a 4-story multi-family
apartment building with an interior parking garage and three (3) commercial retail buildings and a new 3-story
office building. The existing historic barn building is to remain. The subject property will be accessed to
Norristown Road (SR 2007) and will contain internal drives for access to the apartment building, retail spaces
and office building. Additional improvements include parking areas, curbing, sidewalk, ornamental fence,
landscaping, and associated stormwater management facilities.

Review Comments
A. Conditional Use

The existing property has been subject to a Zoning Map and Ordinance Amendment that has rezoned the
property to Multi-Family Residential District (MF-3). The proposed text amendment added additional uses
and requirements to the MF-3 District while allowing mixed use development by conditional use. The
Applicant has submitted a revised Conditional Use application showing their proposed development
meeting the requirements of the map and text amendment. As such, we have reviewed the plan in
accordance with the Multi-Family Residential District where this project shall have its design be subject to
conditional use approval. Upon review of the conditional use application, we offer the following comments.
The comments contained in this section should not be misconstrued as requirements, but rather discussion
points for the Board’s consideration when evaluating the Conditional Use Application.

1.  We note that development layout has changed so that the apartment complex and office building have
relocated to the opposite sides of the property. As such, the recently approved ordinance amendment
will need to be revised to permit the new location of the proposed apartment complex due to the
proximity of Route 309.

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

Gilmore & Associates, Inc.
Building on a Foundation of Excellence
www.gilmore-assoc.com



Mimi Gleason, Township Manager Page 2 of 3
Spring House Corporate Center — Conditional Use Review September 11, 2026

10.

11.

12.

13.

14.

15.

We defer to the Township Traffic Engineer regarding comments related to traffic improvements,
signage, sight distance, and the calculation of any applicable traffic impact fees.

All roadway or site improvements within the Right-of-Way (ROW) of Norristown Road, including
realignments, tuning lanes, line striping, and signage should be reviewed and approved by Township
Traffic Engineer.

The Architectural Plan, as prepared by Architecture Engineering Interiors, referenced on the Cover
Sheet (C-101) should be submitted for the Board’s consideration when evaluating the Conditional Use
Application.

Depending on the height of the proposed retaining wall, the Applicant should consider placing a safety
fence or guardrail at the top of the wall near access road to the proposed restaurant and retail store.

The Applicant should consider adding protective fencing along all pedestrian walking paths around the
proposed rain garden areas. Factors to be considered should be pedestrian safety, anticipated traffic
volume, native vegetation protection, and litter prevention.

We recommend the Applicant explore the feasibility of adding additional lighting for the proposed trails
throughout the property.

We note that the conceptual locations for stormwater management facilities are shown on the plans,
e.g. rain gardens and underground facilities. We recommend preliminary calculations for sizing the
stormwater facilities be submitted for review so that it can be determined if the conceptual areas are
sufficient to support the plan as currently proposed.

We note that the Applicant has explored the feasibility of pedestrian facilities under the PA-309
overpass and believe the connection to possible. We recommend that the full design, permitting, and
construction of those facilities be a condition of conditional use approval.

It appears that the access drive adjacent to Route 309 for the proposed apartment building is the
service drive noted on the original Conditional Use plan. We note that this service drive has been
reduced to 20’ from the original 24-foot width. The service drive shall be widened if it is intended to be
a two-way access. Turning templates will be required to be provided at the time of the land development
application.

The Applicant should provide additional buffering between the subject property and the Gwynedd
Estates development. To provide a sufficient landscape buffer, the Applicant may be required to
provide buffer plantings on both the subject property and Gwynedd Estates. An agreement will be
needed between the Applicant and Gwynedd Estates.

We note that a pedestrian connection easement will be required for the trail connection to the Gwynedd
Estates development. We recommend consideration be given to allow the Gwynedd Estates residents
to utilize the subject property trails but not encourage the mixed-use development residents to utilize
the property at Gwynedd Estates as the connection does not lead to the trail network within Gwynedd
Estates.

If it is the intent for the residents of Gwynedd Estates to use the emergency vehicle access area to
utilize the proposed trail system, then applicant shall account for pedestrian access around the
proposed vehicle gates.

The Applicant should explore the feasibility of a crosswalk and pedestrian facilities to accommodate a
connection to the Beach Hollow Road neighborhood.

