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TOWNSHIP OF UPPER PROVIDENCE  
*MEETING TO BE HELD VIA ZOOM CONFERENCE 

 LINK TO BE PROVIDED ON TOWNSHIP WEBSITE (UPROV-MONTCO.ORG)  
24 HOURS PRIOR TO THE METING TIME* 

PLANNING COMMISSION AGENDA 
JULY 8, 2020– 7:00 PM 

 
CALL TO ORDER 
PUBLIC COMMENT FOR NON-AGENDA ITEMS 
GENERAL DISCUSSION ITEMS: 

a. Minutes to be approved: 
− June 10, 2020 

b. 188 Bechtel Road Subdivision—Final Plan 
c. ZHB 20-01 Greenwood Avenue Floodplain 

 

APPLICATIONS TO BE HEARD ON JULY 8, 2020: 
1. Yerkes Station Multifamily Development 

Property Address: 124 Yerkes Road (Hopwood Road and Route 29) 
Proposed Development: development of multifamily development 
Township #: 7035-0341-0002 (T-rev) LD 

Submission Date: March 7, 2019 / Clock Expiration (original) waived per letter  
Wavier revoked: February 5, 2020 / Clock Expiration: May 5, 2020 
Expiration Date per Governor’s Order: July 17, 2020 

 
APPLICATIONS PENDING REVIEW: DATE FOR DISCUSSION TO BE DETERMINED 

2. Pope John Paul Home Bleachers 
Property Address: Rittenhouse and Township Line Roads 
Proposed Development: Home Bleacher Installation 
Township #: 5006-0358-0002 Amended Final 

Submission Date: February 13, 2020 /  Clock Expiration: May 13, 2020 
Expiration Date per Governor’s Order: July 27, 2020 

 
3. SEI North Campus/Reber Road alignment 

Property Address: 1 Freedom Valley Drive 
Proposed Development: Reber Road extension 
Township #: 7040-0333-0004 (T) LD 

Submission Date: February 11, 2020 / Clock Expiration: None-signed waiver  
Waiver revoked: March 13, 2020 / Clock Expiration: June 11, 2020 
Expiration Date per Governor’s Order: August 25, 2020 

 

4. Residences at Providence Town Center Final Plan 
Property Address: Arcola Road and Water Loop Drive 
Proposed Development: Multi-family and Hotel 
Township #: 3031-0305-0004 FINAL  

Submission Date: December 10, 2019 / Clock Expiration: None-signed waiver  
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5. 172 Hopwood Road Conditional Use and Tentative Plan 

Property Address: 172 Hopwood Road 
Proposed Development: 48-unit carriage home development  
Township #: 6033-0341-0001 CU  / 6033-0341-0002 (T) LD 

Submission Date: February 5, 2020  
Conditional Use Hearing Clock: April 3, 2020 / Extension to June 4, 2020 
Conditional Use Expiration Date per Governor’s Order: August 18, 2020 
Land Development Clock Expiration: May 5, 2020 
Land Development Expiration Date per Governor’s Order: July 17, 2020 
 

6. Providence Business Park 3—BWR 
Property Address: Egypt and Hollow Road, southeast of intersection 
Proposed Development: development of a clinic, outpatient clinic and administration center 
Township #: 2-059 020-115 (P)LD 

Clock expiration: None (per letter dated November 22, 2019) 
(final removal pending letter from applicant) 

 
FUTURE AGENDA DISCUSSION 
 
ADJOURNMENT 



        UPPER PROVIDENCE TOWNSHIP 
 PLANNING COMMISSION  

REGULAR MEETING 
Wednesday, June 10, 2020 

 
 
A meeting of the Upper Providence Township Planning Commission was 

held via Zoom webinar on Wednesday May 13, 2020. Attending were Planning Commission 
members Chris Caggiano, Bob Heist, Tom Wright, Robert Gilinger and Matt Caffrey. Also in 
attendance were Bill Dingman from the Township Engineer’s Office, Eric Frey, Esq. from the 
Township Solicitor’s office, Anthony Valencia from the Township Traffic Engineer’s Office, and 
Geoffrey Grace, Township Director of Planning. 
 
 Call to Order 
 

The regular meeting was called to order by Mr. Caggiano at 7:02 p.m. 
 
 Public Comment for Non-Agenda Items 
 
 None. 
 
 Minutes to be approved 
 

The following minutes were reviewed: 
May 13, 2020 

 
Mr. Wright motioned, seconded by Mr. Gilinger, to approve the Planning 

Commission minutes from May 13, 2020. Motion carried 4-0. 
 
 Tindey Run Planning Module Approval 
 

Mr. Dingman stated that the planning module is for the Tindey Run sewer project 
through the Township. He reviewed the schematic of the area. Pursuant to Act 537, the 
Planning Commission is tasked with answering several questions regarding the module. 
There is a public comment period and review by the Montgomery County Planning 
Commission. Mr. Dingman stated that typically the consultants provide the answers for 
review by the Planning Commission. Mr. Dingman stated construction will start in about a 
year. 

 
Mr. Wright motioned, seconded by Mr. Caffrey, to authorize the consultants to 

prepare the answers and allow the Planning Commission Chair to execute same. Motion 
carried 5-0. 
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Residences @ Providence Town Center Planning Module 
 
Mr. Dingman stated that the planning module is for the Residences at PTC planning 

module. DEP has given preliminary input to the module. Mr. Dingman stated Brad Macy 
from ALD would like to start construction on the project in the fall with occupancy in mid-
2022. The residences and buffer would be first in the first wave of construction. Mr. 
Caggiano asked about the layout of the buildings. Mr. Grace stated that there might be some 
small changes to the footprint but the general location of the buildings will not change. 
There may be changes to the function and amenities/uses of the buildings. Any significant 
changes would need to be discussed before the Planning Commission. 

 
HBFC Final Plan Recommendation 
 
Mr. Grace stated that the final plans are being submitted. When a plan reaches the 

final plan stage, all of the consultants’ letters are “clean”. The only remaining comments 
would involve outside permits. The next step would be a recommendation to the Board of 
Supervisors. 

 
Mr. Wright motioned, seconded by Mr. Gilinger, to recommend the HBFC final plan 

be sent to the Board of Supervisors for final approval as all of the consultant letters are 
clean. Motion carried 5-0. 
 

Ridgewood Phase 2B Final Plan Approval 
 
 Mr. Grace stated that this development has undergone several phases. The initial 
construction was done by another developer. Rouse-Chamberlin has taken over this project 
and is in construction of Phase 2A. 
 

Present:   Greg Graham, Rouse Chamberlin 
Ed Mullin, Esq., Attorney for the Applicant 

 
 Applicant would like to receive final approval for Phase 2B. Construction on Phase 
2B would begin this fall and includes 58 units. Phase 2C would also have 58 units and one 
single family home. The road at the top of the plan is Linfield-Trappe Road. Mr. Grace stated 
all of the consultant letters are clean on this project. 
 
 Mr. Caffrey motioned, seconded by Mr. Wright, to approve the final plan for 
Ridgewood Phase 2B. Motion carried 5-0 
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Subdivision and Land Development Applications 

1. Pope John Paul Home Bleachers 
 

Mr. Grace stated he received an email earlier in the day from the applicant saying 
that they were not ready to present to the Planning Commission and asked to be moved to 
the next available meeting 

 
2. Testa Dance Conditional Use 

Present:   Joe Clement, Esq., Attorney for the Applicant 
  Dan Testa, representative for the Applicant 

 
 Attorney Clement discussed the project. There is an existing building on Egypt Road. 
The applicant is proposing using a portion of the building for a dance studio. Under M1 
zoning, conditional use approval is required. This tract is comprised of 4 different parcels 
and divided as condominiums. The parcel in question is Unit 2, there is a common area, 
Unit 1 is the Malvern School, and Unit 3 is a small structure. There is ample parking. The 
proposed use is for evening dance classes so there will not be an issue with day parking for 
the Malvern School. Unit 2 would be divided into Unit 2A and 2B. Applicant would own Unit 
2A. Mr. Grace stated this applicant was before the Planning Commission a short time ago 
but that plan involved a different site. Attorney Clement state there are 54 parking spaces 
with Unit 2 and of that 47 would be associated with Unit 2A. Due to the space in the studio, 
there should only be approximately 18 participants per class with 3-5 instructors. Attorney 
Clement stated the remaining 2B unit does not belong to the applicant and is not part of 
this application. He further stated the unit would be divided in 2A and 2B before 
occupancy. The dance studio would predominantly be an open space with a reception area 
and office. Mr. Grace stated conditional use would be the first step. There is no land 
development associated with this project. He further stated no additional building could be 
done to this site without complete land development.  
 
 Mr. Wright motioned, seconded by Mr. Heist, to recommend this project moves on to 
the Board of Supervisors for conditional use approval. Motion carried 5-0. 
 

3. 357 Greenwood Avenue Conditional Use and Tentative Plan 
Present:   Ed Mullin, Esq., Attorney for the Applicant 
  Justin Stramore, representative for WB Homes  

 
 Mr. Stramore discussed the project which includes 26 lots with 25 new single family 
homes. This would be developed under the R1/Ag District with flexible lotting per 
conditional use. Applicant has received the township and consultant letters and are a will 
comply with all of the provisions in the letters. Applicant is seeking a recommendation for a 
conditional use and tentative plan. Mr. Grace stated there are two slides, one with the 
flexible lot schematic and the second showing the yield plan. Mr. Stramore stated that the 
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historic farmhouse would be preserved and be included in the 26 lots. The home price is 
expected to be in the mid $800,000 range. The proposed approximate open space would be 
just under 34%. The flex lot option allows for the minimum lot size to be 20,000 sq. ft. with 
a lot average of approximately 30,000 sq. ft. Attorney Frey explained that a conditional use 
hearing is the same format as a zoning board hearing except the conditional use hearing is 
before the Board of Supervisors. It is a public hearing. Applicant is seeking both conditional 
use and tentative sketch plan approval. If successful at the conditional use hearing, 
applicant would be before the Planning Commission again for preliminary and final plan 
approval. Mr. Stramore stated the reason for a shared driveway for lots 9 and 10 is to 
minimize the impacts on the water crossing in that area; however, two separate driveways 
are an option. (44:56) 
 
Applications Pending Review 
 
 
 
 
Adjournment 
 

Mr. Wright motioned, seconded by Mr. Caffrey, to adjourn at 7:57 p.m. Motion 
carried 5-0. 
 
Respectfully submitted, 
 
 
                                    
Tom Wright, Secretary 
Upper Providence Township Planning Commission 
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LIMERICK 

HARRISBURG 

May 29, 2020          30642-000 

 

Via Certified Mail (7019 1640 0001 6919 0150) 

and Via Email 

Geoffrey Grace 

Director of Planning and Zoning 

Upper Providence Township 

1286 Black Rock Road 

Phoenixville, PA 19460 

 

Re:  Hallmark Building Group, Inc. – 395 Greenwood Ave. 

 Zoning Hearing Board Application  

 

Dear Mr. Grace:  

 

Enclosed are the following items in connection with the above-referenced 

Application to Zoning Hearing Board: 

 

 Original and six (6) copies of Application to Zoning Hearing Board with 

Attachments;  

 Seven (7) copies of the redacted Agreement of Sale and Agreement to 

Assign Agreement of Sale; 

 9/26/19 Condition Use Decision; 

 Seven (7) copies of a Zoning Plan, prepared by Richard C. Mast Associates, 

P.C. (dated 12/14/18, last revised 5/20/20); and 

 Filing fee in the amount of $1,350.00 

 

Also enclosed is an extra copy of the application.  Please have it time-stamped and 

return it in the self, addressed stamped envelope provided.  

 
Should you have any questions, please call me at (215) 661-0400. Thank you for your 

assistance in this matter.   

 

Very truly yours, 

 

HAMBURG, RUBIN, MULLIN, 

MAXWELL & LUPIN 

 

 

 

By: 

BERNADETTE A. KEARNEY 

BAK:ch 

Enclosures 

 

cc:  Richard R. Carroll, III, via email 

Rick Mast, via email 

 

































B
E
I

AutoCAD SHX Text
PROPOSED BUILDING SETBACK

AutoCAD SHX Text
TIE INTO EXISTING CURB

AutoCAD SHX Text
PROPOSED PARKING SETBACK

AutoCAD SHX Text
PROPOSED BUILDING SETBACK

AutoCAD SHX Text
PROPOSED PARKING SETBACK

AutoCAD SHX Text
PROPOSED PARKING SETBACK

AutoCAD SHX Text
PROPOSED BUILDING SETBACK

AutoCAD SHX Text
PROPOSED PARKING SETBACK

AutoCAD SHX Text
PROPOSED BUILDING SETBACK

AutoCAD SHX Text
PROPOSED PARKING SETBACK

AutoCAD SHX Text
TIE INTO EXISTING CURB

AutoCAD SHX Text
TIE INTO EXISTING EDGE OF PAVEMENT

AutoCAD SHX Text
R5-1 DO NOT ENTER SIGN

AutoCAD SHX Text
PROPOSED RIGHT-OF-WAY LINE

AutoCAD SHX Text
PROPOSED RIGHT-OF-WAY LINE

AutoCAD SHX Text
MAY NEED EASEMENT OR RIGHT-OF-WAY

AutoCAD SHX Text
PROPOSED TRAIL CONNECTION

AutoCAD SHX Text
PROPOSED CULVERT 

AutoCAD SHX Text
TIE INTO EXISTING CURB

AutoCAD SHX Text
PROPOSED STORMWATER BASIN 16,507 S.F.

AutoCAD SHX Text
16

AutoCAD SHX Text
18

AutoCAD SHX Text
3

AutoCAD SHX Text
22

AutoCAD SHX Text
15

AutoCAD SHX Text
PROPOSED STORMWATER BASIN 7,577 S.F.

AutoCAD SHX Text
32

AutoCAD SHX Text
15

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
9

AutoCAD SHX Text
27

AutoCAD SHX Text
16

AutoCAD SHX Text
10

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
12

AutoCAD SHX Text
15

AutoCAD SHX Text
2

AutoCAD SHX Text
4

AutoCAD SHX Text
17

AutoCAD SHX Text
20

AutoCAD SHX Text
TYPE-E HERRINGBORE STAMPED CROSSWALK

AutoCAD SHX Text
PROPOSED BUILDING A 17,320 SQ. FT.

AutoCAD SHX Text
5

AutoCAD SHX Text
3

AutoCAD SHX Text
STOP SIGN

AutoCAD SHX Text
RELOCATED R3-2 NO LEFT TURN SIGN

AutoCAD SHX Text
RED SIGNAL AHEAD SIGN

AutoCAD SHX Text
RELOCATED R2-1 45 MPH SIGN

AutoCAD SHX Text
RELOCATED DRIVEWAY SIGN

AutoCAD SHX Text
STOP SIGN

AutoCAD SHX Text
RELOCATED M1-5 ROUTE 29 SIGN W/ M3-1 NORTH MARKER

AutoCAD SHX Text
RELOCATED W1-2L LEFT CURVE SIGN

AutoCAD SHX Text
RELOCATED W11-103 HIDDEN DRIVEWAY SIGN

AutoCAD SHX Text
TYPE 4 ADA RAMP W/ DWS

AutoCAD SHX Text
TYPE 4 ADA RAMP W/ DWS

AutoCAD SHX Text
TYPE-E HERRINGBORE STAMPED CROSSWALK

AutoCAD SHX Text
TYPE 4 ADA RAMP W/ DWS

AutoCAD SHX Text
SIGNAL POLE W/ MAST ARM

AutoCAD SHX Text
PROPOSED SUBDIVISION LINE

AutoCAD SHX Text
PROPOSED BUILDING B 14,040 SQ. FT.

AutoCAD SHX Text
PROPOSED BUILDING C 21,862 SQ. FT.

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
MAINTENANCE AREA

AutoCAD SHX Text
S.R 29 COLLEGEVILLE ROAD

AutoCAD SHX Text
S.R 4008  YERKES RD. 

AutoCAD SHX Text
T326  HOPWOOD RD.

AutoCAD SHX Text
SS

AutoCAD SHX Text
SS

AutoCAD SHX Text
SS

AutoCAD SHX Text
MONTGOMERY COUNTY  61-00-01711-00-1

AutoCAD SHX Text
MONTGOMERY COUNTY  610001711001

AutoCAD SHX Text
M & H DEVELOPMENT LLC  61-00-01045-00-1 6072-00844

AutoCAD SHX Text
JOHNSON DARE & HEPLER LLC 61-00-05704-00-4 5492-01170

AutoCAD SHX Text
MONTGOMERY COUNTY  610001711001

AutoCAD SHX Text
ENGRO, MICHAEL A III & VINCENZA A 61-00-01174-00-7 5670-00539

AutoCAD SHX Text
JARDEN, DAVID JR. 61-00-05695-00-4 5312-02182

AutoCAD SHX Text
LANDES BROTHERS INC.  61-00-05692-00-7

AutoCAD SHX Text
RUSH, DAVID  61-00-05674-00-7 6038-00932

AutoCAD SHX Text
LANDES BROTHERS INC.  61-00-05686-00-4

AutoCAD SHX Text
FINKOWSKI, PAMELA JEAN  61-00-05707-00-1 5740-00094

AutoCAD SHX Text
LANDES BROTHERS INC.  61-00-05677-00-4

AutoCAD SHX Text
AC UNITS

AutoCAD SHX Text
FFE=99.07

AutoCAD SHX Text
FFE=102.01

AutoCAD SHX Text
EX. OIL METER

AutoCAD SHX Text
EX. ELEC. METERS

AutoCAD SHX Text
W/6

AutoCAD SHX Text
DYL

AutoCAD SHX Text
INV 24" CMP=101.393

AutoCAD SHX Text
INV 30"=104.018

AutoCAD SHX Text
EX. GRAVEL LANE

AutoCAD SHX Text
G

AutoCAD SHX Text
EX. STREET SIGN YERKES ROAD NO OUTLET

AutoCAD SHX Text
2X6 TYPE C INLET TG=141.776

AutoCAD SHX Text
EX. SIGN NO OUTLET

AutoCAD SHX Text
2X4 TYPE C INLET TG=147.681 INV IN=144.455 INV OUT=142.914

AutoCAD SHX Text
EX. WALL

AutoCAD SHX Text
EX. SIGN TRAIL CROSSING

AutoCAD SHX Text
EX. SIGN

AutoCAD SHX Text
PERKIOMEN TRAIL

AutoCAD SHX Text
PERKIOMEN TRAIL

AutoCAD SHX Text
EX. MILE MARKER

AutoCAD SHX Text
PERKIOMEN TRAIL

AutoCAD SHX Text
EX. SIGN

AutoCAD SHX Text
EX. SIGN

AutoCAD SHX Text
OLD ROUTE 29

AutoCAD SHX Text
DONNY BROOK

AutoCAD SHX Text
EXISTING BARN

AutoCAD SHX Text
EX. WELL

AutoCAD SHX Text
INV 24"=101.88

AutoCAD SHX Text
GABION BASKETS

AutoCAD SHX Text
4" METAL CONDUIT

AutoCAD SHX Text
STONE ARCH

AutoCAD SHX Text
PERKIOMEN TRAIL

AutoCAD SHX Text
HOUSE

AutoCAD SHX Text
EX. STOP SIGN

AutoCAD SHX Text
EX. INTERSECTION AT CURVE SIGN

AutoCAD SHX Text
EX. ROUTE 29 SIGN

AutoCAD SHX Text
PERKIOMEN TRAIL ACCESS EASEMENT AND RIGHT-OF-WAY DBV 5382 PG 1970

AutoCAD SHX Text
A

AutoCAD SHX Text
B

AutoCAD SHX Text
C

AutoCAD SHX Text
PENNDOT LEGAL RIGHT-OF-WAY LINE

AutoCAD SHX Text
PENNDOT LEGAL RIGHT-OF-WAY LINE

AutoCAD SHX Text
100 YR FLOODPLAIN LINE

AutoCAD SHX Text
100 YR FLOODPLAIN LINE

AutoCAD SHX Text
PREVIOUS DEED LINE

AutoCAD SHX Text
PREVIOUS DEED LINE

AutoCAD SHX Text
MONTGOMERY, JOHN C & LUCINDA W  61-00-01180-00-1

AutoCAD SHX Text
MAZUK, KENNETH F & VIRGINIA  61-00-01183-00-7

AutoCAD SHX Text
RYAN PATRICK  & KEPHART MATTHEW D  61-00-01177-00-4 5752-0051

AutoCAD SHX Text
EXISTING 10' HIGH X 30' WIDE BOX CULVERT

AutoCAD SHX Text
PENNDOT LEGAL RIGHT-OF-WAY LINE

AutoCAD SHX Text
PENNDOT LEGAL RIGHT-OF-WAY LINE

AutoCAD SHX Text
PENNDOT LEGAL RIGHT-OF-WAY LINE

AutoCAD SHX Text
PENNDOT LEGAL RIGHT-OF-WAY LINE

AutoCAD SHX Text
KNISE JAMES F & ERICA M  61-00-01186-00-4

AutoCAD SHX Text
SS

AutoCAD SHX Text
SS

AutoCAD SHX Text
EX. 7' X 13' CORR. MTL. HALF-PIPE

AutoCAD SHX Text
WEICHELD, RICHARD H&VIRGINIA L  61-00-02590-00-4

AutoCAD SHX Text
OROURKE PATRICK B & MARY C  61-00-02587-00-7

AutoCAD SHX Text
LEGAL RIGHT-OF-WAY

AutoCAD SHX Text
LEGAL RIGHT-OF-WAY

AutoCAD SHX Text
LEGAL RIGHT-OF-WAY

AutoCAD SHX Text
LEGAL RIGHT-OF-WAY

AutoCAD SHX Text
WING WALLS TO BE REMOVED

AutoCAD SHX Text
SM

AutoCAD SHX Text
PERKIOMEN WOODS PROP OWNERS ASSN INC 61-00-02393-55-2 6103-4B539

AutoCAD SHX Text
G

AutoCAD SHX Text
SM

AutoCAD SHX Text
SS

AutoCAD SHX Text
SS

AutoCAD SHX Text
EXISTING 8' HIGH X 20' WIDE STONE ARCH

AutoCAD SHX Text
EX. 18" CMP

AutoCAD SHX Text
EX. 24" CMP

AutoCAD SHX Text
EX. 30" CMP

AutoCAD SHX Text
AREA F 0.034 ACRES

AutoCAD SHX Text
AREA J 0.020 ACRES

AutoCAD SHX Text
WATERCOURSE L 240.45 FEET

AutoCAD SHX Text
WATERCOURSE A 0.27 ACRES

AutoCAD SHX Text
WATERCOURSE B 0.005 ACRES

AutoCAD SHX Text
WATERCOURSE E 327.32 FEET

AutoCAD SHX Text
WATERCOURSE H 8.9 FEET

AutoCAD SHX Text
WATERCOURSE H 39.3 FEET

AutoCAD SHX Text
AREA C 0.233 ACRES

AutoCAD SHX Text
AREA D 0.248 ACRES

AutoCAD SHX Text
AREA K  0.153 ACRES

AutoCAD SHX Text
AREA G 0.190 ACRES

AutoCAD SHX Text
AREA I 0.472 ACRES

AutoCAD SHX Text
EXISTING  SPRING  HOUSE

AutoCAD SHX Text
CrB-(D)

