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TOWNSHIP OF ABINGTON
_____________________

PLANNING COMMISSION MEETING

A G E N D A
May 25, 2021

7:30 PM

 

CALL TO ORDER

ROLL CALL                        BROWN, DICELLO, ROBINSON, GAUTHIER, RUSSELL, ROSEN, COOPER,
BAKER, STRACKHOUSE

CONSIDER APPROVAL OF MINUTES

 a. Consider approving the Planning Commission minutes of April 27, 2021.

PRESENTATION

UNFINISHED BUSINESS

 a. Consider what, if any, recommendations are to be made to the Board of Commissioners on the
Zoning Ordinance Text Amendment request by PREIT. (Mr. Narcowich)

NEW BUSINESS

 a. Consider approving the second Amended Land Development Application LD-21-05 - Rydal
Waters Pickleball Courts.  The Applicant, Presby's Inspired Life, proposes to replace two twin
dwellings (Units 70 & 71) with a pickleball sports court and storage building on Harbison Way
in the Rydal Waters development.  The site is located in the SNR Senior Neighborhood
Residential Zoning District in Ward 7, and is served by public water and sewer.

PUBLIC COMMENT

ADJOURNMENT

 
There are two ways for the public to participate in the meeting. Residents can access the

meeting online, by a computer, iPad, iPhone or Android at https://zoom.us/j/91211205403.
This link will enable residents to hear the meeting and see presentations. There will be no

video capabilities. Residents, who are unable to join online, can listen to the meeting by calling
1-929-436-2866 and entering the meeting ID number 912-1120-5403 when prompted.
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BOARD POLICY ON AGENDA ITEMS

For Information Purposes Only

Board President Announcements
This item on the Board of Commissioners Agenda is reserved for the Board President to make
announcements that are required under law for public disclosure, such as announcing executive
sessions, or for matters of public notice.

Public Comment
Public Comment on Agenda Items is taken at the beginning of regularly scheduled Public Meetings
prior to any votes being cast. When recognized by the presiding Officer, the commenter will have three
minutes to comment on agenda items at this first public comment period. All other public comment(s)
not specific to an agenda item, if any, are to be made near the end of the public meeting prior to
adjournment. Public comment on agenda items at regularly scheduled Board of Commissioner
Committee meetings will be after a matter has been moved and seconded and upon call of the Chair for
public comment.

Presentations
Should the Board of Commissioners have an issue or entity that requires time to present an issue to the
Board, that is more than an oral description relating to an agenda item under consideration, The
Board may have that matter listed under Presentations. If nothing is listed under presentations, then
there is no business to conduct in that manner.

Consent Agenda
Items of business and matters listed under the Consent Agenda are considered to be routine and non-
controversial and will be enacted by one motion and one vote. There will be no separate discussion of
these items. If discussion is desired by Board of Commissioner Members, that item is to be identified by
the Board member and will be identified and removed from the Consent Agenda, and will be
considered separately at the appropriate place on the Agenda.

Unfinished Business
Items for consideration as unfinished business are matters that have been considered for action at a
public Board Meeting and have not been tabled to a date certain or voted upon.

New Business
Items for consideration as new business are matters that have been considered for action at the Board
Committee Meeting. It is Board practice to not introduce new business at Board Committee Meetings.
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BOARD POLICY ON PUBLIC PARTICIPATION

For Information Purposes Only

The Township shall conduct business in accordance with the Commonwealth of Pennsylvania Laws
governing the conduct of public meetings and only establish guidelines that shall govern public
participation at meetings consistent with the law.

Each commenter shall:

Direct their comments to the Presiding Officer;

Speak from the podium or into a microphone designated by the presiding officer;

State their name for the record;

Either orally or in writing provide their address for the record;

Have a maximum of three minutes to make their comments. Each commenter when speaking to a

specific agenda item, is to keep their comments relative to that identified agenda item;

Speak one time per agenda item;

When commenting on non-agenda items, the commenter is to keep their comments related to

matters of the Township of Abington, Montgomery County, Pennsylvania.

State a question to the Presiding Officer after all commenters have spoken, and;

Be seated after speaking or upon the request of the presiding officer;

Not engage in debate, dialogue or discussion;

Not disrupt the public meeting, and;

Exercise restraint and sound judgement in avoiding the use of profane language, and the maligning

of others.
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Planning Commission Meeting                          April 27, 2021 

 

The stated meeting of the Planning Commission of the Township of Abington was held on 

Tuesday, April 27, 2021 as a Zoom webinar and teleconference with Chairperson Lucy 

Strackhouse presiding. 

 

CALL TO ORDER:  7:31 p.m.  

 

ROLL CALL: Present: BROWN, DiCELLO, ROBINSON, GAUTHIER, 

ROSEN, COOPER, BAKER, RUSSELL, STRACKHOUSE 

 

    Also Present:  County Planner NARCOWICH 

      Administrative Manager WYRSTA 

Commissioners THOMPSON, WINEGRAD, 

MYERS, SPIEGELMAN, SCHREIBER, 

CARSWELL, BOLE 

     

PLEDGE OF ALLEGIANCE 

 

CONSIDER APPROVAL OF MINUTES: 

 

Ms. Gauthier made a MOTION, seconded by Mr. Rosen to approve the minutes of the Planning 

Commission Meeting of March 23, 2021. 

 

MOTION was ADOPTED 9-0. 

 

UNFINISHED BUSINESS: 

 

Consider a petition to amend Zoning Ordinance by PREIT as referred by the Board of 

Commissioners: 

 

Ms. Strackhouse noted that the Planning Commission’s role on this item is to offer comments 

and then it will be moved to the Board of Commissioners for consideration of approval, so no 

vote will be taken tonight.  

 

Also, regarding construction standards previously discussed, she asked Township Manager 

Manfredi if we could obtain information from Township Solicitor on this court ruling referring to 

wood frame construction versus steel in which steel is what is required by the Township’s 

Zoning Ordinance.  
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Planning Commission Meeting                          April 27, 2021 

 

The information received from Township Solicitor regarding the Township’s Noncombustible 

Ordinance is as follows: Pursuant to an order issued by Judge Steven Toliver of the Montgomery 

County Court of Common Pleas, the provisions of Ordinance No. 1795 relating to the use of 

noncombustible materials is unenforceable. The applicable building code of the Township is the 

Pennsylvania Uniform Construction Code.  

 

Mr. Rosen questioned whether that ruling has been appealed.  

 

Mr. Marc B. Kaplin, Attorney representing PREIT, replied he does not think so.  

 

Ms. Strackhouse suggested that we can add to our list of recommendations that the Township 

should consider appealing that ruling on this ordinance.  

 

Mr. Kaplin said regarding PREIT’s application; we have engaged a sophisticated fire protection 

expert, Drew Gerard to work with the Fire Marshal to augment IBC regulations and a memo was 

issued from preliminary discussions with multiple officials of the Fire Department.  

 

Recommended are a series of enhancements to what is required under the NFPA and IBC that 

are tailored for the safety of the firefighters. PREIT and Bel Canto are making a commitment to 

the Township to work with the Fire Marshal and the Fire Department to do what is more than 

required to enhance fire protection and safety.  

 

Mr. Baker agreed that meeting the standards of the IBC and NFPA will improve safety of the 

building; however, it may be difficult to meet those standards using wood construction for that 

building size. 

 

Ms. Gauthier commented that if the applicant cannot meet requirements for fire protection, then 

why should Abington amend its ordinance to permit this type of building.  

 

Mr. Russell noted that proposed zoning text amendment includes language about protection 

standards and that does not belong in the zoning ordinance. It should say “all construction shall 

be governed by the standards contained in the most recent edition of standards adopted by 

Abington Township.”  

 

Mr. Kaplin agreed. 
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Planning Commission Meeting                          April 27, 2021 

 

Proposed Text Amendment Ordinance – presented by the applicant: 

 

Use Regulations -  

 

Mr. Russell referred to Use Regulations – Qualifying Lot that says, “Transit-Oriented 

Apartment/Condominium Building shall be located within 2,500 linear feet of one or more 

SEPTA’s Regional Line Train Stations,” and he suggested adding the word “fully” or 

“completely” in front of the 2,500 number to provide a measure of protection.  

