
NOTICE

The Zoning Hearing Board of Upper Providence Township, Montgomery County, pursuant
to Act 15 of 2020 due to the current COVID-19 disaster emergency, will meet on Thursday, August
27, 2020, at 7:00 p.m., virtually via ZOOM (a telephone and video conferencing service), and hold

a public hearing to consider the following:

Application No. 20-01, as amended, of Hallmark Building Group, Inc., owner of equitable

title, CONCERNING certain premises, being an approximate 24-acre vacant tract, situate at 395
Greenwood Avenue, Upper Providence Township, in the R-1 Residential-Agricultural District and
partly in the overlay SS Steep Slope Conservation District. Applicant proposes the subdivision and

land development of the tract as and for 17 single-family residential lots, along a proposed cul-de-
sac street, to be served by public water and public sewer, and 8.67 acres of open space. In

connection with the proposed subdivision and land development, Applicant REQUESTS THE
FOLLOWING RELIEF under or from the following provisions of the Upper Providence Township

Zoning Ordinance: (i) a special exception under Section 182-134.A., to permit portions of the yard

areas of proposed Lots 1 and 16 to be located within the SS District; (ii) a special exception under
Section 182-134.F., or, in the alternative, a variance from Section 182-135.B., to permit a portion of

the proposed cul-de-sac street to be located within the SS District; and (iii) a variance from Section

182-195.D., to extend the six-month permit-application time period provided in that section to 18
months from the date of the Zoning Hearing Board decision rendered in this matter.

This hearing is a continued hearing upon the Application No. 20-01; the initial hearing was

held by the Zoning Hearing Board on July 23, 2020. The Application has been amended since the
July 23, 2020, hearing; specifically/ Applicant has withdrawn the special exception or variances
initially requested under or from Sections 182-44.1., 182-134.G., 182-135.A., and 182-28.1.A. of

the Zoning Ordinance.

A copy of Application No. 20-01, as amended, is available for review on the Upper

Providence Township website at www.uprov-monfco.org by following the posted link to the

Application.

All citizens and interested persons may attend the hearing via ZOOM and will be given the
opportunity to participate and be heard. Any citizen or interested person wishing to attend and
participate in the hearing may do so by visiting the above Township website prior to the
commencement of the hearing, and register as a participant in accordance with the instructions
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posted on the website. In the alternative, any citizen or interested person may participate in the

hearing by submitting written comments on Application No. 20-01, as amended/ via U.S. mail

(first-class postage prepaid) addressed to the Upper Providence Township Zoning Hearing Board at

1286 Black Rock Road, Phoenixville, PA 19460, or via e-mail to Geoffrey Grace, Township

Director of Planning and Zoning, at ggrace@uprov-montco.org. All such written comments must

be received by 2:00 p.m. on August 27, 2020, and must include the full name and address of the

citizen or interested person submitting the comments, and a reference to Application No. 20-01, as

amended, in the reference or subject line of the written comments.

The Zoning Hearing Board reserves the right, at the meeting, to consider such other matters

and to conduct such other business as may properly come before the Board.

TerrenceJ. McKenna
Chairman

John A. Koury, Jr., Esquire
Solicitor
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The Village at Lederach

658 Harleysville Pike, Suite 150

Harleysville, PA  19438

(215) 513-2100

www.rcmaonline.com

Richard C. Mast Associates, P.C.
Consulting Engineers and Surveyors

1. TITLE INFORMATION TAKEN FROM DEEDS OF RECORD AND A FINAL PLAN OF

SUBDIVISION OF AUCTION PARCEL #8 PREPARED FOR DOUGLAS STEARLY, BY

JOHN T. ASTON REGISTERED SURVEYOR, DATED AUGUST 28, 1980, AND LAST

REVISED MAY 20, 1985.

2. TOPOGRAPHIC AND ELEVATION INFORMATION BASED ON PENNSYLVANIA SPATIAL

DATA ACCESS (PASDA)  MAPPING AND AVAILABLE IMAGERY (2008 SOUTHEASTER

PA), REFERENCE PANEL NUMBER 3400 2600.