We note that the buffer plantings between Norristown Road and mixed-use parking lot may need to be
supplemented with additional landscaping screenings in order to achieve the aesthetic as depicted on
in the renderings. We recommend a condition of approval be that the Applicant supplement the
plantings in this area to the satisfaction of the Township in order to achieve the conditional use plan
aesthetic representation.
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Spring House Corporate Center — Conditional Use Review September 11, 2026

16.

17.

18.

19.

20.

21.

22.

23.

24.

The Applicant shall work with the Township to determine the best design and path for the sanitary
sewer line and connection with sanitary sewer main in Norristown Road (SR 2007) to minimize the
environmental impact and address the concerns of the increased capacity on the system.

ADA compliant ramps/access ways should be considered at all crosswalks and buildings to nearby
public facilities.

There is a proposed reserved access easement on the northern side of the property. We recommend
that the Applicant clarify the intended use of this easement and provide an agreement between
property owners to be reviewed by the Township Solicitor.

Snow storage areas should be considered in the design of parking lot areas. Snow removal and storage
during major snow events could potentially cause the total number of parking spaces to be inadequate.

Areas designated for trash storage and routes of removal should be considered and implemented in
land development plans. The waste produced by the residents of the proposed 264 units in the 4-story
apartment building and commercial buildings will likely cause any remaining existing waste removal
facilities to be inadequate.

The Multi-Family District requires that the design of landscaping, lighting, streetscape improvements,
and architectural elements be established and reviewed for the project during Conditional Use. We
defer to the Board to determine whether the submitted renderings are sufficient.

Based on the level of design at this time, we recommend the Applicant provide a list of important
waivers that they know they will request at the time of the land development submission, so that the
Board of Supervisors can evaluate the entire scope of the project. Examples include but are not limited
to: Frontage Improvements, Landscaping, Stormwater Management, etc.

The plan shall be reviewed by the Lower Gwynedd Township Fire Marshal for internal circulation and
location of proposed fire hydrants. Additionally, a turning template will be required to be submitted to
ensure the circulation of emergency vehicles.

We note that the proposed development will be required to obtain all applicable permits, including but
not limited to Montgomery County Conservation District, PA DEP, PennDOT, etc. The Township and
our office shall be copied on correspondence with these agencies.

Please note that additional comments will be made during the land development review process. If you have any
questions regarding the above, please contact this office.

Sincerely,

) )FR_

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

EB/sl

cc: Neil A Stein, Esq., Kaplin Stewart
Jamie Worman, Assistant Township Manager
Patty Sexton-Furber, Building Codes Administrator
Peter J. Clelland, VP of Development, BT 309, LLC
Thomas R. Knab, R.L.A., Bohler Engineering
Al Comly, Township Fire Marshal
Chad Dixson, P.E., Bowman Consulting Group
James Hersh, P.E., Vice President, Gilmore & Associates, Inc.
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September 11, 2026

Ms. Mimi Gleason
Township Manager

Lower Gwynedd Township
1130 N. Bethlehem Pike
Spring House, PA 19477

RE: Traffic Review - Transportation Impact Study and Conditional Use Plan
321 Norristown Road (S.R. 2052) — Spring House Mixed-Use Development
Lower Gwynedd Township, Montgomery County, PA
Project No. 314087-01-005

Dear Mimi:

As requested, on behalf of Lower Gwynedd Township, Bowman Consulting Group (Bowman) has completed
our traffic engineering review of the proposed mixed-use development to be located at 321 Norristown
Road (S.R. 2052) in Lower Gwynedd Township, Montgomery County, PA. Based on information provided in
the submission, the proposed development will consist of 264 mid-rise apartments, 71,520 square feet of
office space, a 30,000 square-foot grocery store, 10,000 square feet of general retail space, and a 6,000
square-foot restaurant.  Access to the site will continue to be provided via the existing signalized full-
movement driveway (Boveri Drive) along Norristown Road (S.R. 2052).

The following documents were reviewed in preparation of our review:

e Transportation Impact Study — Springhouse Mixed-Use Development, prepared by TPD, Inc., last
revised June 24, 2026.

e Response to Township Traffic Engineer Comments Letter — Springhouse Mixed-Use Development,
prepared by TPD, Inc., dated June 24, 2026.

e Response to PennDOT Cycle #1 Comments Letter — Springhouse Mixed-Use Development,
prepared by TPD, Inc., dated June 24, 2026.

e Crash Analysis — Springhouse Mixed-Use Development, prepared by TPD, Inc., dated June 17, 2026.

e Conditional Use/Master Plan — Mixed-Use Development, prepared by Bohler Engineering, last
revised July 22, 2026.