AutoCAD SHX Text
ReB-(C)

AutoCAD SHX Text
PkD-(B)

AutoCAD SHX Text
KlF-(D)

AutoCAD SHX Text
Rt-(C)

AutoCAD SHX Text
Bo-(C)

AutoCAD SHX Text
RaA-(C)

AutoCAD SHX Text
18" RCP INV:157.18

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
DYL

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
DYL

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
DYL

AutoCAD SHX Text
W/6

AutoCAD SHX Text
DYL

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
W/6

AutoCAD SHX Text
Bo-(C)

AutoCAD SHX Text
Bo-(C)

AutoCAD SHX Text
PkD-(B)

AutoCAD SHX Text
UusB-(A)

AutoCAD SHX Text
Rt-(C)

AutoCAD SHX Text
EX-I-8

AutoCAD SHX Text
EX-HW-9

AutoCAD SHX Text
EX-MH-10

AutoCAD SHX Text
EX-I-11

AutoCAD SHX Text
EX-I-12

AutoCAD SHX Text
EX-I-13

AutoCAD SHX Text
EX-I-14

AutoCAD SHX Text
EX-I-15

AutoCAD SHX Text
EX-P-16

AutoCAD SHX Text
EX-P-17

AutoCAD SHX Text
EX-HW-21

AutoCAD SHX Text
EX-C-20

AutoCAD SHX Text
EX-P-18

AutoCAD SHX Text
EX-HW-23

AutoCAD SHX Text
EX-MH-25

AutoCAD SHX Text
EX-I-24

AutoCAD SHX Text
EX-C-33

AutoCAD SHX Text
EX-C-19

AutoCAD SHX Text
EX-I-22

AutoCAD SHX Text
DATE

AutoCAD SHX Text
REVISION

AutoCAD SHX Text
COPYRIGHT 2020, BOGIA ENGINEERING INC.

AutoCAD SHX Text
PROJECT:

AutoCAD SHX Text
DRAWING:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
PIN:

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
JOB:

AutoCAD SHX Text
1340 PENN AVE WYOMISSING, PA 19610

AutoCAD SHX Text
BOGIA ENGINEERING INC.

AutoCAD SHX Text
PHONE: 610-678-3071   -    FAX: 610-678-3517

AutoCAD SHX Text
WWW.BOGIAENG.COM

AutoCAD SHX Text
SHEET:

AutoCAD SHX Text
OF

AutoCAD SHX Text
1

AutoCAD SHX Text
REVISED PER GILMORE ASSOC LETTER OF 3-19 AND GRACE PLANNING LETTER OF 3-20

AutoCAD SHX Text
####

AutoCAD SHX Text
TENTATIVE SKETCH PLAN

AutoCAD SHX Text
124 YERKES ROAD

AutoCAD SHX Text
SKETCH PLAN

AutoCAD SHX Text
PLYMOUTH MEETING 19462

AutoCAD SHX Text
1000 GERMANTOWN PIKE STE J4

AutoCAD SHX Text
LANCE SILVER

AutoCAD SHX Text
124 YERKES ROAD

AutoCAD SHX Text
UPPER PROVIDENCE TOWNSHIP

AutoCAD SHX Text
MONTGOMERY COUNTY

AutoCAD SHX Text
PA

AutoCAD SHX Text
AS NOTED

AutoCAD SHX Text
RTL

AutoCAD SHX Text
BB/KPF

AutoCAD SHX Text
1/2/2020

AutoCAD SHX Text
1:60

AutoCAD SHX Text
1

AutoCAD SHX Text
2018-036

AutoCAD SHX Text
S1.1

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
####

AutoCAD SHX Text
PROJECT: TENTATIVE SKETCH PLAN FOR 124 YERKES ROAD

AutoCAD SHX Text
%%UEXISTING FEATURES LEGEND

AutoCAD SHX Text
EXISTING CONTOURS

AutoCAD SHX Text
EXISTING BUILDING

AutoCAD SHX Text
ADJOINING PROPERTY LINES

AutoCAD SHX Text
EXISTING FENCE

AutoCAD SHX Text
EXISTING EASEMENT

AutoCAD SHX Text
EXISTING EDGE OF PAVEMENT

AutoCAD SHX Text
EXISTING RIGHT-OF-WAY

AutoCAD SHX Text
EXISTING PROPERTY BOUNDARY

AutoCAD SHX Text
EXISTING BOUNDARY CORNERS

AutoCAD SHX Text
(

AutoCAD SHX Text
(

AutoCAD SHX Text
EXISTING SETBACK LINES

AutoCAD SHX Text
%%UPROPOSED FEATURES LEGEND

AutoCAD SHX Text
PROPOSED BUILDIING

AutoCAD SHX Text
PROPOSED CURB

AutoCAD SHX Text
PROPOSED EDGE OF PAVEMENT

AutoCAD SHX Text
PROPOSED PAVEMENT MARKINGS

AutoCAD SHX Text
PROPOSED WALKING TRAIL

AutoCAD SHX Text
%%UDEVELOPABLE AREA EXCEPTIONS

AutoCAD SHX Text
STEEP SLOPES 15%%%+

AutoCAD SHX Text
SITE DATA:

AutoCAD SHX Text
PARCEL A PARCEL I.D.: 61-00-05671-00-1 OWNER: YERKES STATION ASSOCIATES LLC DEED BOOK: 6161 PAGE: 00616 LOT AREA: 9.96 ACRES (DEED)

AutoCAD SHX Text
PARCEL B PARCEL I.D.: 61-00-01041-00-5 OWNER: YERKES STATION ASSOCIATES LLC DEED BOOK: 5310 PAGE: 02050 LOT AREA: 40,348 SQ.FT. (DEED)

AutoCAD SHX Text
ZONING DATA: UPPER PROVIDENCE TOWNSHIP, MONTGOMERY COUNTY, PA YMU ZONE(7)  PROVIDED   PROVIDED   MIN TRACT SIZE               7 ACRES  11.52 ACRES (CALC.              7 ACRES  11.52 ACRES (CALC.    11.52 ACRES (CALC.    TRACT AREA)                                                                           10.65 ACRES(4) (NET) 10.65 ACRES(4) (NET) DEVELOPABLE ACREAGE           8.62 ACRES (6) 8.62 ACRES (6) MAX BUILDING COVERAGE      25%   13.1%  25%   13.1% 13.1% MAX IMPERVIOUS COVERAGE                                       50%                       36.15% MIN OPEN SPACE (5)                                                    15%                       18% MIN BUILDING SETBACK (FEET) AT RIGHT-OF-WAY LINE     25'   >25'  25'   >25' >25' AT PROPERTY LINES     50'   >50'  50'   >50' >50' MIN DISTANCE BETWEEN  BUILDINGS (FEET)      40'   >40'   40'   >40'  >40'  MAXIMUM HEIGHT (FEET)          MULTI-FAMILY AND  NON-RESIDENTIAL COMBINATIONS:    60'(1)   65'(2)    60'(1)   65'(2)   65'(2)   ACCESSORY BUILDINGS     15'   15'  MIN PARKING SETBACKS (FEET) AT STREET LINE      10'   >10'  10'   >10' >10' AT REAR/SIDE      15'   >15'  15'   >15' >15' MAX DWELLING DENSITY (3)     20 UNITS/ACRE 26 UNITS/ACRE  20 UNITS/ACRE 26 UNITS/ACRE 26 UNITS/ACRE MIN RECREATION SPACE      15%   17%   15%   17%  17%  (1) THE YMU ZONING DISTRICT ALLOWS FOR ONE BUILDING  CONTAINING MULTIFAMILY DWELLINGS AND NON-RESIDENTIAL USES TO BE A MAXIMUM HEIGHT OF 65'. SEE SECTION 182-90.6.B(5) (2) BUILDING A SHALL HAVE A MAXIMUM HEIGHT OF 65', THE OTHER TWO BUILDINGS SHALL HAVE A MAXIMUM HEIGHT OF 60'. SEE SECTION 182-90.6.B(5) SITE AMENITIES PROVIDED: 1. LEED CERTIFIED BUILDINGS 2. MEDIA CENTER, GAME ROOM, OR OTHER COMMUNITY MEETING AREA (BUILDING A) (3) FOR THE DENSITY AND DENSITY BONUS PROVISIONS, SEE SECTION 182-90.6.B(4)(b). SITE AMENITIES PROVIDED: 1. INTERNAL TRAIL SYSTEM CONNECTED TO EXISTING TOWNSHIP OR REGIONAL TRAIL   SYSTEM. 2. GREEN ROOFS ON ALL BUILDINGS (50% COVERAGE) 3. ELECTRIC CAR CHARGING STATIONS (MIN 4 PER BUILDING) (4) NET ACREAGE: TOTAL (11.52 AC CALC.) MINUS EXISTING ROW AREAS (0.86 AC)= 10.65 AC (NET) (5) MINIMUM OPEN SPACE MUST MEET THE REQUIREMENTS OF SECTION 182-90.6.B(13) (6) DEVELOPABLE AREA:  DEVELOPABLE AREA: -TOTAL TRACT AREA      10.65 ACRES 10.65 ACRES -EXCLUSIONS *EXISTING PUBLIC ROADS RIGHT-OF-WAY  -0.00 ACRES -0.00 ACRES *EXISTING UTILITY EASEMENTS    -0.00 ACRES -0.00 ACRES *FLOODPLAIN AREAS     -1.79 ACRES -1.79 ACRES *STEEP SLOPES >15%     -0.24 ACRES  -0.24 ACRES  TOTAL DEVELOPABLE AREA=    8.62 ACRES  8.62 ACRES (7) THE FLOOD PLAIN CONSERVATION AND STEEP SLOPE CONSERVATION DISTRICTS ALSO APPLY TO PARTS OF THIS PARCEL. PROPOSED PARKING DATA: MULTI-FAMILY DWELLING UNITS: 1.7 SPACES PER UNIT PROPOSED PARKING DENSITY DATA: 224 PROPOSED UNITS = 381 SPACES REQUIRED BUILDING A = 82 UNITS = 140 SPACES REQUIRED BUILDING B = 47 UNITS = 80 SPACES REQUIRED BUILDING C = 95 UNITS = 161 SPACES REQUIRED TOTAL SPACES REQUIRED = 381 TOTAL SPACES PROVIDED LOT 1= 219 SPACES TOTAL SPACES PROVIDED LOT 2= 162 SPACES PROPOSED UTILITY DATA: THIS SITE WILL BE SERVED BY PUBLIC WATER AND SEWER. ALL UTILITIES WILL BE PLACED UNDERGROUND. PROPOSED APARTMENT TYPE PER BEDROOM BUILDING: 1 BEDROOM APTS 2 BEDROOM APTS 1 BEDROOM APTS 2 BEDROOM APTS 2 BEDROOM APTS A  28   59 28   59 59 B  11   36 11   36 36 C  29   6129   6161

AutoCAD SHX Text
PARCEL C PARCEL I.D.: 61-00-01042-00-4 OWNER: YERKES STATION ASSOCIATES LLC DEED BOOK: 5310 PAGE: 02050 LOT AREA: 32,713 SQ.FT. (DEED)

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
60'

AutoCAD SHX Text
120'

AutoCAD SHX Text
60'

AutoCAD SHX Text
120'

AutoCAD SHX Text
1" = 60'

AutoCAD SHX Text
LOCATION MAP SCALE- 1:8001:800

AutoCAD SHX Text
PROJECT SITE

AutoCAD SHX Text
COLLEGEVILLE ROAD

AutoCAD SHX Text
YERKES ROAD

AutoCAD SHX Text
PERKIOMEN TRAIL

AutoCAD SHX Text
HOPWOOD ROAD

AutoCAD SHX Text
FLOODPLAIN AREA

AutoCAD SHX Text
PROPOSED SUBDIVISION LINE

AutoCAD SHX Text
STATEMENT OF INTENT THIS TENTATIVE SKETCH PLAN SHOWS THE DEVELOPMENT OF THREE (3) MULTIFAMILY BUILDINGS CONTAINING A TOTAL OF 224 DWELLING UNITS IN TWO PHASES ON ONE TRACT.  THE THREE EXISTING PARCELS WILL BE CONSOLIDATED AND THE PROPERTY WILL BE SUBDIVIDED INTO TWO LOTS, WHICH CORRESPOND TO EACH PHASE OF THE DEVELOPMENT.  BUILDINGS A ND B WILL BE THE FIRST PHASE, AND LOT #1. BUILDING C WILL BE THE SECOND PHASE AND LOT #2. THE AREA OF THE CONSOLIDATED PARCEL THAT WAS PARCEL B IS TO BE USED FOR THE MITIGATION OF WETLANDS AND AS SUCH WILL REMAIN WITH PROPOSED LOT 2. THE EXISTING SINGLE-FAMILY DETACHED DWELLING AND OTHER STRUCTURES ON THE PROPERTY ARE PROPOSED TO BE DEMOLISHED. HORIZONTAL AND VERTICAL CONTROL SITE TOPOGRAPHY IS BASED ON PENNSYLVANIA STATE SOUTH STATE PLAN COORDINATES AND NAVD 1988.

AutoCAD SHX Text
PROPOSED LOT SIZE: LOT 1: 6.51 AC (NET) LOT 2: 3.59 AC (NET)

AutoCAD SHX Text
EXISTING FLOODPLAIN

AutoCAD SHX Text
PROPOSED WALKING TRAIL



 

 
184 West Main Street│Suite 300│Trappe, PA 19426│Phone: 610-489-4949│Fax: 610-489-8447 

Gilmore & Associates, Inc. 
Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 
March 19, 2020 
 
File No. 18-06100T 
 
Mr. Geoff Grace, Director of Planning / Zoning Officer 
Upper Providence Township  
1286 Black Rock Road  
P.O. Box 406 
Oaks, PA 19456 
 
Reference: 124 Yerkes Road -- Tentative Plan Review 

Twp. Number 72035-0344-0001(T-rev.) LD 
 
Dear Geoff: 
 
In accordance with the Township’s request, we have reviewed the Tentative Land Development Plan 124 Yerkes Road.  
The review consisted of a Tentative Sketch Plan 124 Yerkes Road prepared by Bogia Engineering, Inc., dated 01-02-
2020 showing the development of three parcels land with a multifamily residential development in accordance with the 
Yerkes Mixed Use District (YMU) zoning.  We offer the following comments for your consideration: 
 
General 
 
1. The subject site is comprised of three tax parcels totaling 11.623 acres (gross) located along Collegeville Road 

(SR 0029) northeast of the Yerkes Road intersection.  The parcels are zoned Yerkes Mixed Use District (YMU).  
A stream flows through the northeast portion of the site.  The smaller of the two parcels on the east side of 
Collegeville Road is developed with an existing single-family detached dwelling, detached garage and driveway. 

 
2. The Applicant is proposing three multifamily (apartment) buildings, containing a total of 224 dwelling units on the 

two parcels on the eastern side of Collegeville Road.  The plan proposes to demolish the existing non-conforming 
use residence, garage and access to Collegeville Road. No development is proposed for the parcel on the west 
side of Collegeville Road.  The development is proposed to have public water and public sewer service. 

 
Zoning 
 
1. Chapter 182-90.6.B(4)(b). and (c)[1] 

The zoning compliance table shall list the amenities provided that qualify for the proposed density bonus.  These 
features shall be shown and labeled on the plan.  
 

2. Chapter 182-90.6.B.(4)(f) 
The required Building Setbacks shall be measured from the ultimate right-of-way. 
 

3. Chapter 182-90.6.B.(4)(i) 
The required Parking Setbacks shall be measured from the ultimate right-of-way. 
 

4. Chapter 182-90.6.B.(5)(a) 
The plan shall list the proposed building height of each building.  The zoning compliance table shall list the 
amenities provided from the list in 182.90.6.B(4)[1] that qualify for the building height increase to 65 feet.  These 
features shall be shown and labeled on the plan.  The allowable height increased can be applied to one of the 
buildings. 
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5. Chapter 182-25. 
Zoning Variances for proposed improvements within the Floodplain Conservation District may be required. 
 

6. Chapter 182-26.A.(1)(c) 
The FEMA FIRM Zone A Floodplain is shown on the plan for Norma Run (A.K.A. Donny Brook).  The FEMA 
Floodplain mapping for the Perkiomen Creek shows a Base Flood Elevation of 111.3 feet downstream of the 
Norma Run (A.K.A. Donny Brook) and Perkiomen Creek confluence.  There are areas of the site that are shown 
to be clear of the FEMA Zone A, Approximate Floodplain mapping that may be subject to inundation due the 
tailwater condition at the discharge end of the Norma Run (A.K.A. Donny Brook) culvert under the Perkiomen Trail 
(former railroad) along the eastern side of the site.  A detailed floodplain study for this section on Norma Run 
(A.K.A. Donny Brook) shall be prepared and submitted to the Township.  This study shall be prepared in 
accordance with FEMA requirements and standards necessary to obtain a Letter of Map Change (LOMC).  FEMA 
approval of the detail floodplain study is required 
 

Subdivision and Land Development 
 
1. Chapter 154-11.B. 

The northwestern title boundary of Parcel C and the common title boundary line between Parcels B and C shall 
be shown on the plan. 
 

2. Chapter 154-11.D. 
Collegeville Road, SR 0029, is classified as an Arterial Road with an ultimate right-of-way of 120 feet.  In 
accordance with Chapter 154-18. the minimum pavement width shall be 40 feet.  The additional ultimate right-of-
way along Collegeville Road shall be offered for dedication. 
 
Yerkes Road is classified as a Village Road with an ultimate right-of-way of 40 feet.  In accordance with Chapter 
154-18. a Village Road shall have a pavement width of 32 feet.  The additional ultimate right-of-way along Yerkes 
Road shall be offered for dedication.    
 
Old Collegeville Road (Old Route 29) is a Township road and is classified as a Residential Road with an ultimate 
right-of-way of 50 feet.  In accordance with Chapter 154-18. a Residential Road shall have a pavement width of 
32 feet.  The existing intersection of Old Collegeville Road and Collegeville Road is restricted by signage to not 
allow the left turn movement from Old Collegeville Road onto Collegeville Road.  

• The existing right-of-way and pavement widths shall be labeled on the plan. 

• The additional ultimate right-of-way along Old Collegeville Road shall be offered for dedication. 

• Widening of Old Collegeville Road is not proposed.   

• Curbing along Old Collegeville Road has not been proposed. 

• Sidewalk along Old Collegeville Road has not been proposed. 

