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TOWNSHIP OF ABINGTON
_____________________

PLANNING COMMISSION MEETING

A G E N D A
June 25, 2024

7:30 PM

 

CALL TO ORDER

ROLL CALL                        BROWN, DICELLO, ROBINSON, BAKER, STRACKHOUSE, WEATHERLY,
GOLDSTONE

CONSIDER APPROVAL OF MINUTES

 a. Consider Approving Planning Commission Minutes of May 28, 2024.

PRESENTATION

UNFINISHED BUSINESS

NEW BUSINESS

 a. Review the Preliminary/Final Major Subdivision and Land Development for LD-23-03 - 1583
Rothley Avenue.

PUBLIC COMMENT

ADJOURNMENT
 
 
To subscribe and receive agenda posting notifications, please sign up on our website
under Email Updates at www.abingtonpa.gov/agendas
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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              May 28, 2024

The stated meeting of the Planning Commission of the Township of Abington was held on 
Tuesday, May 28, 2024 via webinar and in-person at the Township Administration Building, 
Abington, PA, with Chairman Brown presiding.

CALL TO ORDER: 7:33 p.m. 

ROLL CALL: Present: BROWN, DICELLO, BAKER, STRACKHOUSE, 
WEATHERLY
Excused: ROBINSON, GOLDSTONE

Also Present: Township Engineer Lee
           County Planner Narcowich

PLEDGE OF ALLEGIANCE

CONSIDER APPROVAL OF MINUTES:

Mr. Brown made a MOTION, seconded by Mr. Weatherly to approve the minutes from the 
Planning Commission Meeting of April 23, 2024. 

MOTION was ADOPTED 5-0. 

PRESENTATION: None.

UNFINISHED BUSINESS: None.

NEW BUSINESS:

Review of an ordinance amending the code of the Township of Abington at Part II [General 
Legislation], Chapter 162 [Zoning], by amending and restating Article III [R-1Low Density 
Residential District], Article IV [R-2 Low Medium Density Residential District], Article V [R-3 
Medium Density Residential District], Article VI [R-4 Medium High Density Residential 
District], and the Use Matrix Appendix to refine the provision of the E-10 [Life Care Facility 
(Continuing Care)] and E-12 [Nursing Home] uses:

Mr. Brown said this is to review an ordinance to strike the E-10 and E-12 uses from specific 
zones as well as the use matrix and all accompanying text within each of those chapters. This 
amendment would make it more consistent with the Township’s current Comprehensive Plan as
residential districts are primarily for single family housing. Also, the Planning Commission has 
received a review letter from Mr. Narcowich, County Planner with the Montgomery County 
Planning Commission. 
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Mr. Brown asked for any comments from members of the Planning Commission. 

Ms. Strackhouse said previously, the Planning Commission has reviewed proposals for assisted 
living facilities in R-1 neighborhoods, and the consensus was that the proposed development was 
inconsistent with the Comprehensive Plan as she noted during the September 26, 2023 Planning 
Commission Meeting, so she is definitely in favor of an ordinance to amend the code. 

Mr. DiCello agreed that this is a good idea. It will keep consistency within the R-1 through R-4 
Districts, and we should move forward with amending the code. 

Mr. Weatherly said the current conditional use provision to allow very high density to occur 
within the R-1 District that is predominantly single-family homes would be out of place, so this 
is a step in the right direction, and he will be supporting it. 

Mr. Baker agreed that these uses are out of line with the Comprehensive Plan as well as the 
nature of residential neighborhoods, and he hopes there are other zones that can accommodate 
housing for our elderly, so he is in favor of adopting this amendment. 

Mr. Brown said the E-10 and E-12 uses are permitted within other zones throughout the 
Township such as the AO, CS, and MS-H Districts, so there would be opportunities for this type 
of development within those appropriate zones, and he is in favor of adopting this amendment. 

Mr. Brown asked for any public comment. 

