
LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 
REGULAR PUBLIC MEETING 
Tuesday, October 27, 2026, 7:00 p.m. 
https://us02web.zoom.us/j/83858583386?pwd=ly1mbd21QRiPfX7Slgq0ySZ3AajVQa.1  
To join the meeting via Zoom: 
Call #:  1-646-876-9923 

 
CALL TO ORDER AND PLEDGE OF ALLEGIANCE 

 
ANNOUNCEMENTS AND PRESENTATIONS 

The Board of Supervisors met in executive session prior to tonight’s meeting to discuss matters of 
potential litigation regarding property, permits, and emergency services; and matters of personnel 
related to police. 
 

BUILDING AND ZONING 
1. Public hearing for BET’s conditional use application proposing to redevelop the Spring House 

Corporate Center at Norristown Road and Route 309 with new office, apartment and retail 
buildings 
 

2. Consider authorization to initiate the adoption process, including advertisement of a legal 
notice for a public hearing, of an ordinance amendment revising MF-3 district setback 
regulations from Route 309 for the Spring House Corporate Center  

 
3. Resolution 2026-23 approving 2-lot subdivision plan for 813 Plymouth Road 

 
4. Consider approval of sewer easement for 1145 Stone House Road (Ingersoll House)   
 
 

GENERAL BUSINESS  
1. Presentation of 2027 Draft Budget 

 
2. Consider approval of a proposal from Bowman to design traffic signal improvements at 

Bethlehem Pike and Tennis Avenue funded by a PA Green Light Go grant 
 

3. Approval of invoice report for October 27, 2026 
 

4. Approval of minutes for the meeting of October 13, 2026 
 
 

PUBLIC COMMENTS 
Citizen comments, concerns, questions for items not on the agenda 

(Comments on agenda items will be taken when those items are discussed by the Board) 
 
 
 

SUPERVISOR LIAISON REPORTS 
Questions about Volunteer Commission Meeting Highlights 

 

https://us02web.zoom.us/j/83858583386?pwd=ly1mbd21QRiPfX7Slgq0ySZ3AajVQa.1


 
 

 
STAFF UPDATES 

Updates from staff on municipal activities and projects 
 
 

SUPERVISORS COMMENTS 
Comments or questions from the Board of Supervisors 

 
 

ADJOURNMENT 

 
 

UPCOMING MEETING DATES* 

HUMAN RELATIONS COMMISSION  THURS  12/03/2026 7:00 P.M. 
BOARD OF SUPERVISORS   TUES  11/17/2026 7:00 P.M. 
ENVIRONMENTAL ADVISORY COUNCIL WED  11/04/2026  7:00 P.M 
ZONING HEARING BOARD   THURS  11/12/2026  6:00 P.M. 
PARKS AND RECREATION   TUES   11/18/2026  6:00 P.M. 
PLANNING COMMISSION   WED  11/18/2026 7:00 P.M. 
 
*Please check the Township website to confirm meeting dates and times.- 



M E M O R A N D U M 

ATTN: Board of Supervisors 

DATE: October 23, 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). A public hearing is scheduled before the BOS 

on October 27, 2026. As you are aware, 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 but 

can be accessed on the Township website here: Spring House Corporate Center Redevelopment 

| Lower Gwynedd Township. The engineering review letters and a phasing plan are attached to 

the memo for your reference. The Planning Commission recommended approval of the 

conditional use application at their meeting on September 16th, the minutes from that meeting are 

also attached.  

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/


LEGAL ADVERTISEMENT 
CONDITIONAL USE HEARING NOTICE 

 
Notice is hereby given on Tuesday, October 27, 2026, at 7:00 p.m., the Lower Gwynedd Township Board of 
Supervisors (the “Board”) will hold a public hearing (“Hearing”) to consider the conditional use application 
(“Application”) of BT 309, LLC (“Applicant”), owner of property (“Property”) known as 321 Norristown Road (Parcel 
#39-00-02956-00-2), consisting of approximately 25 acres and located within the MF-3, Multi-Family Residential 
District (“MF-3 District”). The Applicant proposes a mixed use development consisting of a four-story apartment 
building with 264 dwelling units, including 27 workforce housing units, retail and commercial buildings of 30,000 
square feet, 12,000 square feet, and 4,000 square feet, a 3-story office building of approximately 70,000 square 
feet and related improvements such as parking and landscaping (collectively, the “Proposed Use”). The MF-3 
District permits mixed-use development through conditional use approval as set forth in §1276.02 and §1276.09 
of the Zoning Code. The Application must also meet the objective requirements of Section §1298.07 of the Zoning 
Code. The Board may vote on the Application at the conclusion of the Hearing.  
 
At the Hearing, the Board will consider testimony and evidence from the Applicant and the Applicant’s witnesses 
in support of the Application, evidence from anyone granted party status (if any), and public comment.  A copy of 
the Application and accompanying plans and reports, may be viewed at the Lower Gwynedd Township Building 
during normal business hours. Please contact the Township at (215) 646-5302 or mfarzetta@lowergwynedd.org, 
to schedule an appointment.  
 
The public may participate in the meeting in person at the Lower Gwynedd Township Building, 1130 N. Bethlehem 
Pike, Spring House, PA 19477; online;  
https://us02web.zoom.us/j/83858583386?pwd=ly1mbd21QRiPfX7Slgq0ySZ3AajVQa.1 or by calling 1-646-876-
9923 and entering the meeting ID number 838 5858 3386 when prompted. 
 
At the Hearing, members of the public may request party status.  Only those granted party status may question 
witnesses, present testimony, and appeal the Board’s decision to the Court of Common Pleas. Party status is not 
required to provide comments only, and comments may be presented in writing, or verbally at the conclusion of 
the Hearing. Party status may be requested at the commencement of the Hearing.  However, anyone requesting 
party status or who wishes to submit written comments in advance of the Hearing, are encouraged, but not 
required, to email the Township Solicitor, Neil Andrew Stein, Esquire, at nstein@kaplaw.com, with your name, 
address, e-mail address, telephone number and your request for party status and/or comments. 
 

Neil Andrew Stein, Esquire 
Lower Gwynedd Township Solicitor 

 
 
 
PLEASE PROVIDE PROOF OF PUBLICATION 

mailto:mfarzetta@lowergwynedd.org
https://us02web.zoom.us/j/83858583386?pwd=ly1mbd21QRiPfX7Slgq0ySZ3AajVQa.1
mailto:nstein@kaplaw.com
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LOWER GWYNEDD TOWNSHIP
1130 N BETHLEHEM PIKE
PO BOX 625
SPRING HOUSE, PA 19477

 
 

STATE OF PENNSYLVANIA,

The undersigned Jim Feher being duly sworn that he/she is the principal clerk of The Reporter Classified, published in Montgomery
County for the dissemination of local or transmitted news and intelligence of a general character, which are duly qualified newspapers,
and the annexed hereto is a copy of certain order, notice, publication or advertisement of:

Legal Notice 

Published in the following edition(s):
The Reporter Classified:  12 Oct 2026, 19 Oct 2026

 

.
____________________________________________
Principal Clerk, The Reporter Classified
 

Sworn to the subscribed before me this 19 Oct 2026.

.
____________________________________________
Notary Public, State of Pennsylvania
Acting in County of Montgomery
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LOWER GWYNEDD TOWNSHIP 

PLANNING COMMISSION  
Minutes of September 16, 2026 

 
 

 
Present: Craig Melograno, Chairman 
               Danielle Porreca 

   Michael Mrozinski 
   Robert Sawyer                                                           
   Maureen Nunn 
    

                

   Jamie Worman, Asst. Township Manager 
   Patty Furber, Building Codes Admin 
   Ed Brown, Gilmore & Associates 
   Chad Dixson, Bowman    
              
                     
                                              

            
Absent:  Rich Valiga, Vice-Chair, Craig Adams 

                                                                                                                                            
                                               

Call to Order: 
The meeting of the Lower Gwynedd Township Planning Commission was called to order at 7:00 PM. 
 
 
 
Approval of Minutes: June 17, 2026 
A motion was made by Mr. Sawyer and seconded by Ms. Porreca to approve the minutes of the Lower 
Gwynedd Township PC meeting of June 17, 2026.  The motion carried unanimously.  
 
Prior to proceeding with the agenda, the PC accommodated a resident, Linda Cymbala, who was 
present to raise concerns regarding six dead trees on township property adjacent to Wells Fargo. 
Ms. Cymbala noted that she had previously contacted the township and spoken with staff on 
multiple occasions but had not received a follow-up. The Chair acknowledged her concern, 
advised that this matter was not within the PC's purview, and directed her to leave her contact 
information with township staff for follow-up. 

 

 
 
Waiver of Land Development:                                 #26-13WLD 
1345 Sumneytown Pike – Parking Lot Expansion      
Gwynedd Mercy Academy High School 
 
Present for the applicant was Ms. Christen Pionzio from Hamburg, Ruben, Mullen, Maxwell and Lupin, 
Mr. Tim Woodrow from Woodrow & Associates and Ms. Denise Marbach, President of Gwynedd Mercy 
Academy High School.   
 
The application sought a waiver of land development to expand the existing front parking lot by adding 
42 gross spaces and removing 6, for a net gain of 36 spaces. 
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Ms. Marbach explained that the expansion was necessitated by an unusually large junior class with a 
higher-than-anticipated number of student drivers. The school confirmed this was not expected to be a 
recurring issue, as enrollment acceptance rates would be curtailed going forward. The parking lot would 
be permanent and would include lighting. 
 
The PC reviewed letters from Gilmore & Associates, Bowman and Fire Marshal, Al Comly. Gilmore's letter 
noted sufficient capacity in existing stormwater management facilities to accommodate additional 
impervious coverage. The applicant sought relief from several design standard recommendations, 
specifically the planting strip between parking areas and additional landscaping along the frontage, citing 
the importance of minimizing encroachment into the school's practice fields. Mr. Woodrow noted that 
coaches were already reluctant to lose any field space, and that the parking area was designed to occupy 
as little of the field as possible. Ms. Pionzio stated that street signs would be added to certain driveways 
shown on the plans, as requested in Fire Marshal Mr. Al Comly’s review letter dated September 14, 2026. 
 
Mr. Melograno engaged in discussion about the philosophy of waiver applications, expressing a preference 
that waiver-of-land-development applications be straightforward and free of further design deviations. 
Mr. Woodrow stated that the project was essentially submitted originally as a grading permit given its 
limited scope. 
 
Mr. Mrozinski suggested that the area adjacent to the parking lot (depicted on plan set as “temporary 
topsoil stockpile area”) currently planned to be returned to grass following topsoil stockpiling could 
instead incorporate low native plantings or pollinator-friendly vegetation.  Ms. Marbach questioned why 
that would be a consideration since it’s private property and indicated no interest in additional landscaping 
for aesthetic purposes. 
 
With respect to construction access, the applicant confirmed that construction vehicles would use the 
school's main entrance with a traffic signal, eliminating concerns about sight distance at the Sumneytown 
Pike access.  The PC noted the parking spaces were dimensioned at 9 feet wide and accepted that the 
applicant would comply with traffic control measures identified in Bowman's letter, including stop bars, 
stop signs, and lane markings. 
 
A motion to recommend approval of the Waiver of Land Development subject to the following conditions, 
was made by Mr. Sawyer and seconded by Ms. Porreca based on the following conditions:  
 
(1) the applicant shall use the main entrance for all construction access;  
(2) the applicant shall comply with traffic control measures identified in Bowman's review letter dated 
September 10, 2026.  

 
      The motion passed with a 5-0 vote. 
 

 
 
Subdivision: 
813 Plymouth Rd – 2-lot Subdivision       #26-12SUBD 
CDHB Ventures, LLC.  
 
Present for the applicant was Ms. Christen Pionzio from Hamburg, Ruben, Mullen, Maxwell and Lupin, 
Mr. Tim Woodrow from Woodrow & Associates and equitable owner, Mr. Corbett Hall and Ms. Nicole 
Murphy from BHHS Fox & Roach Realtors.   
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Ms. Pionzio explained that the applicant had previously obtained variance relief from the Zoning Hearing 
Board for a flag lot configuration. The plan involved subdividing Lot B from the rear of the existing 
property, with the existing circular driveway's right-side entrance serving the new flag lot and the left-side 
entrance continuing to serve the retained Lot A. The applicant had reduced impervious coverage and 
removed features from the original property to eliminate the need for additional variances related to 
setbacks or impervious coverage. 
 
Review letters were received from Gilmore & Associates and Bowman:  
The PC discussed three requested waivers pertaining to road improvements along Plymouth Road: (1) 
cartway widening, as the existing cartway width of 34 feet falls short of the required 40.5-foot width; (2) 
sidewalk/trail improvements, as no such improvements exist on either side of the road; and (3) curbing, as 
no curbing exists along Plymouth Road. The PC agreed that these waivers were appropriate given the 
surrounding context. 
 