• The plan proposes to restrict the intersection of Old Collegeville Road and Collegeville Road to only allow 
right turns onto Old Collegeville Road from west bound Collegeville Road and eliminate the traffic movements 
from Old Collegeville Road to Collegeville Road.  The plan shows the alignment of Old Collegeville Road to 
be altered to allow only the right turn in movement and the paved cartway width to be reduced to one 
northbound lane for approximately 180 feet.  The northbound lane is to be curbed and signed “No Dot Enter” 
for the southbound traffic.  The plan does not provide a cul-de-sac or turnaround for south bound vehicles at 
the terminus of the two-way traffic. 
 

The plan shows modifications to the intersections of Collegeville Road with Yerkes Road, Old Collegeville Road 
and Hopwood Road, and Old Collegeville Road and Hopwood Road.  We defer to the Township Traffic consultant 
for recommendations pertaining to the proposed intersection modifications. 
 
The plan proposes two points of access for the site development.  The first access is a proposed driveway located 
at the Collegeville Road and Hopwood Road intersection.  This driveway is aligned with the through movement of 
Hopwood Road at a proposed signalized intersection.  The second proposed driveway will provide ingress from 
and egress to Yerkes Road at the southeastern corner of the site. 
 



 
  

 
File: Silver Rhino 124 Yerkes/Yerkes Station, Tentative Plan Submission 

Memorandum 
 
FILE: Yerkes Station, 124 Yerkes Road 
  #7035-0341-0002 (T) LD (Revised) 
 
SUBJECT: Tentative Plan Review 
  
FROM: Geoffrey Grace, AICP  
  Grace Planning Associates 
       Zoning Officer / Director of Planning,  
  Township of Upper Providence 
 
DATE: March 23, 2020 
 

 
This memo is regarding the site (parcel numbers 61-00-05671-00-1, 61-00-01041-00-5, and 61-00-
01042-00-4) located at the northeast corner of Yerkes Road and Route 29 (Collegeville Road). The 
following should be noted concerning the submission of plan to develop 124 Yerkes Road as a mixed use 
(apartment and day care): 

1. The subject parcel is zoned YMU, Yerkes Mixed Use District. 
 

2. This review is based on plans submitted by Bogia Engineering, Inc, Inc., dated January 2, 2020 (no 
revisions).  

 
3. Variations of this plan has been submitted/presented while the Township was working through the 

adoption of the Yerkes Mixed Use District. This review is the first by my office of any submitted land 
development plan, any previous comment (written or oral) are not to be considered as applying to 
this proposed application. 

 
Subdivision and Land Development Ordinance Compliance Review 

4. Plans should be revised to show compliance with all setback requirements from Township ultimate 
rights-of-way per § 154-11.D. 
 

5. Section 154-11.G requires that all proposed land developments also comply with § 154-14, therefore 
the application should show the following on submitted plans: 

 
a. Density (shown) and bedroom mix (ref. § 154-14.D). 
b. Total tract area dedicated to each use (ref. § 154-14.E). 
c. Montgomery County Planning Commission file number once assigned (ref. § 154-14.M). 

 
6. Plan submissions shall include the Montgomery County Planning Commission File number once  

assigned by the County. (Reference § 154-11.K) 
 

 

 
Grace Planning 

Associates 
PO Box 655 Oaks PA 19456 

484.390.5200 
ggrace.aicp@gmail.com 
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Zoning Ordinance Compliance Review 

7. Any structure (building, retaining wall, etc.) that is within a floodplain or floodway will require the 
applicant apply for and receive a variance from the Upper Providence Zoning Hearing Board. The 
plans should also note that any roads, parking, trails, or similar improvement comply with the 
construction procedures outlined with the Floodplain Conservation District (Article III), with details 
of the construction methods to be included in the preliminary plan submission. 
 

8. Base density for a development with the YMU District is 20 units per developable acre; allowing for  
172 apartments. However, per § 182-90.6.B.(4) a multifamily development within the YMU can 
apply density bonus based on provided amenities and various other requirements. The applicant is 
proposing 224 units, a density of 26 units to the acre. The tentative plans should detail which bonus 
provisions are being used to allow for the increase in density. 

 
9. While buffer areas are required per § 182-90.6.B.(12), it is acknowledged that landscaping is not 

typically shown at the tentative plan submission. Plans show adequate room for the 25-foot width 
requirement. Preliminary plan submissions shall show the mix of evergreen and deciduous trees and 
the location of the required berms. 

 
10. A property maintenance area is required per § 182-90.6.B.(14). Any future submissions should show 

a specific area that meets the requirements of this section. 
 

11. Design guidelines required under § 182-90.6.B.(15), are not typically reviewed until the preliminary 
plan or final plan stage submissions. Any discussion and submissions prior to those land development 
stages will be welcome, however final comments will be reserved until a complete submission is 
made. 

If there are any questions about this memo, please contact me at 610-933-9179, extension 162 or at the 
information listed on the first page of this memo. 
 
cc:  (via email unless otherwise noted) 

Township of Upper Providence Board of Supervisors 
Timothy Tieperman, Township Manager 
Bryan Bortnichak, Assistant Township Manager 
Joseph E. Bresnan, Township Solicitor 

 Bill Dingman, P.E., Township Engineer 
 Casey Moore, P.E., Traffic Engineer 

Lance Silver, Applicant 
Greg Bogia, P.E., Applicant’s Engineer 
Alyson Zarro, Esq., Applicant’s Attorney 

  
  
   



124 Yerkes Road Tentative Plan Review                Page - 3 - 
File No. 18-06100 March 19, 2020 

 

3. Chapter 154-11.E. 

• The FEMA FIRM Zone A, Approximate, Floodplain is shown on the plan for Norma Run (A.K.A. Donny 
Brook). 

• A wetland study report shall be submitted to support the delineation shown on the plan.  Highlight all 
wetlands on the property so impacts to the wetlands may be noted. 

• The USDA NRCS soil boundaries and types shall be shown on the plan.  Site has areas of soils listed in 
Chapter 182-26.A.(3).  Soils listed in this section and the 1% Chance Annual Occurrence Floodplain are 
used to determine the limits of the Floodplain Conservation District. 

 
4. Chapter 154-11-F. 

The statement if intended use(s) shall include the use of Parcel B as it will remain a separate parcel form the 
consolidated Parcels A and C and shall elaborate on the phasing of the project. 
 

5. Chapter 154-11.G. 
a. Chapter 154-14.B. 

Plan shall list the lot size data for the proposed consolidated Parcels A and C on the east side of 
Collegeville Road and the Parcel B on the west side of Collegeville Road. 

b. Chapter 154-14.C. 
The Zoning Districts listed and shown on the plan shall include the Floodplain Conservation District and 
Steep Slope Conservation District. 

c. Chapter 154-14.D. 
The plan shall note the proposed mix of residential units by number of bedrooms. 

d. Chapter 154-14.G. 
The parking provided shall be listed by project phase.  Each phase shall be design to be a code compliant 
stand-alone phase. 

e. Chapter 154-14.K. 
Plan shall show easements for the proposed trail link through the site, required drainage easement for the 
natural watercourse, and access for the stormwater management facility. 

 
6. Chapter 154-11.H. & Chapter 154-12.C. 

Site topography mapping shall be based on Pennsylvania State Plane Coordinates and USGS NAVD 1988. 
 

7. Chapter 154-11.I. 
Two stormwater management facility areas have been shown on the plan.  One of these areas is within the FEMA 
Zone A Floodplain.  All applicable requirements as outlined in Chapters 150 and 154 of the Upper Providence 
Township Code, as well as additional sediment pollutant removal benefits consistent with the Upper Providence 
Township Pollutant Reduction Plan as approved by the Pennsylvania Department of Environmental Protection 
(PADEP), may be required for development of this site.  Improvements within the Floodplain and/or Floodway will 
require PADEP permitting. 
 

8. Chapter 154-11.K.  
The Montgomery County Planning Commission file number shall be noted on the if such number has been 
assigned to the plan in a previous submission. 
 

9. Chapter 154-12.G. 
A Landscape Plan shall be included with a Preliminary Plan at submission.   
 

10. Chapter 154-40. 
A Lighting Plan and illumination analysis shall be included with the Preliminary Plan submission. 
 

General Comments 
 

1. The area labeled as Perkiomen Trail Access Easement and Right-of-Way does not appear to match the Trail 
location.  Existence and location of this easement shall be verified.  
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Mr. Geoffrey Grace     

Director of Planning and Zoning   

Upper Providence Township    

P.O. Box 406 

Oaks, PA 19456 

 

Traffic Engineering Review No. 2 – Tentative Sketch Plans (2) 

124 Yerkes Road Development  

Upper Providence Township, Montgomery County, PA 

McMahon Project No. 819092.11, Phase 001 

Township Escrow No. 341 

 

Dear Geoff: 

 

As requested, on behalf of Upper Providence Township, McMahon Associates, Inc. has completed our 

second traffic engineering review of the tentative sketch plans provided for the proposed development 

to be located at 124 Yerkes Road in Upper Providence Township, Montgomery County, PA. It is our 

understanding that the proposed development located on the east side of Collegeville Road (S.R. 0029) 

will consist of 224 multi-family dwelling units. A separate application for another proposed development 

is to be located at 172 Hopwood Road (also referred to as Hopwood Farm) and consist of 48 multi-family 

dwelling units to be constructed on both the northern and southern sides of Hopwood Road west of 

Collegeville Road (S.R. 0029).  The Hopwood Farms development sketch plan is reviewed under separate 

cover, except for the Transportation Impact Study which links the two projects.   

 

Significant widening improvements to Collegeville Road (S.R. 0029) are to be completed in order to 

provide additional capacity and safety improvements. These will also mitigate the impacts and 

accessibility of the projects and include additional through lanes, auxiliary lanes, widened culverts, a 

pedestrian crossing and trail connections, and signalization of the Hopwood Road intersection with 

Collegeville Road (S.R. 0029) among other things with the development.  

 

Access to the development at 124 Yerkes Road is proposed via a full-movement, signalized driveway to 

Collegeville Road (S.R. 0029), opposite Hopwood Road, and a full-movement unsignalized driveway to 

Yerkes Road.  
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The following documents were reviewed in preparation of our letter: 

 

▪ Tentative Sketch Plan for 124 Yerkes Road, prepared by Bogia Engineering, Inc., last revised May 

8, 2020. 

 

Based on our review of the submitted documents noted above, McMahon offers the following comments 

for consideration by the Township and action by the applicant. Please note that the comments in this 

letter pertain to review of the sketch plans for 124 Yerkes Road. The applicant must address our 

comments pertaining to 172 Hopwood Road, made under separate cover, and must still address our 

comments pertaining to the Transportation Impact Study in our draft March 19, 2020 review letter. 

Also, no response letter was provided to our office that addresses how the comments in our prior 

review letter of March 19, 2020 have been resolved or justification for any that have not. Please provide 

a detailed response letter in all future submissions. 

  

Tentative Sketch Plan for 124 Yerkes Road 

 

1. According to the Township Ultimate Right-of-Way map, Collegeville Road (S.R. 0029) is 

considered an arterial road and based on Section 154-18.C(1) of the Subdivision and Land 

Development Ordinance should have an ultimate right-of-way width of 120 feet. The plan 

currently shows an ultimate right-of-way width of approximately 80 to 100 feet along the site 

frontage, thereby not satisfying this ordinance requirement. The plan should be revised to show 

a half-width, ultimate right-of-way of 60 feet, or a waiver will need to be requested from the Board 

of Supervisors for this ordinance section. 

 

2. A note should be added to any formal plan submission stating that the area between the existing 

right-of-way and ultimate right-of-way should be offered for future taking and dedication to the 

authority having jurisdiction over the road as required in Section 154-18.E(3) of the Subdivision 

and Land Development Ordinance. 

 

3. Sight distance measurements for the driveway to Yerkes Road must be shown on the plan and be 

in accordance with Section 154-19.B(1) of the Subdivision and Land Development Ordinance.   

 

4. The curb radii must be labeled on the plan at the driveway along Yerkes Road and be in 

accordance with Section 154-19.A(3) of the Subdivision and Land Development Ordinance.  

 

5. All proposed signs must be clearly labeled on the plans, including size and nomenclature (e.g. 

R1-1, 30” x 30”, etc.). 
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6. ADA ramps should be shown on the plans at all locations where internal crossings are proposed, 

as well as in the immediate vicinity of the proposed ADA parking spaces.  They must be designed 

and constructed in accordance with local, state and federal ADA requirements. 

 

7. The roadway improvements associated with this development will require other properties to 

participate in the design. All necessary right-of-way, easements, approvals, etc. necessary from 

properties not owned by the applicant as part of the associated modifications must be secured 

before any final Township approvals will be granted. The applicant is reminded to start this 

process as soon as possible, and any documentation and correspondence must be included in 

subsequent submissions. 

 

8. Sidewalk is proposed across the property frontage adjacent to Yerkes Road and continues around 

the site frontage along S.R. 0029.As such, provide a portion of sidewalk and ADA ramp(s) along 

the western side of the proposed Yerkes access that would provide accessibility to the sidewalk 

along Yerkes Road from the southwest corner of the site. It is recommended, if possible, to also 

extend the sidewalk down Yerkes Road across the David Rush property to connect to the 

Perkiomen Trail if permission is granted by the property owner. The applicant should perform 

sufficient “due diligence” in order to pursue this additional sidewalk and should provide any 

associated documentation of the attempts in future submissions. 

 

9. We recommend that “No Pedestrian” signs be provided along the western side of S.R.0029 across 

from Yerkes Road since no crossings are proposed across the intersection. PennDOT will likely 

review this intersection in more detail when a formal HOP submission is made; therefore, the 

final signage layout at this intersection will be further evaluated at that time. 

 

10. Truck turning templates should be provided showing the ability of the largest expected delivery 

vehicle, trash truck, and emergency vehicles to maneuver through the site and at all new and/or 

modified roadway and access intersections. 

 

11. For alignment and operational purposes along with revisions being provided to the traffic study, 

and to address the Declaration of Restrictive Covenants for the project, it may be best to show a 

separate left-turn lane and shared through/right-turn lane on the Hopwood Road and site access 

approaches to Collegeville Road (S.R. 0029) with implementation of the roadway and intersection 

improvements. The final lane configurations on these approaches must be included in the 

conclusions and recommendations section of the updated traffic study, and reflected on the 

tentative sketch and land development plans, which are not reflected at this time. 
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12. The ingress and egress movements to/from Collegeville Road (S.R. 0029) and Old Route 29 must 

be looked upon with turning templates so that maneuvers can be made. The plans indicate the 

addition of a channelized island for southbound S.R. 0029 right-turns onto Hopwood Road and 

to help facilitate a pedestrian refigure area for the crosswalk, which then eliminates the 

southbound S.R. 0029 movement into the Hopwood Road end of Old Route 29. This movement 

can be made at the other end of Old Route 29, but we recommend that the applicant provide 

documentation that the design has been presented to the affected parcels. 

 

13. According to the Township’s Roadway Sufficiency Analysis, the proposed development at 124 

Yerkes Road is located in Transportation Service Area One, which has a corresponding impact 

fee of $1,955.88 per “new” weekday afternoon peak hour trip and the applicant will be required 

to pay a Transportation Impact Fee in accordance with the Township’s Transportation Impact Fee 

Ordinance.  Based on information provided in the transportation impact study last submitted for 

review, the proposed development will generate approximately 96 total “new” weekday 

afternoon peak hour trips for 224 units in a multi-family, mid-rise building. This does NOT 

include any daycare, retail or other commercial uses as previously identified may be included by 

the applicant.  We understand that no commercial uses may be proposed now. However, the uses 

on the site must be confirmed by the applicant, and adjustments to the TIS must then be 

completed to reflect the development specifics. If only the residential units are proposed, the 

Transportation Service Area One impact fee of $1,955.88 per new weekday afternoon peak 

hour trip, applied to 96 trips, results in a transportation impact fee of $187,764.48 for the 

proposed development at 124 Yerkes Road. However, if the project submission is deemed by the 

Township to have been officially filed prior to the newly adopted fee, the interim fee of $1,000/per 

“new” weekday afternoon peak hour trip will be applied. Since the subject intersection of 

Collegeville Road (S.R. 0029) and Hopwood Road and frontage improvements fall within the Act 

209 study and improvements, the Township Solicitor, staff, Supervisors and our office should 

collaborate to determine if the impact fee will be credited with the provision of the improvements 

to be completed by the applicant. 

 

14. A more detailed review of preliminary and/or final land development plans, as well as a 

necessary Highway Occupancy Permit plan submission, will be conducted as the project moves 

forward through a detailed land development process. Additional comments may be raised at 

that point, including design and stormwater items relative to the road and pedestrian network, 

etc. 
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In addition to the aforementioned comments directly related to the sketch plan submitted to the 

Township office for review, we also continue to offer the following comments, which were previously 

provided to the applicant under a draft review dated March 19, 2020 as part of an interim review of the 

Transportation Impact Study (TIS). Although no formal resubmission of the revised TIS addressing these 

interim comments has been made to date, it is our understanding through correspondence with the 

applicant’s traffic engineer, that the TIS is being revised. The TIS related comments must also be 

addressed by the applicant upon making the next formal submission of the TIS to the Township. 

 

Please note, given that the TIS evaluates the traffic impact associated with both the 124 Yerkes Road 

Development and the 172 Hopwood Road Development simultaneously and concludes the roadway 

improvements to be implemented in the area of both sites, the following TIS comments contain items 

that must be addressed that are associated with both developments accordingly: 

 

15. The Transportation Impact Study (TIS) submitted by the applicant’s traffic engineer was prepared 

using the industry’s generally-accepted transportation impact study practices, following 

PennDOT transportation impact study guidelines. 

 

16. References to a TIA should be changed to a TIS throughout the study. 

 

17. Informational: The applicant is proposing to install the following improvements as part of this 

development: 

 

• Install an additional through lane on the northbound and southbound Collegeville Road 

(S.R. 0029) approaches at its intersection with Hopwood Road/Site Access. The additional 

northbound through lane will begin at or before the Yerkes Road intersection and extend 

northerly to tie into the second through lane just south of Perkiomen Boulevard. The 

additional southbound lane will open up a few hundred feet south of Perkiomen 

Boulevard and extend southerly to tie into the second through lane just north of South 

Mennonite Drive as Collegeville Road (S.R. 0029) climbs the hill. 

• Widen/extend the culvert across Collegeville Road (S.R. 0029) just north of Hopwood 

Road. 

• Install northbound and southbound left-turn lanes on Collegeville Road (S.R. 0029) at its 

intersection with Hopwood Road/Site Access. 

• Install a right-turn lane on the northbound Collegeville Road (S.R. 0029) approach at its 

intersection with Hopwood Road/Site Access. 

• Install a traffic signal at the intersection of Collegeville Road (S.R. 0029) and Hopwood 

Road/Site Access. 

• Install a left-turn lane on the southbound Collegeville Road (S.R. 0029) approach at its 

intersection with Yerkes Road. 
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• Traffic signal timing optimization/modifications at the intersection of Collegeville Road 

(S.R. 0029) and West Drive. 

• Traffic signal timing optimization/modifications at the intersection of Collegeville Road 

(S.R. 0029) and Perkiomen Boulevard. 

• Traffic signal interconnect and coordination from Hopwood Road northerly to Perkiomen 

Boulevard and the Collegeville Borough signal system for S.R. 0029. 

 

18. The improvements listed above and within the transportation impact study are not fully 

consistent with the recorded terms and conditions outlined in the Declaration of Restrictive 

Covenants recorded against Parcel No. 61-00-02593-00-1 dated November 4, 2019, Montgomery 

County Recorder of Deeds Docket No. 2019078924, Deed Book 6160, Page 00039 (attached to 

this letter), which specifically outlines many of the Road Improvements listed on pages 2 to 3 

in items 1.a.i.-ix. in the Declaration. Please add into the revised analyses, concept plans, and 

future design submissions. 

 

19. All PennDOT comments from their March 13, 2020 review letter pertaining to their review of the 

transportation impact study for HOP Application No. 173999 must be addressed by the applicant. 

Additionally, PennDOT has recommended another coordination meeting to discuss technical 

items with the applicant and Upper Providence Township representatives present, and our 

office recommends the same.  

 

20. The 2023 and 2028 future with-development analysis worksheets at the intersection of 

Collegeville Road (S.R. 0029) and Hopwood Road/Site Access, the analyses and Tentative Sketch 

Plan should evaluate a revision to the lane designations for the minor road approaches.  For 

alignment and operational purposes, it may be best to show a separate left-turn lane and shared 

through/right-turn lane on the Hopwood Road and site access approaches to Collegeville Road 

(S.R. 0029) with implementation of the improvements above. The final lane configurations on 

these approaches must be included in the conclusions and recommendations section of the study, 

and reflected on the concept and land development/HOP plans.  