Cathie Driscoll, resident, commented that she and her family lived on Woodland Road since 
2001 and love their neighborhood. She will be impacted by the conditional use application for an 
E-10 and E-12 use and supports the amendment and so does the Rydal Meadowbrook Civic 
Association and the Rydal neighbors. These uses should not be permitted as conditional uses in 
residential districts, and although they are not precluded, there would be more opportunity to 
review and consider an application. 

Lora Lehmann, resident, commented that we are all in favor of this and she thanked the Planning 
Commission for considering it, but expressed concern that it did not go through a committee 
meeting to consider other things to be amended. Also, residents should be able to comment on 
the minutes. 

Mr. Weatherly made a MOTION, seconded by Ms. Strackhouse to recommend approval of an 
ordinance amending the code of the Township of Abington at Part II as listed. 

MOTION was ADOPTED 5-0. 
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ADJOURNMENT: 7:47 p.m. 

Respectfully submitted,

Liz Vile, Minutes Secretary 
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PLANNING COMMISSION MEETING

AGENDA ITEM

 

June 25, 2024

DATE

Administration

DEPARTMENT

AGENDA ITEM NUMBER FISCAL IMPACT

Cost > $10,000

Yes     No    

 
PUBLIC BID REQUIRED

Cost > $20,100

Yes     No    

 

 

AGENDA ITEM:

LD-23-03 - 1583 Rothley Avenue

EXECUTIVE SUMMARY:

Under this Preliminary/Final Land Development application, the Applicant is proposing to consolidate
the following existing two (2) adjoining parcels: 
 
1583 Rothley Avenue (Parcel #30-00-60076-00-5) - Consists of 6,008 SF and containing the existing
two (2)-story masonry multi-use building; a portion of the 4 feet high chain link fencing; a portion of the
asphalt parking area; a retaining wall along the northern property line to the rear of the existing building;
and concrete steps, concrete wall with raised planters, and concrete area fronting the building off of
Rothley Avenue. 
 
Rothley Avenue land parcel {Parcel #30-00-60072-00-9) - Consists of 6,225 SF and containing the
remaining portion of the existing asphalt parking area and remaining 4 feet high chain link fencing that
surrounds the rear of the property.
 
Upon consolidation, the total consolidated parcel will be 12,233 SF (or 0.2808 acres). 

PREVIOUS BOARD ACTIONS:

n/a
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RECOMMENDED BOARD ACTIONS:

Review the Preliminary/Final Major Subdivision and Land Development for LD-23-03 - 1583 Rothley
Avenue.
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1583 Rothley Ave

Dolson, LLC.

LD-23-03

1583 Rothley Ave (Dolson, LLC)

08/28/2023

Waived
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Dolson, LLC c/o Ami Dolev

323 Osceola Avenue, Elkins Park, PAPA 19027

267-241-4614

ami@tevalandcaping.com

GLP Architects, PCPC c/o Harold Lichtman

120 Haddontowne Court, Cherry Hill, NJNJ 08054

215-514-7799 (PA); 856-234-2389 (NJ)

hal@glparch.com
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Charles E.E. Shoemaker, Inc. c/o Chad W.W. Brensinger, PEPE

110 Keystone Drive, Montgomeryville, PAPA 18936

215-887-2165

cbrensinger@ceshoemaker.com

Amee Farrell, ESQ, Kaplin Stewart

910 Harvest Drive, Suite 200, Blue Bell, PAPA 19422

610-260-6000

afarrell@kaplaw.com
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RVRV

1583 Rothley Ave, Willow Grove, PAPA 19090
30-00-60076-00-5

30-00-60072-00-9

30-200-002

30-200-003 6009-01739

0.2808 ACAC 0.31 ACAC

R-4 2 1

X

X

X

2-lot consolidation; existing building toto bebe renovated toto (3) 2-story townhouses

n/a 3 EDUs
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S.O. Sec. 146-11.B.(7) - UTILITIES

