
ABINGTON TOWNSHIP

SEPTEMBER 28, 2022

PLANNING COMMISSION MEETING

1



TOWNSHIP OF ABINGTON
_____________________

PLANNING COMMISSION MEETING

A G E N D A
September 28, 2022

7:30 PM

 

CALL TO ORDER

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

CONSIDER APPROVAL OF MINUTES

 a. Consider Approving Planning Commission Minutes of August 23, 2022.

PRESENTATION

UNFINISHED BUSINESS

NEW BUSINESS

 a. Review and approve the minor Land Development application, LD-22-04 - 521 Moredon Road
(Solar Array Panel).

PUBLIC COMMENT

ADJOURNMENT

 
2nd Floor Board Room

1176 Old York Road
Abington, PA 19001
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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          August 23, 2022

The stated meeting of the Planning Commission of the Township of Abington was held on 
Tuesday, August 23, 2022, via webinar with Chairwoman Lucy Strackhouse presiding.

CALL TO ORDER: 7:36 p.m. 

ROLL CALL: Present: BROWN, DiCELLO, GAUTHIER, COOPER, BAKER, 
STRACKHOUSE
Excused: ROSEN, ROBINSON

Also Present:  County Planner NARCOWICH
Township Engineer LEE

CONSIDER APPROVAL OF MINUTES:

Ms. Gauthier made a MOTION, seconded by Mr. DiCello to approve the minutes of the Planning 
Commission Meeting of August 4, 2022. 

MOTION was ADOPTED 6-0. 

PRESENTATION: None.

UNFINISHED BUSINESS:

Review and discuss the request by Toll Mid-Atlantic, L.P. Company, Inc. (Toll Brothers) for a 
Zoning Text Amendment to create the AR-Age-Restricted Carriage Home Overlay District and a 
Zoning Map Amendment to rezone certain parcels on the northeast side of Fox Chase Road as 
AR – Age-Restricted Carriage Home Overlay:

Mr. Colagreco said proposed ordinance was revised to include tax parcel numbers and acreage, 
and the buffer specifications will be changed to medium density. Also, it was articulated in the 
proposed ordinance that guest parking is not permitted to be counted as open space, but all other 
uses are part of the open space regime. 

Ms. Gauthier asked the applicant to revise proposed ordinance to add a parking requirement for 
the carriage homes; make correction to referenced Section 2301, which should be 2103 as the 
text amendment still referenced it erroneously, and H-12 use should be H-13 since H-12 was 
added by a prior text amendment; also, to reduce the plantings distance within the buffer area, so 
the plantings are closer to the tract boundary line to provide more effective screening. Also, she 
questioned whether the language of “parking serving said facilities” in the proposed ordinance is 
permitted as open space in Abington.
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Planning Commission Meeting          August 23, 2022

Ms. Erin DeRocini, representing Toll Brothers, replied we are not counting any parking spaces 
towards open space. 

Ms. Gauthier asked that the language of “parking serving said facilities” be stricken from 
proposed ordinance. 

Mr. Colagreco agreed to strike it from the ordinance. 

Ms. Gauthier commented that the language of “guest parking otherwise serving the community 
shall not be permitted in the open space,” can remain in the ordinance. 

Mr. Colagreco continued that any reference to a three-story structure was removed from 
proposed ordinance and revised to say, “age-restricted carriage homes may be one- or two-
bedroom dwelling units above grade provided they do not exceed district height limitation and 
may have a third level serving as a basement,” 

Ms. Gauthier clarified that Page 4. Section 2 of proposed ordinance needs to be amended to 
Section 2103 and the H-12 use needs to be changed to H-13. 

Mr. Colagreco agreed. Also, age-restricted carriage homes shall be a minimum of 28 ft. wide and 
50 ft. in depth, and the underling zoning will remain as CS-Community Service. 

Ms. Strackhouse asked why there is a need for this amendment as opposed to working within the 
existing SNR District. 

Mr. Colagreco replied that it could be done by amending the SNR District, which is an existing 
zone that only applies to one property in the Township. If we amend it with some of the 
modifications requested by Toll, it will create nonconformities with the product that has already 
been built, so we thought it best to create a separate district. If it needs to be within the SNR 
District, we will discuss that with Township Solicitor; however, changes will be the same as 
presented in the AR–Age Restricted Carriage Home Overlay District. 

Mr. Baker said if what is being proposed is much more restricted then why go to the trouble of 
creating a new use, and although it is a great project and will be good for the Township, he 
would like to see a design that would fit into the SNR District.

Ms. DeRocini added that the issue with the SNR is the density, and the carriage home would be 
good for an age-restricted community that would benefit the Abington Township. 
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Planning Commission Meeting          August 23, 2022

Mr. Narcowich clarified that the H-12 is in fact the senior apartment use, so any proposed use 
should be listed as H-13 and Section 2103 is the current use regulation section. Also, this could 
be merged into the SNR District with variations based on frontage from which the neighborhood 
takes access, and in the SNR, the impervious area is permitted to be higher, so he would suggest 
calibrating to the location based on the road from which it takes access. 

Regarding the zoning text, if the applicant takes advantage of the overlay, then the provisions 
that would apply from the underling CS-Community Service District need to be clarified.