 

Ms. Gauthier said the measurement of the center of the lot proposed for development should be 

clarified as well as language indicating the shortest walkway to the train station.  

 

Mr. Kaplin agreed to provide that additional information. 

 

Ms. Gauthier referring to the Mixed-Use section; she asked about the language that says, “if 

provided on the first floor, the first-floor ceiling height must be a minimum of eleven (11) feet.”  

 

Mr. Narcowich replied the requirement for first-floor height makes it more adaptable for retail or 

restaurant use should there be a market for it in the future.  

 

Ms. Gauthier referring to the Mixed-Use section; she asked for clarification on language that 

says, “retail, commercial office and other permitted uses in the BC District 

Apartment/Condominium Building may be located on the first floor, rooftop or penthouse of a 

Transit-Oriented Apartment Condominium Apartment Building.”  

 

Mr. Narcowich replied it refers to the zoning and use regulations where they are more defined as 

well as requirements for each use; also, the requirement of a “green” roof could be considered 

and would include reasonable standards. 

 

Dimensional Requirements -  

 

Ms. Strackhouse asked Mr. Narcowich to explain the dimensional requirements as listed in the 

chart of proposed ordinance.  

 

Mr. Narcowich replied the Willow Grove Park subarea of the BC District requires 20% 

minimum retail and 10% minimum office for lots greater than one acre excluding structured 

parking based on floor area of the development. Maximum floor area ratio, the existing mall is 

approximately 2.5 FAR (floor area ratio), so the maximum FAR for this use would be 1.0 if they 

qualify for the bonus and default is 0.80, and 1.0 means one floor over the designated area.  
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Planning Commission Meeting                          April 27, 2021 

 

Mr. Baker commented that 0.80 FAR is consistent with larger buildings in the Township and he 

would like the FAR to remain at 0.80 and not go above as this is a large lot.  

 

Ms. Gauthier asked how many points are needed to get the bonus, and she suggested a maximum 

density requirement. 

 

Mr. Narcowich agreed that it should be based on maximum density, a density-cap, rather than a 

floor to area ratio. 

 

Ms. Strackhouse recommended that a density-cap should be something that the Board of 

Commissioners should consider.  

 

Mr. Kaplin said a combination district does not lend itself to a density requirement limitation and 

the FAR is more applicable to retail, and by expanding to apartments, it should be measured by 

the overall maximum FAR; however, such as in the office business district, there could be a 

maximum number of units per overall acres, and we are amenable to that as we do not intend to 

over-build. If the maximum number of units per acre in the office business district is 16 units of 

residential development, we would agree to that.  

 

Presented was an aerial photo of the Willow Grove Park Mall showing the redevelopment area 

outlined where residential apartments are proposed to be built to enhance the viability of the 

mall.  

 

Mr. Rosen questioned whether any further apartments could be built if the mall fails.  

 

Mr. Seth Shapiro, representing PREIT, replied proposed ordinance only permits residential uses 

inside the boundary line on the eastern side along Easton Road.  

 

Mr.  Kaplin added there is also the 20% retail requirement, so if the mall fails, no additional units 

could be built.  

 

Ms. Strackhouse clarified that 365 residential units are proposed to be built. Is that correct?  

 

Mr. Shapiro replied that is correct.  

 

Mr. Kaplin added that the proposed site is the parking area of Bloomingdale’s.  

 

Mr. Baker asked if Macy’s wanted to add apartments atop its store, would that be permitted 

under proposed ordinance. 
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Planning Commission Meeting                          April 27, 2021 

 

Mr. Kaplin replied building on top of the mall has not been contemplated as most of that building 

is outside the perimeter and proposed ordinance includes an extensive master plan requirement 

where the applicant needs to go through the conditional use process for approval of an overall 

master plan and then apply for land development.  

 

Mr. Baker asked for language to be included in the ordinance that the entire footprint of the 

building needs to be within the 2,500 linear foot radius.  

 

Mr. Shapiro replied that works for us.  

 

Ms. Gauthier asked for the existing dimensional requirements of Figure 11.9 for the Business 

Center District in Willow Grove to be compared with dimensional requirements in proposed 

ordinance.  

 

Green Space and Building Height –  

 

Mr. Narcowich replied there are some modest variations as compared to the BC District, and he 

recommended increasing requirement for minimum green area from 15% in the proposed 

ordinance to 25% and change maximum building height from 85 feet to 65 feet.  

 

Public Open Space -  

 

Ms. Strackhouse referring to Public Open Space section in proposed ordinance that says in part, 

“Green areas, courtyards and plazas are encouraged,” and she recommended changing the word 

“encouraged.”  

 

Mr. Kaplin replied we will remove that sentence from the ordinance.  

 

Ms. Gauthier regarding the Public Open Space section in proposed ordinance; the existing 

zoning ordinance Section 1105. C. includes seven (7) requirements, would that be more desirable 

than what is written in the proposed ordinance? Also, she asked about stormwater basin area 

being included as public open space.  

 

Mr. Narcowich agreed that Section 1105.C of the Township’s existing zoning ordinance would 

be better.  

 

Mr. Brett Owens, representing PREIT, noted that the stormwater basin as well as the surrounding 

perimeter will be enhanced with additional landscaping and other features, which totals three 

acres. 
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Planning Commission Meeting                          April 27, 2021 

 

Ms. Gauthier questioned whether including the area for stormwater management facility meets 

the Township’s definition for public open space requirement. 

 

Mr. Narcowich replied yes, when comparing it to the proposed use and that would be the 

applicable standard.  

 

Design Standards – Parking Garage -  

 

Mr. Brown asked about “screening” being stricken from this section. 

 

Mr. Kaplin replied the parking will be internal to the building and exterior will not look like a 

garage.  

 

Mr. Shapiro added that the parking garage will be invisible from Easton Road.  

 

Bonuses -  

 

The Planning Commission agreed that bonuses should not be provided for this use.  

 

Mr. Kaplin noted that the applicant does not intend to take advantage of the bonuses.  

 

Ms. Strackhouse commented that additional charging stations for electric vehicles would be 

needed for this building.  

 

Mr. Kaplin replied that will be a function of the market.  

 

Parking Access and Traffic Control –  

 

The Planning Commission agreed with the overall parking requirement in proposed ordinance, 

and they had no further comments on the remaining provisions of proposed ordinance.  

 

Details of Proposed Units -  

 

Mr. Rosen asked for the details of proposed units such as size and number of units including who 

the tenants will be as well as additional services and costs associated with this development.  
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Planning Commission Meeting                          April 27, 2021 

 

Ms. Jennifer Nevitt, Bel Canto, replied target market will be commuters and young professionals 

and there will be a shared-ride app system as well as charging stations for vehicles. Proposed are 

32 units of the 574 sq. ft. studios; 18 of the 638 sq. ft. junior one-bedroom; 25 of the one-

bedroom that will have a work-at-home cove created due to COVID; 22 of the 948 sq. ft. small 

two-bedroom, two-baths; 10 of the 1,150 sq. ft. two-bedroom, two baths, 56 of 1,164 sq. ft. two-

bedroom, two baths with a bump-out with a window in the work-at-home-cove; 46 of the 1261 

sq. ft. two-bedroom, two baths; 35 of the 1298 sq. ft. two-bedroom, two baths; and 18 of the 

1496 sq. ft. three-bedrooms, three baths; so total units proposed are 365 and rents will be market-

driven.  

 

Ms. Strackhouse read a letter from the Shade Tree Commission and EAC indicating they are 

working together to review proposed ordinance considering the Township’s Comprehensive 

Plan; Tree Canopy Study and Master Tree Plan; Climate Action Plan and LEED for Existing 

Cities Recertification. They hope proposed redevelopment of this significant area in our 

Township will reflect and incorporate high urban design and sustainability practices as the 

standard rather than because of bonuses and this includes green and sustainable parking lots; 

enhanced pedestrian connectivity; provisions for electric car charging; enhanced public green 

space; green stormwater infrastructure; energy-efficient building systems and materials; and this 

represents an exciting opportunity to transform and revitalize this prominent area of our 

community to incorporate and reflect high environmental economic and civic values of our 

Township.  