S.O. Sec. 146.9.A (1) & (2)

Partial waiver toto allow showing existing

feature via and aerial plan

ToTo allow Preliminary and Final stages toto run

concurrently

S.O. Sec. 146-11.J - RECREATIONAL FACILITIES

PLAN
Waiver from the requirement toto provide

recreational facilities;

S.O. Sec. 146-43.C.(3)(a) - CUT AND FILL

SLOPES

S.O. Sec. 146-33.C - DRAINAGE LOCATION

S.O. Sec. 146-33.D - DRAINAGE SIZE, GRADE,

AND TYPE

Waiver from the requirement cut and fill slopes

not bebe 15% oror steeper. Some lawn area exceeds

15% but shown

Waiver toto permit storm drainage pipes on-site toto have a protected

cover ofof less than 2424 inches. Due toto site conditions, the 4"4" PVC

overflow pipe system has a minimum cover ofof 2"2" inin lawn areas

adjacent toto the trench drain inin the Rothley Avenue sidewalk

Waiver toto permit high density polyethylene (HDPE) and PVC storm

drainage pipes and with less than 1515 inches diameter and with

grades less than 0.5 percent. The Infiltration bed system contains

perforated 1212 inch HDPE distribution pipes set atat a level grade and

a 6"6" & 4"4" PVC
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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. 

www.planning.montcopa.org 

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) 

o Land Development Plan

o Subdivision Plan

o Residential Lot Line Change

o Nonresidential Lot Line Change

o Zoning Ordinance Amendment

o Zoning Map Amendment

o Subdivision Ordinance Amendment

o Curative Amendment

o Comprehensive / Other Plan

o 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: 

o Tentative (Sketch)

o Preliminary / Final

Type of Submission: 

o New Proposal

o 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: 

 For 

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 

Special Exceptio n Granted o Yes o  No 

Other

Varian Gran
 
ted o Yes  o 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 

June 22, 2023
Abington Township

X
X
X

X
X

R-4 "Medium-High Density Residential"

X
X

X1 3 0

30-00-60076-00-5
30-00-60072-00-9

1583 Rothley Ave

0.2808

Hamilton Ave

0.2808

1583 Rothley Ave

Dolson LLC.
323 Osceola Avenue

Elkins Park, PA 19027
267-241-4614
ami@tevalandscaping.com

Chad W. Brensinger, PE Charles E.
Shoemaker, Inc

110 Keystone Drive
Montgomeryville, PA 18936

215-887-2165
cbrensinger@ceshoemaker.com
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See Sheet LP-2 for Landscape & Lighting Details

LANDSCAPE PLAN
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LUMINAIRE SCHEDULE - COOPER LIGHTING - IMPACT ELITE WALL LUMINAIRE

Symbol Label Qty File
Lumens

LLF WattsCatalog Number Description

W 2 Absolute 1 34.2

Mounting Ht.

12'

per Lamp

IST-SA1C-730-

U-T4FT-HSS

IMPACT ELITE LED TRAPEZOID LUMINAIRE

(1) 70 CRI, 3000K, 615mA LIGHTSQUARE

WITH 16 LEDs AND TYPE IV FORWARD

THROW OPTICS WITH HOUSE SIDE

SHIELD

IST-SA1C-730-U-

T4FT-HSS.ies
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October 27, 2023 

 

MEMO 

 

To:   Nicholas Brown, Chair – Abington Township Planning Commission 

From:  Abington Township Environmental Advisory Council (EAC) and Shade Tree Commission (STC) 

RE:   LD-23-03 – 1583 Rothley Ave (Dolson, LLC) 

Plan Set Date:  08-18-23 

 

STC/EAC Review Dates:  10/10/23 (STC) and 10/11/23 (EAC)   

 

Site Summary - Combined lots approximately 12,000 square ft.   
Proposed Use – 3 townhouse units (redevelopment of existing non-conforming structure) 
Owner:   Dolson, LLC 
Zone – R-4 Medium - High Density Residential 
Watershed – Sandy Run Tributary to Wissahickon Creek 
 

Dear Chairperson Brown, 

 

The members of the Abington Township EAC and the STC have reviewed the above referenced Land Development plan and have the 

following questions and comments related to potential environmental impacts. 