Based on our review of the submitted documents noted above, Bowman offers the following comments for
consideration by the Township and action by the applicant.

General

1. The applicant should address the comments contained in this letter and provide revised materials
to the Township and our office for further review and recommendations as the proposed
development proceeds through the Township and PennDOT review process. The applicant's
engineers 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.

425 Commerce Drive Suite 200, Fort Washington, PA 19034
P: 215.283.9444
bowman.com
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2. The proposed development will be subject to the transportation impact fee of $3,865 per “new”
weekday afternoon peak hour trip and the applicant will be required to pay a Transportation Impact
Fee. The transportation impact fee will be calculated during the land development phase of the
project.

3. Since Norristown Road (S.R. 2052) is a state roadway, a Highway Occupancy Permit (HOP) will be
required for the proposed improvements and modifications within the legal right-of-way along
Norristown Road (S.R. 2052). 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.

Transportation Impact Study

4. The transportation impact study (TIS) is concurrently being reviewed by PennDOT to obtain
concurrence and approvals on the access and associated improvements proposed in the study. Any
comments from PennDOT are requested to also be coordinated with/copied to our office and Lower
Gwynedd Township.

5. Based on information provided in Table 6 of the TIS, the proposed development will generate 306
total “new” trips during the weekday morning peak hour, 341 total “new” trips during the weekday
afternoon peak hour, and 381 total “new” trips during the Saturday midday peak hour. The table
below summarizes the “new” trips for the proposed development.

Total “New” Trips
Proposed Site

Land Uses Size AM Peak PM Peak Saturday Midday Peak
Office (Existing to Remain) | 77,619 sf. | 97 85 57

Proposed Residential 264 units | 100 53 70

Proposed Retail Buildings | 46,750 s.f. | 109 203 254

Total New Trips 306 341 381

The existing site consists of a 143,295 square-foot office building which if fully occupied would
generate 180 total "new” trips during the weekday morning peak hour, 173 total "new” trips during
the weekday afternoon peak hour, and 126 total “new” trips during the Saturday midday peak hour.
Therefore, the proposed development is expected to generate an additional 126 total “new” trips
during the weekday morning peak hour, an additional 168 total "new" trips during the weekday
afternoon peak hour, and an additional 255 total “new” trips during the Saturday midday peak hour
over the existing office buildings of the site if fully occupied.

It is noted that the revised TIS was submitted to the Township and PennDOT prior to the revised
Conditional Use plan submission. The revised conditional use plan proposes the same number of
apartment units and square footage of retail/restaurant space and proposes approximately 6,099
less square footage of office space compared to the assumptions in the TIS.

6. The applicant’s traffic engineer concludes that under the 2027 and 2032 projected conditions, with
the development of the proposed site, and with the site-related recommendations outlined in Table
[l of the Executive Summary of the TIS, all study area intersections will satisfy PennDOT intersection
levels-of-service (ILOS) standards. PennDOT TIS guidelines state if the evaluation of the With
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Development Horizon Year Scenario to the Without Development Horizon Year Scenario indicates
that the overall intersection levels-of- service have dropped, the applicant will be required to
mitigate the levels-of-service if the increase in overall intersection delay is greater than 10-seconds.
If the overall intersection delay increase is less than or equal to 10-seconds, mitigation of the
intersection will not be required. It should be noted that the proposed traffic signal timing
optimization at the signalized intersections along Norristown Road (S.R. 2052) from Bethlehem Pike
(S.R. 2018) to Tennis Avenue (S.R. 2020) are expected to mitigate the overall intersection levels-of-
service (ILOS) impacts of the proposed development according to current PennDOT criteria.

The study presents the following recommendations/conclusions (bullet items below), that should
minimally be required of the applicant as we note after each, and of which will also be reviewed by
PennDOT. In addition, we have provided recommendations for additional improvements that
should be further considered and evaluated by the applicant, Township, and PennDOT. The
improvements included in the revised TIS suggested for further evaluation by our office in our April
10, 2026 review letter are provided in bold font below for reference.

Norristown Road (S.R. 2052) Corridor Traffic Signal Modifications

e Optimize traffic signal timings at the signalized study intersections, including traffic signal
timings for the Norristown Road (S.R. 2052) and Bethlehem Pike (S.R. 2018) intersection to best
optimize operations for the intersection.