 

21. The study recommends not including the Old Route 29 leg as a separate phase in the proposed 

traffic signal at Collegeville Road (S.R. 0029) and Hopwood Road, but instead leaving the 

intersection as an unsignalized intersection with stop control provided on the Old Route 29 

approach.  We have concerns with left-turns into and out of Old Route 29 at Hopwood Road due 

to the close proximity of this intersection with the proposed traffic signal at Collegeville Road 

(S.R. 0029 and Hopwood Road.  The study must provide additional information on the expected 

traffic operations of Old Route 29, between Collegeville Road (S.R. 0029) and Hopwood Road, 

but also include an analysis alternative of Old Route 29 as the 5th leg to the intersection, only being 

activated when getting a call.    
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22. The existing traffic volumes shown on Figure 5 do not match the traffic volumes shown on the 

manual turning movement count worksheets. The study should be revised to use the existing 

traffic volumes shown on the manual turning movement count worksheets. 

 

23. A left-turn advance phase is warranted on the northbound and southbound Collegeville Road 

(S.R. 0029) approaches at its intersection with Hopwood Road/Site Access during the weekday 

afternoon peak hour.  Given that it is warranted during the weekday afternoon peak hour, and 

the high traffic volumes that exist on Collegeville Road (S.R. 0029) during both peak hours, the 

advance phase for the northbound and southbound Collegeville Road (S.R. 0029) left-turn 

movements should be provided, as long as PennDOT also concurs, and listed as an improvement 

in the study. The analysis should be revised to reflect this improvement. 

 

24. The auxiliary lane warrant analyses on pages 43 and 44 of the TIS should either match the 

concept/design plans prepared, or have more explanation around each analysis of what is being 

provided based on the roadway design and transitions, and physical prohibitions.   

 

25. According to the TIS, a gap study was conducted along Collegeville Road (S.R. 0029) at its 

intersection with Yerkes Road and is provided in Appendix X. Upon review of the study, there is 

no Appendix X provided in the study. In fact, Appendices T. through Y. are all missing and 

should be added upon resubmission. Since the intersection is expected to operate with delay (LOS 

F) on the Yerkes Road approach during the weekday afternoon peak hour under 2023 and 2028 

future with-development conditions and it appears as though the traffic volumes will not warrant 

the installation of a traffic signal, the study must be revised to include the gap study information 

so that our office can confirm that there are adequate gaps in the Collegeville Road (S.R. 0029) 

traffic stream at Yerkes Road, or if any permanent or peak-period turning restrictions must be 

placed on that approach for safety through signing and/or design. 

 

26. The 2023 and 2028 future without and with-development southbound queue at the intersection 

of Collegeville Road (S.R. 0029) and Perkiomen Boulevard indicates that it may extend into the 

adjacent signalized intersection to the north of this intersection during the weekday morning and 

weekday afternoon peak hours.  The applicant evaluated the impact of installing a separate left-

turn lane on the southbound Collegeville Road (S.R. 0029) approach at this intersection, as well 

as the impact of installing a separate left-turn lane and additional through lane on the southbound 

Collegeville Road (S.R. 0029) approach. According to the analysis results, with only the 

installation of a southbound left-turn lane, the southbound Collegeville Road (S.R. 0029) through 

lane queue is expected to extend into and beyond the adjacent signalized intersection to the north 

under 2028 future with-development conditions. In order to reduce this queue so it will not 

extend into the adjacent signalized intersection to the north, an additional through lane may be 

needed in addition to the left-turn lane on the southbound Collegeville Road (S.R. 0029) approach. 

The applicant proposes not to complete any improvements at this location at this time given the 

extent of the improvements in the area of the Hopwood Road/S.R. 0029 intersection.    
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27. Upon addressing the aforementioned comments and updating the concept, land development 

and/or HOP plans, the applicant must forward all of the electronic Synchro files and any SIM 

Traffic to our office for further review, verification, and confirming the analyses inputs and 

operations in the next review. 

 

28. This project will involve several permit approvals from PennDOT for a Highway Occupancy 

permit, traffic signal permit, and applicable structural approvals for the widening of the culvert 

structure(s), etc.  Our office and the Township should be copied on all submissions to PennDOT 

for Township concurrent reviews, correspondence and review letters from PennDOT and other 

agencies, and invited to attend meetings/calls with the Department and other agencies. 

 

Based on our review, the applicant should address the aforementioned comments, and provide revised 

plans to the Township and our office for further review and approval recommendations.  

 

We trust that this review letter responds to your request and satisfactorily addresses the traffic issues 

that are related to the proposed addition apparent to us at this time. If you or the Township have any 

questions, or require clarification, please contact me at 215.283.9444 or Anthony Valencia, Project 

Manager, at 610.594.9995. 

 

Sincerely, 

 

 

 

 

Casey A. Moore, P.E. 

Executive Vice President – Corporate Operations 

 

CAM/AV/BMJ 

 

cc: Bryan Bortnichak – Assistant Township Manager 

Bill Dingman, P.E. – Township Engineer, Gilmore Associates, Inc.  

 Joe Bresnan, Esquire – Township Solicitor 

 Board of Supervisors (internally distributed) 

Planning Commission (internally distributed)  

Francis J. Hanney – PennDOT District 6-0 

Kevin Chavous – Montgomery County Planning Commission 

Alyson M. Zarro, Esquire – Riley Riper Hollin & Colagreco 

Lance Silver, Esquire – Silver Rhino Development 

Gregg Bogia, P.E., PTOE, – Bogia Engineering, Inc. 
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May 8, 2020 

 

Upper Providence Township 

c/o Geoff Grace, Director of Planning / Zoning Officer 

1286 Black Rock Road 

P.O. Box 406 

Oaks, PA 19456 

 

 

RE: Review letter from Gilmore and Associates, Inc, dated March 19, 2020 

  124 Yerkes Road -- Tentative Plan Review 

  Twp. Number 72035-0344-0001(T-rev.) LD 

 

The following is in response to the comment letter referenced above. The original comments by 

Gilmore and Associates, Inc are in italics, BEI responses are in bold. 

 

Zoning  

1. Chapter 182-90.6.B(4)(b). and (c)[1]  

The zoning compliance table shall list the amenities provided that qualify for the proposed 

density bonus. These features shall be shown and labeled on the plan.  

The zoning compliance table has been updated to list the amenities provided. 

 

2. Chapter 182-90.6.B.(4)(f)  

The required Building Setbacks shall be measured from the ultimate right-of-way.  

Building setbacks are being measured from the proposed right-of-way of each street 

external to the development.  A waiver is being requested from Section 154-18 to 

provide the right-of-way as proposed, which accommodates the improvements required 

by PennDOT in this area, instead of the full width of ultimate right-of-way. 

 

3. Chapter 182-90.6.B.(4)(i)  

The required Parking Setbacks shall be measured from the ultimate right-of-way. 

Parking setbacks are being measured from the proposed right-of-way. .  A waiver is 

being requested from Section 154-18 to provide the right-of-way as proposed, which 

accommodates the improvements required by PennDOT in this area, instead of the full 

width of ultimate right-of-way. 

 

4. Chapter 182-90.6.B.(5)(a)  

The plan shall list the proposed building height of each building. The zoning compliance 

table shall list the amenities provided from the list in 182.90.6.B(4)[1] that qualify for the 

building height increase to 65 feet. These features shall be shown and labeled on the plan. 

The allowable height increased can be applied to one of the buildings.  

The zoning compliance table has been updated to indicate building A is to be 65’ in 

height, and the proposed amenities have been listed in the table. 

 

5. Chapter 182-25.  
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Zoning Variances for proposed improvements within the Floodplain Conservation District 

may be required.  

Comment Acknowledged. 

 

6. Chapter 182-26.A.(1)(c)  

The FEMA FIRM Zone A Floodplain is shown on the plan for Norma Run (A.K.A. Donny 

Brook). The FEMA Floodplain mapping for the Perkiomen Creek shows a Base Flood 

Elevation of 111.3 feet downstream of the Norma Run (A.K.A. Donny Brook) and Perkiomen 

Creek confluence. There are areas of the site that are shown to be clear of the FEMA Zone A, 

Approximate Floodplain mapping that may be subject to inundation due the tailwater 

condition at the discharge end of the Norma Run (A.K.A. Donny Brook) culvert under the 

Perkiomen Trail (former railroad) along the eastern side of the site. A detailed floodplain 

study for this section on Norma Run (A.K.A. Donny Brook) shall be prepared and submitted 

to the Township. This study shall be prepared in accordance with FEMA requirements and 

standards necessary to obtain a Letter of Map Change (LOMC). FEMA approval of the 

detail floodplain study is required. 

Will Comply. 

 

Subdivision and Land Development  

1. Chapter 154-11.B.  

The northwestern title boundary of Parcel C and the common title boundary line between 

Parcels B and C shall be shown on the plan. 

Per current deed, the northwestern title boundary of Parcel C is the Existing PennDOT 

right-of-way line of SR 0029. By current Deed, Parcels B and C are separated by the 

PennDOT right-of way line of SR 0029. 

 

2. Chapter 154-11.D.  

Collegeville Road, SR 0029, is classified as an Arterial Road with an ultimate right-of-way of 

120 feet. In accordance with Chapter 154-18. the minimum pavement width shall be 40 feet. 

The additional ultimate right-of-way along Collegeville Road shall be offered for dedication. 

A waiver will be submitted for this section. 

 

Yerkes Road is classified as a Village Road with an ultimate right-of-way of 40 feet. In 

accordance with Chapter 154-18. a Village Road shall have a pavement width of 32 feet. The 

additional ultimate right-of-way along Yerkes Road shall be offered for dedication 

A waiver will be submitted for this section. 

 

Old Collegeville Road (Old Route 29) is a Township road and is classified as a Residential 

Road with an ultimate right-of-way of 50 feet. In accordance with Chapter 154-18. a 

Residential Road shall have a pavement width of 32 feet. The existing intersection of Old 

Collegeville Road and Collegeville Road is restricted by signage to not allow the left turn 

movement from Old Collegeville Road onto Collegeville Road. 

• The existing right-of-way and pavement widths shall be labeled on the plan.  

• The additional ultimate right-of-way along Old Collegeville Road shall be offered for 

dedication.  
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• Widening of Old Collegeville Road is not proposed.  

• Curbing along Old Collegeville Road has not been proposed.  

• Sidewalk along Old Collegeville Road has not been proposed.  

• The plan proposes to restrict the intersection of Old Collegeville Road and Collegeville 

Road to only allow right turns onto Old Collegeville Road from west bound Collegeville 

Road and eliminate the traffic movements from Old Collegeville Road to Collegeville 

Road. The plan shows the alignment of Old Collegeville Road to be altered to allow only 

the right turn in movement and the paved cartway width to be reduced to one northbound 

lane for approximately 180 feet. The northbound lane is to be curbed and signed “No Dot 

Enter” for the southbound traffic. The plan does not provide a cul-de-sac or turnaround 

for south bound vehicles at the terminus of the two-way traffic.  

A waiver will be submitted for this section. 

 

  

 The plan shows modifications to the intersections of Collegeville Road with Yerkes Road, Old 

Collegeville Road and Hopwood Road, and Old Collegeville Road and Hopwood Road. We defer 

to the Township Traffic consultant for recommendations pertaining to the proposed intersection 

modifications.  

 Comment Acknowledged. 

 

 The plan proposes two points of access for the site development. The first access is a proposed 

driveway located at the Collegeville Road and Hopwood Road intersection. This driveway is 

aligned with the through movement of Hopwood Road at a proposed signalized intersection. The 

second proposed driveway will provide ingress from and egress to Yerkes Road at the 

southeastern corner of the site. 

 Comment Acknowledged. 

 

3. Chapter 154-11.E.  

• The FEMA FIRM Zone A, Approximate, Floodplain is shown on the plan for Norma Run 

(A.K.A. Donny Brook).  

• A wetland study report shall be submitted to support the delineation shown on the plan. 

Highlight all wetlands on the property so impacts to the wetlands may be noted.  

• The USDA NRCS soil boundaries and types shall be shown on the plan. Site has areas of 

soils listed in Chapter 182-26.A.(3). Soils listed in this section and the 1% Chance 

Annual Occurrence Floodplain are used to determine the limits of the Floodplain 

Conservation District. 

Will Comply. 

 

4. Chapter 154-11-F.  

The statement if intended use(s) shall include the use of Parcel B as it will remain a separate 

parcel form the consolidated Parcels A and C and shall elaborate on the phasing of the 

project. 

The Statement of Intent has been updated to include the portion of the consolidated 

parcel that was Parcel B and the phasing of the project. 

 



 

 

 

 

 

4 

 

5. Chapter 154-11.G.  

a) Chapter 154-14.B.  

Plan shall list the lot size data for the proposed consolidated Parcels A and C on the east 

side of Collegeville Road and the Parcel B on the west side of Collegeville Road. 

The proposed lot size data has been provided. 

 

 

b) Chapter 154-14.C.  

The Zoning Districts listed and shown on the plan shall include the Floodplain 

Conservation District and Steep Slope Conservation District.  

A note has been provided to indicate the Floodplain Conservation District and the 

Steep Slope Conservation Districts are included. 

 

c) Chapter 154-14.D.  

The plan shall note the proposed mix of residential units by number of bedrooms. 

A note has been added to the plan indicating apartment types by bedroom. 

 

d) Chapter 154-14.G.  

The parking provided shall be listed by project phase. Each phase shall be design to be a 

code compliant stand-alone phase. 

A note indicating the required and proposed parking per proposed lot is provided 

on the plan. 

 

e) Chapter 154-14.K.  

Plan shall show easements for the proposed trail link through the site, required drainage 

easement for the natural watercourse, and access for the stormwater management 

facility. 

Will Comply. 

 

6. Chapter 154-11.H. & Chapter 154-12.C.  

Site topography mapping shall be based on Pennsylvania State Plane Coordinates and USGS 

NAVD 1988.  

A note indicating the site topography mapping is based on Pennsylvania State Plane 

Coordinates and NAVD 1988 has been added to the plan. 

 

7. Chapter 154-11.I.  

Two stormwater management facility areas have been shown on the plan. One of these areas 

is within the FEMA Zone A Floodplain. All applicable requirements as outlined in Chapters 

150 and 154 of the Upper Providence Township Code, as well as additional sediment 

pollutant removal benefits consistent with the Upper Providence Township Pollutant 

Reduction Plan as approved by the Pennsylvania Department of Environmental Protection 

(PADEP), may be required for development of this site. Improvements within the Floodplain 

and/or Floodway will require PADEP permitting.  

Will Comply. 
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8. Chapter 154-11.K.  

The Montgomery County Planning Commission file number shall be noted on the if such 

number has been assigned to the plan in a previous submission.  

Will Comply. 

 

9. Chapter 154-12.G.  

A Landscape Plan shall be included with a Preliminary Plan at submission.  

Will Comply. 

 

 

10. Chapter 154-40.  

A Lighting Plan and illumination analysis shall be included with the Preliminary Plan 

submission.  

Will Comply. 

 

General Comments  

 

1. The area labeled as Perkiomen Trail Access Easement and Right-of-Way does not appear 

to match the Trail location. Existence and location of this easement shall be verified.  

Will Comply. 

 

2. The 26 parking space shown on the east side of Norma Run (A.K.A. Donny Brook) will 

not easily accessible to the residents of project. The parking spaces provided to fulfill the 

required parking for the proposed development shall be located on the site west of Norma 

Run (A.K.A. Donny Brook). 

Our intent is to hold discussions with the Township concerning these parking spaces 

as a parking for the trail is needed. 

 

3. The proposed alignment of the trail connection from the site to the Perkiomen Trail as 

shown crosses a steep embankment. The proposed trails including the connections to 

existing and future trails shall be ADA accessible. 

Will Comply. 

 

4. If the sidewalks along the public roadways are not located within the road right-of-way 

an easement for the sidewalk shall be provided. 

Will Comply. 

 

Permits and Approvals 

 

1. PADEP planning module approval or exemption will be required for the project. The 

proposed sanitary sewer for the project shall consider service to the adjoining parcel not 

presently served by public sewer. 

Will Comply. 
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2. The applicant will be required to obtain sanitary sewer capacity for the project from the 

Lower Perkiomen Valley Regional Sewer Authority and Upper Providence Township. 

Will Comply. 

 

3. The applicant will be required to obtain approval from the PA American Water Company 

and the Township Fire Marshal for approval of the public water extension to the project 

site. 

Will Comply. 

 

 

4. The MCCD must approve the Erosion and Sedimentation Control Plans, the Post 

Construction Stormwater Management Plans, and issue a NPDES Permit for the project. 

Will Comply. 

 

5. PADEP and ACOE permitting will be required for the proposed wetland disturbance. 

Will Comply. 

 

6. PennDOT Highway Occupancy Permits are required for any work or proposed 

improvements within the Legal Right-of-Way of both state roads. 

Will Comply. 

 

If you have any questions or concerns, please feel free to call me at 610-378-3071. 

 

Sincerely, 

 

 

 

Russell Long 

Project Manager 



 

 

 

May 8, 2020 

 

Upper Providence Township 

c/o Geoff Grace, Director of Planning / Zoning Officer 

1286 Black Rock Road 

P.O. Box 406 

Oaks, PA 19456 

 

 

RE: Tentative Plan Review 

 Yerkes Station, 124 Yerkes Road 

 Memorandum Dated March 23, 2020 

 

The following is in response to the comment letter referenced above. The original comments by 

Grace Planning Associates are in italics, BEI responses are in bold. 

 

Subdivision and Land Development Ordinance Compliance Review  

 

1. Plans should be revised to show compliance with all setback requirements from 

Township ultimate rights-of-way per § 154-11.D. 

Building setbacks are being measured from the proposed right-of-way of each 

street external to the development.  A waiver is being requested from Section 

154-18 to provide the right-of-way as proposed, which accommodates the 

improvements required by PennDOT in this area, instead of the full width of 

ultimate right-of-way. 

 

2. Section 154-11.G requires that all proposed land developments also comply with § 154-

14, therefore the application should show the following on submitted plans:  

 

a. Gross leasable area of the day care use (ref. § 154-14.B).  

The daycare use is no longer being proposed. 

 

b. Density (shown) and bedroom mix (ref. § 154-14.D).  

A note has been added to the plan indicating the proposed mix of units by 

number of bedrooms. 

 

c. Total tract area dedicated to each use (ref. § 154-14.E).  

 

d. Montgomery County Planning Commission file number once assigned (ref. § 154-

14.M).  

Will Comply. 

 

3. Plan submissions shall include the Montgomery County Planning Commission File 

number once assigned by the County. (Reference § 154-11.K)  

Will Comply. 
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Zoning Ordinance Compliance Review  

 

4. Any structure (building, retaining wall, etc.) that is within a floodplain or floodway will 

require the applicant apply for and receive a variance from the Upper Providence 

Zoning Hearing Board. The plans should also note that any roads, parking, trails, or 

similar improvement comply with the construction procedures outlined with the 

Floodplain Conservation District (Article III), with details of the construction methods to 

be included in the preliminary plan submission.  

Will Comply. 

 

5. Base density for a development with the YMU District is 20 units per developable acre; 

allowing for 172 apartments. However, per § 182-90.6.B.(4) a multifamily development 

within the YMU can apply density bonus based on provided amenities and various other 

requirements. The applicant is proposing 224 units, a density of 26 units to the acre. The 

tentative plans should detail which bonus provisions are being used to allow for the 

increase in density.  

The Zoning Compliance Chart has been updated to provide the proposed amenities 

for both increased density and building heights. 

 

6. While buffer areas are required per § 182-90.6.B.(12), it is acknowledged that 

landscaping is not typically shown at the tentative plan submission. Plans show adequate 

room for the 25-foot width requirement. Preliminary plan submissions shall show the mix 

of evergreen and deciduous trees and the location of the required berms. 

Will Comply. 

 

7. A property maintenance area is required per § 182-90.6.B.(14). Any future submissions 

should show a specific area that meets the requirements of this section.  

A Property maintenance area is shown on the plan. 

 

8. Design guidelines required under § 182-90.6.B.(15), are not typically reviewed until the 

preliminary plan or final plan stage submissions. Any discussion and submissions prior 

to those land development stages will be welcome, however final comments will be 

reserved until a complete submission is made.  

Comment Acknowledged. 

  

 

If you have any questions or concerns, please feel free to call me at 610-378-3071. 

 

Sincerely, 

 

 

Russell Long 

Project Manager 



 

Dear Applicant,
 
PennDOT has reviewed your application for completeness, consistency and compliance with
applicable Department Regulations.  This review has identified issues that must be addressed in
order for our review to continue.
 
The Department's review comments are attached.
 
Once the comments have been addressed, please resubmit the application and associated material
for further review.
 
Upon resubmission, the applicant's engineer should put together a letter that describes how each
comment has been addressed and where each can be found. This will help expedite the review.
For guidance on HOP applications refer to 67 PA Code, Chapter 441, Chapter 459 and PennDOT
Publication 282, "Highway Occupancy Permit Guidelines". Additional comments may follow
upon review of the resubmitted application.
 