 

EAC chair Susan Myerov visited the site on October 8, 2023 and STC Commissioners Joe Ascenzi and Trish Gallagher visited the site 

on October 2, 2023. The site has an existing 2-story structure, and the remainder of the site is primarily covered in asphalt and bare 

soil. There is some vegetation along the eastern edge of the site, including several ailanthus trees (Tree of Heaven) located adjacent 

to the railroad tracks. There are overhead utility lines adjacent to Rothley Ave. 

 

To meet the requirement for street trees along Rothley Ave. (Z.O. Sect. 2402.B), the applicant proposes to plant three understory 

trees (Amelanchier x grandiflora, or serviceberry) in lieu of shade trees to avoid conflict with the utility lines. The applicant also 

proposes to use the understory trees to meet the requirement for shade trees (S.O. 146-39.A). To meet the requirement for green 

area landscaping (S.O. 146-39.B(2)(c)), the applicant proposes to plant six evergreen trees. For interior landscaping (S.O. 146-

39.B(3)(a)), eight shrubs and 19 perennials will be planted. The applicant has also requested a waiver for steep slopes (S.O 146-

43.C(3)(a)). 

 

Based on the site visit, the site is in full sun and has hot and dry conditions. The applicant will increase the impervious cover at the 

site from 4,953 square feet to 6,277 square feet, which will intensify the existing conditions.  

 

The EAC has the following recommendations: 

 

Steep Slope Waiver  

The developer is requesting a waiver from requirements in SLDO, Section 146-43.C (3) (a) related to cut and fill slopes – noting that 

some lawn areas exceed 15% slope.  Any slopes exceeding 8% should have been shown on Sheet 5 and alternative site design should 

be considered that complies with township standards.    
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Site Vegetation 

Soils in this area, as detailed in the plans, are highly erodible, do not infiltrate well, are landslide prone and are a poor source of 

topsoil.  The landscape plans call for two parking islands with vegetation and new trees along the south edge of the property.  The 

landscape details do not indicate that new topsoil will be added, nor are there details on the volume of soils being proposed in the 

two parking lot perimeter islands.  In order to support healthy vegetation, we recommend that new topsoil be added in all areas 

proposed for new plantings.  The volume of topsoil required should be calculated in accordance with the recommendations in the 

Montgomery County Planning Commission’s Sustainable Green Parking Lots Guidebook.  This guidebook provides more detailed 

information on techniques and benefits of greening existing parking areas.  

 

If the steep slope waiver is granted, we recommend that the Planning Commission require sloped areas to be seeded with erosion 

control seed mixturesi containing native species, which help reduce runoff velocity and sedimentation. These seed mixtures are 

appropriate for poor soil conditions and contain species with deep roots, which help stabilize soils. Foliage from these species helps 

slow and filter rain, facilitating better rainwater infiltration.  These areas require specific maintenance during their establishment 

phase, but once established require minimal mowing when compared to basic lawn/turf areas.  

 

There is a general lack of existing vegetation on site. As this configuration proposes to both increases impervious cover and decrease 

green space, we urge that additional native shrubs, grasses, and perennials be incorporated to enhance visual and habitat benefit 

and provide additional stormwater management opportunities compared to lawn areas which have little to no habitat function and 

little ability for water infiltration.  

 

Finally, we note that the stormwater management systems proposed for this site are primarily via inlet and piping to an 

underground seepage bed.  It is unclear from the plan how rooftop runoff will be managed. Due to the site’s natural slope features, 

we urge the site designers to consider bioswale or bio infiltration systems (such as rain gardens) to capture both site and parking lot 

runoff and runoff from the structure prior to entering the seepage bed.  This feature might be able to incorporate the storm water 

inlets shown on the plans, just east of the structure and parking lot. 