3. NO PART OF THE SUBJECT TRACT IS LOCATED WITHIN A 100-YEAR  FLOOD  PLAIN

BASED ON THE FLOOD INSURANCE RATE MAP(PANEL NO.  42091 C0226G AND 42091

C0228G, EFFECTIVE DATE MARCH 2, 2016) PUBLISHED BY THE FEDERAL

EMERGENCY MANAGEMENT AGENCY.

4. Rt (ROWLAND) SOILS ARE DESIGNATED AS AN ALLUVIAL SOIL WITHIN THE UPPER

PROVIDENCE TOWNSHIP ZONING ORDINANCE.  A ON-SITE INVESTIGATION

PERFORMED BY VW CONSULTANTS, LLC, IN JULY 2018, HAS DETERMINED THAT NO

ALLUVIAL SOILS ARE PRESENT IN THE AREAS PROPOSED FOR CONSTRUCTION.

5. SOILS WITHIN STUDY AREA ARE SHOWN PER 'ONSITE SOILS DETERMINATION' BY

VW CONSULTANTS, LLC., DATED JULY 23, 2020.

6. THERE ARE NO WETLANDS ON THE SITE BASED ON A STUDY PERFORMED BY VW

CONSULTANTS, LLC, IN JULY 2018.

7. THE PROPOSED LOTS SHALL BE SERVED WITH PUBLIC SEWER SERVICE PROVIDED

BY THE UPPER PROVIDENCE TOWNSHIP.

8. THE PROPSED LOTS SHALL BE SERVED BY PUBLIC WATER INTENDED TO BE

PROVIDED BY THE PENNSYLVANIA AMERICAN WATER COMPANY.

9. OPEN SPACE PARCEL A IS HEREBY OFFERED FOR DEDICATION TO UPPER

PROVIDENCE TOWNSHIP.

10. OPEN SPACE PARCELS A AND B ARE NOT BUILDING LOTS AND ARE TO BE

PERMANENTLY PRESERVED AS OPEN SPACE IN ACCORDANCE WITH THE UPPER

PROVIDENCE TOWNSHIP ZONING ORDINANCE.

SOIL INFORMATION FOR THE SITE WAS OBTAINED FROM THE US DEPARTMENT OF

AGRICULTURE, NATURAL RESOURCES CONSERVATION SERVICE WEB SOIL SURVEY

WEBSITE.  SOILS WITHIN STUDY AREA ARE SHOWN PER 'ONSITE SOILS

DETERMINATION' BY VW CONSULTANTS, LLC., DATED JULY 23, 2020.

AbC- ABBOTTSTOWN SILT LOAM, 8 TO 12 PERCENT SLOPES

Urban- MADE LAND-URBAN SOIL, 0 TO 3 PERCENT SLOPES

PeB - PENN SILT LOAM, 3 TO 8 PERCENT SLOPES

RESTRICTIONS: 20 TO 27 INCHES TO PARALITHIC BEDROCK; 27 TO 33 INCHES

TO LITHIC BEDROCK

PeC - PENN SILT LOAM, 8 TO 12 PERCENT SLOPES

RESTRICTIONS: 20 TO 40 INCHES TO LITHIC BEDROCK

ReA - READINGTON SILT LOAM, 0 TO 3 PERCENT SLOPES

RESTRICTIONS: 20 TO 36 INCHES TO FRAGIPAN; 40 TO 70 INCHES TO LITHIC

BEDROCK

ReB - READINGTON SILT LOAM, 3 TO 8 PERCENT SLOPES

RESTRICTIONS: 20 TO 36 INCHES TO FRAGIPAN; 40 TO 60 INCHES TO LITHIC

BEDROCK

RhA - REAVILLE SILT LOAM, 0 TO 3 PERCENT SLOPES

RESTRICTIONS: 20 TO 40 INCHES TO LITHIC BEDROCK

RhB - REAVILLE SILT LOAM, 3 TO 8 PERCENT SLOPES

RESTRICTIONS: 20 TO 40 INCHES TO LITHIC BEDROCK

RhC - REAVILLE SILT LOAM, 8 TO 15 PERCENT SLOPES

RESTRICTIONS: 20 TO 40 INCHES TO LITHIC BEDROCK

Rt - ROWLAND SILT LOAM, TERRACE

RESTRICTIONS: 60 TO 99 INCHES TO LITHIC BEDROCK

UdtB- UDORTHENTS,  0 TO 3 PERCENT SLOPES



 
 

 

 

 

 

 