Regarding transportation and parking, it is important to have interconnections, and if there 
cannot be road interconnections, then there could be sidewalk and emergency vehicle 
interconnections. Parking requirements for the use for townhouses require two parking spaces 
not counting garages plus quarter space per unit for developments over 16 units, which would 
apply to this one. 

Ms. Gauthier asked for a separate section to be added to the proposed ordinance for the required 
parking for this type of use. 

Mr. Narcowich agreed that it should be included in the zoning ordinance, and has the applicant 
reviewed parking requirements for age-restricted communities?

Mr. Brian Thierrin, representing Toll Brothers, replied we set up the driveways for parking of 
two vehicles and there is overflow, which is the typical design. 

Mr. Narcowich suggested there should be more overflow parking for guests.

Ms. DeRocini replied there are 47 parallel parking spaces on the street and the clubhouse has 12, 
which does not include spaces for each house. 

Mr. Narcowich recommended coordinating with SEPTA on the location of a bus shelter. 

Per the SALDO on open space says, “a parcel or parcels of land interconnected and designed for 
the use and enjoyment of the residents of the development and/or community not including 
streets, required yard areas and areas set aside for public facilities,” and suggested tying the land 
counted as open space to usable open space per requirements of the current zoning and SALDO. 
Is the applicant considering the residential buffer and green area to be part of the open space or 
separate from it?

Ms. DeRocini replied all the land in the rear and side is considered open space, but the internal 
space behind the units and amenity area is additional land to be included. 
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Planning Commission Meeting          August 23, 2022

Ms. Gauthier questioned whether the naturalized stormwater basin area is permitted to be 
counted as open space per the zoning ordinance.

Mr. Narcowich replied that the zoning ordinance mentions plazas, parks, central green and urban 
gardens as usable public open space, but it does not mention naturalized stormwater basin areas. 

Ms. Allison Lee said that will be determined during land development process. 

Ms. Gauthier said as a resident and Planning Commission member, she would like to see the AR 
– Age Restricted Carriage Home Overlay District merged with the SNR District and that the 
SNR permit the carriage home use and rezone it to senior housing or age-restricted because there 
are already too many existing districts, which is something that the Board of Commissioners 
should look at.

Mr. Colagreco said if the 125 ft. open space buffer in which the residents have asked Toll 
Brothers to provide will not be permitted to be counted as open space, then this is a futile 
exercise. Also, he did not receive a copy of Mr. Narcowich’s review letter dated August 19th. 

Ms. Strackhouse commented that the buffer should be counted as open space, and the applicant 
has worked diligently with the neighbors to provide a buffer to their satisfaction. 

Mr. Narcowich agreed that buffers can be counted towards open space, but he would like to see 
central usable open space and suggested adding minimum area and/or percentage of the tract for 
central open space; require that accommodations and facilities enhance the usability of the land; 
and that all basins should be naturalized and landscaped. 

The buffer can be in keeping with the spirit of protecting their privacy as well as landscaped
screening to block views from existing homes while adding benches, a winding trail, and a place 
to walk a dog, making it look more attractive from both sides.

Also, there is a portion of land appropriate for conservation on the northern end of the tract 
adjacent to the land owned by the Township and questioned whether there would be a benefit of 
dedicating it to the Township, so it would adjoin Fox Chase Manor Park for the primary purpose 
of conservation having a continuous greenway along the tributary to the Pennypack. 

Ms. Strackhouse asked for any other comments from members of the Planning Commission.

Mr. Baker agreed that the buffer can be used as open space that is contained within the property, 
but he would like it to be used as a winding trail and creatively landscaped.
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Planning Commission Meeting          August 23, 2022

Mr. DiCello commented that the reception is poor in this area and suggested looking into ways to 
improve it. 

Ms. Gauthier said for a buffer to function properly it needs to be closer to the boundary line, so 
she would like to see the buffer changed to be along the boundary line and not in the middle of 
the site. 

Mr. Cooper suggested that something more creative be done and moving trees closer to the 
existing development would make the open space more usable. 

Mr. Brown noted that Section 2304 – Parking Requirements does not have any provisions for the 
proposed H-13 use, so that needs to be amended. He would like to see a merging with the SNR 
District, and he does not see any reason to change the dimensional requirements to make this a 
financially viable project. Also, the open space should be as usable as possible as this goes 
through the land development process, and he would like to see side-loaded parking on end-
units, which is a provision of Section 2304 for townhome parking requirements. 

Ms. Strackhouse asked for any public comment.

Ms. Lauria, resident, expressed concern about standing water as well as geese. Also, when 
construction begins all the dust and debris will affect our homes and having that buffer is a big 
deal to the neighbors. 

Mike Tobin, resident, said the neighbors do not want the side streets open as they are too small to 
cut through and we do not want more traffic. We do want a buffer, and if there is a walking trail, 
we do not want it close to our homes, and who would own it, and will it be open to the public,
and why isn’t Alverthorpe Park open to the public? Also, he would like to see the trees planted 
now so they can block some of the dust and debris. 

Liz Kerr, resident, expressed concern about not being able to review Mr. Narcowich’s review 
letter dated August 19th, and she does not want benches beyond her house where strangers could 
sleep.