 

The STC concurs with the EAC recommendations and has the following additional recommendations: 

 

1. All landscaping requirements: The zoning ordinance and SALDO contain the minimum acceptable requirements for 

development. In all cases, the STC recommends planting additional native trees, native shrubs, and native perennials to 

provide economic, environmental, and social benefits for the future residents and the township. Native plants that are 

properly selected to meet the anticipated post-development site conditions will have a higher likelihood of long-term 

survival. Please refer to the STC online resource for native shade trees, which contains information for selecting trees that 

are appropriate to the site conditions: Recommended Trees for Abington 

2. Street Tree Requirements: Given the site conditions, the proposed serviceberry trees are unlikely to survive or thrive 

because of the full sun and hot and dry conditions. A better choice would be a fastigiate (columnar) native shade tree such 

as pin oak (Quercus palustris), white oak (Quercus alba), sweet gum (Liquidambar styraciflua), or red maple (Acer rubrum) 

trees. 

3. Shade Tree Requirements: In addition to the street tree requirement, the STC recommends planting one locust tree 

(Gleditsia triacanthos var. inermis) or one additional columnar native shade tree in each parking lot island to provide shade 

to the parking lot (2 additional shade trees).  

4. Green Area Landscaping Requirements: The STC recommends planting at least nine arborvitaes (Thuja occidentalis) with a 

minimum height of 8-9 feet in the side yard located along the southern edge of the property. The developer proposes to 

use the minimum requirement of six trees and proposes a tree height of 6 feet. This planting density and height will not 

provide adequate screening for the adjacent property owner.  

5. Interior Landscaping Requirements: The balance of the parking lot islands should be fully planted with native perennials. A 

suitable shrub for the location would be sweetspire (Itea viginica var. Little Henry). A total of 15 3-gallon plants is 

recommended for the two islands. Additional native perennials should be included to complete the design. 

6. Waiver of steep slope requirements: The STC recommends that the steep slope waiver be granted only if the following 

conditions are met: 
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a. The Ailanthus trees along the eastern edge of the property shall be removed. They are the primary host for the 

invasive Spotted Lanternfly.  

b. The steep slopes shall be seeded, established, and maintained in accordance with the EAC recommendations 

above (i.e., erosion control seed mixtures containing native species).  

c. The plantings shall be appropriately maintained and watered until established. 

d. The additional plantings recommended in this letter shall be implemented as described above.   

 

Thank you for considering our comments and recommendations and please let us know if you have any questions. 

 

Respectfully submitted,  

 

Susan S. Myerov 

 

Susan Myerov, Chair 

Abington Township EAC 

 

Patricia Gallagher 

 

Patricia Gallagher, Chair 

Abington Township STC 

 

cc: Richard Manfredi 

Michael Narcowich 

Planning Commission Members 

EAC/STC Members 

Abington Shade Tree Commission Members 

 
i Possible seed mixes include ERNMX -181 (Native Steep Slope Mix w/Annual Ryegrass)  
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1176 Old York Road, Abington PA 19001 |www.abingtonpa.gov| 267-536-1000 | TTY/TTD: 9-1-1 | Fax 215-884-8271 

Thomas Hecker, Board President 

Matthew Vahey, Board Vice President 

Richard J. Manfredi, Township Manager 

 

May 10th, 2024 

 
 
Dolson, LLC 
c/o Ami Dolev 
323 Osceola Avenue 
Elkins Park, PA 19027 
 
 
Re:  LD-23-03 - 1583 Rothley Avenue (Development of existing structure to 3 townhomes) 

Parcel(s) 30-00-60076-00-5 
 
Thank you for the opportunity to review the submitted plans for Proposed Land Development at 1583 
Rothley Avenue Willow Grove, PA 19090. The project outlined is for the conversion of an existing 
structure into 3 townhomes. 
 