March 29, 2019 

 

Richard R. Carroll, III 

President 

Hallmark Homes Group, Inc. 

rrcarroll@hallmarkhomesgroup.com 

 

RE: Wetland and Alluvial Soil Delineation 

Stearly Tract 395 Greenwood Road 

Upper Providence Twp. Montgomery Co 

PARID: 61-00-02238-00-5  

VW#18-31 

         

Dear Mr. Carroll: 

 

     VW Consultants, LLC (VW) completed an evaluation of the above referenced parcel to 

determine if regulated wetlands or waters are present.   Our findings indicate that there are no 

wetlands present on this site.  There are waters which were flagged for location by your 

surveyor.   

 

     The site was evaluated by a staff soil scientist and biologist.  The delineation was performed 

using: 

 

 The US Army Corps of Engineers (ACOE) Wetland Delineation Manual (January 1987) 

  The ACOE Regional Supplement to the Manual: Eastern Mountains and Piedmont    

Region (July 2010).  

 The USDA-NRCS Field Indicators of Hydric Soils in the United States, version 8.0 dated 

2016.   

 

     Using the three parameter approach outlined in the ACOE Manuals of soil, vegetation and 

hydrology it was determined that there are no wetlands present on the site.   There is a storm 

water pipe that bisects the tract.  This storm water pipes discharges to a bank and channel ditch 

that would be a regulated waters.  The waters were flagged for location by your surveyor. 

 

    VW also determined if alluvial soils were present on the site.  There are Rowland alluvial soils 

mapped by the USDA-NRCS on the site.  Our findings would best classify these soils as local 

alluvium.  Local alluvium is erosional topsoil material that has been transported short distances 

by storm water.   This condition is aggravated by agricultural practices that have accumulated 

topsoil in a foot slope position.  These soils are not subject to flooding by a stream and are not 

considered floodplain soils. 
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     In conclusion, the site does have regulated waters but no wetlands.  The USDA –NRCS soil 

mapping of Rowland would best be classified as local alluvium and not a floodplain soil.  

 

      Should you have any questions please do not hesitate to contact me at 267-784-6873 or by 

email at valsoils@verizon.net.   

 

Thank you. 

 

 

Sincerely, 

 

 

 

 

VW Consultants, LLC 

Joseph A. Valentine 

Soil Scientist 

 

cc: R. Mast; PE 







 

 
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 

 

July 31, 2020 

 

File No.: 18-07050T 

 

Mr. Geoff Grace, Director of Planning and Zoning 

Upper Providence Township 

1286 Black Rock Road 

P.O. Box 406 Oaks, PA 19456 

 

Reference: Stearly Tract Twp. Plan #8-002035-21153(T)LD 

Parcel Soil Study – Floodplain Conservation District Review 

 

Dear Geoff: 

 
In accordance with the Township’s request, we have reviewed the site soil survey submission for 395 Greenwood 
Avenue.  We reviewed the following documents in the submission: 
 

• 1st Order Soil Survey Map letter prepared by VW Consultants dated July 23, 2020 

• Stearly Tract: Greenwood Avenue Lidar Plan, prepared by V W Consultants LLC, dated 7/21/20 (1 sheet) 

• Test Pit Soil Profile data sheets prepared by Joseph A. Valentine, dated 7/20/20 (23 sheets) 

• Soil Map for the Stearly parcel from the USDA NRCS Web Soil Survey Soil Map Montgomery County, PA, 
date 7/20/2020 (3 sheets) 

 
This review pertains to compliance with the Floodplain Conservation District only.  We offer the following 
comments for your consideration: 
 
General Description 
 
1. The subject property is the Stearly Tract, Parcel No. 61-00-02238-00-5, located along the westerly side of 

Greenwood Avenue at the intersection with Woodlyn Drive.  The tract is within the R-1 Residential-Agriculture 

Zoning District.  The total tract area is 24.146 acres with the applicant proposing to develop the site with 17 

single family dwellings as allowed for tracts under 35 acres with Conditional Use approval in the R-1 District.  

The development is proposed to be served by public water and public sewer.   

 
Zoning 
 

1. Chapter 182-28.1. A.  

Proposed dwellings on Lot#1, #2, #16 and #17 are potentially in the Floodplain Conservation District based on 

prior County soil map classification.  We find the data presented to be an adequate determination that the 

Floodplain District designated soil type, Rowland silt loam, terrace soils, are not present on this site.   