Ray Vandergrift, resident, commented that Alverthorpe Park is across the street for anyone who 
wants to go for a walk, which has certain hours, gated and locked. Also, it makes no sense to 
have trees closer to our homes and the neighbors do not want a walking path or benches or the 
side streets open. If there is going to be a walking path, put it on the 125 ft. buffer of the new 
development so he and his neighbors do not have to look at strangers walking behind their 
property.
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Planning Commission Meeting          August 23, 2022

Ms. Grossman, resident, commented that the neighbors told Toll Brothers that they do not want 
cut-through traffic between Ascot Road and Roseland Avenue, and Toll Brothers indicated they 
had adequate access to Fox Chase Road. The neighbors in Crosswicks are very upset that Ascot 
Road may be opened to the development because there is already enough traffic on Forrest 
Avenue. 

Vincent Kelly, resident, agreed with Ray Vandergrift and Mike Tobin. The buffer is a big deal to 
the neighbors, and we do not want a public park or public trail and the more open space, the 
better.

Dennis Lauria, resident, asked would additional stormwater management be needed for 
construction of an impervious trail? 

Ms. Strackhouse replied she does not know at this time whether a trail will be constructed. 

Ms. Gauthier said she would like to recommend that the Board of Commissioners merge this 
proposed ordinance with the SNR and rezone the site; however, if that is not feasible, then she 
would recommend approval of proposed ordinance subject to the applicant adding parking 
regulations; making corrections to the section numbers, and she would prefer that proposed 
ordinance be revised to not place the buffer in the middle of the site, but rather closer to the 
boundary line.

Mr. Baker agreed that it is important to have a separation between the existing neighborhood and 
the new development; however, a buffer closer to the existing neighbors would provide more 
privacy, and he would like the planted buffer area to be reduced. 

Mr. Cooper agreed that by moving the plantings and trees closer towards the existing residences 
would be more effective. 

Ms. Gauthier made a MOTION, seconded by Mr. Baker to request that the Board of 
Commissioners work with the applicant (Toll Brothers) to merge their proposed ordinance within 
the existing SNR (Senior Neighborhood Residential) District to create one district and rezone 
this site appropriately in keeping with the spirit of this ordinance. If it is determined to not be 
feasible, then it was recommended that the Planning Commission approve the AR-Age 
Restricted Carriage Home Overlay District as proposed with the following changes:

1. The parking regulations shall be included in the proposed ordinance.
2. All revised section numbers and agreed upon “strike throughs” of the proposed ordinance 

that were discussed during the beginning of the meeting be completed. 
3. The buffer shall be closer to the boundary line.
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Planning Commission Meeting          August 23, 2022

MOTION was ADOPTED 6-0.

ADJOURNMENT: 8:57 p.m.

Respectfully submitted,

Liz Vile, Minutes Secretary
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PLANNING COMMISSION MEETING

AGENDA ITEM

 

September 28, 2022

DATE

Administration

DEPARTMENT

AGENDA ITEM NUMBER FISCAL IMPACT

Cost > $10,000

Yes     No    

 
PUBLIC BID REQUIRED

Cost > $20,100

Yes     No    

 

 

AGENDA ITEM:

 521 Moredon Road

EXECUTIVE SUMMARY:

The applicant is proposing to lease a portion of land owned by the Sisters of the Holy Redeemer to install
a ground mounted principal solar array and panel system, and associated equipment, conduit, concrete
pads along with the solar panels; an extension of the exiting gravel access road; and stormwater runoff
control measures. Access to/from the site will be by way of one (1) existing gravel access road currently
used by the Sewer Authority located off of Moredon Road. 

PREVIOUS BOARD ACTIONS:

8/11/22 - The applicant was granted a conditional use approval for the portion of the array and fencing
that encroaches within the Zone 2 of the Riparian Corridor Conservation District by the Board of
Commissioners.

RECOMMENDED BOARD ACTIONS:

Review and approve the minor Land Development application, LD-22-04 - 521 Moredon Road (Solar
Array Panel).
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Boles, Smyth Associates, Inc.  
2400 Chestnut Street  Philadelphia, PA 19103  215-561-2644 

 
 
February 8, 2022         
 
Township of Abington 
1176 Old York Road,  
Abington, PA 19001 
 
Attn:   Richard J. Manfredi, Township Manager 
 
Re:  Solar Panel Array at 521 Moredon Road, Huntingdon Valley PA 19006 
 
 
Dear Mr. Manfredi: 
 
Attached please find the Land Development Application and Plans for the Proposed Principal Solar 
Energy System at 521 Moredon Road.   
 
Included are the following: 
 

 Land Development Application (Includes checklist) 
 5 sets Full Size site plans 
 5 sets site plans at 11x17 
 Electronic copies to be provided by email 
 Check for Land Development Application Fee 

 
Please note that there will be no new sewage or water service connections and no change in use or 
occupancy therefore sewage planning is not required.   
 
We are in the process of preparing an application for earth disturbance associated with construction 
activities which will be submitted to the to the MCCD for review. 
 
Please contact me if you have any questions or need any additional information. 
 