 

Ms. Strackhouse asked for any public comments.  

 

Lora Lehmann, resident, expressed concern about “units being built on other properties; no cost 

on the units was given and this should be handled using metal construction.” Also, she asked for 

the ordinance to be sent to the Committee of the Whole and then to a committee meeting, and for 

it not to be approved. 

 

Joseph Applegate, resident, expressed concern that this will bring more congestion and traffic to 

the area, and the type of tenant is just an assumption. He would rather see a medical facility, 

doctors offices or a 55-plus community. This is nothing more than financial gain for the 

developers and he does not see the benefits for himself or his family.  

 

A resident commented that he has seen the Township become more congested and more 

residents is not what we need. Also, the three-acre green space will not be used by anyone as it 

will be a retention basin and there should be green space usable by the public, so he is 

completely against the proposal.  

 

Cakky Evans, EAC member, asked about electric or natural gas for HVAC and cooking. 
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Planning Commission Meeting                          April 27, 2021 

 

Ms. Nevitt replied that has not been determined.  

 

Ms. Evans continued that we are in the process of putting together a Climate Action Plan and the 

main concern is reducing greenhouse gas emissions. She questioned whether the applicant would 

use energy efficiencies and if they are willing to work with the EAC in reducing carbon and not 

polluting the air.  

 

Mr. Kaplin replied PREIT is onboard with working with the EAC on the Township’s overall 

program and we are willing to discuss sustainability and energy efficiency going forward. 

 

David Saplansky, resident, commented that we do not need or want more residential as it clogs 

our streets, schools, and parks, and in some ways competes for our jobs, and he does not believe 

a proper financial analysis was done. This should not go from the Planning Commission to the 

Board of Commissioners for a vote as we need to have committee meetings and be given back 

our speaking rights, and the reason for multiple meetings is so that there will be multiple 

opportunities for revisions. 

 

Jim Hilburt, resident, expressed concern about the lack of transparency with the homeowners 

living around the Willow Grove Mall property, and other than a flyer placed in his mailbox last 

fall, he has received nothing from the Township about the plans being discussed every month. It 

is a grave mistake to put in more residential and the homeowners in this neighborhood do not 

want this in our community.  

 

A resident commented that assuming the mall goes out of business it could be a walkable space, 

which would be great as there are not many left in the Township. 

 

Barbara Goulart, resident, said she is not in favor of any additional residential building in the 

Township, and this is too important to go from the Planning Commission to the Board of 

Commissioners for a vote. Also, there has not been a financial analysis of the cost benefits for 

such a large development, and she is concerned about impact on services, congestion and traffic 

and overall quality of life in Abington.  

 

A resident asked why the location between two train stations was chosen as it would be more 

logical to choose a location that is adjacent to a train station. 

 

Ms. Nevitt replied it is a quality-of-life aspect for the consumer who can walk to transit as well 

as have dining and entertainment options and the equal distance approach is winning the overall 

success of neighborhoods.  

 

A resident commented that she does not want more residences and would like to see a financial 

analysis. 
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Planning Commission Meeting                          April 27, 2021 

 

Ms. Strackhouse said the Planning Commission has reviewed proposed zoning ordinance text 

amendment at several meetings and has received public comments, and if the project gets 

approved, it will come back before the Planning Commission in the land development process. 

There will be no vote on the proposed zoning text amendment tonight and all recommendations 

of the Planning Commission are noted in the minutes to be forwarded to the Board of 

Commissioners.  

 

Mr. Kaplan noted that we will revise the ordinance to incorporate most of the ideas from the 

Planning Commission prior to going before the Board of Commissioners, and he thanked them.  

 

NEW BUSINESS:  

 

Consider approving the applicant’s proposal to demolish the existing central and rear dwellings, 

driveway, carport, tennis courts, patio, sheds, and associated walls, lighting, and landscaping, 

and subdivide the existing parcel (total 6,5413-acres to ultimate right-of-way as surveyed) into 

five (5) individual lots to construct on each lot a single-family residential dwelling and 

associated driveways, curb, walkways, streetlights, stormwater facilities, and storm and sanitary 

sewers. A retaining wall is proposed behind the sidewalk to the west and north side of the 

infiltration bed SB6 on Lot1; and behind the sidewalk and parallel to the proposed driveway on 

Lot 5. Each lot will be serviced by public sewer and water services. Access to each lot is via a 

new cul-de-sac street labeled as Christine Lane. The site is located at 1231 Susquehanna Road in 

the R-1 – Low Density Residential District of Ward No. 1  

 

Mr. Nick Rose, PE, Protract Engineering, representing the applicant, said this was approved back 

in 2009 for five (5) lots, and at that time, the road was proposed to go down to Lindsay Lane and 

one lot would take access from Susquehanna Road, and that was approved by the Township, but 

then not acted on in time. Subsequently, the current owners decided to use a different 

configuration for the proposed road serving all five lots.  

 

Plan was presented showing that the two existing homes on the property and a tennis court were 

removed and proposed are five new dwellings on lots compliant with the R-1 District. Plan was 

originally reviewed by Boucher & James and the applicant addressed their review comments, 

and then reviewed again by Pennoni Associates as noted in their March 5, 2021 review letter and 

the applicant will comply with all items as listed, and Pennoni recommended approval. Also, 

there are waivers requested by the applicant.  

 

Ms. Strackhouse clarified that proposed is one road going out to Susquehanna Road and Lindsay 

Lane will not be used at all. Is that correct? 

 

Mr. Rose replied that is correct.  
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Planning Commission Meeting                          April 27, 2021 

 

Ms. Strackhouse noted that the owner of the property previously gave permission to photograph 

the building, so there is a photographic record of it. Also, the MCPC provided a review letter 

dated November 13, 2020. 

 

Mr. Rose replied he received that letter from the County.  

 

Mr. Rosen expressed concern about egress/ingress onto Susquehanna Road.  

 

Mr. Rose replied when we originally submitted the plan, the Township’s Traffic Engineer 

recommended moving the road due to sight distance concerns and it was subsequently submitted 

to PennDOT for review. This is the best location for the road.  

 

Ms. Strackhouse questioned whether PennDOT is satisfied with the location of the driveway and 

why was it moved to Susquehanna as opposed to Lindsay Lane? 

 

Mr. Rose replied there is a large grade differential from Lindsay Lane making it difficult for 

construction as large retaining walls would be needed, so where the driveway comes in now will 

cause much less of an impact. Also, we are in the process of getting approval from PennDOT.  

 

Ms. Gauthier questioned whether the site plan shows the sight distance of proposed driveway, 

also about the clear sight triangle.  

 

Ms. Allison Lee, Township Engineer, replied nothing should be within the clear sight triangle, 

and the plans indicate PennDOT’s safe sight distance at 35 MPH is 450 feet to the left and they 

have 450 feet available.  

 

Mr. Rose added that is noted on Sheet 1 and the plan shows there is nothing in the clear sight 

triangle.  

 

Ms. Gauthier clarified that a waiver is being requested for the cartway to be 30 ft. as opposed to 

24 ft. Is that correct? 

 

Mr. Rose replied that waiver was originally requested; however, we changed the design of the 

cul-de-sac road to be 30 ft., so no waiver is needed, and parking will be permitted on both sides 

of the road.  

 

Mr. Narcowich asked about the steep slopes noting they should be stabilized thoroughly and 

quickly after development.  
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Planning Commission Meeting                          April 27, 2021 

 

Mr. Rose replied information was sent to the Township Engineer that showed that this does not 

qualify as a steel slope district based on the requirement, and the applicant will comply with 

stabilization of slopes after development.  

 

Mr. Narcowich clarified that the applicant will comply that 90% of the slope may not be 

preserved except for utilities or roads. Is that correct? 

 

Mr. Rose replied yes, because none of the steep slope areas are extensive and we fall below the 

threshold where that would apply.  

 

Ms. Allison Lee said after review of the definition of steep slopes and based on the existing 

slopes onsite, it does not meet that definition, so it does not fall within the Steep Slope 

Conservation District.  

 

Mr. Narcowich continued that trees greater than six (6) inches in the steep slope area shall be 

preserved.  