If you have any questions regarding this matter, you may contact Andrew J, Parker, at (610) 640-
3500.

 

Date: 03/13/2020

Subject: Highway Occupancy Permit Application No. 173999, Cycle No.6 -  Returned For
Revisions

To: Silver Rhino Holdings LLC
1000 Germantown Pike Ste J4
Plymouth Meeting, PA 19462

From: PennDOT Engineering District 6-0
7000 Geerdes Boulevard
King of Prussia, PA 19406



(1)

(1)

(2)

(3)

(4)

Response Comments
Date:   03/13/2020
Application Number:   173999, Cycle No.6 
 
Form Letter Notes 

* Upon resubmission, the applicant's engineer should put together a letter that describes how each

comment has been addressed and where each can be found in the plan set. A copy of these

comments and any previously submitted plans should also be provided.

 

* Additional comments may follow upon review of the resubmitted application. If you have any

questions pertaining to the technical aspects of this review, please contact the Department's

representative, Andrew Parker, P.E., PTOE at 610-640-3500 or ajparker@mccormicktaylor.com.

Please reference the HOP Application Number in all correspondence.

 

* For guidance on Highway Occupancy Permit applications refer to PA Code Title 67, Chapter 441,

Chapter 459 and PennDOT Publication 282.  This will help expedite the review.
 
General 

Comments for this review are only associated with the plans and documents attached for this cycle.

Additional comments may follow upon review of the updated plans and documents of the

resubmitted application.

The Department recommends holding another coordination meeting between the applicant,

PennDOT, and Upper Providence Township prior to the next HOP submission to discuss the latest

plans for the proposed developments, traffic study, and planned improvements.

The applicant's 2/14/20 response to comments letter included with this submission addressed only

the TIS comments from the Department's 7/11/19 review letter. All other comments from the

Department's 7/11/19 review letter must still be addressed. The next submission response to

comments letter must include those remaining unresolved comments from the 7/11/19 letter in

addition to the new ones found in this current review letter.

The applicant must review and comply with the Traffic Engineering Review Letter issued by

McMahon Associates, Inc. on behalf of Upper Providence Township, dated 12/17/19, as well as any

remaining unresolved comments from the township's previous review(s) including their 7/1/19

Traffic Engineering Review Letter. The applicant must copy the Department on all correspondence

with the township.  When replying to the township review letters, the applicant must provide a letter

that describes how each comment has been addressed.



(1)

(2)

(1)

Application 

Please be advised: the Department is now requiring a cost estimate be entered into EPS prior to HOP

issuance.  This cost estimate must include all work proposed within the Departments Right-of-Way

including signal equipment, all roadway work, pavement markings and signage plus a 15%

contingency to be entered into the Fee information & Estimate Construction Cost section in the

Application setup box.  Further, this section requires the cost estimate to be broken down into site

frontage costs and off site improvements costs.  Please enter this information in the manner required.

This cost estimate will be the basis for the value of the Letter of Credit the Department will require

as security prior to the start of actual construction. 

Please provide the email address(es) for the appropriate individual(s) at the municipality (i.e.

Township Manager, Borough Manager, Mayor, etc.) on the Application Information screen so that a

copy of the Department's review letter can be forwarded.
 
Transportation Impact Study/Transportation Impact Assessment 

The following comments pertain to the Transportation Impact Study (TIS) prepared by Bogia

Engineering, Inc., dated February, 2020:

 

a. The TIS references itself a Transportation Impact Assessment (TIA) multiple times throughout the

report. Revise for consistency.

b. Sight distance photos for all proposed driveway approaches should be included in Appendix G.

c. Discuss any impacts on bicycle facilities within the study area.

d. Include figures and summary tables for scenarios with the 3-phase signal.

e. Verify volumes used for auxiliary turn lane warrants.

f. Clarify the plan for the Perkiomen Trail in the Pedestrians section of the TIS. It currently states

that the Perkiomen Trail will be extended from the 172 Hopwood Rd development. It is unclear

whether or not there is currently an existing trail at the 172 Hopwood Rd development or not. This

does not appear to be the case. Revise as necessary.

g. Regarding Synchro:

i. Verify base follow-up headways at Collegeville Rd (S.R. 0029)/Yerkes Road & Yerkes Road/Site

access. Headway factors should be adjusted per PennDOT Publication 46, Ch. 10.

ii. Turn lane storage lengths coded in Synchro do not match values provided in Table 25. Revise as

necessary or provide reasoning for the use of different turn lane lengths.

iii. Verify lost-time adjustment factor at Collegeville Rd (S.R. 0029) & West Dr. Lost-time factors

should be adjusted per PennDOT Publication 46, Ch. 10.



(1)

(2)

(1)

(1)

(2)

iv. Verify the recall mode at intersection of Collegeville Rd (S.R. 0029) & Hopwood Rd/Site access.
 
Plan Presentation 

When preparing HOP plans for future submissions, please show all dimensions of the

driveway/local road including width, radius, and offset from the S.R. 0023 centerline on all plan

sheets that show the site access. In addition, dimension all points of curvature, tangent and other

break points on the construction or geometry plan sheet.

When preparing HOP plans for future submissions, provide a signature and seal of a Pennsylvania

licensed Professional Engineer on the Highway Occupancy Permit Plans. If the project involves the

dedication of right-of-way, which appears to be the case, a Pennsylvania licensed Professional Land

Surveyor must also sign and seal the plans.
 
Right-Of-Way (Design Manual Part III, Chapter 3) 

Please note that if this project will involve dedication of right-of-way, which appears to be the case,

the horizontal project control must be tied to the Pennsylvania State Plane Coordinate System which

is based on the North American Datum of 1983 (NAD 83) and the vertical project control must be

based on the North American Vertical Datum of 1988 (NAVD 88). Reference PennDOT Publication

122M for further guidance.
 
Signal Section (Publication 46, 148 And 149) 

For the proposed traffic signal, the left turn conflict factor needs to be satisfied for any two hours

(not necessarily one AM and one PM). Those two hours can both be in the afternoon.  Per Page 42

of the TIS, the chances of the criteria being met for two hours in the afternoon are very high, at least

for the northbound direction. Revisit this and determine if left-turn phases should be included.

Per previous discussion, it was requested to conduct analysis in which Old Route 29 is included as a

separate phase of the proposed signal at SR 0029 & Hopwood Road. This analysis was not provided

in this submission, although the applicant stated that based on the volumes it is not recommended to

include Old Route 29 as part of the signal. The Department would still like the applicant to conduct

and submit analysis that includes Old Route 29 as the fifth leg of the signal. Further, if it is NOT

going to be included in the signal, the applicant must explain what is instead proposed for Old Route

29.
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 ORDINANCE NO. 581 
 
AN ORDINANCE TO AMEND THE CODE OF THE TOWNSHIP OF UPPER 
PROVIDENCE (MONTGOMERY COUNTY), PA, CHAPTER 182 ENTITLED 
“ZONING,” TO ADD A NEW ZONING DISTRICT KNOWN AS THE YMU 
YERKES MIXED USE DISTRICT; BY ADDING A NEW ARTICLE XIIA 
ENTITLED “YMU YERKES MIXED USE DISTRICT” AND TO PROVIDE FOR 
USE, AREA AND BULK, AND DEVELOPMENT REQUIREMENTS OF THE 
YMU YERKES MIXED USE DISTRICT; AND TO IDENTIFY THE 
MONTGOMERY COUNTY TAX PARCEL NUMBERS LISTED ON  
ATTACHMENT “A” AS PART OF THE NEW YMU YERKES MIXED USE 
DISTRICT. 
 

WHEREAS, the Upper Providence Township Comprehensive Plan recommends 
that the Route 29 corridor in proximity to Collegeville Borough allow for a mix of uses 
including transitional residential uses and non-intensive commercial uses; and 
 

WHEREAS, Upper Providence Township desires to encourage the development 
and redevelopment of transitional residential uses and non-intensive commercial uses in 
the Route 29 corridor in an environmentally sustainable manner; and  

 
WHEREAS, Upper Providence Township recognizes that in order to incentivize 

the development of environmentally sustainable communities utilizing environmentally 
sustainable design techniques in this corridor, certain development bonuses may be 
appropriate; and 
 

WHEREAS, Upper Providence Township desires to establish a YMU Yerkes 
Mixed Use District on certain properties in order to encourage the development of said 
properties in an environmentally sustainable manner while allowing for a mix of 
transitional uses as described herein. 
  
Be it ordained by the Board of Supervisors of Upper Providence Township, as 
follows: 
 
Section I: Amendment to the text of Chapter 182, “Zoning” of the Code of the Township 
of Upper Providence (Montgomery County), Pennsylvania. 
 
1.  Add a new Article XIIA to read as follows: 
 

ARTICLE XIIA 
YMU Yerkes Mixed Use District 

 
§ 182-90.4 Legislative Intent. 
 
In expansion of the statement of community development objectives contained in 
§ 182-2 of this chapter, it is hereby declared to be the intent of this article with 
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respect to YMU Yerkes Mixed Use District to establish reasonable controls and 
standards of performance for transitional residential uses and complimentary non-
intensive commercial uses in the Route 29 corridor in proximity to the 
Township’s border with Collegeville Borough.  Additionally, it is the intent of 
this article to encourage the use and application of environmentally sustainable 
and green building design standards.  
 
§ 182-90.5 Use Regulations. 
 

 In the YMU Yerkes Mixed Use District, a building may be erected, altered or 
used and a tract may be used or occupied for any of the following uses and no 
others: 

 
A. Single-family detached dwelling(s) on lots measuring not less than one (1) 

acre in compliance with the regulations outlined in the R-1 District.  
 

B. On parcels that, as of the date of enactment of Article XIIA, have frontage on 
a road then classified as an arterial road by the Upper Providence Township’s 
Ultimate Right of Way Map, to a maximum depth of 450 feet measured from 
the center line of said arterial road, the following uses are permitted: 

 
(1)  Conversion of a single family detached dwelling to a use described in 
§§ 182-96.2.A.(1) through (5).  
 
(2)  Personal service shops such as barbers, hairdressers, and repair shops 
(for jewelry, clocks, and other small household items).  Machine laundry 
(self-service or otherwise) and dry-cleaning plants shall not be permitted 
within the YMU Yerkes Mixed Use District. 
 
(3)  Professional office for doctors, dentists, orthodontists, chiropractors, 
or any other licensed practitioner of the healing arts for humans, lawyers, 
engineers, architects, urban planners, accountants, economic consultants, 
business and management consultants and other similar professionals. 
 
(4)  Multiple business or professional offices, in a single building, with no 
more than four individual tenants.  

 
C. On parcels that, as of the date of enactment of Article XIIA, have at least 400 

feet of frontage on a road then classified as an arterial road by the Upper 
Providence Township’s Ultimate Right of Way Map, and with a gross 
minimum tract area of 7 acres, and to a maximum depth of 600 feet measured 
from the center line of said arterial road: 
 

(1)  Multifamily dwellings. 
 
(2)  Day-care center. 
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(3)  Mixed-use structures containing a combination of uses permitted in 
Sections B(2) through B(4) and Section C(2) herein when a multifamily 
use is present on the second floor and above. 

 
D. On parcels that, as of the date of enactment of Article XIIA, have at least 400 

feet of frontage on a road then classified as a collector or arterial road by the 
Upper Providence Township’s Ultimate Right-of-Way Map, and with a gross 
minimum tract area of at least 20 acres, as a conditional use, when authorized 
by the Board of Supervisors, in compliance with § 182-204: 
 

(1)  Semidetached houses (twins). 
 
(2)  Single-family attached dwellings. 
 
(3)  A combination of semidetached houses (twins) and single-family 
attached dwellings. 

 
E. On parcels that, as of the date of enactment of Article XIIA, have frontage on 

a road then classified as a collector or arterial road by the Upper Providence 
Township’s Ultimate Right-of-Way Map, and with a gross minimum tract 
area of at least 5 acres, single family detached homes are permitted using the 
flexible lot standards as established in § 182-44 when authorized by the Board 
of Supervisors, in compliance with § 182-204.  
 

F. Residential uses are permitted as secondary uses to those in Section B herein, 
with the following provisions: 
 

(1)  All residential uses shall be above the first floor. 
 
(2)  Parking shall be cumulative. 

 
G. Subject to compliance with the 100 foot wide setback requirement as set forth 

in § 182-90.6.B(2)(a) where applicable, parks, playgrounds, tot-lots and open 
spaces. 
 

H. Subject to compliance with the 100 foot wide setback requirement as set forth 
in § 182-90.6.B(2)(a) where applicable, accessory uses on the same lot with 
and incidental to any permitted use, which may include appropriate accessory 
uses developed in conjunction with any of the uses in Subsections C, D and E, 
including but not limited to indoor and outdoor recreational facilities, 
community centers and other similar uses; provided, however, that none is 
intended as an independent freestanding use.   

 
§ 182-90.6 District Regulations. 
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A. The following regulations shall apply in the YMU Yerkes Mixed Use District: 
 

(1)  Ownership. The tract of land to be developed shall be in one 
ownership or shall be subject of an application filed jointly by the owners 
of the entire tract, and it shall be agreed that the tract shall be developed 
under a single direction in accordance with an approved plan. 
 
(2)   Sewer and water facilities.  The tract of land shall be served by public 
water and sewer facilities deemed acceptable by the Board of Supervisors, 
upon recommendation of the Township Engineer. 
 

B. Development regulations.  The following development regulations shall be 
followed by all proposed developments within the YMU Yerkes Mixed Use 
District: 

 
(1)  On parcels that, as of the date of enactment of Article XIIA, have 
frontage on a road then classified as an arterial road by the Upper 
Providence Township’s Ultimate Right-of-Way Map, and to a maximum 
depth of 450 feet measured from the center line of said arterial road, 
single-family detached uses developed as a permitted use under § 182-
90.5.A shall be in compliance with those regulations outlined with Article 
V, the R-2 District. 

 
(2)  Semidetached houses (twins) and single-family attached uses 
developed as permitted uses under § 182-90.5.D shall comply with those 
regulations as follows:  
 
 (a) Semidetached houses (twins) and single family attached dwellings 

shall have a setback of 15 feet from internal development roads, 
100 feet from property lines that abut an existing residential use or 
zone, and 50 feet from public road right of ways.  No man-made 
above ground building or structure, including decks and patios, 
regardless of whether a permit for same is required, shall be 
permitted or located within the 100 foot wide setback abutting any 
existing single-family detached homes or R-1 Zoning except for 
utility facilities or stormwater management facilities.  

 
 (b) Building coverage may not exceed 25% of the total tract area. 
 
 (c) Impervious coverage may not exceed 50% of the total tract area. 
 
 (d) Single family attached dwellings may not have more than three (3) 

units attached, and may not have a building length that exceeds 
100 feet.  Semidetached houses (twins) may not have a building 
length that exceeds 70 feet. 
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 (e) Building separation may not be less than 25 feet. 
 
 (f) The minimum open space requirement is 30% of the total site area. 

All other open space requirements outlined within Article IVA, 
Open Space and Recreational Facilities, of Chapter 154, 
Subdivision and Land Development Ordinance shall apply. 

 
 (g) No parking shall be located closer than 50 feet to a tract boundary 

or external road right of way except where the 100 foot wide 
setback applies as set forth in § 182-90.6.B(2)(a).  

 
 (h) Semidetached houses (twins) and single family attached dwellings 

developed under the regulations herein shall not have a density that 
exceeds 3.25 units per developable acre. 

 
(3) Conversion of a single-family detached dwelling as a permitted use 
under § 182-90.5.B(1) and freestanding commercial and mixed uses 
developed as a permitted use under § 182-90.5.B(2) through (4), shall 
comply with those regulations within Article XIIIA the Village 
Commercial and Office (VCO) District for that specific use. 
 
(4)  Multifamily and mixed uses built in multifamily developments as a 
permitted use under § 182-90.5.C above shall comply with the following: 
 

(a) Minimum tract size: 7 acres, excluding existing rights-of-way of 
all public roads.   

 
(b)  Density: Tract residential density and bonus options: 

 
[1] Base residential density: 20 units per developable acre.   
 

(c)  Residential density bonus provisions. 
 

[1] By providing any of the following, developments 
containing multifamily dwellings within the YMU District 
may increase their density by 2.0 units per developable acre 
for each amenity provided, up to three amenities:   
 
[a] Three of the following site amenities:   

 
[i] An internal trail system that connects to existing an 

existing township or regional trail network. 
 
[ii] Recreational amenity such as a tennis court, bocce 

court, multipurpose court, or a pool of sufficient 
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size to serve the projected population at project 
completion. 
 

[iii]  Outdoor grilling station (gas)/outdoor kitchen. 
 

[iv]  Tot lot or other play structure as approved by the 
Board of Supervisors to sufficiently serve the 
population at project completion 

 
[v]  Media center, game room, or other community 

meeting area. 
 
[vi] Both an indoor / all weather and outdoor bicycle 

storage area to serve at least 10% of the projected 
population at project completion. 

 
[vii]  Other site amenity as presented by the developer 

and approved by the Board of Supervisors. 
 

[b] Green roofs utilized on one or more multifamily 
buildings. 
 

[c] Multifamily buildings designed to achieve compliance 
with a nationally recognized green certification 
program such as Green Globes or LEED.  Given that 
certification occurs post-construction, the architect for 
the developer is required to submit a report showing 
how the proposed buildings comply with the current 
standards during land development. 
 

[d] A dog park, dog run, or other enclosed pet area. 
 

[e] Electric car charging stations with a minimum of one 
station provided per building.  

 
(d) Overall building coverage for the entire tract shall not exceed 25%. 

 
(e) Overall impervious coverage for the entire tract shall not exceed 
65%. 
 
(f) Perimeter setbacks from streets.  Buildings shall have a minimum 
setback of 25 feet from the right-of-way of each street external to the 
YMU District development tract. 
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(g)  Setback from property lines.  Building shall have a minimum 
setback of 50 feet from any other YMU District development tract 
perimeter property line. 
 
(h)  Minimum distance between buildings: 40 feet.   
 
(i) No parking area of three or more cars shall be located closer than 
15 feet to a side or rear property line or closer than 10 feet to a right-
of-way line.  Installation of a knee wall, plantings or combination 
thereof shall be provided between said parking area and the property 
or right-of-way line.  Plantings shall meet the standards outlined for a 
Buffer Type 4, as detailed in § 154-36.D(1)(f) of Chapter 154, 
Subdivision and Land Development.   

 
(j) For parking areas containing parking spaces that are not an integral 
part of the building design or are parallel parking spaces along an 
access drive and which store 10 or more cars, not less than 10% of the 
area devoted to parking facilities shall consist of interior parking lot 
landscaping, unless said parking areas are separated by a landscaped 
strip of more than 5 feet in width. 
 

(5)  Height regulations. The maximum height of buildings or structures 
erected or enlarged within the YMU Yerkes Mixed Use District shall be: 

 
(a) For buildings containing only multifamily dwellings or a 
combination of multifamily dwellings and nonresidential uses: 60 feet.  
If two of the amenities listed in § 182-90.6.B(4)(c)[1] are provided 
which are different than those that may be provided for any increase in 
density, building height for one building containing only multifamily 
dwellings may be increased by 5 feet to a maximum of 65 feet. 

 
(b) For any building containing only nonresidential uses: 40 feet. 

 
(c) For any building accessory to a dwelling or nonresidential building: 
15 feet. 
 
(d) For any other dwelling unit: 35 feet. 
 

(6)  Utilities.  All utility lines (electrical, telephone, etc.) shall be placed 
underground. 

 
(7)  Parking regulations.  The following standards shall control required 
parking spaces in the YMU Yerkes Mixed Use District: 
  

(a) Not less than 1.7 off-street parking spaces shall be required for 
each multifamily dwelling unit.   
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(b) All other uses shall comply with the applicable requirements of § 
182-179.B; however, shared parking is permitted for those uses 
permitted under § 182-90.5.B and § 182-90.5.C.  In addition to the 
requirements of § 182-181 the following shall apply: 

 
[1] Adequate documentation to substantiate a reduction in 

parking requirements shall be submitted with an applicant’s 
subdivision and/or land development application.  At the 
discretion of the Board of Supervisors and based upon the 
recommendation of the Township professionals, a 
reduction in required parking may be granted.  

 
[2] For proposed shared parking in the YMU District, a  

conditional use shall be required in lieu of  a special 
exception as stipulated in § 182-181. 

 
[3]  The shared parking facilities may be in one ownership or 

multiple ownerships.  If applicable, proper cross easements 
and liability indemnification shall be provided to the 
satisfaction of the Township Solicitor. 

 
(8)  Signs.  Subject to compliance with the 100 foot wide setback 
requirement as set forth in § 182-90.6.B(2)(a) where applicable, signs 
shall be permitted subject to the requirements of Article XIX of this 
chapter. 