 
Sincerely, 

 
Timothy F. Boles, P.E.       
Attachments 
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Township of Abington Land Use and Development

Montgomery county, Pennsylvania Guidance Manual
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TO BE COMPLETED BY THE TOWNSHIP 
Submission Information: 

Application Number:  

Received By:

  

Da     te   o   m plete: 

90 Day Date:  

Ward No. 

REQUIRED MATERIAL FOR ALL SUBDIVISION/LAND DEVELOPMENT APPLICATIONS: 
This form MUST be completed and submitted.

A Subdivision/ Land Development Application MUST include all of the items listed in the
application checklist in Section V to be considered complete.

Incomplete application will NOT be placed on the Planning Commission agenda. Incomplete
applications will be returned to the applicant.

Complete applications must be received at least 45 DAYS (see schedule) prior to the Planning
Commission meeting at which it will be heard

en (10) full size paper copies, and one (1) 11x17 reduced copy of the plans, plus three (3) copies of
each report or study are to be submitted in the initial submission of the complete application.

*It is highly encouraged to submit applications in a digital format

Application for Subdivision/Land Development

Solar Panel Array at 521 Moredon Road

Sisters of the Redeemer, c/o Jack Dempster VP Facilities/Constr.
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I. CONTACT INFORMATION

___________________________________________________________________ 
Name 

  __________________________________________________________________ 
  Address 

  _______________________________     _________________________________ 
 Phone                Fax 

 ___________________________________________________ 
  Email Address 

___________________________________________________________________ 
Name 

   ____________________________________________________________________ 
   Address 
   
    _________________________________     _________________________________ 
       Phone                                 Fax 

___________________________________________________ 
Email Address  

___________________________________________________________________ 
Name 

 ____________________________________________________________________ 
  Address 

_________________________________     _________________________________ 
Phone                                 Fax 

___________________________________________________ 
Email Address  

___________________________________________________________________ 
 Name 

 
 ____________________________________________________________________ 
 Address 

Applicant 
Information 

Property 
Owners 

Information 
(if different 

than applicant) 

Architect/ 
Planner 

Engineer/ 
Surveyor 

Project Location: 521 Moredon Road, Huntingdon Valley PA 19006

Holy Redeemer Health System, Jack Dempster

521 Moredon Road, Huntingdon Valley PA 19006

215-938-2022

jdempster@holyredeemer.com

Sisters of the Redeemer, (Sisters of the Holy Redeemer), c/o Sr. Ellen Marvel, CSR

N/A

Office: 1600 Huntingdon Pike, Meadowbrook, PA 19046

215-914-4003

emarvel@holyredeemer.com

Boles, Smyth Associates Inc. - Tim Boles

2400 Chestnut Street Philadelphia, PA 19103
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_________________________________     _________________________________ 
 Phone                                 Fax 
 

___________________________________________________ 
Email Address  

    ___________________________________________________________________ 
             Name 

 ____________________________________________________________________ 
 Address 

_________________________________     _________________________________ 
Phone                                 Fax 

___________________________________________________ 
Email Address  

Attorney 

Engineer/ 
Surveyor 

Cont’d 

Stradley Ronon Stevens & Young, LLP, Christopher E. Cummings

30 Valley Stream Parkway, Malvern, PA 19355-1481

610.640.5812 610.640.1965

CCummings@STRADLEY.COM

215-561-2644

TFBoles@bolessmyth.com
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II. PROJECT INFORMATION

Application Type: 

Minor Subdivision Minor Land Develop.  Preliminary Major SD & LD 
Preliminary Major Subdivision  Prelim. Major Land Develop. Final Major SD & LD 
Final Major Subdivision Final Major Land Develop. 

ll street address of the property: _______________________________________________________ 

Tax Parcel No.: __________________   County Deed Book No.:____________  Page No.:______________  

Description of Proposed Work: _________________________________________________________________ 

_______________________________________________________________________________________________

Total Tract  Acreage: _______________                                Project Acreage: __________________ 

Zoning District: _________ Existing Number of Lots: ________    Proposed Number of Lots: ______ 

Existing Sewer Flows: _______________________    Proposed Sewer Flows: ___________________ 

Proposed Land Use: 

Single Family Detached        ______Single Family Attached        ______Single Family Semi-Detached 
Multi-Family  ______Commercial ______Office   ______Industrial 

_______Other (Describe): _________________________________________________________________________ 

521 Moredon Road

30-00-22412-00-4 5132 1511

Installation of a ground mounted Principal Solar Array

90.41 5.1

R1 1 1

N/A N/A

Ground mounted Principal Solar Array connected to PECo grid at Moredon Road

✔

✔
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Relief Requested: 

IV. WAIVERS

List of Requested Waivers:  Attach separate sheet if required. 

Section/Requirement:        

___________________________________

___________________________________  

___________________________________ 

___________________________________

___________________________________   

___________________________________

___________________________________

___________________________________

___________________________________

___________________________________

___________________________________  

___________________________________ 

___________________________________

___________________________________   

___________________________________

___________________________________

___________________________________

___________________________________

Article XXI: Use Regulations, Use A-13: Fences
and Walls. 1. Unless otherwise regulated, the
maximum height of fences and walls shall be six
feet (6’).