 

Mr. Rose replied the steep slope area is no longer applicable and 32 trees are proposed to be 

removed and will be replaced with 64 trees.  

 

Mr. Narcowich clarified there was a change made to the plan regarding Susquehanna Road. 

Also, the zoning ordinance includes a provision for irregularly shaped lots and the location of the 

yard is determined by the zoning official. And widening the road will accommodate bicyclists 

and recommended is more than one species for street trees.  

 

Mr. Rose replied yes, the access point was moved, and the design was changed to be  

incompliance with PennDOT’s regulations as well as the Township’s ordinances; there will be 

dedication of road frontage; the road is wider, and there is proposed sidewalk that will connect to 

an existing sidewalk; and total right-of-way is 80 ft. wide. Also, he did not specifically consult 

with the zoning officer about the irregularly shaped lot; however, it was reviewed, and the plan 

shows front yards on both the interior street and Susquehanna Road, and there are multiple 

species of street trees and other species for the lot trees.  

 

Ms. Stackhouse noted that the Shade Tree Commission has a list of suggested tree species.  

 

Mr. Rose replied he has that list from another project and that is what was used for this plan.  

 

Ms. Allison Lee pointed out that only trees are being proposed by the applicant, and as part of 

SALDO, trees and shrubs are required, and if no shrubs are proposed, a partial waiver may be 

needed.  
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Planning Commission Meeting                          April 27, 2021 

 

Mr. Rose said the plan will show the number of shrubs proposed as opposed to placement 

because each homeowner will have their own idea as to where they want shrubbery planted, and 

if that is acceptable, we will not need a waiver. 

 

Ms. Strackhouse replied that would be fine.  

 

Waivers requested by the applicant as follows:  

 

Section 146-11. A (4) & Section 146-11. B (3) (7) & (10) – Property Identification Plan and 

Existing Features Plan. 

 

Section 146-11. H (1) - Landscaping Plan – applicant will provide input from a landscape 

architect per request by Township Engineer. 

 

Section 146-11. L – Architectural Plan – Partial Waiver – applicant will submit a rendering of 

proposed homes. 

 

Section 146-30. A – Lot Shapes – lots are irregularly shaped, and Township Engineer supports 

the waiver. 

 

Section 146-33. D - Drainage – Size, Shape and Type – Partial Waiver - applicant will use 

corrugated plastic pipe in the interior design and whatever PennDOT requires for the State’s 

road, so partial waiver is requested from having to use concrete pipe, and Township Engineer is 

in support.  

 

Section 146-43 C (3) (a) – Cut & Fill Slopes – applicant proposes grade at 3:1 slope in some of 

the steeper areas – Township Engineer indicated that 3:1 is the bare minimum and PennDOT 

also permits that. 

 

Ms. Strackhouse asked for any public comments. 

 

Cakky Evans, resident, commented that she lives on Lindsay Lane and the neighbors did not 

know this was scheduled for tonight, although they previously expressed concern about 

stormwater management, so she requested that the Planning Commission delay making a 

decision until the neighbors, the Shade Tree Commission and EAC have more information. 

 

Ms. Strackhouse said this plan has now been reviewed for the second time and the Planning 

Commission should consider making a recommendation if proposed stormwater management is 

acceptable with the Township Engineer. Also, we would like the applicant to work with the 

Shade Tree Commission on the species of trees.  
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Planning Commission Meeting                          April 27, 2021 

 

Ms. Allison Lee replied that stormwater management is proposed for the site of infiltration beds 

on every lot, and they are sized accordingly based on stormwater management report that was 

reviewed and there are no further comments.  

 

Mr. Rose indicated that the NPDES process is required for the plan, which also addresses 

stormwater management.  

 

Mr. Russell made a MOTION, seconded by Mr. Rosen to recommend approval of the 

Preliminary Major Plan Subdivision of 1231 Susquehanna Road subject to the conditions that the 

applicant comply with the Township Engineer’s review letter dated March 5, 2021; that the 

applicant will follow up with recommendations from the Shade Tree Commission on species of 

trees and any other concerns as well as recommendations from the EAC; and to provide a 

rendering of proposed homes; and approval of waivers as listed. 

 

MOTION was ADOPTED 9-0.  

 

ADJOURNMENT:  10:52 p.m.  

 

Respectfully submitted,  

 

Liz Vile, Minutes Secretary 
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PLANNING COMMISSION MEETING

AGENDA ITEM

 

May 25, 2021

DATE

Administration

DEPARTMENT

AGENDA ITEM NUMBER FISCAL IMPACT

Cost > $10,000

Yes     No    

 
PUBLIC BID REQUIRED

Cost > $20,100

Yes     No    

 

 

AGENDA ITEM:

PREIT Petition - Zoning Text Amendment

EXECUTIVE SUMMARY:

PREIT has submitted a petition to amend the Zoning Ordinance. All documents are attached for review.

PREVIOUS BOARD ACTIONS:

12-10-2020 - Committee of the Whole made a motion to move the Agenda item to the Board of
Commissioners Regular Meeting on January 14, 2021, to approve the next step of the process in sending
this matter to the Township Planning Commission.
 
04-27-2021 - Planning Commission recommended the agenda item be moved to the Board of
Commissioners Regular Meeting on May 13, 2021.

RECOMMENDED BOARD ACTIONS:

Consider what, if any, recommendations are to be made to the Board of Commissioners on the Zoning
Ordinance Text Amendment request by PREIT. (Mr. Narcowich)
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ORDINANCE NO. _________

ABINGTON TOWNSHIP

MONTGOMERY COUNTY, PENNSYLVANIA

AN ORDINANCE OF ABINGTON TOWNSHIP, MONTGOMERY COUNTY, 
PENNSYLVANIA, AMENDING THE ABINGTON TOWNSHIP ZONING ORDINANCE 
OF 2017, AS AMENDED, TO AMEND SECTION 2103.H AND THE COMPREHENSIVE 
USE MATRIX IN THE APPENDIX TO INCLUDE A TRANSIT-ORIENTED 
APARTMENT/CONDOMINIUM BUILDING AS USE [H-13], PERMITTED UPON 
CONDITIONAL USE APPROVAL.

BE IT ORDAINED AND ENACTED, by the Board of Commissioners of Abington 
Township, Montgomery County, as follows:

SECTION 1. Zoning Text Amendment.  Section 2103.H of the Abington Township Zoning 
Ordinance of 2017, as heretofore amended, is hereby amended to add the following new use:

Use H-13:  Transit Oriented Apartment/Condominium Building.  A Transit Oriented 
Apartment/Condominium Building [Use H-13] is a multifamily residential 
Apartment/Condominium Building or Buildings, each containing at least three, separate 
Dwelling Units, arranged in a variety of combinations, including side by side, over and 
under, or back and forth with another dwelling unit.  A Transit Oriented 
Apartment/Condominium Building or Buildings shall be a permitted use within BC-
Business Center District: Willow Grove Park, subject to the Developer/Applicant obtaining 
conditional use approval for such use in accordance with Section 1806 of the Zoning 
Ordinance.

SECTION 2. Zoning Text Amendment.  The Abington Township Zoning Ordinance of 2017, as 
heretofore amended, is hereby amended to add the following new Section: 

SECTION 1112. 

A. Master Plan.  All properties proposed for development as a Transit Oriented 
Apartment/Condominium Building [Use H-13] shall be developed in accordance with a 
master plan that has been approved by the municipal governing body as part of the 
conditional use approval process. 

1. Master plans shall meet the following requirements: 

a. A master plan shall be prepared when any property, existing at the 
time of adoption of this ordinance, is initially proposed for subdivision or 
land development. Subdivided properties that are intended to be developed 
at a later date shall be subject to this initial master plan. 

b. Master plans shall meet the conditional use plan requirements in 
Section 1806 of the Abington Township Zoning Ordinance. 
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c. Master plans shall demonstrate that land use mix requirements of 
Figure 11.9 Dimensional Requirements have been met. 

d. Master plans shall illustrate a pedestrian network that connects all 
buildings, parking areas, open space areas, and transit stops on-site, with 
public streets. 

e. The Board of Commissioners may require, as a condition of the 
conditional use approval, changes in the master plan in order to meet the 
legislative intent and other standards of the Business Center District. 