 
(9)  Common areas and facilities. Subject to compliance with the 100 foot 
wide setback requirement as set forth in § 182-90.6.B(2)(a) where 
applicable, the provision of certain facilities serving the entire 
development, such as parking lots, interior pedestrianways, driveways or 
alleys, lighting facilities, landscape planting areas, buffers, open space, 
recreation facilities, etc. are hereby encouraged and may be located either 
on individual lots or condominium units, or in common areas in any 
multifamily or multi-unit development.  In cases where they are provided 
in common areas, provisions satisfactory to the Board of Supervisors must 
be made for their perpetual maintenance and care.  The use of these 
facilities may be restricted for particular residents or users of the facilities, 
where practical, and may be maintained by the developer, a condominium 
association or similar instrument.  

 
(10)  Lighting facilities.  Subject to compliance with the 100 foot wide 
setback requirement as set forth in § 182-90.6.B(2)(a) where applicable, 
lighting facilities shall be provided as needed and arranged in a manner 
which will protect the highway and neighboring properties from 
unreasonable direct glare or hazardous interference of any kind.  Lighting 
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facilities shall be required for the safety and welfare of the residents of the 
development, shall be installed by the applicant at its expense and shall be 
designed in accordance with the provisions of  Chapter 154 of this Code, 
Subdivision and Land Development, § 154-40. 

 
(11) Landscaped planting.  Landscaping shall be considered an integral 
part of any YMU Yerkes Mixed Use Development and shall follow the 
requirements of Chapter 154 of this Code, Subdivision and Land 
Development, provided that an applicant may utilize the Pennsylvania 
Native Species List for plantings within a YMU Yerkes Mixed Use 
Development including but not limited to plantings in buffer areas. 

 
(12) Buffer area.  A multifamily dwellings, single family attached 
dwellings or semidetached houses (twins) use within YMU Yerkes Mixed 
Use District development shall provide a permanent landscaped Buffer 
Type 2A, as described in Section 154-36.D(5) of Chapter 154, Subdivision 
and Land Development, against any existing single family detached homes 
or R-1 Zoning. Existing mature trees or woodland areas may be utilized in 
place of required plantings, as approved by the Township. Tract buffer 
area requirements may be included within the required tract setbacks.   

 
(13)  Recreation and Open Space.  Subject to compliance with the 100 foot 
wide setback requirement as set forth in § 182-90.6.B(2)(a) where 
applicable, the developer shall provide community areas and other 
recreational areas for the prospective residents of the multifamily 
dwellings.  In this regard, the developer shall provide a minimum of 15% 
of the total area as usable open space for the use of residents of the 
development, unless a greater amount is required herein.  Such open space 
shall be governed by the provisions of Article IVA, Open Space and 
Recreational Facilities, of Chapter 154, Subdivision and Land 
Development. 

 
(14) Property maintenance area.  A suitable outdoor area shall be provided 
on site for the storage of landscaping, snow removal, and other property-
maintenance related materials for a multifamily dwellings use.  Property 
maintenance areas shall be: 
 

(a) Clearly separate from any other uses on the site; 
 

(b) Separate from any required parking spaces; and 
 

(c) Screened from view from public roads and surrounding 
properties with a Buffer Type-2 as defined in § 154-36.D, 
in Chapter 154, Subdivision and Land Development 
Ordinance.  The buffer may be a minimum of 15 feet in 
width. 
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(15) Design guidelines for buildings developed under § 182-90.5.C.  Any 
new building or group of new buildings developed under § 182-90.5.C 
should, through its architectural design, reflect the nature of the setting 
relative to its size and the transition from one district to another.  In 
addition, the following design guidelines are required: 
 

(a) Building facades. 
 

[1] The exterior building envelope shall be articulated 
to create interest.  Buildings should be designed to be 
viewed from all sides. 
 
[2] Walls without relief or ornament are not permitted 
along the main roadway and if visible from a right-of-
way or accessway shall be articulated by details in 
masonry courses, window openings, or other visual 
devices. 
 
[3] Building facades greater than 50 feet in length, 
including separate buildings that are attached, shall 
incorporate one or more architectural features.  
Architectural features include but are not limited to the 
following: 

 
[a] Change of setback of building façade: 
minimum change shall be two feet. 
 
[b] Dormers, spires and/or towers. 
 
[c] Bay windows or similar features. 
 
[d] Change in building material. 
 
[e] Change in wall plane or feature angles. 
 
[f] Change in roof style and/or height. 
 
[g] Change of building height. 

 
(b) Criteria for exterior materials include: 
 

[1] Glass may not exceed 60% of the total exterior wall 
area of the building. 
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[2] Stucco and synthetic stucco may not exceed 10% of 
the total exterior wall area excluding glass areas and 
openings. 
 
[3] A single dominant material should comprise at least 
30% and no more than 80% of the exterior wall area 
excluding glass areas and openings. 
 
[4] Painted standard CMU and exposed standard CMU 
shall not be permitted except within 24 inches of the final 
grade. 
 
[5] Dominant exterior materials may include wood, 
brick, stone or stone veneer (cultured stone or equivalent), 
glass, stucco and synthetic stucco, or modular masonry 
units. 
 
[6] Dominant exterior building materials may not 
include aluminum siding, vinyl siding, smooth-faced CMU, 
or highly reflective/mirrored glass. 
 
[7] Dominant façade colors shall be complementary to 
the architectural style of the building.  Detailed elevations 
with facade treatment examples, complete with color 
choices, shall be submitted to the Township for review 
during the land development process.  Trim and accent 
colors should be considered as part of the overall color and 
material palette.  Colors, utilized specifically in the 
branding of identity of an establishment, such as logos or 
emblems, will be given special consideration by the 
Township. 
 

(c) There shall be no uninterrupted length of façade that 
exceeds 50 feet. 
 

(d) In developments with multiple buildings, building designs 
may not be identical.  Buildings should create a cohesive 
community and diversity by using similar elements while 
not building the same building multiple times.  Diversity 
can be attained by variation in the building height and use, 
material and color.  Diversity can be attained by variation 
in the building height and use, material and color. 

 
(e) Variations and features at the roofline may be used to 

screen HVAC equipment, and provide interest.  Vegetated 
roofs and roof decks are encouraged. 
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(f) All ground-mounted HVAC units or other utility equipment 

shall be screened.  This shall be accomplished using 
durable walls and landscaping. 

 
(16) Design guidelines for buildings developed under § 182-90.5.D.  
For any new building or group of new buildings developed under §182-
90.5.D, the following design criteria shall apply: 
 

(a) At least 50% of the front elevation of a residential building 
shall be a masonry product (stone, stucco, brick, etc.). 
 
(b) Building materials including siding, masonry products, 
garage doors, windows, trim, roofing and shutters shall generally 
be consistent through the build-out of the development.  
 
(c) Exterior materials shall not include exposed natural or 
painted concrete (except for basement walls) or aluminum siding.    
 
(d) Conceptual renderings depicting potential building facades 
shall be submitted to the Township for review with the conditional 
use application. 

 
(17) Plan Modifications.  The Board of Supervisors may grant 
modifications from those of Chapter 154 of this Code, Subdivision and 
Land Development, provided the spirit and intent of this article and the 
statement of community development objectives contained in § 182-2 are 
observed.    

 
Section II: Amendment to the Zoning Map of Upper Providence Township: The Upper 
Providence Zoning Map, which is adopted as part of the Upper Providence Township 
Zoning Ordinance, as amended, in Section 182-6 is hereby amended establish the YMU 
Yerkes Mixed Use District on the Tax Parcel Numbers on Attachment “A” hereto in the 
area identified as “YMU Yerkes Mixed Use District”. 
 
Section III: All ordinances or parts of ordinances in conflict with the provisions of this 
ordinance are hereby repealed to the extent of such conflict.  
 
Section IV: If any provision or part of this ordinance is for any reason held invalid, the 
remaining provisions and parts of this ordinance shall not be affected thereby. If the 
application of this ordinance or any of its provisions or parts to any persons, property or 
circumstances is held invalid, the application of this ordinance to other persons, property 
or circumstances shall not be affected thereby.  
 
Section V: This ordinance shall become effective five (5) days from date of adoption.  
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ENACTED AND ORDAINED THIS ______ DAY OF _________, 2019. 
 
      UPPER PROVIDENCE TOWNSHIP 
      BOARD OF SUPERVISORS 
 
 
ATTEST:     By:      _________________________ 
        Chairman 
________________________ 
 Township Secretary                  
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ATTACHMENT “A” 
 

61-00-01207-00-1 
61-00-01204-00-4 
61-00-01201-00-7 
61-00-01198-00-1 
61-00-01195-00-4 
61-00-01192-00-7 
61-00-01190-00-9 
61-00-01189-00-1 
61-00-01186-00-4 
61-00-01183-00-7 
61-00-02590-00-4 
61-00-01180-00-1 
61-00-01177-00-4 
61-00-01174-00-7 
61-00-02587-00-7 
61-00-02584-00-1 
61-00-02593-00-1 
61-00-02566-00-1 
61-00-02565-00-2 
61-00-01041-00-5 
61-00-01042-00-4 
61-00-01045-00-1 
61-00-05671-00-1 
61-00-05704-00-4 
61-00-01039-00-7 
61-00-01036-00-1 
61-00-05725-00-1 
61-00-05722-00-4 
61-00-05719-00-7 
61-00-05716-00-1 
61-00-05713-00-4 
61-00-05701-00-7 
61-00-05689-00-1 
61-00-05692-00-7 
61-00-05695-00-4 
61-00-01708-00-4 
61-00-01711-00-1 
61-00-05686-00-4 
61-00-05677-00-4 
61-00-05674-00-7 
61-00-05707-00-1 
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Also, a parcel that fronts Route 29 opposite Perkiomen Boulevard, between Tax Parcel 
Nos. 61-00-01201-00-7 and 61-00-01198-00-1, and identified in Montgomery County 
records as Block 61033, Unit 006 (no tax parcel number). 
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Serial Numbers:

PENNSYLVANIA ACT 187 REQUIREMENTS:
InLand Design, LLC does not guarantee the accuracy of  the

locations for existing subsurface utility structures shown on the

plans, nor does InLand Design, LLC guarantee that all

subsurface structures are shown. The contractor shall verify the

location and elevation of  all underground utilities and structures

before the start of work.

S H E E T

Project No.

Checked by:

Drawn by:

Scale:

Date:No. Date: Description:COPYRIGHT
InLand Design, LLC expressly reserves its common law copyright and all

other proprietary rights in these plans.  All drawings, specif ications and

copies thereof  are and shall remain the property of  InLand Design, LLC.

They are to be used only in respect to this project and are neither to be

used on any other project, nor are they to be assigned to any third party

without f irst obtaining the expressed written permission and consent of

InLand Design, LLC. Any re-use without written permission, verif ication,

consent or adaptation by InLand Design, LLC for the specif ic purpose

intended, will be at the third party's sole risk and without liability or legal

exposure to InLand Design, LLC the third party shall further indemnify

and hold harmless InLand Design, LLC from all claims, damages, losses,

and expenses  arising  thereto  or  resulting therefrom.

Civil Engineers, Surveyors & Land Development Consultants

16 Hagerty Blvd.

West Chester, PA 19382

www.InLandDesign.net

Phone: (484) 947-2928

Fax: (484) 947-2946

Info@InLandDesign.net
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FOR

BRADWOODS CORP.
188 BECHTEL ROAD, COLLEGEVILLE, PA 19426

UPPER PROVIDENCE TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA

SHEET INDEX
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1 COVER SHEET

2 TITLE PLAN

3 EXISTING FEATURES PLAN

4 GRADING PLAN

5 UTILITY PLAN

6 POST CONSTRUCTION STORMWATER MANAGEMENT PLAN

7 POST CONSTRUCTION STORMWATER MANAGEMENT DETAILS

8 POST CONSTRUCTION STORMWATER MANAGEMENT DETAILS

9 SEDIMENT & EROSION CONTROL PLAN

10 SEDIMENT & EROSION CONTROL NOTES

11 SEDIMENT & EROSION CONTROL DETAILS

12 SEDIMENT & EROSION CONTROL DETAILS 2

13 LANDSCAPE PLAN

14 STRIPING & SIGNAGE PLAN

15 DRIVEWAY PROFILES & WB50 TURNING TEMPLATE

16 ROAD PROFILE

17 PROFILES

18 CONSTRUCTION DETAILS

19 CONSTRUCTION DETAILS

20 CONSTRUCTION DETAILS

PROFESSIONAL LAND SURVEYOR'S CERTIFICATION

I HEREBY CERTIFY THAT THE PLAN SHOWN AND DESCRIBED HEREON, AS WELL AS
ALL OTHER DRAWINGS WHICH ARE A PART OF THIS PLAN SET, ARE TRUE AND
CORRECT TO THE ACCURACY REQUIRED BY THE UPPER PROVIDENCE TOWNSHIP
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE AND WERE PREPARED BY ME
OR UNDER MY DIRECTION, FOR WHICH I ACCEPT FULL RESPONSIBILITY, AND
REPRESENT A FIELD SURVEY PERFORMED BY ME OR UNDER MY DIRECTION. THE
EXISTING PERIMETER MONUMENTS SHOWN HEREON HAVE BEEN LOCATED AS
PART OF THE SURVEY AND ALL OTHER PROPOSED PERIMETER MONUMENTS SHALL
BE SET.

WILLIAM R. CUJDIK, PLS     
NO. SU075215

05/29/2020

(DATE)

TOWNSHIP SUPERVISOR'S CERTIFICATION.

THIS PLAN HAS BEEN APPROVED BY UPPER PROVIDENCE TOWNSHIP BOARD OF
SUPERVISORS THIS ____ DAY OF ___________________, ____.

__________________________________________________________________________
CHAIRMAN DATE

ATTESTED:

__________________________________________________________________________
TOWNSHIP MANAGER DATE

COUNTY RECORDING NOTE.

RECORDED IN THE OFFICE OF THE RECORDER OF DEEDS IN NORRISTOWN,
PENNSYLVANIA, IN PLAN BOOK ________, PAGE _________, ON THE _____ DAY
OF _________________, ____.

MCPC : 19-0172-001

PROCESSED AND REVIEWED:  A REPORT HAS BEEN PREPARED BY THE
MONTGOMERY COUNTY PLANNING COMMISSION IN ACCORDANCE WITH THE
MUNICIPALITIES PLANNING CODE.

CERTIFIED THIS DATE: ____________________

_____________________________________________________________________
FOR THE DIRECTOR

                       MONTGOMERY COUNTY PLANNING COMMISSION

COMMONWEALTH OF PENNSYLVANIA         :
                                                                                               :           SS
            COUNTY OF MONTGOMERY                              :

ON THE _____ DAY OF _______________, A.D., 20 , BEFORE ME, THE SUBSCRIBER,
A NOTARY PUBLIC OF THE COMMONWEALTH OF PENNSYLVANIA, RESIDING IN

, PERSONALLY APPEARED , WHO
ACKNOWLEDGED HIMSELF TO BE 

, A PENNSYLVANIA CORPORATION, THE 
 OF , A CORPORATION, AND THAT AS

SUCH, BEING AUTHORIZED TO DO SO, EXECUTED THE FOREGOING PLAN BY
SIGNING THE NAME OF THE SAID  CORPORATION BY HIMSELF AS AS THAT SAID
CORPORATION, IS THE OWNER OF THE LAND SHOWN HEREON. ALL NECESSARY
APPROVALS OF THIS PLAN HAVE BEEN OBTAINED AND IS ENDORSED THEREON
AND THAT THE SAID CORPORATION DESIRES THAT THIS PLAN BE DULY RECORDED.

NOTARY PUBLIC  MY COMMISSION EXPIRES

I, , ACKNOWLEDGE MYSELF TO BE THE 
  OF , A CORPORATION, AND THAT AS SUCH,

BEING AUTHORIZED TO DO SO, HEREBY CERTIFY THAT THE CORPORATION IS THE
SOLE REGISTERED OWNER OF THE LAND HEREIN SUBDIVIDED AND THAT THERE
ARE NO SUITS PENDING AFFECTING THE TITLE OF THE SAME AND THAT I DO
HEREBY ADOPT THIS PLAN AND DESIRE THAT SAME TO BE RECORDED.  I, ON
BEHALF THE CORPORATION, DO FURTHER SAVE THE TOWNSHIP HARMLESS AND
INDEMNIFY THE TOWNSHIP OF UPPER PROVIDENCE AGAINST ANY LIABILITY OR
LOSS RESULTING FROM THE SUBDIVISION OR DEVELOPMENT REPRESENTED BY
THIS PLAN FOR WHATEVER REASON, PRESENT OR FUTURE.                                               

CORPORATE OFFICIAL OFFICE

APPROVED WAIVERS
THE FOLLOWING WAIVER FROM THE UPPER PROVIDENCE TOWNSHIP
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE WERE APPROVED AT THE
FEBRUARY 18, 2020 BOARD OF SUPERVISORS MEETING:

1. SECTION 150-11.B REQUIRING THE POST-DEVELOPMENT 50-YEAR STORM
EVENT RUNOFF RATE TO BE REDUCED TO THE PRE-DEVELOPMENT 2-YEAR
EVENT RUNOFF RATE.

2. SECTION 150-11.D(7) REQUIRING A MINIMUM TOP WIDTH OF THE
DETENTION BASIN BERM TO BE 10 FEET AND AN 8 FEET WIDE BY 3 FEET

DEEP MINIMUM CUTOFF TRENCH (KEYWAY) OF RELATIVE IMPERVIOUS

MATERIAL SHALL BE PROVIDED BENEATH ALL EMBANKMENTS REQUIRING
FILL MATERIAL FOR BERMS #2 & #3.

3. SECTION 150-11.D(8) REQUIRING A LOW FLOW CHANNEL MADE OF
CONCRETE OR OTHER MATERIAL APPROVED BY THE TOWNSHIP ENGINEER
FOR  BASINS #4 &  #5 WHERE A MINIMUM GRADE OF 2% CANNOT BE
ACHIEVED FOR THE BASIN BOTTOM.

4. SECTION 150-11.D(11) REQUIRING A MINIMUM FREEBOARD OF ONE FOOT

FOR BERMS #2 & #3.

5. SECTION 150-11.D(13) REQUIRING REINFORCED CONCRETE PIPES WITH
WATERTIGHT O-RING JOINTS FOR THE OUTLET PIPES FOR BED #1, AND
BERMS #2 & #3.

6. SECTION 150-12.B(1) REQUIRING ALL STORM SEWER PIPE TO BE

REINFORCED CONCRETE PIPE.

7. SECTION 154-12.C(1) REQUIRING THE APPLICANT TO UTILIZE TOPOGRAPHIC

MAPPING PROVIDED TO THEM BY THE TOWNSHIP.

8. SECTION 154-12.C.(1)(b) REQUIRING THE EXISTING FEATURES PLAN SCALE
TO BE  NO SMALLER THAN 1 INCH EQUAL TO 50 FEET.

9. SECTION 154-12.C.(2) REQUIRING THE PLAN TO SHOW EXISTING FEATURES

WITHIN 100 FEET OF ANY PART OF THE LAND BEING SUBDIVIDED OR
DEVELOPED.

10. SECTION 154-18.B(2)(a) REQUIRING THE MINIMUM RADIUS AT THE
CENTERLINE FOR THE HORIZONTAL CURVES ON PRIMARY STREETS TO BE
300 FEET.

11. SECTION 154-18.B(2)(b) REQUIRING TANGENTS BETWEEN CURVES FOR ALL

STREETS TO BE 100 FEET MEASURED AT THE CENTERLINE.

12. SECTION 154-18.C(2) REQUIRING A COLLECTOR ROAD TO HAVE A MINIMUM
RIGHT-OF-WAY WIDTH OF 80 FEET AND A MINIMUM PAVEMENT WIDTH OF
40 FEET.

13. SECTION 154-18.D(2)(d) REQUIRING A CUL-DE-SAC TURNAROUND TO HAVE A

MINIMUM PAVEMENT/CURB RADIUS OF 50 FEET AND A MINIMUM
RIGHT-OF-WAY RADIUS OF 60 FEET.

14. SECTION 154-18.D(2)(e) REQUIRING A CUL-DE-SAC NOT TO EXCEED 600 FEET

FROM THE NEAR RIGHT-OF-WAY LINE OF THE INTERSECTING STREET.

15. SECTION 154-21.A REQUIRING THE CONSTRUCTION OF SIDEWALKS ALONG
BOTH SIDES OF THE STREET.

16. SECTION 154-22.A REQUIRING THE CONSTRUCTION OF CURB ALONG ALL
NEW ROADS.

17. SECTION 154-24.E REQUIRING MINIMUM LOT FRONTAGE TO BE 150 FEET
ALONG THE PROPOSED RIGHT OF WAY.

18. SECTION 154-36.F(6) REQUIRING A MINIMUM OF ONE SHADE TREE AND TWO
SHRUBS FOR EACH 50 LINEAR FEET OF STORMWATER MANAGEMENT
FACILITY PERIMETER FOR #2 & #3.