¢ In addition to the traffic signal timing adjustments for the Norristown Road (S.R. 2052)
corridor listed above, we recommend the existing loop detection system for the Route
309 interchange traffic signals be replaced with detection systems that are consistent
with the current Township traffic signal specifications in order to further optimize traffic
flow through the interchange area. Additional traffic signal equipment upgrade
requirements may be identified at the intersections when a review of the design plans is
completed for the proposed improvements along the corridor.

Additional improvements are recommended below for individual intersections along the
Norristown Road (S.R. 2020 corridor).

Norristown Road (S.R. 2052) Site Access (Boveri Drive)

e Restripe the eastbound left-turn lane to increase the storage length to 250 feet.

e Maintenance of on-site vegetation to maximize available sight distance.

e Extend the southbound right-turn lane on the site access approach to the first internal
intersection via widening.

e Work with PennDOT and the Township on potential traffic signal equipment upgrades.
Bowman recommends that a review of the traffic signal equipment for the Boveri Drive
intersection be completed for during the land development and HOP review process to
determine upgrades that will be required of the applicant for compliance with the current
township traffic signal specifications.

e Work with PennDOT and the Township on potential traffic signal timing modifications to
increase the green time on the westbound Norristown Road (S.R. 2052) approach in order to
create a gap in the eastbound traffic stream to facilitate turns into and out of Beech Hollow
Road.

bowman.com
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According to the turn lane warrant analysis summarized in Table 16, a 175-foot right-turn lane is
warranted along the westbound Norristown Road (S.R. 2052) approach to Boveri Drive. Based on
information provided in the study, the applicant is not proposing to install this right-turn lane due
to steep grades adjacent to Norristown Road (S.R. 2052), small stream crossing of Norristown Road
(S.R. 2052) and the existing walking trail along Norristown Road (S.R. 2052). It should be noted
that the westbound Norristown Road (S.R. 2052) approach to Boveri Drive is expected to operate
at LOS A during all three peak hours under 2027 and 2032 future projected conditions.

Norristown Road (S.R. 2052) Site Frontage Pedestrian Improvements

e Provide a 10-foot-wide trail along the Norristown Road (S.R. 2052) site frontage. In addition,
provide trails through portions of the site that connect to the proposed trail along the
Norristown Road (S.R. 2052) site frontage and to the existing trail to the east of the site.

e Provide sidewalk extending across the Route 309 northbound on-ramp, under Route 309,
across the Route 309 southbound off-ramp terminating at/near the SHIP property to the west
of the site.

e Provide PennDOT compliant crosswalks and pedestrian traffic signal equipment at the
signalized study intersections between Boveri Drive and the Route 309 southbound off-ramp.

Based on our preliminary review of the proposed sidewalk extending under the Route 309 along
Norristown Road (S.R. 2052), identified in the February 4, 2026 Traffic Impact Summary
memorandum prepared by the applicant’s traffic engineer, it appears that providing a 4’ sidewalk
and single-faced barrier curb may reduce the outermost westbound through lane to less than 11’
in width which may require adjustments to lane widths and or shifting of travel lanes on Norristown
Road (S.R. 2052) through the interchange area. It is noted that the applicant’s traffic engineer has
included the conceptual sketch of the proposed sidewalk with the TIS Scoping Application
submitted to PennDOT on March 4, 2026. PennDOT has provided preliminary comments regarding
the proposed sidewalk in their TIS Scoping Application review dated April 2, 2026. A more detailed
design plan should be prepared for review by the Township and PennDOT.

If it is determined at a later date that the proposed pedestrian improvements are not feasible, the
applicant will be required to propose alternative improvements as required in Section
1276.02(e)(2)C.3 of the Zoning Ordinance.

Norristown Road (S.R. 2052) and Tennis Avenue (S.R. 2020)

e Coordinate with PennDOT and the Township on shifting where the transition occurs between
the one westbound lane and two westbound lanes further west in order to extend the existing
eastbound left-turn lane approaching Tennis Avenue (S.R. 2020).