2. Development of property may be done in phases; however, any proposed 
subdivision or land development of a property or portion of a property must be 
consistent with the master plan. If a proposed subdivision or land development is 
not consistent with the master plan, the master plan as a whole may be revised, 
provided the following requirements are met: 

a. The master plan complies with all BC Business Center District 
requirements, including the mix requirements of Figure 11.9 Dimensional 
Requirements 

b. All owners of land within the original Master Plan development 
area, whose property is affected by the revised master plan, approve the 
revisions to the master plan that affects their properties.  In the event that 
other property owners are unwilling to participate in the master plan 
process, the master plan may apply only to the applicant’s property.

B. Intent.  The purpose and intent of this Section is to encourage development and 
redevelopment of land within 2,500 linear feet of SEPTA’s Regional Line Train Stations, 
to create a pedestrian-friendly environment and encourage walking, bicycling and transit 
use, and provide an alternative to traditional development by emphasizing mixed use, 
pedestrian-oriented development; promote a mix of retail and office uses, while allowing 
community service and higher-density residential uses within walking distance to retail, 
commercial, office and personal services; promote increased public transit ridership as an 
alternative to total reliance on the automobile for a variety of trip purposes; provide a range 
of housing options; create a neighborhood identity that promotes pedestrian activity, 
human interactions, safety and livability; and encourage development of underused tracts 
and parcels.

C. Governing Regulations.  If elected by a Developer/Applicant, and subject to 
obtaining conditional use approval in accordance with Section 1806 of the Ordinance, an 
[H-13] Apartment/Condominium Use shall be subject to the regulations, requirements and 
standards set forth in this Section, and shall be subject to the regulations, requirements and 
standards of the BC Business Center District and other applicable regulations, requirements 
and standards set forth in the Ordinance, provided, however, to the extent that a regulation, 
requirement or standard of the Ordinance is inconsistent with the regulations, requirements 
and standards set forth in this Section, the regulations, requirements and standards set forth 
in this Section shall govern and control.
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D. Existing Legal Nonconformities.  All existing legal nonconformities on a site 
proposed for development shall be permitted to remain and shall not be required to be 
brought into conformity with current ordinance requirements, provided that no new 
nonconformities are created and the extent of any existing legal nonconformity shall not 
be increased unless the applicant obtains relief from the Zoning Hearing Board.

E. Use Regulations: Use H-13: 

1. Qualifying Lot.  An [H-13]: Transit-Oriented Apartment/Condominium 
Building shall be, entirely, located within 2,500 linear feet of one or more of 
SEPTA’s Regional Line Train Stations 

2. Mixed Use.  Retail, commercial office, and other uses permitted in the BC 
District Apartment/Condominium Building may be located on the first floor, 
penthouse or rooftop area of a Transit-Oriented Apartment/Condominium 
Building.  If provided on the first floor, the first floor ceiling height must be a 
minimum of eleven (11) feet.

3. Accessory Uses.  Accessory uses for Use [H-13]: Transit-Oriented 
Apartment/Condominium Building shall include those accessory uses permitted 
for Use H-1: Apartment/Condominium Building. Accessory uses:

a. Shall be located on the ground floor, penthouse or rooftop area. 

b. There shall be no entrance to any accessory use located within a 
building except from inside the apartment/ condominium building. 

c. Other than permitted signs, there shall be no display of 
merchandise or other manifestation of commercial use visible from the 
street. 

F. Dimensional Requirements. 

AREA AND BULK REGULATIONS:

Minimum Mix Requirement Minimum 20% Retail, 
Minimum 10% 

Apartment/Condominium

Density (DU/acre) 16 units/acre 

Maximum Floor Area Ratio 0.80

Minimum Floor Area Per Dwelling Unit Not Applicable

Minimum Lot Size Not Applicable

Minimum Lot Width Not Applicable

Minimum Lot Depth Not Applicable

Maximum Impervious Coverage 75%

Minimum Green Area 15%
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Minimum Public Open Space 3 acres

BUILD-TO-LINE (BTL) 
REQUIREMENTS (RESIDENTIAL 
USES):

BTL for Public Streets Minimum: 20 feet

Maximum: 75 feet

BTL for Main Access Drives/Private Streets Minimum: 15 feet

Maximum: 40 feet

BTL for Secondary Access Drives Minimum:  0 feet

Maximum 30 feet

SETBACK REGULATIONS:

Minimum parking lot setback from public 
street

15 feet from the edge of the 
legal right-of-way

Minimum building setback from parking 15 feet

BUILDING REGULATIONS:

Maximum Building Height 65 feet, plus the height of 
rooftop architectural 

enhancements and mechanical 
systems that do not exceed 20% 
of the footprint of the Building

Maximum Building Height for Buildings or 
portions of buildings within 100 feet of an R-
1, R-2, R-3 or R-4 residential zoning district

35 feet, plus the height of 
rooftop architectural 

enhancements and mechanical 
systems that do not exceed 20% 
of the footprint of the Building

Maximum Building Height for Buildings or 
portions of buildings within 300 feet of an R-
1, R-2, R-3 or R-4 residential zoning district

55 feet, plus the height of 
rooftop architectural 

enhancements and mechanical 
systems that do not exceed 20% 
of the footprint of the Building

G. Public Open Space.  Transit Oriented Apartment/Condominium Buildings shall 
contain one or more common use areas that will serve as a focal point for the development 
and provide walkways, seating, and landscaping.  
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H. Design Standards. 

1. Access Drives.  Access Drives and their dimensions shall be designed to 
provide capacity for on-site traffic.  Where new infrastructure meets existing 
improvements, the proposed improvements may be sized to facilitate the 
connection to that existing infrastructure. 

2. Parking Garages.  Cars in parking garages or structures when visible from 
the public right-of-way shall be screened from the right-of-way (rather than the 
street) using features such as grills, lattice, mock windows, louvers, or false 
facades.  Sub-Section 1104.C.4 shall not apply to any garage ancillary to Transit 
Oriented Apartment/Condominium Buildings.

3. Corner Buildings.  Sub-Section 1104.C.5.a shall not apply to any Transit 
Oriented Apartment/Condominium Buildings.

4. Roofs.  Paragraph 11.04.C.8.b shall not apply to any Transit Oriented 
Apartment/Condominium Buildings.

I. Parking Access and Traffic Control.  

1. Access Drives.  The dimensions of Access Drives will be determined 
based upon the volume of traffic, required number of lanes and turning movements 
required.  The final width of such access drives shall be approved by the Township 
Engineer.

2. Employee Parking.  Employee parking spaces for Use [H-13]: Transit-
Oriented Apartment/Condominium Building shall be coordinated with the 
principal use of the building, but such parking spaces shall not be required to be 
signed or striped differently from other on-site parking spaces.

3. Off-Street Loading Requirements.  Loading berths shall not be required 
for Transit-Oriented Apartment/Condominium Buildings if loading and unloading 
will only be performed by trucks other than tractor trailers.

SECTION 3. Zoning Text Amendment.  Section 2304 of the Abington Township Zoning 
Ordinance of 2017, as heretofore amended, is hereby amended as follows:

A. Section 2304.C.33. Use C-34: Shopping Mall or Shopping Center Regional:  
Section 2304.C.33 is amended as follows:

1. By changing “1 parking space for every 220 square feet of gross leasable 
floor area” to “1 parking space for every 300 square feet of gross leasable floor 
area”.

2. By adding the following at the end thereof:  

If and to the extent that any parking spaces are intended to be 
available for any Use in addition to Use C-34, the parking 
requirements for Use C-34 shall govern and control.

B. Section 2304.H.  Residential Uses:  Section 2304.H is amended by adding the 
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following new paragraph:

12. Use [H-13]: Transit Oriented Apartment/Condominium Building:  
The parking requirements for Use H-2 shall apply.  Perpendicular 
parking stalls in the Transit Oriented Shopping Village (TOSV) 
Overlay District shall be a minimum of 9 feet by 18 feet; angled 
parking stalls shall be a minimum of 9 feet by 20 feet; parallel 
parking stalls shall be a minimum of 8 feet by 22 feet.