Key discussion points included: 
Fire Access: The existing gate and pillars at the entrance to the flag lot driveway may need to be widened 
to achieve the required 16-foot fire access width. The applicant is committed to measuring and making any 
necessary modifications to achieve compliance. 
 
Highway Occupancy Permit: Because Plymouth Road is a county road, the applicant acknowledged the 
need to coordinate with Montgomery County for a highway occupancy permit regarding the driveway 
serving the new lot. Ms. Pionzio made the PC aware of a minor encroachment onto the adjacent property 
to the north was noted on the plan and is committed to addressing it through the county process. Ms. 
Pionzio declined to require formal documentation of neighbor notification. Mr. Dixson had no issue with 
her request.  
 
Public Utilities: Ms. Worman raised the issue of connection to public water and sewer for both lots, 
referencing a prior ordinance amendment requiring connection rather than mere availability. Ms. Pionzio 
and Mr. Woodrow both confirmed that both lots would be connected to public water and public sewer and 
committed to verifying and demonstrating the existing house connection, with final confirmation to occur 
during the building permit process. 
 
Pedestrian Trail: Mr. Sawyer raised the question of a future pedestrian trail along Plymouth Road. Mr. 
Melograno acknowledged the difficulty of securing trail easements through individual minor subdivisions 
and noted that the PC had previously had more success with larger developments. No trail condition was 
imposed on this application. 
 
A motion was made by Mr. Mrozinski and seconded by Ms. Nunn to recommend approval of the 2-lot 
subdivision to the Board of Supervisors based on the following conditions: 
 
(1) the applicant shall comply with fire marshal access requirements, including achieving the required 16-
foot driveway width at the gate;  
(2) the applicant shall comply with Bowman's review letter, except item 4 since no curbing exists along 
Plymouth Rd. With respect to item 7 regarding the encroachment, the applicant acknowledges the 
condition and will address it through the county highway occupancy permit process;  
(3) the PC supports the three requested waivers for cartway widening, sidewalk, and curbing;  
(4) the applicant shall comply with Gilmore's review letter, including verifying and confirming that the 
existing house is connected to public water and public sewer.  
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The motion passed with a 5-0 vote. 
 

 
 
Conditional Use:         #26-06CU 
BET – 321 Norristown Rd. 
BT 309, LLC 
 
Applicants’ counsel Ms. Christen Pionzio of Hamburg, Rubin, Mullen, Maxwell & Lupin appeared on 
behalf of BET Investments, accompanied by the applicant's representative, traffic engineer, civil engineer, 
and architect.  
 
Ms. Pionzio stated that the applicant submitted an amended conditional use application on July 22, 2026, 
following the Board of Supervisors' adoption of rezoning and text amendment ordinances for the property. 
The PC was reminded that conditional use is a zoning proceeding, not a land development review, and 
that approval would be followed by a full land development application.  Ms. Pionzio stated that a 
significant update to the plan was presented: following the adoption of the text amendment, the existing 
office tenant, Berkadia, informed BET that they intended to vacate the property to relocate to a newly 
constructed building elsewhere. BET negotiated a new arrangement in which it would construct a brand-
new building on-site for Berkadia, allowing the tenant to remain. This necessitated a swap in the positions 
of the apartment building and the Berkadia office building on the site plan. The repositioning produced 
several benefits: the new Berkadia building is smaller (70,000 sq. ft. versus the existing 79,000 sq. ft.), is 
three stories rather than four, and the buffer between the Berkadia building and Gwynedd Estates increased 
from approximately 25 feet to over 40 feet. Architectural materials across all buildings were also unified in 
design. 
 
Setback Issue: 
The plan as revised places the apartment building approximately 80 feet from Route 309, whereas the 
ordinance requires a 200-foot front yard setback from the street. Ms. Pionzio acknowledged this deviation 
upfront, noting it was a known consequence of the building repositioning. She stated that a text amendment 
to address this is anticipated and indicated it did not want to immediately file that text amendment in case 
additional issues emerged through the review process. 
 
Coordination with Adjacent Properties: 
Ms. Pionzio described several cross-property arrangements reflected on the updated plan: 
Gwynedd Estates: BET has negotiated an agreement with Gwynedd Estates under which BET will construct 
a trail on Gwynedd Estates' property and provide significant landscaping improvements in exchange for 
an emergency access connection across their property. There is no pedestrian interconnection between the 
two developments. The only connection will be the sidewalk along the frontage. 
 
Old York Road County Club – Golf Course:  
The golf course requested an access easement across the BET property to reach a cell tower currently 
accessed informally from PennDOT right-of-way. BET agreed to provide this easement as a contingency 
access for the golf course. 
 
Parking: 
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Mr. Melograno raised the issue of the plan providing approximately 74 more parking spaces than required 
by ordinance and questioned why that was needed with garage parking available. Mr. Markman noted 
that retailer and office tenants tend to request additional parking, and that cross-use between the office 
building and apartments was anticipated.  Mr. Melograno noted that excess impervious coverage 
represents unnecessary cost and stormwater burden and suggested that parking quantities be revisited 
during land development to determine whether spaces could be eliminated. The applicant indicated that 
they would evaluate this. Mr. Melograno also raised the question of whether parking lot islands complied 
with the subdivision and land development ordinance requirement for landscaped islands at intervals, 
noting that addressing this proactively during conditional use would avoid a waiver conversation later. 
 
Architecture:  
Architect Michael McCloskey presented a series of view corridor renderings and building elevations 
included in the conditional use submission. Views were presented from Norristown Road, from within the 
site, and from Gwynedd Estates. The renderings showed that for most of the year, existing vegetation along 
Norristown Road would screen much of the development from view, though winter visibility would be 
greater. The PC noted a preference that trees along the Norristown Road frontage be preserved and 
replaced if lost, regardless of tree replacement calculations, and that frontage plantings be enhanced. 
All four buildings—the apartment building, the Berkadia office building, the grocer, and the retail 
building—were presented with full elevations and material palettes. Materials include manufactured stone 
veneer, fiber cement siding, metal panels, and composite concrete panels. No vinyl siding is proposed. 
 
Traffic: 
The PC reviewed traffic-related items with the applicant's traffic engineer and the township’s traffic 
engineer. Key points included: 
A third updated traffic impact study had been submitted and was under review by both Bowman and 
PennDOT. Upgrades to traffic signal equipment and loop detection systems at four intersections—Boveri 
Drive, Tennis Avenue, and both Route 309 interchange signals—were discussed. The PC sought to include 
a condition requiring the applicant to review and evaluate these intersections. Ms. Pionzio noted that the 
township ordinance regarding traffic signals is strict and would involve a significant cost to her clients. Ms. 
Pionzio stated that while the signal at Bolveri is along their frontage and their responsibility, the remaining 
signals are not, and the applicant would expect credit against their traffic impact fees. However, the 
applicant agreed to review all four signals, with further discussion deferred to a later date in consultation 
with Bowman. To avoid prejudicing the impact fee discussion, which was characterized as a Board of 
Supervisors matter, the PC agreed to condition only the review and evaluation, without specifying required 
upgrades.  The applicant and Mr. Dixson agreed to a condition requiring review and evaluation of the 
feasibility of extending the eastbound left-turn lane on Norristown Road at Tennis Avenue. Mr. Melograno 
stated that pedestrian improvements along Norristown Road were required and was confirmed as a firm 
commitment by the applicant, as was full design, permitting, and construction of a pedestrian underpass 
beneath the Route 309 interchange. 
 
Signage: 
Mr. Melgorano noted the inclusion of a pylon sign in the conditional use submission. Ms. Pionzio 
confirmed it complies with the ordinance's dimensional requirements. The sign is proposed near the main 
entrance, and its architectural design is intended to match the buildings. 
 
A motion was made by Mr. Mrozinski and seconded by Mr. Sawyer to recommend approval of the 
Conditional Use Application to the Board of Supervisors based on the following conditions: 
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(1) the applicant shall review the traffic signal equipment and loop detection systems at Boveri Drive,
Tennis Avenue, and both Route 309 signal intersections along with PennDOT and Bowman to determine
if any additional upgrades are required; applicant will comply if upgrades are required.
(2) pedestrian improvements along Norristown Road shall be provided;
(3) the applicant shall add lighting for trails within the property, details to be determined during land
development;
(4) the applicant shall enhance frontage plantings along Norristown Road, the details of which shall be
determined during land development;
(5) the applicant shall review and evaluate the feasibility of improvements to extend the eastbound left-
turn lane from Norristown Road onto Tennis Avenue.

The motion passed with a 5-0 vote. 

ADJOURNMENT 
There being no further business, the meeting was adjourned at 8:30 
P.M. Respectfully submitted, 

Patty Furber, Secretary 
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April 15, 2026 
 
 
Ms. Jamie Worman, Assistant Township Manager 
Lower Gwynedd Township 
1130 North Bethlehem Pike, Box 625  
Spring House, Pennsylvania 19477 

 
Re: MCPC #24-0218-002 
Plan Name: BT 309 Development 
Situate: Norristown Road (north), Route 309 Expressway (east) 
Lower Gwynedd Township 

 
Dear Ms. Worman: 
 
We have reviewed the above-referenced zoning map and text amendment in accordance with Section 609 
of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on March 5, 2026. We have 
also reviewed a conditional use application included with this submission. We forward this letter as a report 
of our review. 

BACKGROUND  

The applicant, BT 309, LLC, requests a zoning map amendment for a 24.1-acre tract of land located at 321 
Norristown Road (County Parcel ID 39‑00‑02956‑00‑2) in Lower Gwynedd Township to rezone the property 
from the D‑1 Special Use District to the MF‑3 Multifamily Residential District. The site is currently developed 
with a two‑story and a three‑story office building and is located adjacent to U.S. Route 309.  

Along with the map amendment, a zoning text amendment aims to revise the Lower Gwynedd Township 
Zoning Code to add a new mixed-use development option within the MF-3 Multifamily Residential District. 
The amendment permits, through conditional use, a mix of multifamily residential, including workforce 
housing, as well as office, retail, restaurant, and related commercial uses on properties fronting a major 
roadway. 

The text amendment clarifies use permissions and development standards specific to mixed-use projects, 
including dimensional regulations, parking requirements, building height limits, and design criteria. It also 
introduces provisions related to workforce housing and residential parking structures, allowing density 
incentives and structured parking under certain conditions. The applicant states that this text amendment 
aims to create a coordinated mixed-use development option within the MF‑3 District. 

The applicant has also submitted a conditional use application and a conceptual site plan for a proposed 
mixed-use development on the subject parcel, designed in accordance with standards outlined in the zoning 
text amendment. The plan involves demolishing an existing two-story office building on the site and 
constructing a four-story multifamily apartment building with 278 units, including an internal parking 
structure that provides 433 spaces, while retaining an existing three-story office building with 315 parking 
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Ms. Jamie Worman 

 

                                               April 15, 2026 

 

 spaces. The proposal also includes the planned construction of three new commercial buildings totaling 
approximately 46,750 square feet (30,750 SF, 12,000 SF, and 4,000 SF, respectively), served by 234 parking 
spaces, along with internal circulation, pedestrian walkways, and landscaped areas. The conditional use 
plan outlines how the proposed residential, office, and limited retail components would operate together as 
a coordinated mixed-use campus. 

The Montgomery County Planning Commission (MCPC) previously reviewed ordinances related to the 
applicant’s property and submitted comments to the township in a letter dated November 14, 2024. The 
letter stated that the map amendment largely aligns with the objectives and themes of the Montgomery 
County Comprehensive Plan, Montco 2040: Shared Vision. We also supported the proposed MF‑3 District 
text amendment but identified areas for refinement before adoption. Comments focused on clarifying the 
administration of workforce housing requirements, addressing concerns about redundant reporting, and 
improving sustainability through reduced impervious coverage, green parking strategies, and incentives for 
structured parking. Our office also recommended adding design standards to manage better the massing of 
taller multifamily buildings, such as façade step‑backs, and supported reduced parking ratios to provide 
greater design flexibility while promoting more sustainable development outcomes. 

COMPREHENSIVE PLAN COMPLIANCE 

TOWNSHIP COMPREHENSIVE PLAN  

The ordinance amendments and plan generally align with the township's land use goals and objectives 
outlined in the Lower Gwynedd Comprehensive Plan 2045 DRAFT. 

According to the document’s Future Land Use Map (Map 2.2), the applicant’s property is classified as 
“Mixed-Use.” As stated, the category may be described as: 

“Pedestrian-friendly existing commercial sites, typically on busier roads, that allow for flexibility of 
uses to serve residents. Uses may include a mix of retail, service, office, and institutional uses, as well 
as residential. Adaptive reuse of historic buildings is encouraged. Uses can be mixed within a building. 
Streetscape design will help to create attractive, walkable, and engaging places.”  