19. SECTION 154-40 REQUIRING STREET LIGHTS.

OWNER / APPLICANT
BRADWOODS CORP.

ATTN:  JOHN PANIZZA

188 BECHTEL ROAD

COLLEGEVILLE, PA  19426

PROFESSIONAL ENGINEER'S CERTIFICATION

I, WILLIAM R. CUJDIK, P.E., A REGISTERED PROFESSIONAL ENGINEER IN THE
COMMONWEALTH OF PENNSYLVANIA, ENGINEER NO. PE061890, DO HEREBY
CERTIFY TO THE BEST OF MY KNOWLEDGE, INFORMATION AND BELIEF, THAT THE
INFORMATION CONTAINED IN THE ACCOMPANYING PLANS, SPECIFICATIONS AND
REPORTS, HAS BEEN PREPARED IN ACCORDANCE WITH ACCEPTED ENGINEERING
PRACTICE, IS TRUE AND CORRECT, AND IS IN CONFORMANCE WITH THE ZONING
AND SUBDIVISION AND LAND DEVELOPMENT ORDINANCES, AS AMENDED; ALL
SUCH SUBDIVISION AND LAND DEVELOPMENT WAIVERS AND ZONING VARIANCES
GRANTED, AS LISTED ON THE RECORD PLAN REQUIREMENTS; AND BUILDING,
WATER, SEWER, AND ALL OTHER APPLICABLE ORDINANCES AND REGULATIONS OF
UPPER PROVIDENCE TOWNSHIP, AS LAST AMENDED.

WILLIAM R. CUJDIK, PE
LIC. NO. PE061890

05/29/2020

(DATE)
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EXISTING LOT AREA

EXISTING LOT AREA 456,123 S.F. 10.471 ACRES

PROPOSED LOT AREAS

DESCRIPTION
SQUARE

FEET
ACRES

LOT 1

GROSS LOT AREA 57,169 S.F. 1.312 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

13,603 S.F. 0.312 ACRES

NET LOT AREA 43,566 S.F 1.000 ACRES

LOT 2

GROSS LOT AREA 43,560 S.F. 1.000 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

0 S.F. 0.000 ACRES

NET LOT AREA 43,560 S.F 1.000 ACRES

LOT 3

GROSS LOT AREA 43,611 S.F. 1.001 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

0 S.F. 0.000 ACRES

NET LOT AREA 43,611 S.F 1.001 ACRES

LOT 4

GROSS LOT AREA 67,939 S.F. 1.560 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

0 S.F. 0.000 ACRES

NET LOT AREA 67,939 S.F 1.560 ACRES

LOT 5

GROSS LOT AREA 58,960 S.F. 1.354 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

15,269 S.F. 0.351 ACRES

NET LOT AREA 43,691 S.F 1.003 ACRES

LOT 6

GROSS LOT AREA 59,310 S.F. 1.362 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

15,508 S.F. 0.356 ACRES

NET LOT AREA 43,802 S.F 1.006 ACRES

LOT  7

GROSS LOT AREA 56,522 S.F. 1.298 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

0 S.F. 0.000 ACRES

NET LOT AREA 56,522 S.F 1.298 ACRES

LOT 8

GROSS LOT AREA 45,231 S.F. 1.038 ACRES

LESS ANY AREA WITHIN ULTIMATE
RIGHTS-OF-WAY.

0 S.F. 0.000 ACRES

LESS ANY AREA WITHIN DRIVEWAY
ENTRANCE STRIPS LEADING TO REAR LOTS.

0 S.F. 0.000 ACRES

NET LOT AREA 45,231 S.F 1.038 ACRES

PARTIAL THROUGH ROAD

RIGHT-OF-WAY AREA 23,820 S.F. 0.547 ACRES

MINIMUM LOT AREA 43,560 S.F. 1.000 ACRES

MAXIMUM LOT AREA 67,939 S.F. 1.560 ACRES

AVERAGE LOT AREA 48,489 S.F. 1.113 ACRES

LEGEND

EXISTING RIGHT OF WAY LINE

PROPOSED PROPERTY LINE

ADJOINING PROPERTY LINE

EXISTING EASEMENT LINE

PROPERTY BOUNDARY

PROPOSED RIGHT OF WAY LINE

GENERAL NOTES:
1. PROPERTY INFORMATION:

SITE ADDRESS: 188 BECHTEL ROAD

COLLEGEVILLE, PA 19426

PARCEL ID NO.: 61-00-00185-00-6

DEED BOOK/PAGE: 4819/2050

2. IMPROVEMENTS SHOWN BY PHYSICAL FIELD SURVEY PERFORMED IN JUNE AND
JULY, 2019 BY INLAND DESIGN, LLC, WEST CHESTER, PA.

3. ELEVATIONS BASED ON NAVD88 DATUM OBTAINED BY GPS OBSERVATION TAKEN
ON JUNE 26, 2019. CONTOUR INTERVAL = 2 FEET.

4. BOUNDARY INFORMATION SHOWN PER PHYSICAL FIELD SURVEY PERFORMED IN
JUNE & JULY, 2019 BY INLAND DESIGN, LLC, WEST CHESTER, PA.

5. PLAN COORDINATES REFER TO THE PENNSYLVANIA STATE PLANE COORDINATE
SYSTEM NAD 83 OBTAINED BY GPS OBSERVATION TAKEN ON JUNE 26, 2019.

6. REFERENCE PLAN:

VIRGINIA A. MILLER SUBDIVISION, DATED 4-16-1984, LAST  REVISED 5-21-1984, 
PREPARED BY ANDREW F. KENT, PROFESSIONAL LAND SURVEYOR, LIMEKILN, PA,
AND RECORDED IN THE MONTGOMERY COUNTY OFFICE OF THE RECORDER OF
DEEDS IN PLAN BOOK A-45 PAGE 357 ON 6-29-1984.

7. THE PURPOSE OF THIS PLAN IS TO SUBDIVIDE THE EXISTING 10.471 ACRE LOT INTO 8
PROPOSED LOTS. THE EXISTING DWELLING WILL REMAIN ON ONE LOT. NEW
DWELLINGS ARE PROPOSED ON THE REMAINING 7 LOTS.

8. ERROR OF CLOSURE IS LESS THAN 1:10,000.

9. THE PROPOSED LOTS WILL BE SERVICED BY PUBLIC WATER AND PUBLIC SEWER.

10. THERE IS NO 100 YEAR FLOODPLAIN LINE SHOWN ON THE PLAN, WHICH WAS
DETERMINED FROM THE REFERENCE FIRM PANELS, MAP NUMBER 42091C0236G,

EFFECTIVE 3/2/2016.

11. THE SITE IS LOCATED IN THE DONNY BROOK WATERSHED WHICH IS DESIGNATED

AS TSF (TROUT STOCKING) & MF (MIGRATORY FISHES) BY PA CODE CHAPTER 93.
DONNY BROOK IS A TRIBUTARY TO THE PERKIOMEN CREEK WATERSHED.

12. NO WETLANDS ARE LOCATED ON THIS SITE AS DETERMINED BY VORTEX
ENVIRONMENTAL, INC. FIELDS INVESTIGATION PERFORMED ON JULY 2, 2019.

13. SOILS INFORMATION TAKEN FROM UNITED STATES DEPARTMENT OF
AGRICULTURE, NATURAL RESOURCE CONSERVATION SERVICE.

14. SITE GEOLOGY IS CHARACTERIZED AS TrB: BRUNSWICK FORMATION.

15. COMPLETENESS OR ACCURACY OF LOCATION AND DEPTH OF UNDERGROUND
UTILITIES AND FACILITIES CANNOT BE GUARANTEED. THE CONTRACTOR MUST

VERIFY THE LOCATION AND DEPTH OF ALL UNDERGROUND UTILITIES AND/OR
FACILITIES PRIOR TO BEGINNING ANY EARTH-MOVING ACTIVITIES.

16. NEW ROAD RIGHT-OF-WAY SHOWN ON THIS PLAN ARE HEREBY OFFERED FOR
DEDICATION TO THE TOWNSHIP OF UPPER PROVIDENCE.

17. A FEE IN LIEU OF DEDICATION OF RECREATION AND OPEN SPACE AMENITIES SHALL
BE REQUIRED IN ACCORDANCE WITH THE PROVISIONS OF SECTION 154-40.6 OF
CHAPTER 154, SUBDIVISION AND LAND DEVELOPMENT.

18. THE PROPERTY OWNER SHALL HAVE THE RESPONSIBILITY FOR THE PERPETUAL
MAINTENANCE OF THE PERMANENT WATER DETENTION BASIN, BASIN OUTLET
STRUCTURES AND PIPES WHICH ARE LOCATED ON HIS PROPERTY. NO CHANGES
SHALL BE MADE TO THE STRUCTURES, PIPES OR FINISH GRADING WITHOUT PRIOR
WRITTEN APPROVAL FROM THE TOWNSHIP. THE TOWNSHIP HAS THE RIGHT TO
ENTER THE LOT TO PERFORM ANY REQUIRED MAINTENANCE WHICH HAS NOT BEEN
PROPERLY PERFORMED OR CARRIED OUT IN A TIMELY MANNER. THE PROPERTY
OWNER SHALL BE RESPONSIBLE FOR THE COST OF ANY MAINTENANCE WHICH IS
PERFORMED BY THE TOWNSHIP. THE TOWNSHIP SHALL LIEN THE PROPERTY FOR
SAID COSTS UNTIL THE TOWNSHIP HAS BEEN REIMBURSED IN FULL.

19. THIS PLAN PROPOSES 645 L.F. OF NEW ROAD.

20.THE PROPOSED FIRE HYDRANT REQUIRES APPROVAL BY THE FIRE MARSHALL, AND
SHALL BE INSTALLED IN ACCORDANCE WITH THE TOWNSHIP SALDO AND PER PA
AMERICA WATER COMPANY STANDARDS AND SPECIFICATIONS.

21.THE PROPOSED "HAMMERHEAD" TURNAROUND IS TO BE TEMPORARY AND WILL BE
REMOVED WHEN THE ROAD IS EXTENDED.

22.SANITARY SEWERS SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE
WITH THE UPPER PROVIDENCE TOWNSHIP MUNICIPAL AUTHORITY'S DESIGN,
CONSTRUCTION REQUIREMENTS AND DETAIL DRAWINGS FOR WASTEWATER
FACILITIES.

23.THE PROPOSED SANITARY SEWER MAIN WILL BE DEDICATED TO THE UPPER
PROVIDENCE MUNICIPAL AUTHORITY.

24.ALL STORM SEWER FACILITIES WITHIN THE RIGHT OF WAY OF THE PROPOSED ROAD
EXTENSION, ALONG WITH STORM SEWER STRUCTURES AND PIPING FROM STORM
INLET 17 THROUGH ENDWALL 1 AND STORM INLET 21 THROUGH ENDWALL 20 WILL
BE DEDICATED TO UPPER PROVIDENCE TOWNSHIP.

25.ALL CONSTRUCTION SHALL BE COMPLETED IN ACCORDANCE WITH THE UPPER
PROVIDENCE TOWNSHIP ENGINEERING AND CONSTRUCTION STANDARDS.

LOCATION MAP
SCALE: 1" = 2000'

SITE

1 01-07-2020 REV PER TWP ENG LETTERS ON 12-05-19 & TRAFFIC LETTER ON 12-06-19

2 03-18-2020 NPDES SUBMISSION

3 03-25-2020 FINAL PLAN SUBMISSION

4 04-21-2020 REVISED PLAN PER TWP & MCCD COMMENTS

5 05-29-2020 REVISED PLAN PER TWP. REVIEW & CONTRACTOR COMMENTS

WETLANDS CERTIFICATION

I DO HEREBY CERTIFY THAT IN ACCORDANCE WITH THE FINDINGS OF MY FIELD
INVESTIGATION, I HAVE DETERMINED THERE ARE NO WETLAND LIMITS LOCATED
ON THIS SITE, BASED UPON THE CORPS OF ENGINEER GUIDELINES.

03/25/2020
DATE BRADLY J. GOCHNAUER
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LINE TABLE

LINE

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

L12

L13

L14

L15

L16

L17

L18

LENGTH

95.32'

100.18'

100.18'

95.32'

53.36'

46.82'

13.13'

24.05'

20.00'

24.47'

100.18'

37.06'

34.20'
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DESCRIPTION REQUIRED PROPOSED

LOT AREA (MIN.) 43,560 S.F.
MINIMUM 43,560 S.F.
MAXIMUM 67,938 S.F.

BUILDING COVERAGE (MAX.) 10% < 10%

LOT WIDTH @ BUILDING SETBACK (MIN.) 150 FT. >150 FT.

FRONT YARD (MIN.) 40 FT. > 40 FT.

SIDE YARD (MIN.)
20 FT. (MIN.)

60 FT. (AGGREGATE)

> 20 FT. (MIN.)

> 60 FT. (AGGREGATE

REAR YARD (MIN.) 50 FT. > 50 FT.

BUILDING HEIGHT (MAX.)
PRINCIPLE BUILDING: 35 FT.
ACCESSORY BUILDING: 15 FT.

< 35 FT. (PRINCIPLE BUILDING)
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UTILITY PLAN

FOR

BRADWOODS CORP.

188 BECHTEL ROAD

COLLEGEVILLE, PA 19426
UPPER PROVIDENCE TOWNSHIP • MONTGOMERY COUNTY • PA

FINAL SUBDIVISION AND
LAND DEVELOPMENT PLANS

11/4/2019
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2 03-18-2020 NPDES SUBMISSION
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LOCATION MAP
SCALE: 1" = 2000'

SITE
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WILLIAM R. CUJDIK
ENGINEER
NO.PE-061890

UTILITY NOTES:
1. ALL INTERNAL WATER AND SEWER LINES ARE CONSIDERED PRIVATE AND

SUBJECT TO COMPLIANCE WITH THE TOWNSHIP PLUMBING CODE.

2. ALL UTILITY CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE STANDARD
CONSTRUCTION DETAILS FOR UPPER PROVIDENCE TOWNSHIP.

3. ALL UTILITIES ARE TO BE INSTALLED UNDERGROUND.

4. ALL CONSTRUCTION AND MATERIALS SHALL FOLLOW PENNDOT PUBLICATION
408, LATEST REVISION.

5. WATER SERVICE LINES ARE TO BE 34" TYPE K COPPER.

6. SANITARY SERVICE LINES ARE TO BE 4" SDR-26 PVC FROM THE HOUSE TO THE
CLEANOUT, AND 6" SDR-26 PVC FROM THE CLEANOUT TO THE SEWER.

7. SANITARY SEWERS SHALL BE DESIGNED AND CONSTRUCTED IN ACCORDANCE
WITH THE UPPER PROVIDENCE TOWNSHIP MUNICIPAL AUTHORITY'S DESIGN,
CONSTRUCTION REQUIREMENTS AND DETAIL DRAWINGS FOR WASTEWATER
FACILITIES, AS ADOPTED BY RESOLUTION AND AS MAY BE AMENDED FROM
TIME TO TIME BY RESOLUTION OF THE UPPER PROVIDENCE TOWNSHIP BOARD
OF SUPERVISORS.

8. THE APPLICANT SHALL REPLACE ANY CONCRETE SIDEWALK AND CURB ALONG
ITHAN LANE THAT IS DAMAGED DURING CONSTRUCTION.  SIDEWALK AND CURB
REPLACEMENT SHALL BE IN ACCORDANCE WITH THE REQUIREMENTS OF THE
TOWNSHIP OF UPPER PROVIDENCE.

9. GAS, ELECTRIC & COMMUNICATION LINES ARE TO BE INSTALLED TO EACH LOT.

TRENCH RESTORATION:
1. AREAS OF FULL DEPTH PAVEMENT RESTORATION ARE TO BE SAW CUT AND

PAVEMENT IS TO BE RESTORED WITH THE PAVEMENT SPECIFICATION SHOWN IN
THE STREET PAVING DETAIL.

2. ALL TRENCH RESTORATION SHALL BE ALLOWED TO SETTLE FOR A MINIMUM OF
90 DAYS BEFORE THE AREAS ARE MILLED AND OVERLAYED WITH A 1.5 INCH
SUPERPAVE WEARING COURSE SPECIFICATION.
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POST CONSTRUCTION STORMWATER

MANAGEMENT PLAN FOR

BRADWOODS CORP.

188 BECHTEL ROAD

COLLEGEVILLE, PA 19426
UPPER PROVIDENCE TOWNSHIP • MONTGOMERY COUNTY • PA

FINAL SUBDIVISION AND
LAND DEVELOPMENT PLANS

11/4/2019
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20191633996
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2 03-18-2020 NPDES SUBMISSION

N:\11400\11412\dwg\Sheets\6 POST CONSTRUCTION SWM PLAN.dwg

LOCATION MAP
SCALE: 1" = 2000'

SITE

 PCSWM PLAN NOTES
1. A BLANKET EASEMENT IS HEREBY GRANTED GIVING UPPER PROVIDENCE TOWNSHIP THE RIGHT, BUT NOT

THE OBLIGATION, TO ENTER THE PROPERTY TO PERFORM ANY REQUIRED PCSW BMP MAINTENANCE
WHICH HAS NOT BEEN PROPERLY PERFORMED IN A TIMELY MANNER.  THE LOT OWNER SHALL BE
RESPONSIBLE FOR THE COST OF ANY MAINTENANCE WHICH IS PERFORMED BY THE MUNICIPALITY.

2. IT SHALL BE UNLAWFUL TO ALTER OR REMOVE ANY PERMANENT STORMWATER BMP REQUIRED BY AN
APPROVED BMP OPERATIONS AD MAINTENANCE PLAN, OR ALLOW THE PROPERTY TO REMAIN IN A
CONDITION WHICH DOES NOT CONFORM TO AN APPROVED BMP OPERATIONS AND MAINTENANCE PLAN,
UNLESS AN EXCEPTION IS GRANTED IN WRITING BY THE TOWNSHIP

3. THIS PLAN ALSO SERVES AS THE OPERATION & MAINTENANCE PLAN FOR THIS PROPERTY AND WILL BE
RECORDED.

4. THE APPLICANT, HIS SUCCESSOR, OR ASSIGNS SHALL MAKE RECORDS OF THE INSTALLATION, AND OF ALL
MAINTENANCE AND REPAIRS OF ALL BMP'S, AND SHALL RETAIN THE RECORDS FOR AT LEAST FIFTEEN
YEARS.  THESE RECORDS SHALL BE SUBMITTED TO THE MUNICIPALITY, IF REQUESTED.

5. AN AS-BUILT PLAN OF  THE PROPOSED BMPS SHALL BE SUBMITTED TO THE MUNICIPALITY IN
ACCORDANCE WITH THE STORMWATER ORDINANCE.

6. THE APPLICANT ACKNOWLEDGES THAT, PER MUNICIPAL ORDINANCE, IT IS UNLAWFUL TO MODIFY,
REMOVE, FILL, LANDSCAPE, ALTER OR IMPAIR THE EFFECTIVENESS OF, OR PLACE ANY STRUCTURE,
OTHER VEGETATION, YARD WASTE, BRUSH CUTTINGS, OR OTHER WASTE OR DEBRIS INTO ANY
PERMANENT STORMWATER MANAGEMENT BMP OR CONVEYANCE DESCRIBED IN THIS O&M PLAN OR TO
ALLOW THE BMP OR CONVEYANCE TO EXIST IN A CONDITION WHICH DOES NOT CONFORM TO THIS O&M
PLAN, WITHOUT WRITTEN APPROVAL FROM THE MUNICIPALITY.

7. PCSM REPORTING AND RECORDKEEPING.  THE PCSM PLAN, INSPECTION REPORTS AND MONITORING
RECORDS SHALL BE AVAILABLE FOR REVIEW AND INSPECTION BY THE DEPARTMENT OR THE
CONSERVATION DISTRICT.

8. DURING SITE CONSTRUCTION, ALL INFILTRATION PRACTICE COMPONENTS SHALL BE PROTECTED FROM
COMPACTION DUE TO HEAVY EQUIPMENT OPERATION OR STORAGE OF FILL OR CONSTRUCTION
MATERIAL. INFILTRATION AREAS SHALL ALSO BE PROTECTED FROM SEDIMENTATION. AREAS THAT ARE
ACCIDENTALLY COMPACTED OR GRADED SHALL BE REMEDIATED TO RESTORE SOIL COMPOSITION AND
POROSITY. ADEQUATE DOCUMENTATION TO THIS EFFECT SHALL BE SUBMITTED TO THE MUNICIPAL
ENGINEER FOR REVIEW. ALL AREAS DESIGNATED FOR INFILTRATION SHALL NOT RECEIVE RUNOFF UNTIL
THE CONTRIBUTORY DRAINAGE AREA HAS ACHIEVED FINAL STABILIZATION.