SECTION 4. Zoning Text Amendment.  The Comprehensive Use Matrix in the Appendix is 
amended to include a Transit Oriented Apartment/Condominium Building as Use [H-13], as a 
conditional permitted use within the Willow Grove Park area of the BC-Business District.

SECTION 5. Repealer.  All ordinances or parts of ordinances inconsistent herewith or in 
conflict with any of the specific terms enacted hereby, to the extent of said inconsistencies or 
conflicts, are hereby specifically repealed.

SECTION 6. Effective Date. This Ordinance shall become effective five (5) days from 
enactment.

ORDAINED AND ENACTED by the Board of Commissioners of Abington Township on this         
day of                                     , 2021.

Attest: ABINGTON TOWNSHIP 

BOARD OF COMMISSIONERS

____________________________________ ______________________________

                               , Secretary                                      , President
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3100 Horizon Drive 

Suite 200 

King of Prussia, PA 19406 

T: 610-277-2402 

F: 610-277-7449 

 

www.pennoni.com 

March 18, 2021 

 

ABINT19006/02 

 

Richard Manfredi 

Township Manager 

Abington Township 

1176 Old York Road 

Abington PA 19001 

 

RE:  Willow Grove Park Mall – Potential Multi-Family Housing 

Review of Traffic Study for Proposed Text Amendment 

 

Dear Mr. Manfredi: 

 

We have completed our review of the materials listed below and offer the following comments for 

consideration by the Abington Township Board of Commissioners. It is our understanding that there is no 

pending land development application, and as such we may have additional comments if a land development 

application is submitted to the Township. 

 

Submission: 

 

1. Transportation Impact Study (TIS) for the Willow Grove Park Mall Multi-Family Housing, prepared by 

McMahon Associates, dated August 27, 2020. 

 

2. Proposed Bus Layover Area Plan, prepared by McMahon Associates, dated September 4, 2020.  

 

Background: 

 

The proposed project intends to redevelop a section of the Willow Grove Mall by adding a residential 

component to the site, between the Bloomingdale’s department store and Easton Road, which will consist of 

400 apartment units with a parking garage. In addition, the study also accounts for the conversion of 94,358 

SF of space within the mall to provide a 48,693 SF movie theater, a 35,585 SF sport and health center, and 

10,080 SF of retail space. The residential development is anticipated to generate 178 new vehicular trips 

during the weekday morning peak hour and 203 new vehicular trips during the weekday afternoon peak hour. 

 

Due to the impact of the Covid-19 pandemic, the study was prepared using a combination of historical traffic 

data, supplemented with new traffic volume counts available in the area, and projected to base year 2020 

conditions. The study included the following intersections: 

 

1. Moreland Road (SR 0063) & Center Avenue/Mall Access 

2. Moreland Road (SR 0063) & Park Avenue/Mall Access 

3. Moreland Road (SR 0063) & Eastern Mall Access 

4. Moreland Road (SR 0063) & Easton Road 

5. Moreland Road (SR 0063) & Davisville Road 

6. Easton Road & Davisville Road/Mall Access 

7. Old Welsh Road (SR 2029) & Fitzwatertown Road (SR 2038) 

8. Old Welsh Road (SR 2029) & Reservoir Avenue/Mall Access 

9. Old Welsh Road (SR 2029) & Easton Road 
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Willow Grove Park Mall Multi-Family Housing  Abington Township 

10. Old York Road (SR 0611) & Easton Road/Memorial Park 

11. Old York Road (SR 0611) & Davisville Road (SR 2042) 

 

Recommended improvements contained within the TIS include: 

 

• Removal of the existing right-in only access along Easton Road, and reconfiguration of the existing 

Eastern Mall Access driveway to Moreland Road (SR 0063). 

 

• Realignment of the Mall Access driveway to Easton Road to intersect Easton Road at a ninety-degree 

angle directly across from Davisville Road. This modification will also include providing two ingress 

lanes and two egress lanes on the mall access driveway, separated by a landscaped median. 

 

Also, SEPTA buses currently park for short time periods on the existing eastern site driveway to Moreland 

Road just west of Easton Road. Due to the proposed reconfiguration of this driveway, the applicant proposes 

to relocate the bus parking area to the internal access roadway adjacent to the existing parking deck. 

 

Transportation Impact Study Comments: 

 

1. The ‘local traffic growth’ section of the study should contain a summary table of the trip generation from 

Appendix F depicting the additional traffic anticipated from the revisions to the existing mall area. 

 

2. A right-turn lane must be provided on the southbound Easton Road approach for traffic entering the site 

driveway. As shown in Appendix E of the Study, the PennDOT warrant for the right-turn lane is extremely 

close to being satisfied during the projected weekday PM peak hour. In addition, the development is 

proposing to remove the existing free-flow right-turn entrance into the mall property from Easton Road, 

and a right-turn lane at the site driveway will aid in facilitating this movement. 

 

3. At the intersection of Moreland Road and the reconfigured eastern mall driveway, protected/permitted 

left-turn phasing must be provided for westbound Moreland Road traffic. 

 

4. Due to the use of historical traffic data for the study, post-development peak hour traffic counts must be 

obtained. The traffic signal timing and coordination settings for the intersections studied must be 

optimized. The applicant should coordinate the scope of work with the Township Engineer’s office. 

 

5. Detailed roadway construction and traffic signal construction plans must be provided for the proposed 

intersection modifications. The proposed modifications must include ADA compliant pedestrian facilities. 

The traffic signal plans must accommodate future left-turn phasing if not currently warranted. 

Specifications for any new signal equipment must be coordinated with and reviewed by the Township 

Engineer’s office and the Public Works Department. 

 

6. The proposed intersection modifications to Moreland Road (SR 0063) will require a PennDOT Highway 

Occupancy Permit (HOP). Abington Township must be included on all submissions, correspondence, and 

meetings regarding the PennDOT HOP application for the proposed roadway and traffic signal 

modifications. 

 

7. Regarding the on-site circulation associated with the proposed development, bus and fire vehicle 

maneuvering diagrams must be shown for all modified internal driveways and intersections. In addition, 

corner sight distance must be shown for internal driveways and intersections, particularly along the new 

boulevard-style site driveway to Easton Road. 
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Willow Grove Park Mall Multi-Family Housing  Abington Township 

Proposed Bus Parking/Layover Plan Comments: 

 

1. SEPTA must approve the proposed relocation of the bus parking/layover area. Pedestrian improvements 

and new or relocated bus shelters must be considered in the area of the new parking area. Abington 

Township must be included in all meetings and correspondence with SEPTA regarding the proposed bus 

layover area modifications. 

 

As previously noted, if a formal land development application is submitted, we may have additional 

comments. If you should have any questions, please do not hesitate to contact us. 

 

Sincerely, 

 

PENNONI ASSOCIATES INC. 

 

 
Brian R. Keaveney, PE, PTOE 

Transportation Division 

 

cc: Timothy G. Clark, Assistant Director of Engineering 

Shaun Littlefield, Interim Ztclaroning Officer 

John J. Rohrer, Township Fire Marshal 

Terry Castorina, Executive Assistant 

Michael P. Clarke, Esq., Rudolph Clark LLC, Township Solicitor 

Michael Narcowich, AICP, Montgomery County Planning Commission 

Sandy Koza, PE, McMahon Associates 

Khal Hassan, PE, Pennoni 
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WILLOW GROVE PARK MALL

COMPARISON OF  EXISTING ZONING REQUIREMENTS AND PROPOSED ZONING REQUIREMENT

This document was prepared to compare/contrast the existing Abington Township Zoning Ordinance with the proposed text 
amendments submitted by PREIT and to explain the reasoning behind the proposed amendments. The comparison is broken down into 

three separate categories: (1) changes to retail/residential parking requirements; (2) changes to dimensional requirements; and (3) 
changes to bonus provisions. 
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RETAIL/RESIDENTIAL PARKING REQUIREMENTS

CURRENT ORDINANCE PROPOSED AMENDMENT COMMENT

Section 2304.C.34 (Parking Use 

Regulations for Shopping Mall or 

Shopping Center Regional):

The parking space 

requirements shall be 

calculated at the ratio of 1 

parking space for every 

220 square feet of gross 

leasable floor area.