The draft indicates that the Lower Gwynedd 2045 Future Land Use Plan, as shown on Map 2.2, largely 
corresponds to the future land use categories outlined in the Montgomery County Future Land Use Plan. 
Apart from township parks, open space, preserved farmland, and other conservation lands, the entire 
township falls within the Designated Growth Area, as shown on the “Development Potential Map” in the 
Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision. 

RECOMMENDATION 

MCPC supports this proposal; however, during our review, we found the following issues that the applicant 
and municipality may want to consider before final plan approval. 

REVIEW COMMENTS 

ZONING TEXT AMENDMENT 

A. Conditional Use Application Requirements (§1276.09. (e). (1)). Our office suggests adding additional 
application standards to this ordinance. We note, for example, that the ordinance appears to contain no 
requirement for a community impact statement.   
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Ms. Jamie Worman 

 

                                               April 15, 2026 

 

 Such information would support informed, transparent decision-making, help identify mitigation 
measures early in the review process, and ensure that approvals are based on documented evidence of 
community compatibility rather than on assumptions or isolated project details. 

B. Conditional Use Standards for Consideration. The text amendment includes a provision stating that a 
mixed-use development, as defined by the ordinance, “shall be permitted when authorized by 
conditional use, in accordance with §1298.07 Conditional Uses.” We note that the conditional 
requirements listed in Section 1298.07 are general. It is suggested that the MF-3 District requirements 
be amended to include specific and measurable development-related standards for conditional use 
approval.  

Specific conditional use requirements are crucial because they promote consistency and fairness, 
ensuring that certain land uses are approved reliably and in accordance with clear standards. By 
requiring applicants to demonstrate compliance with the ordinance's criteria, municipalities can 
provide flexibility for more complex or higher impact uses while still protecting public health, safety, and 
neighborhood harmony. These requirements can also improve the legal defensibility of decisions by 
linking approvals or denials to objective findings of fact, thereby providing transparency for the public 
and predictability for applicants. 

C. Master Plan Requirements (§1276.09. (e). (2)). The text amendment requires the preparation and 
submission of a master plan. While adequate, MCPC suggests that the standards in this section could 
be improved by adding language specifying that the master plan should be consistent with tentative 
sketch plan requirements, pursuant to §1230.13 of Chapter 1230, Subdivision and Land Development. 
Additionally, the language should specify that the master plan include landscape planting information 
for the entire tract and depict pedestrian accommodations on the development tract in logical locations 
to facilitate “pedestrian movement between buildings, between buildings and parking areas, and 
between buildings, parking areas, and open spaces.” 

D. Open Space Requirements. We note that the ordinance, as written, lacks any open space requirements. 
Providing open space is essential in a mixed-use development with offices, retail, and apartments, as it 
balances density with livability and functionality. In a mixed-use environment, open space serves as 
shared, adaptable infrastructure supporting various user groups—residents, employees, customers, 
and visitors—by offering areas for recreation, informal gatherings, respite, and visual relief from 
buildings and parking. It helps organize the site by establishing logical relationships among uses, 
improving orientation and walkability, and fostering a unified sense of place rather than a collection of 
isolated components. 

E. Density-Bonus (§1276.09. (h). (1)). The ordinance includes a density-bonus option that allows a bonus 
for providing workforce housing on the site. 

Density-bonus options are widely regarded as an effective zoning tool because they offer flexibility and 
incentives that align private development choices with public planning objectives. Rather than relying 
solely on strict base-density limits, a density-bonus system enables municipalities to promote desired 
outcomes, such as affordable housing, open space preservation, improved design quality, pedestrian 
amenities, sustainability features, or structured parking, by granting additional development capacity in 
return. This incentive-based approach is often more effective and justifiable than mandates because it 
allows developers to participate where the bonus makes economic and design sense. 

Accordingly, consideration should be given to amending the ordinance to include additional bonus 
options for items such as gathering spaces, seating, or open space.   
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 F. Off-Street Parking and Loading (§1276.09. (i)). The proposed amendment introduces special mixed-use 
development parking standards that partially duplicate the township’s existing parking requirements 
and, in some cases, differ from them by setting lower minimum parking requirements. It also includes a 
separate parking-reduction provision under §1276.09.(i).(8). For example, §1276.09.(i).(4) requires “one 
parking space for every 100 square feet of floor space devoted to patron use” for restaurants, while 
existing municipal parking standards in §1294.01(b).(11) mandate two parking spaces for every 50 
square feet of floor space devoted to patron use. Meanwhile, according to a proposed parking reduction 
regulation in this ordinance, “the total parking may be reduced by a maximum of up to 20%, provided the 
applicant can demonstrate the reduction is warranted through the submission of a parking study.” 

This structure inadvertently risks double-counting the reduction in intent, lowering the baseline, and 
allowing additional relief, while also introducing internal inconsistencies when mixed-use standards 
differ from the globally adopted parking rules, all without a clear policy rationale. The township may wish 
to clarify whether mixed-use parking efficiencies should be addressed by adjusting base parking ratios 
or by applying parking reduction standards. We advise using only one approach, not both. 

A cleaner approach is to do one of the following: keep base parking standards consistent with (or clearly 
tied to) the global parking requirements and rely on the parking reduction provisions to provide flexibility 
for mixed-use developments; or intentionally set lower base parking ratios for mixed-use development 
to reflect shared parking efficiencies, but then limit, narrow, or clearly recalibrate the separate reduction 
provisions so they are not redundant. What should be avoided is a system in which it is unclear which 
standards apply or whether a mixed-use project can benefit from both reduced base ratios and 
reduction waivers without a policy check. 

G. “Common Architectural Theme” (§1276.09. (p)). The language in the text amendment states that “all 
new buildings within the Mixed-Use Development shall be constructed in accordance with an overall 
plan and a common architectural theme as approved by the Board of Supervisors during the conditional 
use stage.” While consistent with the master plan requirements, we note that the ordinance appears to 
lack appearance or design standards for existing buildings on the development site that may be retained 
or repurposed. Without such requirements, it is unclear how a proposed mixed-use development 
comprising existing and new buildings will function as a unified whole.  

Therefore, it is advised that this section be revised or amended to include language or provisions that 
ensure buildings retained and integrated into the development shall be “architecturally consistent” in 
terms of materials, massing, or style. 

H. Parking Structures (§1298.20. (b). (6)). The applicant has proposed amendments to regulations 
governing parking structures, under which “total building coverage may be increased from 20% to 30% 
if a parking structure is included as part of the Mixed-Use Development.” While adequate, we note that 
a parking garage would typically result in a corresponding reduction in surface parking and paved area, 
but the amendment does not include a parallel adjustment to the maximum impervious coverage. As 
drafted, the provision therefore allows additional building footprint without explicitly ensuring that the 
overall impervious surface area is reduced or even held constant. This creates a policy disconnect 
between the stated intent of encouraging structured parking and the quantitative standards governing 
site coverage and stormwater impacts. 

To fully align the incentive structure with the underlying site design and environmental objectives, the 
ordinance should be clarified to require that any increase in allowable building coverage associated with 
a parking garage be offset by a proportional reduction in permitted impervious coverage or be 
conditioned on documented reductions in surface parking area. This approach would ensure that the 
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 incentive for structured parking yields a net benefit to the site rather than an unintended increase in 
overall site coverage intensity. 

CONDITIONAL USE PLAN SUBMISSION 

A. General Comment. The proposed development generally meets applicable land development standards 
and reflects a conventional approach to site design. While the project is functional and appropriate in 
many respects, it takes a largely utilitarian approach that does not fully leverage opportunities to 
enhance the streetscape, strengthen placemaking elements, or incorporate more forward‑looking 
sustainability practices. As the proposal moves forward, consideration should be given to refinements 
that better address the pedestrian experience, public‑realm design, and long‑term environmental 
performance, helping the development more fully realize the site’s potential and contribute positively to 
community character. 

B. Central Open Space/Amenity Area. While we commend the applicant for including a proposed passive 
recreation area with a bird sanctuary in the rear of the site, we recommend that this mixed-use 
development include open space or an “amenity area” for residents and/or a public gathering area for 
visitors or office workers.  

At minimum, the gathering space should function as a usable civic‑scaled outdoor room that supports 
informal social interaction, enhances walkability between mixed‑use components, and contributes to 
placemaking objectives. The space should be expressly designed for people, not vehicles, and should 
reinforce the development's mixed‑use character and pedestrian orientation. 

C. Pedestrian Circulation. The pedestrian circulation system is acceptable at a preliminary level; however, 
further refinement is encouraged to improve walking connectivity between the site’s land uses and to 
support a more integrated, mixed-use development pattern. Plans should also place greater emphasis 
on providing clear, continuous, and ADA-accessible pedestrian routes among the office, retail, open 
space, and multifamily components to ensure safe, equitable access for all users. At a minimum, we 
recommend providing a pedestrian connection to the passive recreation area.  

In a related issue, the pedestrian circulation pattern from the rear office parking area to the building 
entrance is unclear, and additional consideration may be needed to provide a safe, direct pedestrian 
route that minimizes conflicts with internal vehicular movements. 

Lastly, safe pedestrian access from the adjacent residential development to the retail portion of the site 
is not clearly addressed, particularly given the placement of a central vehicular access drive. Additional 
pedestrian crossings and traffic‑calming features may be necessary to reduce potential pedestrian–
vehicle conflicts. 

D. Emergency Access. The plan shows an emergency access road/drive on the site. We defer to the 
Township Engineer and Township Fire Marshal to assess whether the proposed layout and alignment are 
sufficient.  

CONCLUSION 

We reiterate that the MCPC generally supports these map and text amendments and overall conditional use 
plan; however, we recommend that municipal officials consider the issues raised in this letter. 

Please note that the review comments and recommendations in this report are advisory to the municipality, 
and final disposition on the approval of any proposal will be made by the municipality. 
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 Should the governing body adopt the proposed zoning ordinance amendments, Section 609 of the 
Municipalities Planning Code requires that we be sent an official copy within 30 days. 

Sincerely, 

 

 

Kevin Chavous, ASLA, SITES AP, LEED AP, WELL AP, CNU-A, AICP CUD 
Design Planner II 
610.278.3731 e-mail kevin.chavous@montgomerycountypa.gov 
 
c:    Peter Clelland, BET Investments, Inc., Applicant 

Julie Von Spreckelsen, Esq., Eastburn and Gray PC,  Applicant’s Representative 
Bohler Engineering, Applicant’s Engineer 

 Mimi Gleason, Township Manager 
 Kenneth Amey, AICP, Township Zoning Officer  

 Craig Melograno, Chairman, Township Planning Commission 
 Neil Stein, Esq., Township Solicitor 
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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: 
 
I. 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. 

 
II. 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.  
 

II. 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.  
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2. 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. 

 
3. 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.   

4. 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.  

5. 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.  

6. 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. 

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

 
8. 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.  

 
9. 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.    

 

10. 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. 

 

11. 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.  

 

12. 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.  

 
13. 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. 

 
14. The Applicant should explore the feasibility of a crosswalk and pedestrian facilities to accommodate a 

connection to the Beach Hollow Road neighborhood. 
 

15. 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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16. 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.  

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

public facilities.  
 

18. 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. 

 
19. 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.  
 

20. 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. 

 
21. 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.  

 
22. 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. 

 
23. 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.  

 
24. 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, 

 
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.  



 

425 Commerce Drive Suite 200, Fort Washington, PA 19034 

P: 215.283.9444 

bowman.com 

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: 

 

• Transportation Impact Study – Springhouse Mixed-Use Development, prepared by TPD, Inc., last 

revised June 24, 2026. 

• Response to Township Traffic Engineer Comments Letter – Springhouse Mixed-Use Development, 

prepared by TPD, Inc., dated June 24, 2026. 

• Response to PennDOT Cycle #1 Comments Letter – Springhouse Mixed-Use Development, 

prepared by TPD, Inc., dated June 24, 2026. 

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

• 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.  
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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 s.f. 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 

II 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 

 

• 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) 

 

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

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

• Extend the southbound right-turn lane on the site access approach to the first internal 

intersection via widening. 

• 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. 

• 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. 
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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 

 

• 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.  

• 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.  