9. THE PROPERTY OWNER SHALL HAVE THE RESPONSIBILITY FOR THE PERPETUAL MAINTENANCE OF THE
PERMANENT WATER DETENTION BASIN, BASIN OUTLET STRUCTURES AND PIPES WHICH ARE LOCATED ON
HIS PROPERTY. NO CHANGES SHALL BE MADE TO THE STRUCTURES, PIPES OR FINISH GRADING WITHOUT
PRIOR WRITTEN APPROVAL FROM THE TOWNSHIP. THE TOWNSHIP HAS THE RIGHT TO ENTER THE LOT TO
PERFORM ANY REQUIRED MAINTENANCE WHICH HAS NOT BEEN PROPERLY PERFORMED OR CARRIED OUT
IN A TIMELY MANNER. THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR THE COST OF ANY
MAINTENANCE WHICH IS PERFORMED BY THE TOWNSHIP. THE TOWNSHIP SHALL LIEN THE PROPERTY FOR
SAID COSTS UNTIL THE TOWNSHIP HAS BEEN REIMBURSED IN FULL.

10. THE OWNER OF ANY LAND UPON WHICH A PERMANENT BMP'S WILL BE PLACED, CONSTRUCTED OR
IMPLEMENTED, AS DESCRIBED IN THE BMP OPERATIONS AND MAINTENANCE PLAN, SHALL RECORD THE
FOLLOWING DOCUMENTS IN THE OFFICE OF THE RECORDER OF DEEDS FOR MONTGOMERY COUNTY
WITHIN 15 DAYS OF APPROVAL OF THE BMP OPERATIONS PLAN BY THE TOWNSHIP:

(1) THE OPERATIONS AND MAINTENANCE PLAN OR A SUMMARY THEREOF

(2) OPERATIONS AND MAINTENANCE AGREEMENTS

(3) STORMWATER MANAGEMENT EASEMENTS

CRITICAL STAGES:
THE DEP CHAPTER 102 REGULATIONS WHICH BECAME EFFECTIVE NOVEMBER 19, 2010 REQUIRE A LICENSED

PROFESSIONAL OR HIS/HER DESIGNEE BE PRESENT ON-SITE TO OBSERVE, INSPECT AND SIGN-OFF ON THE

CRITICAL STAGES OF THE POST CONSTRUCTION STORMWATER MANAGEMENT PLAN (PCSM) IMPLEMENTATION
AND FACILITY INSTALLATION. THE LICENSED PROFESSIONAL OR DESIGNEE SHALL BE PRESENT ON-SITE FOR
THE FOLLOWING CRITICAL STAGES OF THE PCSM PLAN IMPLEMENTATION:

· INFILTRATION BERM CONSTRUCTION (BMP 6.4.10)

· CONVERSION OF SEDIMENT BASIN TO INFILTRATION BASIN (BMP 6.4.2)

· INFILTRATION BASIN CONSTRUCTION (BMP 6.4.2)

· INFILTRATION BED CONSTRUCTION (BMP 6.4.3)

OWNER STATEMENT:

I HEREBY ACKNOWLEDGE THAT ANY REVISION TO THE APPROVED SWM SITE PLAN
SHALL BE SUBMITTED AND APPROVED BY THE MUNICIPALITY, AND A REVISED
EROSION AND SEDIMENTATION CONTROL PLAN SHALL BE SUBMITTED TO, AND

APPROVED BY, THE CONSERVATION DISTRICT AND/OR THE MUNICIPALITY AS
APPLICABLE FOR A DETERMINATION OF ADEQUACY PRIOR TO CONSTRUCTION OF
THE REVISED FEATURES.

                                                                                                                          .

OWNER (DATE)

PROFESSIONAL

REGISTERED

PENNSY LVAN I A

CO

MMONWEALTH

OF

JOEL D. COMANDA
ENGINEER
PE070740

LEGEND

EXISTING 2' CONTOUR W/ ELEVATION

EXISTING 10' CONTOUR W/ ELEVATION

EXISTING RIGHT OF WAY LINE

EXISTING CURB LINE

EXISTING STORM STRUCTURES & PIPE

EXISTING SANITARY STRUCTURES & PIPE

EXISTING WATER LINE

EXISTING TREELINE

EXISTING FENCE LINE

SOILS LINE AND DESCRIPTION

ADJOINING PROPERTY LINE

EXISTING ROAD CENTERLINE

EXISTING EASEMENT LINE

EXISTING DRIVEWAY

EXISTING ROAD / PAVING

EXISTING STONE DRIVE

EXISTING SIGN

TEST PIT LOCATION

EXISTING TREE SYMBOLS

EXISTING UTILITY POLE

EXISTING WELL

EXISTING WATER VALVE

EXISTING LIGHT

PROPERTY BOUNDARY

PROPOSED STORM STRUCTURES & PIPE

PROPOSED 2' CONTOUR

PROPOSED 10' CONTOUR

PROPOSED SANITARY STRUCTURES & PIPE

PROPOSED WATER LINE

PROPOSED SANITARY LATERAL

PROPOSED TREELINE

PROPOSED FENCE LINE

PROPOSED RIGHT OF WAY LINE

PROPOSED ROAD CENTERLINE

PROPOSED EASEMENT LINE

PROPOSED DRIVEWAY

PROPOSED ROAD / PAVING

PROPOSED SIGN

PROPOSED SPOT ELEVATION

PROPOSED WATER VALVE

1 01-07-2020 REV PER TWP ENG LETTERS ON 12-05-19 & TRAFFIC LETTER ON 12-06-19

2 03-18-2020 NPDES SUBMISSION

3 03-25-2020 FINAL PLAN SUBMISSION

4 04-21-2020 REVISED PLAN PER TWP & MCCD COMMENTS

5 05-29-2020 REVISED PLAN PER TWP. REVIEW & CONTRACTOR COMMENTS

IMPERVIOUS COVERAGE TABLE - ON-LOT IMPERVIOUS

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8

HOUSE 2,778 S.F. 2,778 S.F. 2,778 S.F. 316 S.F. 2,778 S.F. 2,778 S.F. 2,778 S.F. 2,778 S.F.

DRIVEWAY 4,755 S.F. 1,842 S.F. 1,676 S.F. 2,837 S.F. 5,214 S.F. 6,124 S.F. 1,141 S.F. 2,432 S.F.

CONCRETE 228 S.F. 228 S.F. 228 S.F. 257 S.F. 228 S.F. 228 S.F. 228 S.F. 228 S.F.

WALKING PATH 0 S.F. 0 S.F. 0 S.F. 1,387 S.F. 615 S.F. 326 S.F. 511 S.F. 1,029 S.F.

MISC. 0 S.F. 0 S.F. 0 S.F. 1,942 S.F. 0 S.F. 0 S.F. 0 S.F. 0 S.F.

FUTURE ON-LOT
IMPERVIOUS

500 S.F. 500 S.F. 500 S.F. 0 S.F. 500 S.F. 500 S.F. 500 S.F. 500 S.F.

TOTAL 8,261 S.F. 5,348 S.F. 5,182 S.F. 6,739 S.F. 9,335 S.F. 9,956 S.F. 5,158 S.F. 6,967 S.F.

STORMWATER MANAGEMENT DESIGN WAS PERMITTED FOR AN ADDITIONAL 14,117 SF OF IMPERVIOUS FOR THE EXTENSION
OF THE ROAD TO THE HIGH POINT TO THE WEST OF THE SITE.

NPDES SITE BOUNDARY

LIMIT OF DISTURBANCE

BMP DRAINAGE AREA

SWALE IDENTIFICATION NOTE:

THE SWALE CALCULATIONS PROVIDED IN THE PCSM REPORT ARE LABELED BASED UPON THE INLET THAT

EACH SWALE IS TRIBUTARY TO.  (I.E. SWALE 8 IS THE SWALE TRIBUTARY TO INLET 8)
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N:\11400\11412\dwg\Sheets\9 SEDIMENT & EROSION CONTROL PLAN.dwg

LOCATION MAP
SCALE: 1" = 2000'

SITE

LIMIT OF DISTURBANCE 459,811 S.F. (10.56 AC)

EROSION AND SEDIMENTATION CHECKLIST
NOTES:
§102.4(b)(5)(v) THE RECEIVING STREAM FROM THIS SITE IS DONNY BROOK WITH A DESIGNATED

CHAPTER 93 USE OF TSF (TROUT STOCKED FISHERY) AND MF (MIGRATORY FISHES)
DRAINAGE POINT 001 DISCHARGES TO THIS STREAM THROUGH AN MS4 STORM
DRAINAGE SYSTEM ALONG ITHAN ROAD.

§102.4(b)(5)(xi) ANTICIPATED CONSTRUCTION WASTE INCLUDES EXISTING BUILDING DEMOLITION,

TREES, BRUSH, EROSION CONTROL BMPS, CONSTRUCTION FENCING, AND

BUILDING SUPPLY WASTE (LUMBER, CONCRETE, STONE, SIDING, SHINGLES, ETC.).

§102.4(b)(5)(xi) ALL BUILDING MATERIAL AND WASTES MUST BE REMOVED FROM THE SITE AND

RECYCLED OR RECYCLED IN ACCORDANCE WITH DEP'S SOLID WASTE

REGULATIONS (25 PA CODE 260.1 ET. SEQ. 271.1 ET. SEQ., AND 287.1 ET. SEQ., AND/OR
ANY ADDITIONAL LOCAL, STATE, OR FEDERAL REGULATIONS.. NO BUILDING

MATERIALS (USED OR UNUSED) OR WASTE MATERIALS SHALL BE BURNED,
BURIED, DUMPED, OR DISCHARGED AT THE SITE.

§102.4(b)(5)(xii) NO KNOWN POTENTIAL POLLUTION PROBLEMS DUE TO GEOLOGIC CONDITIONS

EXIST ON THIS SITE.

§102.4(b)(5)(xii) THERMAL IMPACTS FOR THE DEVELOPMENT HAVE BEEN MINIMIZED THROUGH

THE USE OF BEST MANAGEMENT PRACTICES.

§102.4(b)(5)(xiv) A RIPARIAN BUFFER IS NOT REQUIRED FOR THIS PROJECT UNDER THE STANDARDS

OF CHAPTER 102.14.  THERE ARE NO STREAMS LOCATED ON OR ADJACENT TO THIS
PROJECT.

§102.4(b)(5)(xiv) PROPOSED INFILTRATION BMPS ARE LOCATED OUTSIDE OF GRADING AREAS

WHERE POSSIBLE.

SOILS DESCRIPTION

SYMBOL DESCRIPTION SLOPE
AVAILABLE WATER

CAPACITY
DRAINAGE CLASS DEPTH TO S.H.W.T. DEPTH TO BEDROCK

CAPABILITY
UNIT

HYDROLIC
SOIL GROUP

BwA BUCKINGHAM SILT LOAM 0% - 3%
MODERATE

(ABOUT 7.4 INCHES)
SOMEWHAT

POORLY DRAINED
ABOUT 6 TO 8 INCHES 80 TO 99 INCHES 3w B/D

LeA LAWRENCEVILLE  SILT LOAM 0% - 3%
LOW

(ABOUT 4.5 INCHES)
MODERATELY

WELL DRAINED
ABOUT 18 TO 36 INCHES 48 TO 99 INCHES 2w C

PeC PENN SILT LOAM 8% - 15%
LOW

(ABOUT 4.7 INCHES)
 WELL DRAINED MORE THAN 80 INCHES 20 TO 40 INCHES 3e B

PlC PENN-LANSDALE COMPLEX 3% - 8%
LOW

(ABOUT 4.1 INCHES)
 WELL DRAINED MORE THAN 80 INCHES 20 TO 40 INCHES 2e B

ReA READINGTON SILT LOAM 0% - 3%
LOW

(ABOUT 4.0 INCHES)
MODERATELY

WELL DRAINED
ABOUT 18 TO 36 INCHES 40 TO 70 INCHES 2w C

ReB READINGTON SILT LOAM 3% - 8%
MODERATE

(ABOUT 6.3 INCHES)
MODERATELY

WELL DRAINED
ABOUT 18 TO 36 INCHES 40 TO 60 INCHES 2e C

RhC REAVILLE SILT LOAM 8% - 15%
LOW

(ABOUT 3.9 INCHES)
MODERATELY

WELL DRAINED
ABOUT 6 TO 36 INCHES 20 TO 40 INCHES 3w D

UusB
URBAN LAND-UDORTHENTS, SHALE
AND SANDSTONE COMPLEX

0% - 8%
VERY LOW

(ABOUT 2.9 INCHES)
 WELL DRAINED MORE THAN 80 INCHES 20 TO 99 INCHES 7s A

12" COMPOST FILTER SOCK

24" COMPOST FILTER SOCK

32" COMPOST FILTER SOCK

ROCK CONSTRUCTION ENTRANCE

INLET SEDIMENT FILTER

EROSION CONTROL
   BLANKET FOR SLOPES

ORANGE CONSTRUCTION  FENCE

PROFESSIONAL

REGISTERED

PENNSY LV A N I A
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ENGINEER
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LOCATION MAP
SCALE: 1" = 2000'

SITE

PLANT LIST

MAPLE

BAYBERRY

WILLOW
OAK

HOLLY

COMPLIANCE CHART - SECTION 154-36

REQUIRED PROPOSED

DESCRIPTION (SECTION 154-36.C.(3).(d) & 154-36.F.(6)
DECIDUOUS

TREE
SHUBS

DECIDUOUS
TREE

SHUBS

a) PER 50 LINEAR FT. OF EXISTING ROAD FRONTAGE

50 L.F. OF ROAD FRONTAGE
1/50 L.F. = 1 N/A 1 N/A

b) PER 50 LINEAR FT. OF NEW ROAD FRONTAGE, MEASURED ON
BOTH SIDES
600 L.F. OF PROPOSED ROAD (1,200 L.F. OF FRONTAGE)

1/50 L.F. = 24 N/A 24 N/A

c) PER 50 LINEAR FT. OF PROPOSED STORMWATER MANAGMENT
FACILITY PERIMETER.
BASIN 4 -  440 L.F. OF SWM PERIMETER

1/50 L.F. = 9 2/50 L.F. = 26 9 26

c) PER 50 LINEAR FT. OF PROPOSED STORMWATER MANAGMENT
FACILITY PERIMETER.

BASIN 5 -  529 L.F. OF SWM PERIMETER

1/50 L.F. = 11 2/50 L.F. = 22 11 22

TOTAL 45 48 45 48

PLANT LIST

BOTANICAL NAME COMMON NAME QUANTITY CALIPER
SIZE

(HEIGHT)

SIZE

(WIDTH)
ROOT REMARKS

DECIDUOUS (SHADE) TREES

ACER RUBRUM "OCTOBER GLORY" October Glory Red Maple 22 2-1/2" 10 - 12 FT. 8 - 10 FT. B&B MATCHED SPECIMEN 5' CLEAR

QUERCUS PHELLOS Willow Oak 23 2-1/2" 10 - 12 FT. 8 - 10 FT. B&B MATCHED SPECIMEN 5' CLEAR

SHRUBS

MYRICA PENNSYLVANICA Northern Bayberry 27 30" MIN. 24 - 36" CONTAINER FULL BRANCHED

ILEX GLABRA Inkberry Holly 21 30" MIN. 24 - 36" CONTAINER FULL BRANCHED

LANDSCAPING GENERAL NOTES

ALL BEDS SHALL HAVE THREE INCHES OF SHREDDED HARDWOOD

MULCH OR EQUAL.

TREE WRAP SHALL BE REMOVED AT THE END OF THE GUARANTEE

PERIOD.

DO NOT CUT THE LEADER OF DECIDUOUS TREES.

NO DECIDUOUS SHADE TREES WILL BE LOCATED CLOSER THAN 10

FEET TO SANITARY AND WATER UTILITIES.

NO PLANTS, EXCEPT GROUND COVER, SHALL BE PLANTED LESS

THAN FIVE FEET FROM A STRUCTURE, WALKS OR CURBLINES.

ALL PLANT MATERIALS SHALL BE OF NURSERY STOCK, BALLED

AND BURLAPPED. IT SHALL BE OF SYMMETRICAL GROWTH,

TYPICAL OF ITS SPECIES OR VARIETY, CERTIFIED FREE OF INSECTS,

PESTS AND DISEASE, HAVE A NORMAL GROWTH HABIT, AND A

VIGOROUS HEALTHY ROOT SYSTEM.

ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF

18 MONTHS IN THE SAME MANNER AS OTHER REQUIRED

IMPROVEMENTS, ACCORDING TO § 154-56C OF THIS CHAPTER.

ALL PLANTING MATERIALS SHALL MEET THE MINIMUM

STANDARDS OF THE MOST RECENT EDITION OF THE AMERICAN

STANDARD FOR NURSERY STOCK BY THE AMERICAN NURSERY

AND LANDSCAPE ASSOCIATION FOR HEALTH, FORM, AND ROOT

CONDITION.

ALL TREES AND SHRUBS SHALL HAVE BEEN GROWN UNDER

CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE TOWNSHIP.

PLANT MATERIAL SHALL NOT BE PLANTED UNTIL THE FINISHED

GRADING HAS BEEN COMPLETED.

TREES AND SHRUBS SHALL BEAR THE SAME RELATIONSHIP TO

THE FINISHED GRADE IN THE NEW DEVELOPMENT AS THEY DID IN

THE NURSERY.

THE LANDSCAPE CONTRACTOR SHALL PROVIDE ALL PLANT

MATERIALS AS SPECIFIED IN THE PLANT SCHEDULE AND SHALL

INSTALL ALL MATERIAL IN ACCORDANCE WITH THE PLANTING

DETAILS, NOTES AND SPECIFICATIONS IN THE APPROVED

LANDSCAPE PLANS.

ANY SUBSTITUTIONS OF PLANT MATERIALS MUST BE REVIEWED

AND APPROVED BY THE TOWNSHIP BEFORE INSTALLATION.

IT SHALL BE THE RESPONSIBILITY OF THE DEVELOPER TO

ADEQUATELY AND PROPERLY MAINTAIN THE LANDSCAPE AREAS,

INCLUDING WATERING, FERTILIZING TO MAINTAIN HEALTHY

GROWTH, PRUNING, WEEDING, AND CLEANING DEBRIS PRIOR TO

THE END OF THE GUARANTEE PERIOD.

BASIN BERMS, SLOPES, AND BOTTOMS ARE TO BE SEEDED

ACCORDING TO THE SPECIFICATIONS SHOWN ON THE PCSWM

DETAILS SHEET.
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SU-30 - Single Unit Truck

OWNER / APPLICANT
BRADWOODS CORP.

ATTN:  JOHN PANIZZA

188 BECHTEL ROAD

COLLEGEVILLE, PA  19426
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Pennsylvania One Call System

PA. act 172 of 1986 requires

three working days notice

Serial Numbers:

PENNSYLVANIA ACT 187 REQUIREMENTS:
InLand Design, LLC does not guarantee the accuracy of  the

locations for existing subsurface utility structures shown on the

plans, nor does InLand Design, LLC guarantee that all

subsurface structures are shown. The contractor shall verify the

location and elevation of  all underground utilities and structures

before the start of work.
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Project No.
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Drawn by:

Scale:

Date:No. Date: Description:COPYRIGHT
InLand Design, LLC expressly reserves its common law copyright and all

other proprietary rights in these plans.  All drawings, specif ications and

copies thereof  are and shall remain the property of  InLand Design, LLC.

They are to be used only in respect to this project and are neither to be

used on any other project, nor are they to be assigned to any third party

without f irst obtaining the expressed written permission and consent of

InLand Design, LLC. Any re-use without written permission, verif ication,

consent or adaptation by InLand Design, LLC for the specif ic purpose

intended, will be at the third party's sole risk and without liability or legal

exposure to InLand Design, LLC the third party shall further indemnify

and hold harmless InLand Design, LLC from all claims, damages, losses,

and expenses  arising  thereto  or  resulting therefrom.

Civil Engineers, Surveyors & Land Development Consultants

16 Hagerty Blvd.

West Chester, PA 19382

www.InLandDesign.net

Phone: (484) 947-2928

Fax: (484) 947-2946

Info@InLandDesign.net
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NOTE:
ROAD STRIPING SHALL NOT BE INSTALLED ON PROPOSED PARTIAL
THROUGH ROAD UNTIL ROAD IS EXTENDED TO IT'S ENTIRETY.
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WB-50 - INTERMEDIATE SEMI-TRAILER
OVERALL LENGTH 55.000 FT
OVERALL WIDTH 8.500 FT
OVERALL BODY HEIGHT 12.052 FT
MIN BODY GROUND CLEARANCE 1.334 FT
MAX TRACK WIDTH 8.500 FT
LOCK-TO-LOCK TIME 6.00S MAX

STEERING ANGLE (VIRTUAL) 17.90°
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