Relief requested for fence exceeding 6'. The 8' high
is to be placed at the setback line. Fence Height of
8' min. height is Otherwise Regulated by Article
XXVII: Alternative Energy, item 6.

Stormwater Management Relief requested from providing a Stormwater
Management Design Report and Calculations on the
basis that the array design complies with FAQ#4 of
PADEP's recommended guidance for ground

mounted solar projects and that potential
stormwater impacts are mitigated by the BMP's to
be employed as part of the solar installation. See
project narrative and the link below. Earth

Disturbance on the project will not exceed 1 Acre.
https://files.dep.state.pa.us/Water/BPNPSM/Stormw
aterManagement/ConstructionStormwater/Solar_Pa
nel_Farms_FAQ.pdf
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 THE FOLLOWING IS FOR INTERNAL USE ONLY: 

PAYMENT 

_____ Application Fee              Amount: $_________________ Check No.: #___________________ 

____  Review Escrow Fee       Amount: $_________________       Check No.: #___________________ 

DECISION INFORMATION 

    Approval ________      Denial___________ Decision Date: ____________________________ 

Comments/Conditions:

X 1500 3085
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Applicant Request for County Review 
This request should be filled out by the applicant and submitted to the municipality 
where the application is being filed along with digital copies of all plan sets/information. 
Municipal staff will electronically file the application with the county, and a notice for 
the prompt payment of any fees will be emailed to the Applicant’s Representative.

P.O. Box 311, Norristown, PA 19404-0311 
Phone: 610-278-3722
Business Hours: 8:30 A.M. to 4:15 P.M.

Date: 
Municipality:

Proposal Name: 

Applicant Name:
Address: 
City/State/Zip: 
Phone:
Email:

Applicant’s Representative: 
Address:

City/State/Zip:
Business Phone (required): 
Business Email (required):

Type of Review Requested: 
(Check All Appropriate Boxes) 

Land Development Plan

Subdivision Plan

Residential Lot Line Change

Nonresidential Lot Line Change

Zoning Ordinance Amendment

Zoning Map Amendment

Subdivision Ordinance Amendment

Curative Amendment

Comprehensive / Other Plan

Special Review*
*(Not included in any other category - includes parking lot or structures that are not 

associated with new building square footage) 

Plan Information: 
Tax Parcel Number(s)

Location (address or frontage) 

Nearest Cross Street 
Total Tract Area
Total Tract Area Impacted By Development

(If the development is a building expansion, or additional building on existing 
development, or only impacts a portion of the tract, please provide a rough estimate 
of the land impacted, including associated yards, drives, and facilities.)

Type of Plan: 
Tentative (Sketch)
Preliminary / Final

Type of Submission: 
New Proposal
Resubmission*

* A proposal is NOT a resubmission if A) The proposed land use changes, or B) The 
amount of residential units or square footage proposed changes more than 40%, or C) The 
previous submission was over 5 years ago. 

Zoning: 
Existing District:
Special Exception Granted Yes No 
Variance Granted Yes No For

*Only indicate Open Space if it will be on a separate lot or deed restricted with an 
easement shown on the plan.

Additional Information:

Effective 5/1/18

Land Use(s)

Number of 
New

Senior 
Housing

Open 
Space 
Acres*

Nonresidential 
New

Square Feet
Lots Units Yes No

Single-Family

Townhouses/Twins

Apartments

Commercial

Industrial

Office

Institutional

Other
 

April 8, 2022

Solar Panel Array

construction of Principal Solar Energy System

Jack Dempster

Abington Township 521 Moredon Road

Huntingdon Valley PA 19006
215-938-2022
jdempster@holyredeemer.com

Solar Panel Array at 521 Moredon Road

Sisters of the Redeemer
1600 Huntingdon Pike

Meadowbrook, PA 19046
215-914-4003
emarvel@holyredeemer.com

30-00-22412-00-4
✔

Huntingdon Pike
90.41

5.1

R1 low density residential Installation of a ground mounted

301 and 2706-A for
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________________________________________________________________________________________ 
                 352 N Easton Road Glenside, PA 19038   I   215.277.7122   I   jckuhls@kuhlslaw.com 

KUHLS   LAW LLC                                                                                                                  

_____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

           Joseph C. Kuhls     
           Attorney at Law  

October 20, 2021 

 

Redeemer Village                            Christopher E. Cummings              
c/o Jack H. Dempster          Stradley, Ronon, Stevens & Young, LLP      
Vice President, Facilities and Construction      30 Valley Stream Parkway         
667 Welsh Road        Malvern, PA 19355         
Huntingdon Valley, PA 19006    

                    

Re: Abington Township Zoning Hearing Board Application 21-25 

 

Messrs. Dempster and Cummings,  

This firm serves as Solicitor to the Abington Township Zoning Hearing Board. This will confirm that the 
Board, at its Public Meeting last evening, voted to approve the above-named Application of Redeemer 
Village for variances from Abington Township Zoning Ordinance §301 and §2706-A to facilitate 
construction of a Principal Solar Energy System upon real property identified as 521 Moredon Road.   