• 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) 

 

• 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) 
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 MEMORANDUM 
 
TO   MIMI GLEASON, TOWNSHIP MANAGER 
FROM: AL COMLY, FIRE MARSHAL 
DATE: APRIL 14, 2026 
 
RE: SPRING HOUSE CORPORATE CENTER 
 BET DEVELOPMENT  

321-323 NORRISTOWN ROAD 
 
 
REVIEW CONDITIONAL USE SUBMITTAL   
PREPARED BY  BOHLER ENGINEERING  
DATED  2-11-2026 
 
 
Submittal 

1 Existing Conditions Plan (showing site boundaries) 
2 Conditional Use Plan  (showing proposed layout) 
3 Site Plan (rendered in color to show proposed 

layout) 
 

Summary Plan shows the site with the following: 
 Existing 323 Office Building remains  

 Former 321 Office Building is removed 

 New Construction:  Housing Building (278 units) with 
parking garage (433 spaces) in the core area in the north 
central area of the site 

 New Construction:  Retail Building in the southeast area of 
the site  (12,000 SF) 

 New Construction:  Large retail, with adjacent smaller 
retail buildings along the western boundary of the site 
(adjacent to US 309)  (30,750 sf with 4,000 SF appendage) 



321-323 Norristown Road  Page 2 of 2 
 

Proposed plan shows buildings as blocks of space.  Uses and 
Occupancies to be determined at a later date. 
 
The site is accessed from Norristown Road by Boveri Drive—a 
divided road with 2 lanes each side of the center green area.  
construction on the western boundary of the site.  No 
topography information has been provided in the submittal 
 
Plan Comments—Township Fire Code—International Fire Code 
2018 Edition with Lower Gwynedd amendments 
 
Emergency Access 
The driveway shown on the drawings now accesses through the 
ACTS Gwynedd Estates property.   I’ve reviewed this with the Fire 
Chief and we agree on the proposed approach.  In my previous 
Memo dated August 13, 2025, I noted some technical details to be 
finalized, but they are traditionally addressed in the land 
development process, specifically: 

 Width (IFC 503.2.1)  

 Slope, including arrival and departure points   
 Turning Radius   
 Surface (IFC 503.2.3)   

Additionally, existence of a memo of understanding with ACTS 
agreeing to this layout, and detailing of any proposed security to 
limit this driveway to emergency use only will be addressed in 
Land Development. 
 
The proposed residential building is shown with a roadway 
completely encircling the building.   
 
Other Comments to address in Land Development 

 All structures, including the parking garage, will be 
equipped with automatic sprinklers installed in accordance 
with NFPA  13 Automatic Sprinklers. 

 Parking garage does not appear to meet the requirement 
for an “Open Parking Garage” Section 406 of the Building 
Code provides the details associated with this calculation.  
This will affect the requirements for emergency power & 
ventilation.   

 EV charging stations cannot be installed in the garage. 
(standards for this are currently under development) 

 Hydrant locations, fire department connections dumpster 
locations, and delivery spaces will be addressed. 
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M E M O R A N D U M 

ATTN: Board of Supervisors 

DATE: October 23, 2026 

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ:  MF-3 Ordinance Amendment- Spring House Corporate Center 

Recommended Motion: To authorize the initiation of the formal ordinance amendment and 
adoption process including the advertisement of a public hearing. 

The BOS recently approved a text amendment to the MF-3 Zoning District to permit mixed-use 

development by conditional use and establish associated dimensional requirements. The 

amendment was intended to facilitate the redevelopment of the Spring House Corporate Center by 

BET and established a 200-foot front yard setback for multifamily apartment buildings and office 

buildings. 

Throughout the rezoning and ordinance amendment process, the BOS expressed a desire to 

retain Berkadia at the site. The applicant was successful in securing Berkadia’s continued 

occupancy by agreeing to construct a new office building for the company. This agreement 

necessitates a change to the originally proposed development sequence and site layout. 

Specifically, the new office building will be constructed first in the location originally proposed for 

the apartment building. Once the new office building is completed, the existing Berkadia building 

will be demolished, and the apartment building will be constructed in its place. 

This revised site layout creates a conflict with the 200-foot front yard setback requirement along 

Route 309. Accordingly, the applicant is proposing a further amendment to the recently adopted 

ordinance to reduce the required front yard setback along Route 309 only from 200 feet to 50 feet. 

The proposed ordinance amendment, with the text changes highlighted in yellow, and and the 

Montgomery County Planning Commission review is attached. Staff is requesting authorization to 

initiate the formal ordinance amendment process, including advertisement of a public hearing. 
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BOARD OF SUPERVISORS 

LOWER GWYNEDD TOWNSHIP 
 

MONTGOMERY COUNTY, PENNSYLVANIA 
 
 

ORDINANCE NO.  ______ 
 
 

AN ORDINANCE OF THE TOWNSHIP OF LOWER GWYNEDD, 
MONTGOMERY COUNTY, PENNSYLVANIA, AMENDING THE 
LOWER GWYNEDD TOWNSHIP CODE OF ORDINANCES, PART 
TWELVE PLANNING AND ZONING CODE, TITLE SIX ZONING, 
CHAPTER 1276 MF-3 MULTI-FAMILY RESIDENTIAL DISTRICT, 
SECTION 1276.09 “REGULATIONS AND STANDARDS FOR A 
MIXED-USE DEVELOPMENT” TO AMEND THE FRONT YARD 
SETBACK FOR MULTIFAMILY APARTMENT BUILDINGS AND 
OFFICE BUILDINGS WHEN ADJACENT TO ROUTE 309, REPEALING 
ALL INCONSISTENT ORDINANCES OR PARTS THEREOF; 
PROVIDING A SEVERABILITY CLAUSE AND PROVIDING AN 
EFFECTIVE DATE.  

 
 

 WHEREAS, § 1506 of the Second Class Township Code, Act of May 1, 1993, P. L. 103, No. 
69, as amended by the Act of November 9, 1995, P. L. 350, No. 60, at 53 P.S. §66506, entitled 
“General Powers”, section 601 of the Pennsylvania Municipalities Planning Code, 53 P.S. § 
10601, and, section 1299.12 of the Lower Gwynedd Township Zoning Ordinance, as amended 
(“Zoning Ordinance”) authorizes the Lower Gwynedd Township (“Township”) Board of 
Supervisors (“Board”) to enact and amend ordinances necessary for the proper management, 
care and control of the Township and the maintenance of the health and welfare of the Township 
and its citizens; and 
 
 WHEREAS, an amendment to the Zoning Ordinance is proposed to amend the front yard 
setback for multifamily apartment buildings and office buildings when adjacent to Route 309 in 
the Township’s MF-3 Multi-Family Residential District (“Proposed Amendment”); and  
 
 WHEREAS, a public hearing was held, following notice, for the purpose of considering this 
Proposed Amendment; and 
 
 WHEREAS, the Board, after receipt of recommendations from the Lower Gwynedd Township 
Planning Commission and the Montgomery County Planning Commission, deems it appropriate 
and proper that the Zoning Ordinance be amended by the Proposed Amendment; and 
 
 WHEREAS, the Board has determined that amending the MF-3 Multifamily Residential District 
to permit a reduced front yard setback adjacent to Route 309 is warranted to enhance 
development and the economic vitality of the Township within that district. 
 
NOW, THEREFORE, BE IT ENACTED AND ORDAINED by the Board of Supervisors of Lower 
Gwynedd Township, Montgomery County, Pennsylvania, and it is enacted and ordained as 
follows: 
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Section 1: Title Six, “Zoning”, Chapter 1276 “MF-3 Multifamily Residential District”, Section 
1276.09 entitled “Regulations and Standards for a Mixed-Use Development”, is amended such 
that (c)(1) is amended to read as follows: 
 

§ 1276.09 Regulations and Standards for a Mixed-Use Development. 
 
The following regulations and standards shall apply to a Mixed-Use Development. In 
the case of a conflict with any other sections of the Zoning Ordinance, the provisions 
of this section shall apply. 
 
(c) Yards. 
 

(1) Front Yard for a Mixed-Use Development 
 
A. For multifamily apartment buildings and office buildings there shall 

be a front yard, which shall not be less than 200 feet in depth except 
when the front yard is adjacent to Route 309 the front yard shall not 
be less than 50 feet in depth.  
 

B. For all other permitted uses there shall be a front yard which shall 
not be less than 100 feet in depth except when the front yard is 
adjacent to Route 309 the front yard shall not be less than 50 feet 
in depth.  

 
Section 2:  Repeal and Ratification. All other sections, parts, and provisions of the Zoning 
Ordinance and Map shall remain in full force and effect as previously enacted.  
 
Section 3:  Severability. The provisions of this Ordinance are severable.  If any section, clause, 
sentence, part or provision thereof shall be held illegal, invalid or unconstitutional by any court of 
competent jurisdiction, such decisions of the court shall not impair the validity of any of the 
remaining sections, clauses, sentences, part or provisions of the Ordinance.  It is hereby declared 
the intent of the Lower Gwynedd Township Board of Supervisors that this Ordinance would have 
been enacted if such illegal, invalid or unconstitutional section, clause, sentence, part or provision 
had not been included herein. 
 
Section 4:  Effective Date.  This Ordinance shall become effective five (5) calendar days after 
the date of enactment. 
 
 
ORDAINED AND ENACTED by the Board of Supervisors of Lower Gwynedd Township, 
Montgomery County, Pennsylvania, this ___ day of ________, 2026. 
 
 
Attest:      LOWER GWYNEDD TOWNSHIP  

      BOARD OF SUPERVISORS 
        
 
 
___________________________             By: _________________________________ 
Mimi Gleason, Township Manager         Danielle A. Duckett, Chairperson 
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April 15, 2026 
 
 
Ms. Jamie Worman, Assistant Township Manager 
Lower Gwynedd Township 
1130 North Bethlehem Pike, Box 625  
Spring House, Pennsylvania 19477 

 
Re: MCPC #24-0218-002 
Plan Name: BT 309 Development 
Situate: Norristown Road (north), Route 309 Expressway (east) 
Lower Gwynedd Township 

 
Dear Ms. Worman: 
 
We have reviewed the above-referenced zoning map and text amendment in accordance with Section 609 
of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on March 5, 2026. We have 
also reviewed a conditional use application included with this submission. We forward this letter as a report 
of our review. 

BACKGROUND  

The applicant, BT 309, LLC, requests a zoning map amendment for a 24.1-acre tract of land located at 321 
Norristown Road (County Parcel ID 39‑00‑02956‑00‑2) in Lower Gwynedd Township to rezone the property 
from the D‑1 Special Use District to the MF‑3 Multifamily Residential District. The site is currently developed 
with a two‑story and a three‑story office building and is located adjacent to U.S. Route 309.  

Along with the map amendment, a zoning text amendment aims to revise the Lower Gwynedd Township 
Zoning Code to add a new mixed-use development option within the MF-3 Multifamily Residential District. 
The amendment permits, through conditional use, a mix of multifamily residential, including workforce 
housing, as well as office, retail, restaurant, and related commercial uses on properties fronting a major 
roadway. 

The text amendment clarifies use permissions and development standards specific to mixed-use projects, 
including dimensional regulations, parking requirements, building height limits, and design criteria. It also 
introduces provisions related to workforce housing and residential parking structures, allowing density 
incentives and structured parking under certain conditions. The applicant states that this text amendment 
aims to create a coordinated mixed-use development option within the MF‑3 District. 

The applicant has also submitted a conditional use application and a conceptual site plan for a proposed 
mixed-use development on the subject parcel, designed in accordance with standards outlined in the zoning 
text amendment. The plan involves demolishing an existing two-story office building on the site and 
constructing a four-story multifamily apartment building with 278 units, including an internal parking 
structure that provides 433 spaces, while retaining an existing three-story office building with 315 parking 
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 spaces. The proposal also includes the planned construction of three new commercial buildings totaling 
approximately 46,750 square feet (30,750 SF, 12,000 SF, and 4,000 SF, respectively), served by 234 parking 
spaces, along with internal circulation, pedestrian walkways, and landscaped areas. The conditional use 
plan outlines how the proposed residential, office, and limited retail components would operate together as 
a coordinated mixed-use campus. 

The Montgomery County Planning Commission (MCPC) previously reviewed ordinances related to the 
applicant’s property and submitted comments to the township in a letter dated November 14, 2024. The 
letter stated that the map amendment largely aligns with the objectives and themes of the Montgomery 
County Comprehensive Plan, Montco 2040: Shared Vision. We also supported the proposed MF‑3 District 
text amendment but identified areas for refinement before adoption. Comments focused on clarifying the 
administration of workforce housing requirements, addressing concerns about redundant reporting, and 
improving sustainability through reduced impervious coverage, green parking strategies, and incentives for 
structured parking. Our office also recommended adding design standards to manage better the massing of 
taller multifamily buildings, such as façade step‑backs, and supported reduced parking ratios to provide 
greater design flexibility while promoting more sustainable development outcomes. 

COMPREHENSIVE PLAN COMPLIANCE 

TOWNSHIP COMPREHENSIVE PLAN  

The ordinance amendments and plan generally align with the township's land use goals and objectives 
outlined in the Lower Gwynedd Comprehensive Plan 2045 DRAFT. 

According to the document’s Future Land Use Map (Map 2.2), the applicant’s property is classified as 
“Mixed-Use.” As stated, the category may be described as: 

“Pedestrian-friendly existing commercial sites, typically on busier roads, that allow for flexibility of 
uses to serve residents. Uses may include a mix of retail, service, office, and institutional uses, as well 
as residential. Adaptive reuse of historic buildings is encouraged. Uses can be mixed within a building. 
Streetscape design will help to create attractive, walkable, and engaging places.”  