Section 2304.C.34 (Parking Use 

Regulations for Shopping Mall or 

Shopping Center Regional):

The parking space 

requirements shall be 

calculated at the ratio of 1 

parking space for every 

300 square feet of gross 

leasable floor area. If and 

to the extent that any 

parking spaces are 

intended to be available 

for any Use in addition to 

Use C-34, the parking 

requirements for Use C-

34 shall govern and 

control.

The reduction of the retail parking requirement 

is consistent with trends in the shopping 

center/mall industry over the past decade.  

PREIT’s Springfield, VA property is one recent 

example.  Many major retailers have reduced 

their internal parking ratio requirements over 

the same period.
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Comparison of dimensional requirements on the following page. 

Section 2304.H (Parking Use 

Requirements for Residential Uses):

Use H-2:  

Apartment/Condominium 

Campus: Same as Use H-1: 

Apartment/Condominium 

Building (1.33 spaces per 

dwelling unit), plus one quarter 

(1/4) parking spaces per dwelling 

unit for visitors and overflow 

parking if proposed in land 

development with greater than 16 

units involving the creation of new 

streets or drives.

Section 2304.H (Parking Use 

Requirements for Residential Uses):

Use H-12: The parking 

requirements for Use H-2 (see 

left) shall apply (i.e. 1.33 spaces 

per dwelling unit).  

The residential parking requirement matches 

the existing criteria within the zoning 

ordinance.
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DIMENSIONAL REQUIREMENTS

AREA AND BULK 
REGULATIONS:

CURRENT 
ORDINANCE 

(Willow Grove Park)

USE H-12 PER 
PROPOSED TEXT 

AMENDMENT

COMMENTARY

Minimum Mix Requirement Minimum 20% Retail, 
Minimum 10% office

Minimum 20% Retail, 
Minimum 10% 

Apartment/Condominium

This mix is consistent with the existing requirement but 
adds an apartment/condominium minimum

Maximum Floor Area Ratio .30; .40 with bonus 0.80; 1.0 with bonus The change brings the district in line with other BC 
Districts which allow apartment uses.

Minimum Floor Area Per 
Dwelling Unit

Not Applicable Not Applicable The H-12 use does not include minimum floor 
area/dwelling unit sizes because the use is consistent 
with current market trends that are far larger than the 
minimums prescribed in the H-1 Apartment/Condo 
building. 

Minimum Lot Size 1.0 acre Not Applicable The final lot dimensions are unknown, but we believe we 
can comply with the existing requirements

Minimum Lot Width 100 feet Not Applicable The final lot dimensions are unknown, but we believe we 
can comply with the existing requirements

Minimum Lot Depth 150 feet Not Applicable The final lot dimensions are unknown, but we believe we 
can comply with the existing requirements

Maximum Impervious Coverage 70% (75% maximum 
paving)

75% The existing mall is non-compliant.  The expectation is 
that any proposed development application will hold or 
reduce the existing impervious coverage.

Minimum Green Area Minimum: 25%, 
Minimum: 15% in 

15% As above, the existing mall site is non-compliant, but we 
expect to add green area within the Bloomingdale’s 
parking lot and around the new residential building.
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“Triangle” Area with 
Bonus

Minimum Public Open Space 5% Gross Floor Area 3 acres The only available land area to create a public space is 
around the existing retention pond.  The development 
program anticipates new amenities and enhancement of 
this area.

BUILD-TO-LINE (BTL) 
REQUIREMENTS 
(RESIDENTIAL USES):

BTL for Public Streets Minimum: 20 ft (50 ft 
on Moreland W. of Park 
& Old Welsh W. of
Reservoir)

Maximum: 50 ft. (100 
ft. on Moreland W. of
Park & Old Welsh W. 
of Reservoir)

Minimum: 20 feet

Maximum: 75 feet

Minor dimensional changes were made to allow 
additional flexibility. With frontage improvements along 
Easton Road there will likely be changes to the ROW or 
roadway easements which could have effects on the final 
establishment of the build-to-lines. These dimensions 
effectively give the development flexibility in regard to 
how it interacts with the street.

BTL for Main Access 
Drives/Private Streets

Minimum: 20 feet

Maximum: 25 feet

Minimum: 15 feet

Maximum: 40 feet

Minor dimensional changes were made to allow 
additional flexibility and tie-ins to existing on-site 
driveways.

BTL for Secondary Access 
Drives

Minimum: 16 feet

Maximum: 25 feet

Minimum:  0 feet

Maximum 30 feet

Minor dimensional changes were made to allow 
additional flexibility and tie-ins to existing on-site 
driveways.

SETBACK REGULATIONS:

Minimum parking lot setback 
from public street

100 feet (unless a
principal building lies 

15 feet from the edge of 
the legal right-of-way

Some existing on-site parking lots are non-compliant.  
We want to preserve the limits previously established for 
the mall parking lots and not encounter a situation where 
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between public street 
and parking) 

an existing parking lot needed to be further setback if it 
was included in a future development application.

Minimum building setback from 
parking

10 feet 15 feet The conceptual layouts have all held a larger setback to 
provide wider sidewalks and landscape beds

BUILDING REGULATIONS:

Maximum Building Height 55; 

Bonus: 65;

Buildings w/in 100 ft.
of BC District
boundary: 35

85 feet, plus the height of 
rooftop architectural 
enhancements and 

mechanical systems that 
do not exceed 20% of the 
footprint of the Building

We chose 85 feet as buildings above this number are 
considered high-rise and would be constructed 
differently.  It should be noted that 85 feet would only be 
permitted adjacent to Easton Road. The current proposal 
is approximately 60 feet in height.

Maximum Building Height for 
Buildings or portions of buildings 
within 100 feet of an R-1, R-2, R-
3 or R-4 residential zoning 
district

Not Applicable 35 feet, plus the height of 
rooftop architectural 
enhancements and 

mechanical systems that 
do not exceed 20% of the 
footprint of the Building

As this ordinance covers the entire Mall property, we felt 
it was necessary to regulate how tall future buildings 
could be closer to the single-family homes to the west.

Maximum Building Height for 
Buildings or portions of buildings 
within 300 feet of an R-1, R-2, R-
3 or R-4 residential zoning 
district

Not Applicable. 55 feet, plus the height of 
rooftop architectural 
enhancements and 

mechanical systems that 
do not exceed 20% of the 
footprint of the Building

Same reasoning from above.  The further away new 
development is from R1, R2 R3 and R4 development, 
the taller it may be.

Bonus provision comparison on the following page. 
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CURRENT BONUS PROVISIONS, § 1108
(“N/A” denotes bonus that is included in text amendment is currently provided for in the Zoning Ordinance). 

Bonus Bonus Points Bonus Points or Conditions Required to Qualify

Shared Parking

Eliminated Side Yards

Make parking (min. 8 spaces per acre) available to other BC 
Business Center District properties through shared parking and 

easement agreements

Residential Uses 
Wrapping Parking 

Garage
Building Cover Increase

to 80%

Residential uses shall be located along at least 25% of garage 
perimeter. This applies to the Noble Triangle area (bounded by Old 

York Road, the Fairway, and the SEPTA Regional Rail line).

Greening of 
parking lot to 
conform with 

zoning 

None N/A

Enhanced 
pedestrian 

connections to 
Regional Rail 
Stations, or 

contribution to 
escrow account for 

same

None N/A

Electric vehicle 
charging stations

None N/A

Provision of green 
wall on parking 

garage

None N/A
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Reduced of 
impervious area

None N/A

PROPOSED TEXT AMENDMENT TO BONUS PROVISIONS

Bonus Bonus Points Bonus Points or Conditions 
Required to Qualify

COMMENTARY

Shared Parking

1

Make parking (min. 8 spaces 
per acre) available to other BC 

Business Center District 
properties through shared 

parking and easement 
agreements

The bonus is converted to a 
point rather than reducing 

setbacks.  The mall borders 
roads so the only side yards 

would be adjacent to the 
residential properties to the 

west.

Residential Uses 
Wrapping Parking 

Garage
1

Residential uses shall be 
located along at least 25% of 

garage perimeter.