This approval is granted subject to the conditions: 1) that construction upon and use of the subject 
property shall be in substantial conformance with the testimony, exhibits, and other evidence 
presented at the Public Hearing on this matter, with the exception of minor modifications in precise 
placement of the proposed panel array; and 2) that if proposed solar panel improvements are visible 
from residences within the abutting Tall Trees community the Applicant shall install landscaping to 
obstruct that visibility upon written request from that community’s homeowners association delivered 
to the Applicant and the Township within two years of: 1) the date of this Approval; or 2) completion of 
the installation of the solar panel improvements depicted on the exhibits presented at the Public 
Hearing, whichever is latest.  

Any aggrieved party may file an appeal to the Court contesting this decision within thirty (30) days. 
Anyone taking action on this decision within that appeal period does so at their own risk. Please 
remember that this Zoning Approval does not relieve the Applicant of the obligation to obtain a 
building permit and/or other related approvals.  

This correspondence constitutes the written decision of the Board to approve the uncontested 
Application, and no further findings, conclusions, or reasons will be issued.  

           

Joseph C. Kuhls 
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March 16, 2022 
        County Land Use Letter  

Ground Mounted Solar Array 
Lower Moreland Township 

Boles, Smyth Associates, Inc. 
Attn: Timothy Boles 
2400 Chestnut Street 
Philadelphia, PA 19103 
 
Dear Mr. Boles: 

 
We have received your letter regarding your intent to submit for an NPDES Permit.  The 
permit is related to plans to construct a ground-mounted solar array in a meadow .  Our 
office has determined that your project is consistent with the Montgomery County 
Comprehensive Plan (adopted January 15, 2015) and all other county land use plans that 
impact this area as long as all necessary steps are taken to ensure the environmental 
protection of the area. 
 
The Montgomery County Planning Commission has participated in the completion of plans 
for ten of its seventeen watersheds. The proposed project occurs within the Pennypack 
Creek Watershed which has an adopted an Act 167 (2009). According to the limited 
documentation submitted with the Act 14, 67, 68, and 127 notifications the Montgomery 
County Planning Commission cannot comment on the consistency with the Act 167 plan. 
That being said, we defer to the municipal engineer to ensure compliance with the plan. 
 
Please contact me if you have any questions on the content of this letter. 
 
Sincerely, 
 

 
 
Jon A. Lesher, LEED Green Associate 
Environmental Planning Assistant Manager 
Montgomery County Planning Commission 
(610)278-3750 
jlesher@montcopa.org 

MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 

VALERIE A. ARKOOSH, MD, MPH, CHAIR 

KENNETH E. LAWRENCE, 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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NO. GROUND EL. CURB EL. LEN. (LF)
CCLS#1 180 180.33 85
CCLS#2 176 176.33 175
CCLS#3 175.5 175.83 100
CCLS#4 181 181.33 115
CCLS#5 188 188.33 110
CCLS#6 191 191.33 90
CCLS#7 199 199.33 110

CONC. CURB LEVEL SPREADERS
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MEMO 

 

To:   Lucy Strackhouse, Chair – Abington Township Planning Commission 

From:  Abington Township Shade Tree Commission 

RE:   LD-22-04 - 521 Moredon Rd (Solar Panel Array) 

Plan Set Date:  April 8, 2022 

 

STC Review Date:  May 23, 2022, revised plan review date 6/14/2022  

 

Site Summary 
Owner:   Sisters of the Redeemer, 1600 Huntingdon Pike, Meadowbrook, PA 19046 
Zone – R1 – Low Density Residential  
Use – Solar Panel Array 
Watershed – Pennypack Creek 
Summary – Installation of ground-mounted solar panel array for Redeemer Village 

Dear Chairperson Strackhouse, 

The members of the Abington Township Shade Tree Commission (STC) have reviewed the Landscaping Plan 

(page 14), as well as the revised Landscaping Plan for the above referenced Land Development Plan and offer 

the following recommendations:  

• Regarding Note 1: If the residents of the Tall Trees Community request a landscaping buffer, the STC 

recommends that native evergreen trees be planted. Examples include Juniperus virginiana, Juniperus 

communis and Ilex opaca.  

 

• Regarding the screening trees along Moredon Road:  

• In the original submission, ten red maples (Acer rubrum) were proposed as screening trees.  

• In the revision, four sugar maples (Acer saccharum) and six flowering dogwoods (Cornus florida) are 

proposed.  

• The STC believes that red maples would be a better selection for the site. If sugar maples are used, they 

should be the new heat-resistant variety. 

• The STC is concerned about the use of flowering dogwoods. We think they would likely not survive due 

to the location and the strong potential for heat stress due to their orientation on the property. We 

recommend additional maples instead of flowering dogwoods.  
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Additionally, the STC offers the following comment: 

• Is there an opportunity to plant additional native canopy trees at the site in addition to the buffer zone 

along Moredon Road and the potential landscaping buffer for the Tall Trees Community?  

Respectfully submitted, 

 

Patricia Gallagher, Ph.D., P.E. 