The draft indicates that the Lower Gwynedd 2045 Future Land Use Plan, as shown on Map 2.2, largely 
corresponds to the future land use categories outlined in the Montgomery County Future Land Use Plan. 
Apart from township parks, open space, preserved farmland, and other conservation lands, the entire 
township falls within the Designated Growth Area, as shown on the “Development Potential Map” in the 
Montgomery County Comprehensive Plan, Montco 2040: A Shared Vision. 

RECOMMENDATION 

MCPC supports this proposal; however, during our review, we found the following issues that the applicant 
and municipality may want to consider before final plan approval. 

REVIEW COMMENTS 

ZONING TEXT AMENDMENT 

A. Conditional Use Application Requirements (§1276.09. (e). (1)). Our office suggests adding additional 
application standards to this ordinance. We note, for example, that the ordinance appears to contain no 
requirement for a community impact statement.   
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 Such information would support informed, transparent decision-making, help identify mitigation 
measures early in the review process, and ensure that approvals are based on documented evidence of 
community compatibility rather than on assumptions or isolated project details. 

B. Conditional Use Standards for Consideration. The text amendment includes a provision stating that a 
mixed-use development, as defined by the ordinance, “shall be permitted when authorized by 
conditional use, in accordance with §1298.07 Conditional Uses.” We note that the conditional 
requirements listed in Section 1298.07 are general. It is suggested that the MF-3 District requirements 
be amended to include specific and measurable development-related standards for conditional use 
approval.  

Specific conditional use requirements are crucial because they promote consistency and fairness, 
ensuring that certain land uses are approved reliably and in accordance with clear standards. By 
requiring applicants to demonstrate compliance with the ordinance's criteria, municipalities can 
provide flexibility for more complex or higher impact uses while still protecting public health, safety, and 
neighborhood harmony. These requirements can also improve the legal defensibility of decisions by 
linking approvals or denials to objective findings of fact, thereby providing transparency for the public 
and predictability for applicants. 

C. Master Plan Requirements (§1276.09. (e). (2)). The text amendment requires the preparation and 
submission of a master plan. While adequate, MCPC suggests that the standards in this section could 
be improved by adding language specifying that the master plan should be consistent with tentative 
sketch plan requirements, pursuant to §1230.13 of Chapter 1230, Subdivision and Land Development. 
Additionally, the language should specify that the master plan include landscape planting information 
for the entire tract and depict pedestrian accommodations on the development tract in logical locations 
to facilitate “pedestrian movement between buildings, between buildings and parking areas, and 
between buildings, parking areas, and open spaces.” 

D. Open Space Requirements. We note that the ordinance, as written, lacks any open space requirements. 
Providing open space is essential in a mixed-use development with offices, retail, and apartments, as it 
balances density with livability and functionality. In a mixed-use environment, open space serves as 
shared, adaptable infrastructure supporting various user groups—residents, employees, customers, 
and visitors—by offering areas for recreation, informal gatherings, respite, and visual relief from 
buildings and parking. It helps organize the site by establishing logical relationships among uses, 
improving orientation and walkability, and fostering a unified sense of place rather than a collection of 
isolated components. 

E. Density-Bonus (§1276.09. (h). (1)). The ordinance includes a density-bonus option that allows a bonus 
for providing workforce housing on the site. 

Density-bonus options are widely regarded as an effective zoning tool because they offer flexibility and 
incentives that align private development choices with public planning objectives. Rather than relying 
solely on strict base-density limits, a density-bonus system enables municipalities to promote desired 
outcomes, such as affordable housing, open space preservation, improved design quality, pedestrian 
amenities, sustainability features, or structured parking, by granting additional development capacity in 
return. This incentive-based approach is often more effective and justifiable than mandates because it 
allows developers to participate where the bonus makes economic and design sense. 

Accordingly, consideration should be given to amending the ordinance to include additional bonus 
options for items such as gathering spaces, seating, or open space.   
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 F. Off-Street Parking and Loading (§1276.09. (i)). The proposed amendment introduces special mixed-use 
development parking standards that partially duplicate the township’s existing parking requirements 
and, in some cases, differ from them by setting lower minimum parking requirements. It also includes a 
separate parking-reduction provision under §1276.09.(i).(8). For example, §1276.09.(i).(4) requires “one 
parking space for every 100 square feet of floor space devoted to patron use” for restaurants, while 
existing municipal parking standards in §1294.01(b).(11) mandate two parking spaces for every 50 
square feet of floor space devoted to patron use. Meanwhile, according to a proposed parking reduction 
regulation in this ordinance, “the total parking may be reduced by a maximum of up to 20%, provided the 
applicant can demonstrate the reduction is warranted through the submission of a parking study.” 

This structure inadvertently risks double-counting the reduction in intent, lowering the baseline, and 
allowing additional relief, while also introducing internal inconsistencies when mixed-use standards 
differ from the globally adopted parking rules, all without a clear policy rationale. The township may wish 
to clarify whether mixed-use parking efficiencies should be addressed by adjusting base parking ratios 
or by applying parking reduction standards. We advise using only one approach, not both. 

A cleaner approach is to do one of the following: keep base parking standards consistent with (or clearly 
tied to) the global parking requirements and rely on the parking reduction provisions to provide flexibility 
for mixed-use developments; or intentionally set lower base parking ratios for mixed-use development 
to reflect shared parking efficiencies, but then limit, narrow, or clearly recalibrate the separate reduction 
provisions so they are not redundant. What should be avoided is a system in which it is unclear which 
standards apply or whether a mixed-use project can benefit from both reduced base ratios and 
reduction waivers without a policy check. 

G. “Common Architectural Theme” (§1276.09. (p)). The language in the text amendment states that “all 
new buildings within the Mixed-Use Development shall be constructed in accordance with an overall 
plan and a common architectural theme as approved by the Board of Supervisors during the conditional 
use stage.” While consistent with the master plan requirements, we note that the ordinance appears to 
lack appearance or design standards for existing buildings on the development site that may be retained 
or repurposed. Without such requirements, it is unclear how a proposed mixed-use development 
comprising existing and new buildings will function as a unified whole.  

Therefore, it is advised that this section be revised or amended to include language or provisions that 
ensure buildings retained and integrated into the development shall be “architecturally consistent” in 
terms of materials, massing, or style. 

H. Parking Structures (§1298.20. (b). (6)). The applicant has proposed amendments to regulations 
governing parking structures, under which “total building coverage may be increased from 20% to 30% 
if a parking structure is included as part of the Mixed-Use Development.” While adequate, we note that 
a parking garage would typically result in a corresponding reduction in surface parking and paved area, 
but the amendment does not include a parallel adjustment to the maximum impervious coverage. As 
drafted, the provision therefore allows additional building footprint without explicitly ensuring that the 
overall impervious surface area is reduced or even held constant. This creates a policy disconnect 
between the stated intent of encouraging structured parking and the quantitative standards governing 
site coverage and stormwater impacts. 

To fully align the incentive structure with the underlying site design and environmental objectives, the 
ordinance should be clarified to require that any increase in allowable building coverage associated with 
a parking garage be offset by a proportional reduction in permitted impervious coverage or be 
conditioned on documented reductions in surface parking area. This approach would ensure that the 
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 incentive for structured parking yields a net benefit to the site rather than an unintended increase in 
overall site coverage intensity. 

CONDITIONAL USE PLAN SUBMISSION 

A. General Comment. The proposed development generally meets applicable land development standards 
and reflects a conventional approach to site design. While the project is functional and appropriate in 
many respects, it takes a largely utilitarian approach that does not fully leverage opportunities to 
enhance the streetscape, strengthen placemaking elements, or incorporate more forward‑looking 
sustainability practices. As the proposal moves forward, consideration should be given to refinements 
that better address the pedestrian experience, public‑realm design, and long‑term environmental 
performance, helping the development more fully realize the site’s potential and contribute positively to 
community character. 

B. Central Open Space/Amenity Area. While we commend the applicant for including a proposed passive 
recreation area with a bird sanctuary in the rear of the site, we recommend that this mixed-use 
development include open space or an “amenity area” for residents and/or a public gathering area for 
visitors or office workers.  

At minimum, the gathering space should function as a usable civic‑scaled outdoor room that supports 
informal social interaction, enhances walkability between mixed‑use components, and contributes to 
placemaking objectives. The space should be expressly designed for people, not vehicles, and should 
reinforce the development's mixed‑use character and pedestrian orientation. 

C. Pedestrian Circulation. The pedestrian circulation system is acceptable at a preliminary level; however, 
further refinement is encouraged to improve walking connectivity between the site’s land uses and to 
support a more integrated, mixed-use development pattern. Plans should also place greater emphasis 
on providing clear, continuous, and ADA-accessible pedestrian routes among the office, retail, open 
space, and multifamily components to ensure safe, equitable access for all users. At a minimum, we 
recommend providing a pedestrian connection to the passive recreation area.  

In a related issue, the pedestrian circulation pattern from the rear office parking area to the building 
entrance is unclear, and additional consideration may be needed to provide a safe, direct pedestrian 
route that minimizes conflicts with internal vehicular movements. 

Lastly, safe pedestrian access from the adjacent residential development to the retail portion of the site 
is not clearly addressed, particularly given the placement of a central vehicular access drive. Additional 
pedestrian crossings and traffic‑calming features may be necessary to reduce potential pedestrian–
vehicle conflicts. 

D. Emergency Access. The plan shows an emergency access road/drive on the site. We defer to the 
Township Engineer and Township Fire Marshal to assess whether the proposed layout and alignment are 
sufficient.  

CONCLUSION 

We reiterate that the MCPC generally supports these map and text amendments and overall conditional use 
plan; however, we recommend that municipal officials consider the issues raised in this letter. 

Please note that the review comments and recommendations in this report are advisory to the municipality, 
and final disposition on the approval of any proposal will be made by the municipality. 
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Ms. Jamie Worman 

 

                                               April 15, 2026 

 

 Should the governing body adopt the proposed zoning ordinance amendments, Section 609 of the 
Municipalities Planning Code requires that we be sent an official copy within 30 days. 

Sincerely, 

 

 

Kevin Chavous, ASLA, SITES AP, LEED AP, WELL AP, CNU-A, AICP CUD 
Design Planner II 
610.278.3731 e-mail kevin.chavous@montgomerycountypa.gov 
 
c:    Peter Clelland, BET Investments, Inc., Applicant 

Julie Von Spreckelsen, Esq., Eastburn and Gray PC,  Applicant’s Representative 
Bohler Engineering, Applicant’s Engineer 

 Mimi Gleason, Township Manager 
 Kenneth Amey, AICP, Township Zoning Officer  

 Craig Melograno, Chairman, Township Planning Commission 
 Neil Stein, Esq., Township Solicitor 
 

mailto:kevin.chavous@montgomerycountypa.gov


 
 
 

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

DATE: October 23, 2026 

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ: 813 Plymouth Road Minor Subdivision- #26-12SUBD 
 
 

Recommended Motion: To approve Resolution #2026-23 granting conditional final approval 
of the 813 Plymouth Road Minor Subdivision.   
 

Christen Pionzio, Esquire, will attend the BOS meeting on October 23rd, 2026, to discuss a 

proposed subdivision at 813 Plymouth Road on behalf of her client, CD Ventures LLC. The 

applicant proposes subdividing the property into two lots, creating one new single-family 

residential building lot. The proposed new lot will be configured as a flag lot with access from an 

existing driveway. 

 

The plan was presented to the Board of Supervisors (BOS) on September 22, 2026. At that time, 

the applicant requested consideration of three waivers related to cartway widening, sidewalk 

improvements, and curbing. The BOS expressed support for the requested cartway widening and 

curbing waivers but did not support a full waiver of the sidewalk improvement requirement. The 

applicant now requests consideration of a partial waiver permitting the installation of a 6-foot-wide 

macadam sidewalk across the property frontage on Plymouth Road. The Township Solicitor has 

prepared a resolution to that effect for consideration by the BOS following a discussion regarding 

the partial sidewalk waiver. 

 

The proposed plan is linked above, and the draft resolution is attached to this memo for reference. 

 

https://www.lowergwynedd.org/media/5619/813-plymouth-rd-sub-plan.pdf
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LOWER GWYNEDD TOWNSHIP BOARD OF SUPERVISORS 

MONTGOMERY COUNTY, COMMONWEALTH OF PENNSYLVANIA 

 

RESOLUTION NO. 2026-    

 

813 PLYMOUTH ROAD (TAX PARCEL #39-00-03589-00-8) 

MINOR SUBDIVISION PLAN (26-12 SUBD) 

 

BACKGROUND 

 

 A. Caroline M. Armour and Eric J. Creighton are the owners (“Owners”) of property located at 813 

Plymouth Road (Parcel #39-00-03589-00-8), located in the A-Residential Zoning District (“A District”), consisting 

of approximately 2.4 acres (“Property”). The Property includes an existing two (2) story dwelling with a detached 

garage and pool house (“Existing Structures”). Two paved driveways, each with a gated entrance to Plymouth Road, 

provide access to the Existing Structures. The remainder of the Property is comprised of lawn and woodland areas. 