The plans reviewed have been revised since the original plan date of 8/14/2024. I have reviewed the 
submitted plans labeled “Township Review #1”, dated 3/27/2024, under the revision table, for 
conformance with Abington Township’s Subdivision and Land Development Ordinance as it related to 
Fire Prevention (SALDO 146-41).  
 
At this time, I have no overall issues with the project. However, there is one item that is unclear on the 
plans as it relates to the Fire Prevention Provisions listed in Abington SALDO 146-41. Currently it shows 
on page 3 the “DESIGNATED TRASH TOTE AREA” at the rear of the property. Abington SALDO 146-
41:B(5) requires the following: 
 

(5) Trash containers and enclosures. 
(a) No trash container or enclosure may be located within 15 feet of any property line or 
building. 
(b) No trash container or enclosure may be located in any fire lane, right-of-way, easement 
or parking space. 

 
The tote area indicated places it in the generally vicinity of the rear of the structure and appears to be 
less than 15 feet from the building. While the final design may include a compliant set up, the plans did 
not clearly list the plan for trash containment, hence the one item to ensure is addressed appropriately.  
 
Should you have any questions or concerns, please feel free to contact me at 267-536-1089 or via email 
at CPlatz@AbingtonPA.gov or FireMarshal@AbingtonPA.gov. 
 
 
Sincerely, 

 
Chris Platz,  
Fire Marshal 

TOWNSHIP OF ABINGTON 

43

mailto:CPlatz@AbingtonPA.gov
mailto:FireMarshal@AbingtonPA.gov


  

 

 

 

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 

WWW.MONTGOMERYCOUNTYPA.GOV 

SCOTT FRANCE, AICP 
EXECUTIVE DIRECTOR 

 

 

 

September 21, 2023 
 
Mr. Richard J. Manfredi, Manager 
Abington Township 
1176 Old York Road 
Abington, Pennsylvania  19001-3713 
 
Re:  MCPC #23-0172-001 
Plan Name: Rothley Ave (Dolson, LLC) 
(3 units on 1 lot on 0.28 acres) 
Situate: 1583 Rothley Avenue 
Cross Street: Hamilton Avenue 
Abington Township 
 
 
Dear Mr. Manfredi: 

We have reviewed the above-referenced subdivision and land development in accordance with Section 502 
of Act 247, "The Pennsylvania Municipalities Planning Code,” as you requested on August 28, 2023. We 
forward this letter as a report of our review. 

BACKGROUND  

Dolson, LLC, the applicant, has submitted a preliminary (minor) subdivision and land development plan. The 
plan would merge two lots into one, 12,233 square foot lot. The property is the site of an existing, two-
story masonry building that is occupied by two nonconforming uses: a commercial use on the first floor and 
an apartment on the second floor.  

The applicant obtained a variance from the zoning hearing board to construct three townhomes on the site. 
The applicant proposes to renovate the existing building to do so. The site is located in the R4 Medium-High 
Density Residential zoning district, is served by public sewer and water, and is dated August 14, 2023.  

COMPREHENSIVE AND OTHER PLAN COMPLIANCE 

MONTCO 2040: A New Vision: the Comprehensive Plan for Montgomery County (2015) 

The proposal is for a site located in the plan’s Suburban Residential future land use area. The proposal is 
consistent with that plan, which recommends that “these areas will have a variety of housing types…” The 
plan recommends that one of the places where “denser or more compact development should occur” in 
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Richard J. Manfredi, Manager 

 

September 21, 2023 

 

 the suburban residential future land use area is “near train stations.” Crestmont regional rail station is 
located approximately one-quarter mile from the site.  