Chair, Abington Township STC 
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 May 27, 2022 
 
Mr. Richard J. Manfredi, Manager 
Abington Township 
1176 Old York Road 
Abington, Pennsylvania  19001-3713 
 
Re:  MCPC #22-0113-001 
Plan Name: Solar Panel Array at 521 Moredon Road 
(On 1 lot of 90.41 acres) 
Situate: 521 Moredon Road 
Cross Street: Huntingdon Pike 
Abington Township 
 
 
 
Dear Mr. Manfredi: 

We have reviewed the above-referenced land development in accordance with Section 502 of Act 247, "The 
Pennsylvania Municipalities Planning Code,"as you requested on April 20, 2022. We forward this letter as a 
report of our review. 

BACKGROUND  

Sisters of the Redeemer, the applicant, has submitted a land development plan for a proposed ground-mounted 
solar panel array on a tract of 90.41 acres; the area of disturbance would consist of 5.10 acres. The applicant 
obtained a use variance from the Zoning Hearing Board for the proposed solar panel array as a principal use; 
zoning currently permits solar panels as accessory uses. The array would be accessed by an existing common 
gravel access road (also used by the sewer authority), and would involve the construction of an improved 
equipment access area consisting of stone covered by geotextile material. The site is located in the R1 Low 
Density Residential Zoning District. Public sewer and water will not serve the area of development; the plan is 
dated April 8, 2022.  

COMPREHENSIVE PLAN COMPLIANCE 

MONTCO 2040: A New Vision: the Comprehensive Plan for Montgomery County (2015). The proposed solar panel 
array (a principal use) is located in the Suburban Residential future land use category of the county 
comprehensive plan. Although solar panel arrays are not specifically listed as a use in this future land use 
category, p.36 of MONTCO 2040 notes that MCPC advocates for adapting to changing energy needs. We have 
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 determined that this proposal is consistent with the intent of the plan, provided adequate setbacks, screening, 
and other landscaping are used to minimize the view of the array from surrounding land uses and roadways, and 
provided stormwater management is undertaken in a comprehensive manner, including best management 
practices, where possible.    

Abington Master Bicycle Plan (2016): As noted in our review letter (dated March 19, 2022) for the Barn for 
Redeemer Valley Farm, the plan designates the property as the location for a 
potential bicycle access route to the Pennypack Trail (see p.52). The plan’s consistency with the Abington Master 
Bicycle Plan depends upon whether the second alternative to access the Pennypack Trail in the eastern quadrant 
of the township is pursued. See “Review Comments,” below, for additional information. 

Comprehensive Plan Update for Abington Township (2007): The proposal is located in the “Low Density 
Residential” future land use category of the Comprehensive Plan Update for Abington Township, and is 
consistent with that plan.   

RECOMMENDATION 

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

REVIEW COMMENTS  

LOCATION 

A. We feel that the proposed location is an appropriate one, set back and/or buffered from 
surrounding development. 

DIMENSIONAL CRITERIA 

A. Panel Height. How high off the ground will the solar panels be? At a predevelopment meeting, we 
heard that they would be about ten feet, but on the plans it appears that they will range from 3’ 4” 
to approximately seven feet in height. 

INFRASTRUCTURE 

A. Electric Infrastructure. We recommend that the township communicate with PECO about whether 
the necessary infrastructure exists for this project. 

LANDSCAPING AND NATURAL ENVIRONMENT 
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 A. Naturalized Vegetation. We suggest that the applicant consider using the space not occupied by 
gravel (20 feet between rows of panels) for naturalized meadow plantings, since grass has such little 
ecological value.   

B. Street Trees. Street trees are required every 40 linear feet along Moredon Road. It appears as if the 
applicant has met this requirement, grouping the trees in the area to the east of the driveway 
[§2402].    

C. Buffer. The proposed use is most similar to those in category “IV” in Figure 24.5: Buffer Required by 
Land Use Type. A very high buffer is required for residential uses on the same side of the street for 
this use category, and a high buffer is required for residential uses on the opposite side of the street. 
Existing topographic conditions, such as embankments or berms, may be substituted for part or all 
of the required property line buffers at the discretion of the Township Engineer [§2403.B]. 

The applicant proposes to 
plant deciduous trees along 
the road as screening of the 
proposed solar panel array 
(the applicant has noted 
that the change in elevation 
will also help screen the 
proposed array). None of 
the specified screens in the 
zoning ordinance consist 
only of deciduous trees. 
There may be a need for 
year-round vegetation, 
including low-level 
plantings, depending on 
how visible the proposed 
solar panel array from 
nearby residences is (such as from the home pictured in the image located on the corner of 
Londonderry Lane and Moredon Road). 

TRANSPORTATION 

A. Abington Master Bicycle Plan. The plan designates the property as the location for a potential 
bicycle access route to the Pennypack Trail (see p.52)1. We recommend the applicant consult with 
the township to determine if this is the access route that the township would like to see 
implemented. 

Route #18 – Moredon Trail (Moredon Road to Pennypack Trail) 
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 This route, through a property owned by Sisters of the Holy Redeemer is recommended as a 
second alternative to access the Pennypack Trail in the eastern quadrant of the Township. This 
very large property contains an existing gravel road and a significant amount of open space that 
could accommodate a public trail without much disturbance to the property’s existing activity. 
Further discussion with the Sisters of the Holy Redeemer as well as an easement or agreement is 
needed to implement this segment. 