 

 B. CDHB Ventures, LLC as the Property’s equitable owner (“Applicant”), has filed an application for 

approval (“Application”) to subdivide the Property into two lots (the “Lots”), designated as Lot “A” and Lot “B” 

(“Subdivision”),  on a Minor Subdivision Plan, consisting of two (2) sheets, dated August 21, 2026, prepared by 

Woodrow & Associates, Inc. (the “Plans”). The Applicant Application was accompanied by a waiver request letter 

dated September 11, 2026 (the “Waiver Letter”). 

 

 C. Lot “A,” will contain the Existing Structures and Lot “B” will be the site of a future home (the 

“New Home”). The Lots will each contain approximately 1.4 acres and will take access from Plymouth Road. Lot 

“B” will utilize the existing secondary entrance from Lot “A,” thereby avoiding the need for an additional driveway 

along Plymouth Road.  

 

 D. On August 13, 2026, the Township Zoning Hearing Board (“ZHB”) granted a variance from Zoning 

Code §1298.21(c) for a proposed flag lot access strip adjacent lo (2) existing access strips (the “ZHB Decision”). 

The Plans propose the creation of three (3) flag lot access strips adjacent to each other. 

 

 E.  At the time of building permit application, the Applicant will be required to submit fully 

engineered plans depicting stormwater designs in compliance with all applicable Township Ordinances. 

 

F. The Applicant desires to obtain final approval of the Application and Subdivision from the 

Township Board of Supervisors (the “Board”), in accordance with Section 508 of the Pennsylvania Municipalities 

Planning Code, as amended (the “MPC”). 1 

 

NOW, THEREFORE, BE IT RESOLVED that the Board hereby grants final approval of the Application (the 

“Approval”), subject, however, to the following conditions: 

 

 

 
1 The Lower Gwynedd Township Subdivision and Land Development Ordinance (“SALDO”) does not require an applicant to 

apply for a preliminary approval of a minor subdivision plan. Therefore, only a final approval is necessary (SALDO §1230.23).   
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1. The Applicant agrees not to apply for a building permit, and acknowledges and agrees that the 

Township is not required to issue a building permit, unless and until the following conditions are satisfied by the 

Applicant: 

 

(a) The Applicant shall have executed and delivered to the Township, the standard form of 

Stormwater Ownership and Maintenance Agreement for stormwater facilities on the Property; 

 

(b) The Applicant shall provide confirmation, satisfactory to the Township Engineer, that 

the Lots have been or will be connected to public water and public sewer facilities once construction is complete; 

and 

 

(c) The Applicant shall have obtained any and all required third party permits and 

approvals, which shall be in full force and effect, with copies provided to the Township. 

 

2. In accordance with the requirements of SALDO and the MPC, the Board takes the following action 

with respect to the waivers requested in the Waiver Letter: 

 

(a) §1230.37(c), (d) & (e). A waiver from the requirement of road widening along the 

frontage of Plymouth Road is hereby GRANTED. 

 

(b) §1230.61(a).  A waiver from the requirement to provide new vertical curbing along the 

Plymouth Road frontage is hereby GRANTED.  

 

(c) §1230.45(a) & 1230.60(a). The requested waiver from the requirement to install 

sidewalks or pedestrian trails along all existing streets is hereby DENIED. However, a partial waiver is GRANTED 

conditioned upon the Applicant’s agreement to install a macadam sidewalk of six feet (6’) in width, as specified in 

Paragraph 4 below (the “Sidewalk”).  

 

3. Prior to the recording of the Plans, the Applicant shall revise the Plans to resolve to the 

Township’s satisfaction, all issues set forth in the following letters, minutes and emails, the contents of which are 

incorporated herein by reference: 

 

(a) the Gilmore & Associates’ review letter dated September 10, 2026; 

 

(b) the Bowman review letter dated September 10, 2026; 

 

(c) the Township Fire Marshall’s email dated September 14, 2026; and 

 

(d) the Township Planning Commission’s meeting minutes of September 16, 2026 to the 

extent not inconsistent with the conditions set forth in this Resolution. 
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4. Prior to the recording of the Plans, the Applicant shall revise the Plans to include and depict the 

Trail, in a location and design satisfactory to the Township.  The Applicant acknowledges and agrees that no use 

and occupancy permit shall be requested or issued, until such time as the construction of the Trail is complete to 

the Township’s satisfaction.   

  
5. Prior to the issuance of a building permit, the Applicant shall pay the following fees and/or 

voluntary contributions:  

 

(a) a Park and Recreation Area fee of One Thousand Dollars ($1,000.00); 

 

(b) a Stormwater Management Facility fee in the amount of in the amount of Five Hundred 

Dollars ($500.00) per one thousand (1,000) cubic feet of storage volume. The total amount of the fee will be 

calculated upon submission of a building permit plan. The Plans shall include a note confirming this requirement; 

 

(c) a Transportation Impact Fee of Three Thousand Eight Hundred Sixty-Five Dollars 

($3,865.00); and 

 

(d) a Recreational Impact Fee of Five Hundred Dollars ($500.00).  

  

6. Any development of the Property shall be in strict accordance with the Plans, including all notes, 

the ZHB Decision, and the terms and conditions of this Resolution.  

 

7. The Applicant shall be responsible for all costs of accomplishing, satisfying, and meeting all 

terms, conditions and requirements of the Plans and this Resolution, without any cost or expense to the Township. 

 

8. Applicant shall provide the Township Manager and the Township Engineer with at least seventy-

two (72) hours’ notice prior to the initiation of any grading or ground clearing (whether for the construction of 

public improvements or in connection with individual buildings or additions), so that the Township may confirm 

the installation of all appropriate (i) erosion and sedimentation control facilities, and (ii) snow fencing or other 

types of boundary markers (acceptable to the Township) to protect trees that not to be removed during 

construction. 

 

9. Pursuant to the provisions of the MPC, the Applicant has the right to accept or reject conditions 

imposed by the Board upon final approval.  In the absence of an appeal or a notice of rejection filed in writing 

within thirty (30) days from the date of this Resolution, the conditions set forth herein shall be deemed to have 

been accepted by the Applicant.   

 

10. If the Township receives written notice of an appeal or rejection of any of the conditions set forth 

in this Resolution, this approval and the waivers granted herein (which waivers are granted contingent upon the 

acceptance of the conditions set forth herein) shall be deemed automatically rescinded, revoked and shall be 

considered denied based upon the failure to fully comply with all of the requirements set forth herein in 

accordance with MPC Section 508. 

 

SIGNATURES COMMENCE ON THE FOLLOWING PAGE 
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APPROVED at the public meeting of the Lower Gwynedd Township Board of Supervisors held on October 

27, 2026. 

 

       TOWNSHIP: 

       LOWER GWYNEDD TOWNSHIP 

ATTEST:       BOARD OF SUPERVISORS 

 
   

 

       By:       

MIMI GLEASON, TOWNSHIP MANAGER   DANIELLE A. DUCKETT, CHAIRPERSON 

 

 

 

The Applicant hereby accepts this Resolution and all conditions of  

Approval as of    , 2026: 

 

APPLICANT: 

 

CDHB VENTURES, LLC 

 

 

By:      

CORBETT HALL 

Authorized Representative 

 

 



M E M O R A N D U M 

ATTN: Board of Supervisors 

DATE: October 23, 2026 

FROM: Jamie P. Worman, Assistant Township Manager 

SUBJ:  Sanitary Sewer Easement Agreement-1145 Stonehouse Road 

Recommended Motion: To approve the sanitary sewer easement agreement between 
Lower Gwynedd Township and the property owners of 1145 Stonehouse Road. 

The property owners of 1145 Stonehouse Road, also known as the Ingersoll House, are currently 

undertaking renovations to the historic residence, which they acquired through the Township’s 

auction several years ago. As part of these improvements, the property owners are seeking to 

install a sanitary sewer lateral to provide a sanitary sewer connection to the property. 

To facilitate this connection, an extension of the existing sanitary sewer easement is necessary to 

extend the easement to the common property line between the adjacent Township-owned 

property and the subject parcel. This extension will allow the proposed sanitary sewer lateral to 

be installed and connected in accordance with the proposed improvements. 

The Township Solicitor has prepared a sewer easement agreement outlining the terms and 

conditions associated with the proposed easement extension. The agreement is attached to this 

memo for review and consideration. 

. 
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Prepared by and Return To: 

Neil Andrew Stein, Esquire 

Kaplin, Stewart, Meloff, Reiter & Stein, PC 

Union Meeting Corporate Center 

910 Harvest Drive, Suite #200 

Blue Bell, Pennsylvania 19422 

nstein@kaplaw.com 

 

Property: 

Old Bethlehem Pike, Parcel #39-00-03200-00-1 

Lower Gwynedd Township, Montgomery County, PA 

 

 

SANITARY SEWER EASEMENT AGREEMENT 

 

 THIS SANITARY SEWER EASEMENT AGREEMENT is made this    day of                     , 2026 

(“Effective Date”), by and between PHILIP REASON and SHIRLEY REASON, with an address at 241 Hadfield Road, 

Downingtown, Pennsylvania 19335 (“Property Owners”) and LOWER GWYNEDD TOWNSHIP,  a Pennsylvania 

municipality of the second class, with an address at 1130 N. Bethlehem Pike, Spring House, Pennsylvania 19477 

(“Township”) (sometimes, individually, a “Party” and collectively, the “Parties”).  

 

BACKGROUND 

 

 A. The Township is the owner of the real property located on Old Bethlehem Pike consisting of 

approximately 7.33 acres, known as Parcel #39-00-03200-00-1 (the “Township Property”). 

 

 B. The Property Owners own real property and the improvements thereon, consisting of 

approximately 1.21 acres with a house and barn, located at 1145 Stone House Road, Parcel #39-00-03200-00-1, 

in Lower Gwynedd Township, Montgomery County, Pennsylvania (the “Adjoining Property”).   

 

 C. The Township Property is subject to an existing sanitary sewer easement of twenty feet (20’) in 

width the (“Existing Easement”), extending from Stone House Road to an existing sanitary sewer manhole (the 

“Manhole”).  An eight inch (8”) PVC sanitary line is located within the Existing Easement (the “Existing Sanitary 

Line”).    

 

 D. The Property Owners desire to obtain sanitary sewer service to an existing home on the Adjoining 

Property (the “Home”), by (i) extending the Existing Easement to the common property line between the Township 

Property and the Adjoining Property (the “Easement Extension”), and  (ii) installing a sanitary sewer lateral and 

appurtenances in the Easement Extension (the “Sewer Improvements”) to the Manhole. The area of the Easement 

Extension (the “Extension Area”) is more particularly described in the legal description attached hereto as Exhibit 

“1” and is depicted in the plan prepared by Joseph M. Estock, dated October 5, 2026, entitled “Plan of Easement” 

attached hereto as Exhibit “2” (the “Easement Plan”). 

 

 

mailto:nstein@kaplaw.com
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 E. The Township is willing to grant the Easement Extension and to allow construction of the Sewer 

Improvements, subject to the terms and conditions of this Agreement.  

 

 NOW THEREFORE, the Township, in consideration of the sum of One Dollar ($1.00) and other good and 

valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the Township and the Property 

Owners agree as follows: 

 

 1. GRANT OF EASEMENT EXTENSION.  The Township does hereby grant and convey to the Property 

Owners, and their heirs, successors and assigns, the perpetual right, privilege and easement to install, repair, 

replace, and maintain the Sewer Improvements to be constructed within the Easement Extension.  

 

 2. TERM.  The Easement Extension shall commence on the Effective Date and shall continue in 

perpetuity, unless terminated due to a breach of this Agreement by the Property Owners, or in a written instrument 

signed by the Township and the Property Owners. 

 

 3. TERMS AND CONDITIONS.  The Easement Extension is subject to the following terms and 

conditions:  

  

  (a) The Easement Extension shall not be construed to allow the Property Owners to erect 

any buildings, structures or facilities of a permanent nature on the Township Property or within the Easement 

Extension, other than the Sewer Improvements.  

  

   (b) The Township reserves the right to use the Easement Extension and the Extension Area 

for all purposes which are consistent with the rights herein declared. 

   

  (c) The Property Owners shall be solely responsible for all maintenance and repair of the 

Sewer Improvements and the Extension Area.  

   

  (d) Nothing contained herein shall be deemed a waiver by the Township of any 

governmental immunity defenses, statutory or otherwise.  