Comprehensive Plan Update for Abington Township (2007). The proposal is consistent with the existing 
comprehensive plan, which recommends, “the township should review its policies regarding housing 
development on remaining and redevelopment sites within a quarter to one half mile from train stations, 
and develop zoning standards which promote higher density housing within this area.” 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the applicant‘s proposal, 
however, in the course of our review we have identified a number of key issues that we believe should be 
resolved prior to final plan approval. Our comments are as follows: 

REVIEW COMMENTS  

STORMWATER MANAGEMENT 

A. Inspection and Maintenance. We suggest that the applicant provide the future homeowner with an 

inspection and maintenance plan.  

B. Outlet. It does not appear that there is an outlet for the seepage bed to accommodate potential 

overflows. 

C. Grade of Units. We are concerned that the proposed grade of the units will be about the same as that 

of the parking area, and flooding could affect the residential units. We defer to the building inspector as 

to whether the proposed grades are satisfactory.  

TRANSPORTATION 

A. Driveway Width. No driveway shall be more than 20’ wide [§2601.P]. The applicant proposes a 

driveway 24 feet in width (note: the subdivision and land development ordinance requires a minimum 

width of 24 feet [§146-28.B], but that predates the zoning ordinance; Section 2926 of the zoning 

ordinance repeals all parts of ordinances in conflict with the zoning ordinance). 

LANDSCAPING  

A. Parking Lot Landscaping. We suggest planting a tree instead of three glossy abelia shrubs near the 

eastern end of the parking lot. This would provide shade for the parking area and sidewalk.  
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Richard J. Manfredi, Manager 

 

September 21, 2023 

 

 OTHER PLAN INFORMATION  

A. Steep Slopes – shall be shown on the plans. It appears that the existing slope near Rothley Avenue may 
exceed 15 percent [§146-11.B].  

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 residential development. 

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 (#23-0172-001) on any plans submitted for final recording. 

Sincerely, 

 

Mike Narcowich, AICP, Community Planning Assistant Manager II 
michael.narcowich@montgomerycountypa.gov – 610-278-5238 
c:  

Nicholas Brown, Chair, Township Planning Commission 
Dolson LLC, Applicant 
Chad Brensinger, P.E., Charles E. Shoemaker, Inc., Applicant’s Representative 
Khaled R.  Hassan, P.E., Pennoni, Township Engineer 
Michael P. Clarke, Esq., Rudolph Clarke, LLC, Township Solicitor 
 

Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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Richard J. Manfredi, Manager 

 

September 21, 2023 

 ATTACHMENT A 
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Richard J. Manfredi, Manager 

 

September 21, 2023 

  

ATTACHMENT B 
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2500 East High Street, Suite 650 
Pottstown, PA 19464 
 
 

610.326.3100 
TrafficPD@TrafficPD.com 
 
 

 

 

 

   

 
 

     
 

 

WWW.TRAFFICPD.COM 

 

Memorandum 
 

To:  Richard Manfredi, Manager - Abington Township 

 

From:  Greg Richardson, P.E. 

 

Date:  May 10, 2024 

 

Re:  1583 Rothley Avenue 

  Traffic Review #2 

  Abington Township, Montgomery County, PA 

  TPD No. ABTO.00042 

 

cc:  Board of Commissioners 

  Planning Commission 

  Tim Clark 

  Ashley McIlvaine 

  Terry Castorina 

  Khalid Hassan, P.E. 

  Allison A. Lee, P.E. 

____________________________________________________________________________________________________________________ 

  

Per your request and on behalf of Abington Township, Traffic Planning and Design, Inc. (TPD) has completed 

a traffic review of the above-referenced application.  TPD reviewed the following documents: 

 

• 1583 Rothley Avenue – Preliminary/Final Land Development Plan prepared by Charles E. 

Shoemaker, Inc. – Dated March 27, 2024. 

 

• Review Response Letter, prepared by Charles E. Shoemaker, Inc. – Dated April 12, 2024. 

Based on the review of these documents, it is our opinion that all comments related to traffic have been 

adequately addressed. 

 

If you have any questions, please call me at your earliest convenience. 
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