¢ In addition to the lane improvements suggested in our April 10, 2026 letter and the
recommendations provided in the TIS, Bowman recommends that a review of the traffic
signal equipment for the Tennis Avenue intersection be completed with the design plans
for the proposed improvements to determine upgrades that may be required of the
applicant to improve traffic operations for the intersection and improve the intersection
to current township traffic signal specifications.
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PennDOT TIS guidelines state that applicants may be required to address available storage and
queue lengths at critical movements or approaches even if the overall intersection LOS
requirements are met. If improvements to address available storage and queue lengths for the
eastbound left-turn movement on Norristown Road (S.R. 2052) to accommodate the 2027 and 2032
future queues that are projected to exceed the available storage length during the weekday
morning and weekday afternoon peak hours are not feasible and agreed upon by PennDOT, the
applicant should identify other improvements for the intersection or Norristown Road (S.R. 2052)
corridor in place of those referenced above as required in Section 1276.02(e)(2)C.3 of the Zoning
Ordinance. Additionally, the applicant may be required by PennDOT to provide an Alternative
Transportation Plan (ATP) that proposes necessary storage and/or infrastructure improvements in
the study area that are feasible and will improve transportation (multi-modal) mobility.

7. Additional comments and requirements could be raised, and revisions may be required for the site
access, and recommended transportation improvements for the Norristown Road (S.R. 2052)
corridor during the Conditional Use, Land Development and PennDOT Highway Occupancy Permit
(HOP) review processes.

8. The applicant must complete a post-development trip generation study after the development as
required in Section 1276.02(e)(3) of the Zoning Ordinance not later than six months after the

retail and apartment buildings reach an aggregate occupancy rate of 75 percent.

Conditional Use/Master Plan

In addition to the improvements identified for the site frontage and access at the signalized intersection of
Norristown Road (S.R. 2052) and Boveri Drive referenced in comment 6 of this letter, we offer the following
additional comments for consideration pertaining to the conditional use plan.

9. The applicant's engineer should evaluate the feasibility of adjusting the alignment of the first
internal intersection to the site so that the minor approaches to this intersection are aligned
opposite each other.

10. The applicant has proposed an emergency access only driveway connecting to the Gwynedd Estates
parking lot adjacent to the property. We defer to the Township Fire Marshal on the most
appropriate location of the proposed emergency access only driveway.

11. Turning templates should be provided demonstrating the ability of emergency vehicles, trash
trucks, and the largest expected delivery vehicle expected to routinely access the site to maneuver
into and out of the site access along Norristown Road (S,R. 2052) and entirely through the site
(including through the emergency access located adjacent to the apartment building). It is
recommended that the Township Fire Marshal review the plans for accessibility and circulation
needs of emergency apparatus.

12. A more detailed review of land development plans will be conducted if and when the project moves
forward through a detailed land development review and approval process. Additional comments
and requirements could be raised, and revisions may be required for the site access, roads internal
to the development, pedestrian facilities, signage, and parking at that time.
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If you or the Township have any questions, or require clarification on the above comments, 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
Mirlene SaintVal, P.E., PennDOT
Nidhi Mehra, PennDOT
John Gallagher, P.E., PennDOT
Peter Clelland, BT 309, LLC (Applicant)
Christen Pionzio, Esquire, HRMM&L (Applicant’s Attorney)
Thomas Knab, R.L.A, Bohler Engineering (Applicant's Architect)
Matt Hammond, P.E., TPD, Inc. (Applicant’s Traffic Engineer)

V314087 - Lower Gwynedd Township\314087-01-005 (TRA) - BET 321 NorristownRd\Engineering\Submissions\2026-08-03 CU\Review\2026-09-11 Review Letter — BET Spring House.docx

6 of 6 bowman.com



	pc agenda 091626.pdf
	#26-13WLD 1345 Sumneytown Pike GMAHS Parking Lot Expansion.pdf
	GMAHS_Parking Area Plan Set_2026-07-29.pdf
	GMAHS_Sh01-Parking Plan
	GMAHS_Sh02-Parking Grading Plan
	GMAHS_Sh03-Parking E&S Plan
	GMAHS_Sh04-Parking Details


	GMAHS Parking Lot Expansion_Waiver LD.pdf
	2026-09-10 Review Letter- Gwynedd Mercy Academy High School.pdf
	GILMORE 813 Plymouth Road Subdivision - Rvw 1.pdf
	#26-12SUBD 813 Plymouth Rd Subdivision Appo 2026-08 (2).pdf
	813 Plymouth Rd_plans.pdf
	813 Plymouth Rd_Sh01 Record
	813 Plymouth Rd_Sh02 Survey


	BOWMAN Review Letter - 813 Plymouth Road.pdf
	Memo-SVCC BET CU.pdf
	Spring House Center  - Conditional Use Review 2.pdf
	2026-09-11 Review Letter - BET Spring House.pdf