 

  (e) With respect to the Easement Extension, the Property Owners and their heirs, executors, 

successors and assigns, do hereby agree to indemnify and hold the Township, its agents, employees, elected and 

appointed officials and its successors and assigns, harmless from any and all claims, injuries, damages, and costs 

(including attorney’s fees) whether arising from loss that is personal or to property, resulting from or relating to 

the Property Owners’ use of the Extension Easement and the Extension Area and the construction of the Sewer 

Improvements.. 

 

 4. TEMPORARY CONSTRUCTION EASEMENT. If necessary, the Township hereby grants to Property 

Owners a temporary construction easement (the “TCE”) above, across, over and under a portion of the Township 

Property, for the purpose of installing, maintaining and repairing the Sewer Improvements (the “Work”).  The 

Township hereby authorizes the entry and re-entry upon the Township Property of employees, agents and 

contractors of Property Owners and all necessary equipment for the purposes permitted under this Agreement, 

subject to the following: 
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(a) The Work shall at all times be exercised in a reasonable, prudent and safe manner.  

Property Owners shall comply with all applicable laws, regulations, ordinances and codes and shall undertake the 

Work in a good and workmanlike manner.  Property Owners shall be solely responsible for any and all costs and 

expenses relating to or arising from the Work. The Township shall have no obligation of any kind to perform the 

Work or supply any service with respect to the Work or the Extension Easement.  The Property Owners shall 

maintain the Extension Area and the Sewer Improvements, in a safe, secure and orderly condition. 

(b) Nothing contained in this Agreement shall in any way be construed to impose liability 

on the Township for the conduct or acts of the Property Owners or their employees, agents or contractors, nor 

shall anything in this Agreement be construed as creating a joint venture, partnership or other relationship 

between the Parties.  The Property Owners’ right and obligation to undertake and complete the Work shall not be 

construed to be a consent by the Township to subject the Township Property to a mechanics’ lien or similar claims 

by any person supplying labor or materials for such Work.  If any mechanics' lien or similar claim is filed against 

the Township Property, Property Owners shall, within thirty (30) days of Property Owners’ receipt of notice of such 

filing, cause the lien thereof to be discharged of record or bonded over. 

(c) The TCE shall commence as of the Effective Date above and shall expire upon completion 

of the Work (including Restoration of the Easement Area, as defined herein). The TCE may be renewed by the 

Township for any subsequent Work to be performed, including but not limited to maintenance, repair and 

replacement of the Sewer Improvements. 

(d) The Property Owners shall indemnify, defend and hold harmless the Township, and its 

elected and appointed officials, consultants and employees (collectively, the Indemnified Parties”), from and 

against all claims, demands, bodily injury, actions, losses, attorneys’ fees, costs and expenses arising from use of 

the Extension Area. The Property Owners shall require all contractors performing work in the Extension Area or 

elsewhere on the Township Property (collectively, the “Contractors”) to maintain commercial general liability 

insurance with policy limits of not less than One Million Dollars ($1,000,000) for each occurrence and One Million 

Dollars ($1,000,000) in the aggregate for bodily injury and property damage.  Each such policy of insurance shall 

name the Township as an additional insured and proof thereof shall be provided to the Township.  The Property 

Owners shall also require each of the Contractors to indemnify and hold the Indemnified Parties harmless from 

and against claims, damages, losses, and expenses (including attorney’s fees), arising out of or resulting from 

work performed by such Contractors, and their respective employees, agents or subcontractors. 

(e) Upon completion of the Work, the Property Owners shall restore any portion of the 

Township Property disturbed by the Work in a commercially reasonable manner and shall leave any such area in 

a stabilized, clean and safe condition. At the Township’s request, disturbed area will be restored with additional 

soil (to the extent necessary to fill in any gouged areas) and sod. 

  (f) The Township shall have no responsibility for the design, construction, operation, 

maintenance, repair, funding, ownership or monitoring of the Sewer Improvements. The Township shall have no 

liability for the performance or breach of any provision of this Agreement, or for any damages or loss of any nature 

to any present or future owner of the Adjoining Property, which may result from the Sewer Improvements. 
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 5. TOWNSHIP REMEDIES. The Township shall have the right to pursue any action at law or in equity, 

including but not limited to injunctive relief, to enforce the provisions of this Agreement. Should the Township 

prevail in any such action, the Property Owners shall pay the Township’s attorneys’ fees and costs. 

 

 6,  SUCCESSORS AND ASSIGNS.  It is further agreed that this Agreement and any rights and interest 

acquired pursuant hereto shall be binding upon and inure to the benefit of the Parties and their respective, heirs, 

executors, successors and assigns. 

 

 7. GOVERNING LAW.  This Agreement shall be governed and construed in accordance with the laws 

of the Commonwealth of Pennsylvania. 

 

 8. ENTIRE AGREEMENT.  This Agreement constitutes the entire agreement between the Parties, and 

any prior understanding or representation of any kind preceding the Effective Date shall not be binding on either 

of the Parties except to the extent incorporated into this Agreement.  No delay or omission by the Township to 

exercise any right or power accruing upon any non-compliance or failure of performance by the Property Owners 

of the provisions of this Agreement, shall impair any such right or power or be construed to be a waiver thereof. 

 

 9. AMENDMENTS.  This Agreement may not be modified, changed, or supplemented, nor may any 

of the obligations and rights be waived, except by written instrument signed by the party to be charged or by its 

agent duly authorized in writing and then only to the extent set forth in such instrument. 

 

 10. SEVERABILITY; COUNTERPARTS.  The provisions of this Agreement are severable.  If any 

provision or part hereof is declared invalid or unenforceable or is set aside for any other reason by a court of 

competent jurisdiction, then the remainder of this Agreement shall remain in full force and effect.  This Agreement 

may be executed in counterparts.  For purposes of facilitating the execution of this Agreement, an electronic copy 

(e.g., fax, pdf format, or email) of a handwritten signature of either Party and/or an electronic signature (such as 

via Docusign) shall be deemed an original if properly notarized. 

  

 11. NO PUBLIC USE.  This Easement Extension and the rights and easements granted by it are private 

and do not constitute a dedication or grant for public use or users.  Nothing in this Agreement shall be construed 

to constitute a dedication of the Sewer Improvements, or an acceptance thereof by the Township.  

 

 12. RECORDATION. This Agreement shall be recorded with the Recorder of Deeds of Montgomery 

County, Pennsylvania. The Township’s costs in preparing and recording this Agreement, shall be paid by the 

Property Owners. 

 

 13. EXHIBITS.  EXHIBITS “1” AND “2” attached to this Agreement are incorporated herein and made 

a part hereof by this reference. 

 

 14. GOVERNING LAW. This Agreement shall be governed by the laws of the Commonwealth of 

Pennsylvania. 

 

SIGNATURES COMMENCE ON THE FOLLOWING PAGE 
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 IN WITNESS WHEREOF, the Township and the Property Owners have caused this Agreement to be executed 

on the day and year first written above. 

 

       TOWNSHIP: 

       LOWER GWYNEDD TOWNSHIP, a Pennsylvania  

       township of the second class 

ATTEST:       By: ITS BOARD OF SUPERVISORS 

  

 

 

              

MIMI GLEASON, TOWNSHIP MANAGER   DANIELLE A. DUCKETT, CHAIRPERSON 

 

 

 

       PROPERTY OWNERS: 

 

 

              

       PHILIP REASON PHILIP 

 

 

              

   SHIRLEY REASON 
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TOWNSHIP ACKNOWLEDGMENT 

 

 

COMMONWEALTH OF PENNSYLVANIA : 

     :     ss. 

COUNTY OF MONTGOMERY  : 

 

 On this, the    day of     , 2026 before me, the undersigned officer, 

personally appeared DANIELLE A. DUCKETT, the Chairperson of the Lower Gwynedd Township Board of 

Supervisors, being duly sworn according to law, deposes and says that she is the duly authorized representative 

of the Township named herein, and that she executed the foregoing instrument for the purposes therein contained. 

 

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

 

 

 

             

       Notary Public 

       My Commission Expires: 
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PROPERTY OWNERS’ ACKNOWLEDGMENT 

 

 

COMMONWEALTH OF PENNSYLVANIA : 

     :     ss. 

COUNTY OF MONTGOMERY  : 

 

 On this, the    day of     , 2026 before me, the undersigned officer, 

personally appeared PHILIP REASON and SHIRLEY REASON, being duly sworn according to law, who depose and 

says that they are the parties named herein, and that they executed the foregoing instrument for the purposes 

therein contained. 

 

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

 

 

 

             

       Notary Public 

       My Commission Expires: 
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EXHIBIT “1” 
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EXHIBIT “2” 

 

 

 
 

 

 



I 130 N. BETHLEHEM PIKE· P.O. BOX 625 • SPRING HOUSE, PA 19477-0625 • 215-646-5302 • FAX 215-646-3357 

Date: 

To: 

From: 

J,\,'WW.lowergwynedd.org 

October 22, 2026 

The Board of Supervisors 

Mimi Gleason, Township Manager 

Melinda Haldeman, CPA Finance Director 

Re: 2027 Draft Budget 

❖ General Operating Funds

❖ Sewer Funds

❖ Capital Funds

Recommended Action: No motion or decision necessary at this time; instead, provide feedback on 
the 2027 Draft Budget 

The 2027 Draft Budget is grouped by General Operating Funds, Sewer Funds, and Capital Funds. 

The General Operating Funds Budget includes the General, Street Light, and Fire Protection Funds. 
As proposed in the draft budget, the Fire Hydrant Fund has been merged into the General Fund, 
and the Fire Protection Fund will be called Fire/EMS Fund in 2027. The presentation at the October 
27th BOS meeting will include reviewing 2026 end-of-year projections and the proposed 2027 
budget for the major revenue streams, and departmental expenses for the General Operating 
Funds. 

The Sewer Funds Budget includes Sewer Operating and Sewer Capital Funds. In the presentation, we 
will review the major components of each fund and how the surplus or deficit is managed within the 
Sewer Funds. 

The Capital Funds include Capital Reserve, Storm Water, Traffic Impact, and Highway Aid Funds. The 
presentation will review the revenues streams in the Capital Funds including grants, and the 
expenses will include reviewing the Asset Maintenance Plan and 5-year Capital Project Plan slated 
for the 2027 year. 

We are asking for any questions or feedback on the proposed 2027 budget. At the November 17th 
meeting, we will be asking the Board for authorization to advertise the 2027 Preliminary Budget for 
public comments. The final budget will be on your December 8th agenda for approval, with any 
changes to be considered following discussion at the public meetings and submission of any public 
comments. 



























 

1515 Market Street, Suite 1360, Philadelphia, PA 19102 
P: 215.433.1660 
bowman.com 

October 9, 2026 
 
 
Ms. Mimi Gleason 
Township Manager 
Lower Gwynedd Township 
640 Red Lion Road 
Huntingdon Valley, PA 19006 
 
RE: Proposal for Traffic Signal Services  

Traffic Signal Upgrade GLG (Year 11) 
Bethlehem Pike (S.R. 2018) and Tennis Avenue (S.R. 2020)  
Lower Gwynedd Township, Montgomery County, PA 

  
Dear Mimi: 
 
Bowman Consulting Group, Ltd. (Bowman) is pleased to provide this proposal for traffic signal design 
services associated with the recently awarded Green Light-Go (GLG) grant for the traffic signal 
modernization at Bethlehem Pike (S.R. 2018) and Tennis Avenue (S.R. 2020) in Lower Gwynedd Township, 
Montgomery County. Based upon the GLG grant award it is our understanding that the services to be 
performed pursuant to this agreement are limited to the improvements summarized below. 
 

 Installation of new mast arms and its signal heads and luminaire.  
 Installation of new non-invasive stop bar detection system. 
 Upgrade existing push buttons with accessible pedestrian signals (APS). Existing stub poles will 

be maintained and painted black. 
 Conversion of existing 5-section signal heads to 4-section flashing yellow arrow signal heads 

for the Bethlehem Pike approaches. 
 Replace emergency preemption system. 
 Existing based mounted controller assembly and countdown pedestrian signal heads will be 

maintained.  
 
If any of the above items of understanding are incorrect, please notify us prior to commencement of the 
scope of work. If during the review process, PennDOT requires improvements beyond those outlined above, 
Bowman will provide an addendum proposal for the change in scope. 
 
Please note that this proposal is the product of Bowman Consulting Group, Ltd. and it has been 
prepared exclusively for review only by Lower Gwynedd Township. Further distribution of this 
proposal or any portion of its contents to anyone else is not authorized without the written consent. 
 