OTHER PLAN INFORMATION 

The following information shall be shown [§146-11]: 

A. Easements. Subsection B. requires information describing the location, size, ownership and purpose 
of all rights-of-way and easements located within the property boundaries (such as any relating to 
the common access road). 

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our suggested 
revisions will better achieve the township’s planning objectives for renewable energy uses. 

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

Should the governing body approve a final plat of this proposal, the applicant must present the plan to our office 
for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the municipal 
seal and signature of approval must be supplied for our files. Please print the assigned MCPC number (#22-0113-
001) on any plans submitted for final recording. 

Sincerely, 

 

Mike Narcowich, AICP, Community Planning Assistant Manager 
mnarcowi@montcopa.org – 610-278-5238 
c:  

Lucy Strackhouse, Chair, Township Planning Commission 
Sisters of the Redeemer, Applicant 
Jack Dempster, Vice President for Facilities and Construction, Holy Redeemer Health System,  
Applicant’s Representative 
Khaled R.  Hassan, P.E., Pennoni, Township Engineer 
Michael P. Clarke, Esq., Rudolph Clarke, LLC, Township Solicitor 
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Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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June 2, 2022 

 

 

Jack Dempster, VP Facilities and Construction 

Sisters of the Redeemer 

521 Moredon Road 

Huntingdon Valley, PA  19006 

 

RE: Review for Adequacy Project Acres: 16.0 

Solar Panel Array at 521 Moredon Road Disturbed Acres: 0.72   

521 Moredon Road Huntingdon Valley, PA  19006  

Abington Township, Montgomery County, PA 

 

Dear Mr. Dempster: 

 

The Montgomery County Conservation District has reviewed the Erosion & Sediment Control Plan for the above-

referenced project.  The plan is considered adequate as submitted on April 18, 2022 to meet State requirements on 

erosion and sediment control.   

 

The Conservation District reviews this plan solely to determine whether it is adequate to satisfy the requirements of 

(25 Pa. Code §§ 102.1 et seq.), the erosion control regulations of the Pennsylvania Department of Environmental 

Protection, and The Clean Streams Law (35 Pa. Code §§ 691.1 et seq.). 

By a determination that the plan is adequate to meet those requirements, neither the Conservation District nor 

Montgomery County assumes any responsibility for the implementation of the plan, or the proper construction and 

operation of the facilities contained in the plan. 

 

It is the responsibility of the owner/developer to correct or modify any practices, which prove inadequate to control 

erosion and sedimentation during and after construction.  A copy of this plan including the narrative must be available 

at all times at the site of the earth disturbance in accordance with erosion and sediment control regulations. 

 

This plan as determined to be adequate by the Montgomery County Conservation District is valid for three years from 

the date of this letter.  Should any party require revisions or alterations which affect the Erosion & Sediment Control 

Best Management Practices of this Plan as of this date, this letter is nullified.  Resubmission of revisions will be 

charged a fee based on the review fee schedule in effect at the time of the re-submission.  The District reserves the 

right to assess a full review fee if preliminary examination indicates substantial alterations to the plan have occurred.  

If earth disturbance does not occur within the three-year limit of this review, a resubmission to the District will be 

viewed as an original application and the full review fee will be charged based on the fee schedule in effect at the time 

of application.  

  

Sincerely, 

Jeffrey McKenna 
Jeffrey McKenna 

Resource Conservationist 

 

cc: Timothy F. Boles, Boles Smyth Associates, Inc. 

Abington Township 

 Montgomery County Planning Commission 

 File 
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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 

 

 
September 9, 2022 
 
 
ABINT 130026 
 
 
Mr. Richard J. Manfredi, Township Manager 
Abington Township 
1176 Old York Road 
Abington, PA 19001 
 
RE: LD-22-04 – 521 Moredon Road (Solar Panels) 
 Meets and Bounds Description Review 
  
Dear Mr. Manfredi: 
 
We have completed a review of the following description, received on June 6, 2022 for the above referenced 
project, prepared by Charles E. Shoemaker, Inc, located at 1007 Edge Hill Road Abington, PA. We offer the 
following comments for your consideration: 
 
Description(s) 
 

• Description of “Solar Array Lease and Access Area” dated March 25, 2022 
 
Based on our review, the above referenced description and exhibit have no inaccuracies and the bearings 
and distances indicated close within an acceptable error of closure; therefore, we recommend that the 
attached description be accepted for recording & execution purposes. 
 
If you have any questions or comments, please do not hesitate to contact me. 
 
Sincerely, 
 
PENNONI 

 
Khaled R. Hassan, PE 
Township Engineer 
  
cc: Terry Castorina, Executive Assistant to the Township Manager 
 Ashley McIlvaine, Assistant Township Manager 
 
 
 
 
 
U:\ACCOUNTS\ABINT\ABINT130026 - LD-22-04 - 521 MOREDON RD (SOLAR PANELS)\ADMIN\4 - REVIEWS\DESCRIPTION\REVIEW\DE090922 NEWLIFEPRESBY.DOCX 

59



60


	Planning Commission Meeting Agenda
	Item a. - DRAFT - Abington Planning Comm Mtg August 23, 2022[61].docx
	Item a. - Cover Page
	Item a. - LD-22-04 - 521 Moreadon Road - Solar Array Panel - PC.pdf