 
Based on the detailed soil classification mapping and previous plans submitted it appears that there is a 
defined drainage feature the crosses the parcel parallel to Greenwood Avenue from a headwall on parcel in 
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the vicinity of the northeast corner of the parcel to the southwest parcel boundary.  This drainageway also 
receives runoff from two Greenwood Avenue drainage culverts.  A Wetland and/or Water of the 
Commonwealth or US delineation and report for the drainage feature shown of the plans shall be submitted for 
review.  The plans should indicate if there are any regulated water courses on the tract.  Documentation 
submitted shall be signed and sealed by the person that prepared the report. 
 

If regulated perennial and intermittent waterways of the Commonwealth or US are present on the parcel, they 

are subject to the Floodplain District regulations.  The 1% Chance (100 Year) Floodplain and/or Floodway for 

regulated waterways shall be determined by either of the following two options: 

 

• Option 1: A Flood Study to determine the 1% Chance (100 Year) Floodplain from the point of discharge at 
the southwestern parcel boundary upstream to the limit of the waterway (where the channel become 
ephemeral and not regulated). 
 

• Option 2: would be they could use the PADEP unstudied waterways 50 ft either side from Top of Bank 1% 
Chance (100Yr) Floodway. 

 
Additionally, drainage easements for the drainage feature(s) will also be required.   
 

Additional Comments 
 

1. A resident on Woodlyn Dr. has written to the Township in regards to drainage issue at the existing Woodlyn 
and Greenwood Ave. (SR 4011).  It appears that stormwater runoff being convey in the curbed gutter on 
the northeast side of Woodlyn Dr. leaves the gutter at the curb return near the Greenwood Ave. 
intersection and flows across Woodlyn Dr to the existing roadside/shoulder drainage swale on the east side 
of Greenwood Ave.  We request the applicant review this item in conjunction with any intersection 
improvements. 

 
The above comments are made with the understanding that all existing features and topography are accurately 
represented on the plans, and that all designs, calculations and surveys are accurate and have been prepared in 
accordance with the current laws, regulations and currently accepted Professional Land Surveying and 
Engineering practices.  Should you have any questions please contact our office. 
 
Very truly yours, 

 
William K. Dingman, P.E. 
Gilmore & Associates, Inc. 
 
cc: Upper Providence Township Board of Supervisors (distributed by UPT) 

Upper Providence Township Planning Commission Members (distributed by UPT) 
Mr. Timothy J. Tieperman, Manager, Upper Providence Township (email)  
Mr. Bryan Bortnichak, Upper Providence Assistant Township Manager (email) 
Mr. Joseph Bresnan, Esquire, Upper Providence Township Solicitor email) 
Mr. Casey Moore, P.E., McMahon Associates (email) 
Mr. Richard Carroll, (Agent for the Applicant) (email) 
Mr. Richard C. Mast P.E., Richard C. Mast Associates (Applicant’s Engineer) (email) 
Mr. J. Edmund Mullin, Esquire (Applicant’s Attorney) (email) 
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J. Edmund Mullin 

Steven H. Lupin 

Douglas I Zeiders 

Carl N. Weiner 

Jonathan Samel, LL.M. 

Merle R. Ochrach 

Mark F. Himsworth 

Steven A. Hann 

Steven B. Barrett 

Christen G. Pionzio 

Joseph J. McGrory, Jr. 

Ethan R. O’Shea 

Bernadette A. Kearney 

Paul G. Mullin 

John J. Iannozzi 

William G. Roark 

Andrew P. Grau, LL.M. 

Susan E. Piette 

Lisa A. Shearman 

Nathan M. Murawsky 

Timothy  P. Briggs 

Kathleen A. Maloles 

John F. Walko 

Steven J. English 
Michael A. Luongo 

Noah Marlier 

Kevin M. McGrath 

Graham R. Bickel 

Daniel L. Maschi 

 

OF COUNSEL: 
John C. Rafferty, Jr. 

 

 
LANSDALE 

ACTS Center—Blue Bell 

375 Morris Road 

Post Office Box 1479 

Lansdale, PA 19446-0773 

Phone 215-661-0400 

Fax 215-661-0315 

 
 

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 
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