The bonus is converted to a 
point rather than increasing 

building coverage.  The floor 
area ratio already controls the 
allowable building coverage.

Greening of 
parking lot to 
conform with 

zoning 

4 Retrofitting one-half acre of 
existing parking lot to add 
planting islands, planting 

strips or other stormwater best 
management practices 
required by zoning’s 
landscaping chapter.

This bonus resulted from 
discussions at 

Developer/Township 
Meetings.  
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Enhanced 
pedestrian 

connections to 
Regional Rail 
Stations, or 

contribution to 
escrow account for 

same

1 300 L.F. of off-site sidewalk 
and/or crosswalk 

improvements (replacing 
existing sidewalk with 

sidewalk and verge 
conforming to existing 

zoning) on Moreland Road or 
Easton Road leading to 

Willow Grove or Crestmont 
Regional Rail stations, or to 

Fitzwatertown Road bus route.

This bonus resulted from 
discussions at 

Developer/Township 
Meetings. The thought was to 

entice the developer to 
improve/upgrade the 
sidewalks and paths 

connecting the mall with the 
train stations.

Electric vehicle 
charging stations

1 Charging stations for three 
vehicles

This bonus resulted from 
discussions at 

Developer/Township 
Meetings.

Provision of green 
wall on parking 

garage

1 For use of native vine species 
to create green wall facing 
perimeter street, or if not 

visible from perimeter street, 
from a public right-of-way.

This bonus resulted from 
discussions at 

Developer/Township 
Meetings. This follows suit 

with other bonuses for 
enhancing green space and 

providing additional buffering 
of the parking garage.

Reduced of 
impervious area

1 For each 1,000 s.f. reduction 
of impervious area

This bonus resulted from 
discussions at 

Developer/Township 
Meetings. Provision to induce
improvement of the existing 

non-conformity and add green 
space to the site.
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May 5, 2021 
 
 SUBJECT: Abington Planning Commission Recommendations 

[H-13] Transit-Oriented Apartments/Condominiums  
 
 TO: Rich Manfredi, Manager 
 
 FROM: Mike Narcowich, AICP, Community Planning Assistant Manager 
  Abington Township Planning Consultant 
 
RECOMMENDATIONS FROM APRIL MEETING:  

1. Applicant agrees to require that a full building must fall within 2,500 L.F. of a train station I, in order 
to qualify for the H-13 Use in that building. Consider whether full lot needs to fall within 2,500 L.F. 
distance. Note: this was addressed by the draft distributed May 3, 2021. The full building must fall 
within the 2,500 L.F. requirement. 

2. Applicant agrees to 65-foot height limit (not counting rooftop equipment). Note: this was addressed 
in the draft distributed May 3, 2021. The maximum height is now 65 feet plus the height of rooftop 
architectural enhancements and mechanical systems that do not exceed 20% of the footprint of the 
Building 

3. Cathy Gauthier: should there be rooftop-specific restaurant standards? Mike will look into Phila 
requirements for rooftop restaurants. See Section F.3.a. Allison: it might be best for this to be 
limited in size to a café, if permitted at all. 

4. All agree that the bonus should be removed, because it doesn’t say how many points are needed to 
qualify and there is disagreement over the number of bonus points to award for specified 
improvements. Bonuses are not currently defined. Note: this was addressed by the draft distributed 
May 3, 2021. The bonus option was removed from the ordinance. 

5. Daryl Baker would prefer that the maximum allowable FAR not exceed 0.80, as that is consistent 
with other large buildings in the township. Note: this was addressed by the draft distributed May 3, 
2021; the maximum FAR is now 0.80. 

6. Lucy Strackhouse and Mike Narcowich recommended that a “density cap” be considered. 
7. Lucy Strackhouse recommends changing the word “encouraged” in the sentence “Green areas, 

courtyards and plazas are encouraged.” The applicant responded that that sentence would be 
removed. Note: this was addressed by the draft distributed May 3, 2021. The section was removed. 

8. Cathy Gauthier suggested a maximum density requirement. Note: this was addressed in the May 3, 
2021 draft. The maximum density is now 16 dwelling units per acre (16 DU/Acre). 

9. Mike Narcowich recommended increasing the minimum green area, from 15% to 25%. 
10. Cathy Gauthier would like a more detailed table comparing the BC District regulations to that of the 

proposed ordinance. 
  

MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 

VALERIE A. ARKOOSH, MD, MPH, CHAIR 

KENNETH E. LAWRENCE, JR., VICE CHAIR 

JOSEPH C. GALE, COMMISSIONER 

 

MONTGOMERY  COUNTY 
PLANNING COMMISSION 

MONTGOMERY COUNTY COURTHOUSE • PO BOX 311  
NORRISTOWN, PA 19404-0311 

610-278-3722 

FAX: 610-278-3941•  TDD: 610-631-1211      
WWW.MONTCOPA.ORG 

Scott France, AICP 
EXECUTIVE DIRECTOR 
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RECOMMENDATIONS FROM MARCH MEETING: 

11. Cathy Gauthier recommended, and the applicant agreed, that the 2,500 linear foot distance should 
be based upon the center of the lot proposed for development, and that the distance should be 
measured by walking distance. She would like to clarify whether it’s from the center of the station 
building [see April meeting notes on this topic].  

12. Allison Lee noted that the language of “municipal governing body” should be defined as “Board of 
Commissioners,” in Section 1112 A.1.e. 

13. Nick Brown recommended clarifying whether the entire mall site would be included in a master 
plan and whether dimensional criteria would be calculated based upon one parcel or the entire mall 
site. 

14. Lucy Strackhouse noted that the use should be updated from “H-12” to “H-13,” since Senior 
Apartments became use H-12 when they were adopted. Note: this was addressed by the draft 
distributed May 3, 2021. 

15. Planning Commission wondered whether parking would be adequate, given parking space 
requirement reduction 1 space per 220 s.f. to 1 space per 300 s.f. 

16. Glen Cooper: Construction standards should go into building code, and not zoning standard and 
should not be included in the ordinance. Note: this was addressed by the draft distributed May 3, 
2021. The section on construction standards was removed from the draft. 

17. Section F: Use Regulations H-12. For mixed-use, clarify which type of retail and commercial uses are 
permitted, and other regulations for them. 

18. Change Section F to Section G. (it’s misnumbered).  
 
There was much discussion over wood frame construction and fire protection requirements over the course 
of three PC meetings. At the April meeting, it was clarified that the court decision meant that the building 
could be wood frame, and that would no longer be the focus of discussion because the matter has been 
decided by the Court of Common Pleas. 
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April 20, 2021   

 

MEMO 

 

To:   Lucy Strackhouse, Chair – Abington Township Planning Commission 

From:  Abington Township Environmental Advisory Council 

RE:   Review of Rydal Waters Pickleball Court – Amended LD Plan  

Parcel No. 30-00-65100-93-6 – Old York Road, Abington, PA 

Plan Set Date:  02.15.2021  

 

EAC Review Date:  4/14/2021 

 

Site Summary 
Owner:   HumanGood Pennsylvania  
Zone – SNR – Senior Neighborhood Residential 
Proposed Amendment – Replacement of two twin residential units with a Pickleball Court  
Watershed – Pennypack Creek 
 

Dear Chairperson Strackhouse, 

 

The members of the Abington Township Environmental Advisory Council (EAC) have reviewed the above referenced amended land 

development plan and had a few minor comments. 

 

The proposed pickleball court is located adjacent to the Riparian Corridor Conservation District (RCCD) boundary. We were hoping 

for some clarification as to why only zone 1 of the RCCD (25-ft width immediately adjacent to the stream) is identified on the plan 

rather than both zone 1 and zone 2 areas which are shown along the creek north of Rydal Way.   

 

The EAC recommends that some native vegetative buffering be planted between the new pickleball court and Units 68 and 69.  

 

Respectfully submitted,  

 

Susan S. Myerov 

 

Susan Myerov, 

Member, Abington Township EAC 

 

cc: Richard Manfredi 

Michael Narcowich 

Shaun Littlefield 

Planning Commission Members 

EAC Members 

Abington Shade Tree Commission Members 
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