 
SCOPE OF SERVICES 
 
The services to be performed pursuant to this agreement are strictly limited to those expressly set forth 
herein.  No additional services will be provided unless requested and agreed to in writing.  The specific 
Tasks to be completed as part of this proposal are as follows: 
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 Task 1: Traffic Signal Design 
 Task 2: Construction Plan and Bid Documents 
 Task 3: Services During Construction  
 
Task 1: Traffic Signal Design  
Bowman will utilize the existing traffic signal permit plans available from PennDOT to develop the revised 
traffic signal permits for the proposed signal equipment upgrades listed above. The plans will be submitted 
to PennDOT District 6-0 and the Lower Gwynedd Township for review and approval. The scope of work is 
as follows: 
 
Traffic Signal Permit Plan 
The traffic signal permit plans will be consistent with PennDOT District 6-0 standards, including Publication 
14M, Design Manual Part 3, Publication 148, Traffic Standards (TC-8800), and Publication 149 - Traffic Signal 
Design Handbook. The plans will be presented at 1” =25’ scale and will illustrate the existing legal right-of-
way, locations of traffic signal supports, detection systems, traffic signs, pavement marking, pavement 
widths, and the phasing, timing and sequencing for the signals.  The plans will be completed utilizing 
Bowman’s computer aided design system (CADD).   
 
This scope of work does not include any boundary research, parcel research, or time to prepare future 
plats, plans and legal documents associated with the project.  It is assumed all work will be within 
the available legal right-of-way. 
 
Traffic Signal Report  
Bowman will document the design of the traffic signal modifications as required by PennDOT. Significant 
elements include descriptions of the roadway & traffic data, pedestrian accommodations (TE-672 form), all 
signalization design elements such as clearance timings and equipment locations. All data will be presented 
for PennDOT’s review and approval in a Traffic Signal Report to be submitted as part of the initial submission 
along with the traffic signal plans. 
 
Signal retiming is not part of the project scope of work. If timing improvements are requested, turning 
movement counts during the peak periods will be conducted to prepare a capacity analysis and 
optimizing the proposed timings for the project intersection. These services will not be provided 
without approval of an Extra Work Authorization. 
 
Traffic Signal Permit Application  
Upon approval of the traffic signal permit plan, Bowman will coordinate with the Township for final signature 
of the plans. Once signed plans are obtained, Bowman will submit the plans, execute TE-160 form, and all 
associated documents through the signal application system on behalf of the Township for final PennDOT 
approval and issuance.  
 
Task 2: Construction Plan and Bid Documents 
Upon approval of the traffic signal permit plans, Bowman will prepare construction plans and bid document 
package for advertisement of the project and to be utilized by the contractor in completing this project. 
Bowman will prepare contract documents for Lower Gwynedd Township for review and approval. Once 
approved by the Township the project will be advertised. Bowman anticipates the use of PennBID for the 
advertisement of the project. All bid documents will be prepared for use with PennBID. The bid document 
package will include the following items: 
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Construction Plan 
Bowman will prepare construction plans for use by the contractor in completing this project. The 
construction plans will illustrate information shown on the permit drawing, but also include details 
regarding the proposed intersection modifications including the electrical distribution system proposed 
signal equipment, signal heads and signs, and available utility information within the immediate vicinity of 
the intersection. The plans will also detail any specifications that the Township may require. 
 
Based on the improvements proposed at the project intersections, it is NOT anticipated that a 
temporary traffic signal plan will be necessary. If it is determined that one is necessary, an Extra 
Work Authorization will be provided for approval prior to proceeding.  
 
Utility Coordination 
Bowman will initiate contacts with the Pennsylvania One Call System in accordance with Act 287 and obtain 
the listing of utility companies with facilities in the project area.  We will also request that the facilities 
forward copies of their current plans showing the location of underground and surface utilities.  If necessary, 
as requested by involved utilities, we will forward copies of our base plans to the utilities for their mark-up 
showing the location of their existing facilities.  These facilities will be plotted onto our base plans in 
AutoCAD format. 
 
Pennsylvania Department of Labor – Request for Prevailing Wage Rates  
Bowman will complete and submit a request for prevailing wage predetermination from the Commonwealth 
of Pennsylvania, Department of Labor and Industry.  Upon receipt of the most recent wage rates prior to 
letting the project for bid, Bowman will incorporate them into the contract bid documents. 
 
Construction Bid Documents  
Bowman will prepare specifications adequate to clarify the contract documents.  We will incorporate 
equipment preferences of the Township into the construction specifications.  The bid documents will be 
prepared as a line item bid, include the following sections and be prepared in accordance with the EJCDC 
recommended format: 
 

 Advertisement 
 Instructions to Bidders 
 Form of Proposal 
 Form of Guaranty 
 General Conditions 
 Special Conditions 
 PA Prevailing Wage Predetermination 
 Construction Specifications including special provisions 
 Form of Agreement 
 Contract Bond 
 List of Contract Drawings 

 
Please note that Bowman will respond to questions from any prospective bidders as well as issue 
addendums, as necessary, and as requested, during the bidding period. Furthermore, Bowman will 
evaluate bids received, submit a recommendation for award of the project contract to Lower Gwynedd 
Township within five (5) working days after receipt of bids. 
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Task 3: Services During Construction 
As directed by the Township, Bowman will represent the Township during the course of construction to 
observe the construction of the signal improvements. The construction services fees are on a time-and-
material, estimate basis. We will only invoice actual time and expenses. At the approach of the limit (75%), 
we will contact you to determine if authorization for further services is necessary. Services include 
construction coordination meeting, shop drawing review, response to RFI’s, Payment review, and final 
inspection meeting. 
 
Construction Coordination Meetings 
Bowman anticipates attendance at a project pre-construction meeting and final inspection meeting with 
the contractor, PennDOT and the Township. After construction and before signal acceptance, our office will 
issue a punch list to the contractor and monitor the completion of the punch list. Bowman will also attend 
any pole/controller spot meeting(s) with the contractor, PennDOT and the Township. Meeting agenda 
minutes will be prepared for each meeting and distributed to all attendees, if deemed necessary. As 
requested by the Township, Bowman will attend additional field meetings, throughout the construction of 
the project that are not included in this estimate and will be charged on an hourly basis as authorized by 
Lower Gwynedd Township. 
 
Review of Shop Drawings 
As directed, Bowman will review the shop drawings submitted by the Contractor for all materials/equipment 
associated with the traffic signal improvements. Written comments or approval will be provided to the 
Contractor within five (5) days of receipt of the submission.  
 
Construction Observation 
This service includes visits to the site to inspect job progress, materials installed, contractor workmanship, 
and maintenance and protection of traffic in the work area. Bowman will also have a representative present 
during key phases of the traffic signal construction. Copies of the approved shop drawings and 
correspondence will be forwarded to Lower Gwynedd Township, if applicable or as requested by the 
Township. 
 
As-Built Plans 
Bowman will prepare as-built traffic signal permit and construction plans to reflect any field changes during 
construction. Bowman will submit the as-built permit plans to PennDOT for approval. 
 
TSAM Updates 
Bowman will update signal information in PennDOT’s Traffic Signal Asset Management System (TSAMS) 
upon completion of the projects, including, but not limited to, upgrading, replacement, installation or 
removal of signal structure, equipment, signal-related components, controller, detection system, signal 
retiming and pedestrian signals.  
 
 
SCHEDULE 
 
We will proceed upon receipt of your signed authorization of this proposal. The anticipated project duration 
for engineering/permitting/bidding is 9-12 months. The anticipated schedule for the submission process is 
based on previous experience with the Department on similar type projects. If the project duration exceeds 
this timeframe and extends into subsequent calendar year(s) due to circumstances outside of Bowman’s 
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control, Bowman reserves the right to evaluate the project fee relative to escalation costs and will notify the 
Township if additional costs are necessary. Bowman will coordinate directly with the Department to try and 
meet the schedule summarized below: 
 

 
 
FEE 
 
The fee for the scope-of-work documented in each task will be billed on a lump sum basis, unless otherwise 
noted, as follows: 
 
 Task 1: Traffic Signal Design ........................................................................................................................$ 21,000 
 Task 2: Construction Plan and Bid Documents .....................................................................................$ 9,000 
 Task 3: Services During Construction (T&M Estimate) ......................................................................$ 10,000* 
    Total .......................................................................................... $ 40,000 
 
*  We have provided an estimated fee for budgeting purposes as the level of work is unknown at this 
time. If there are changes to the fee, we will contact you for authorization prior to continuing. 
 
Note:   Reimbursable expenses, including but not limited to mileage, and Miovision data processing fees, 
will be billed on an as-needed Time and Materials basis in addition to the scope and fee above.  Services 
and expenses will be billed according to the Rate Schedule approved by Lower Gwynedd Township and the 
executed Lower Gwynedd Bowman Consulting Services Agreement that is effective at the time the services 
are provided.  No additional services will be provided unless requested and agreed to in writing. 
 
Conditions: 
If the terms of this contract, as contained herein, and in the executed Lower Gwynedd Bowman Consulting 
Services Agreement, are agreeable to you, please execute the agreement below in the space provided and 
return the signed copy to our office.  
 
 
 
 
 
 
 
 

Task Completion 
Task 1: Traffic Signal Design six (6) to eight (8) weeks after NTP 

Task 2: Construction Plan and Bid Documents 
four (4) to six (6) weeks after completion of Task 1 
and receipt of PennDOT approval 

Task 3: Services During Construction Ongoing throughout the construction phase 
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If you should have any questions, or require further information, please feel free to contact me at 
hlam@bowman.com.  We appreciate the opportunity to submit a proposal on this project and look forward 
to working with you on this important engagement. 
 
 
Respectfully,  

 
Helen Lam, P.E. 
Project Manager 
 
 
Attachment 
 
cc: Chad Dixson, Bowman Consulting Group Ltd 
 
 
 
Accepted for Lower Gwynedd Township by: 
 
I have reviewed all terms of this contract, and I am authorized to sign in the space below for 
execution of this contract. 
 
By:         
    (Signature of Authorized Representative) 
 
         
    (Printed Name of Authorized Representative) 
 
Title:         
 
Date:         
 
__________________________________________________________________________________ 
https://us-partner-integrations.egnyte.com/msoffice/wopi/files/05c80115-b130-40f1-87df-
f7de5fb9d091/WOPIServiceId_TP_EGNYTE_PLUS/WOPIUserId_835.bowman.egnyte.com/Bethlehem and Tennis GLG Proposal.docx 
 



























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

  

LOWER GWYNEDD TOWNSHIP  
SUPERVISOR LIAISON REPORT OF  

VOLUNTEER COMMISSION MEETING HIGHLIGHTS  
Board/Commission  Parks & Recreation Board   
Members/Terms  5 residents, 5-year terms appointed by the BOS  
Meeting Schedule  3rd Tuesday of the Month, 6:00 p.m.   
Supervisor Liaison(s)  Janine Martin   
Staff Liaison  Morgan High  
Minute Taker  Morgan High  
  

MEETING HIGHLIGHTS  
Meeting Date   September 20 ,2026  

Decisions/Recommendations  

• The Board will host Lower Gwynedd Restaurant Week from March 7–13, 2027. 
Approximately 10 local restaurants will be contacted and invited to participate. 

 
Major Discussion Items  

 
• Earth Day Celebration – April 24, 2027: The celebration will take place at all Lower 

Gwynedd Township parks. The Parks and Recreation Board will host a variety of craft 
stations for the community to enjoy. 

• Trail Cleanup – April 4, 2027: The Parks and Recreation Board will partner with 
Public Works to host a trail cleanup along Dager Trail. 

•   
  
Next Meeting   Wednesday November 18 ,2026  
  
 



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

 

LOWER GWYNEDD TOWNSHIP 
SUPERVISOR LIAISON REPORT OF 

VOLUNTEER COMMISSION MEETING HIGHLIGHTS 
Board/Commission Environmental Advisory Council 

Members/Terms 5 residents, 3-year terms appointed by the BOS 

Meeting Schedule 2nd Wednesday of each month, 7:00 pm 

Supervisor Liaison(s) Andrea Brockway  

Staff Liaison Morgan High  

Minute Taker Morgan High  
 

MEETING HIGHLIGHTS 

Meeting Date October 13,2026  

Decisions/Recommendations 
• 2026 Tree Giveaway: The 2026 Tree Giveaway was a success. The committee noted that 

residents particularly enjoyed the shrubs offered this year and will take this feedback into 
consideration when planning the 2027 giveaway. 

 
 

 
Major Discussion Items 

• New Agenda Format: A new agenda format will be implemented beginning in 2027. 
• Battery Collection at Techno Trash Events: Batteries will now be collected at all Techno Trash 

events. New advertisements and flyers will be created to promote this addition to the 
program. 

• Birdtown Pennsylvania – Community Film Screening: Birdtown Pennsylvania received a 
complimentary screening license for The Extraordinary Caterpillar, valid from January through 
June 2027. The committee will determine a date to host a community screening for residents 
during the license period. 

 
 



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

Next Meeting Wednesday, November 4 2026 
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