
TOWNSHIP OF ABINGTON 

(2) CODE ENFORCEMENT AND LAND DEVELOPMENT COMMITTEE 

March 2, 2015 
7:00P.M. 

CALL TO ORDER 

ROLL CALL: SANCHEZ - MARKMAN - DiPLACIDO - MYERS 
GILLESPIE 

MINUTES: 

CEl. 

Township Manager LEFEVRE 
Assistant Township Manager WEHMEYER 
Township Solicitor CLARKE 
Director of Code Enforcement MATTEO 
Township Engineer POWERS 

Motion to approve the minutes of the February 2, 2014 
Code Enforcement and Land Development Committee 
Meeting 

Subdivision SD-15-01 -James Sheridan- 1777 Kimball 
Avenue 

Motion to approve the subdivision and land development 
application of James Sheridan, applicant for the 
property located at 1777 Kimball Avenue. The applicant 
seeks approval to subdivide the property into three lots. 
Lot No. 1 will contain the existing single-family dwelling 
and consist of 22,640 square feet with frontage on 
Kimball Avenue. Lots No. 2 and 3 are proposed for 
development and are plotted at 7,662 square feet each. 
Both Lots 2 and 3 have frontage on Smith Avenue. The 
properties are zoned in the (R-4) Residential District in 
Ward No. 8 of the Township of Abington. 

This motion is subject to the following conditions: 

1. The applicant is required to provide the Township 
with three (3) new executed, signed, notarized and 
recorded deeds. This is a requirement of the 
subdivision process. 



CE2. 

2. The applicant is required to set eight (8) concrete 
monuments as directed by the Abington Township 
Engineering Office. 

3. Any work proposed within the roadway will require a 
"Highway Permit" from the Township Engineer's 
Office. 

4. An escrow fee of $15,500 will be required for the 
storm sewer and roadway improvements which 
includes the inspection fees. 

5. All sanitary sewer pipes placed within the public 
right-of-way are required to be ductile iron pipe. 
Plastic/PVC pipe is not acceptable within the public 
right-of-way. 

6. The applicant will install at the direction of the Public 
Works Department a new street light on an existing 
utility pole on Smith Avenue. 

This motion is subject to the following waivers: 

1. Waiver from Section 146-11.A-Property Identification 
Plan 

2. Waiver from Section 146-11.B-Existing Features Plan 
3. Waiver from Section 146-11.C-Proposed Layout Plan 
4. Waiver from Section 146-11.L-Architectural Plan 
5. Waiver from Section 146-27-Installation of Sidewalks 

on Kimball Avenue 

Land Development LD-15-02 - Molly Court Associates, 
LLC - 720 Rhoads Avenue 

Motion to approve the subdivision and land development 
application of Molly Court Associates, LLC, applicant and 
owner of the property located at 720 Rhoads Avenue. 
The applicants seek approval to demolish the existing 
structures on the site and subdivide the property into 
eight lots. A new road is proposed with access to Rhoads 
Avenue. The eight proposed lots will range in size from 
15,098 square feet to 18,292 square feet. The applicant 
proposes to construct a new single-family dwelling on 
each of the lots. The properties are zoned within the (R-
2) Residential District in Ward No. 3 of the Township of 
Abington. 



This motion is subject to the following conditions: 

1. The applicant is required to provide the Township 
with eight (8) new executed, signed, notarized and 
recorded deeds. This is a requirement of the 
subdivision process. 

2. The applicant is required to set eight (8) concrete 
monuments as directed by the Abington Township 
Engineering Office. 

3. Any work proposed within the roadway will require a 
"Highway Permit" from the Township Engineer's 
Office. 

4. The items listed within the Staff Review letter dated 
February 2, 2015 become a condition of the 
application. 

5. The applicant has submitted an ACT 537 Exemption 
application for the seven (7) new EDU's that will be 
required for this proposal. 

This motion is subject to the following waivers: 

1. Waiver from Section 146-11.A-Property Identification 
Plan 

2. Waiver from Section 146-11.B-Existing Features Plan 
3. Waiver from Section 146-11.F.b-Street Plan 
4. Waiver from Section 146-11.1-Phasing Plan 
5. Waiver from Section 146-11.J-Recreation Facilities 

Plan 
6. Waiver from Section 146-11.L-Architectural Plan 



Code Enforcement & Land Development 
BOARD ACTION REQUEST 

March 12. 2015 

PREVIOUS ACTION: 

AGENDA ITEM 
Subdivision SD-15-01 

James Sheridan 
1777 Kimball Avenue 

CEI 
Agenda Item 

TOWNSHIP MANAGER 

• Abington Township Planning Commission approved this application with 
conditions and requested waivers on February 24, 2015. 

• Montgomery County Planning Commission approved this application on January 
15, 2015. 

RECOMMENDED BOARD ACTION: 

Motion to approve the subdivision and land development application of James Sheridan, 
applicant for the property located at 1777 Kimball Avenue. The applicant seeks approval 
to subdivide the property into three lots. Lot No. 1 will contain the existing single-family 
dwelling and consist of 22, 640 square feet with a frontage on Kimball Avenue. Lots No. 
2 and 3 are proposed for development and are plotted at 7,662 square feet each. Both 
Lots 2 and 3 have frontage on Smith Avenue. The properties are zoned in the (R-4) 
Residential District in Ward No.8 of the Township of Abington. 

This motion is subject to the following conditions: 

1. The applicant is required to provide the Township with three (3) new executed, 
signed, notarized and recorded deeds. This is a requirement of the subdivision 
process. 

2. The applicant is required to set eight (8) concrete monuments as directed by the 
Abington Township Engineering Office. 

3. Any work proposed within the roadway will require a "Highway Permit" from the 
Township Engineer's Office. 

4. An escrow fee of $15,500 will be required for the storm sewer and roadway 
improvements which includes the inspection fees. 

5. All sanitary sewer pipes placed within the public right-of-way are required to be 
ductile iron pipe. Plastic/PVC pipe is not acceptable within the public right-of-way. 
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6. The applicant will install at the direction of the Public Works Department a new 
street light on an existing utility pole on Smith Avenue. 

This motion is subject to the following waivers: 

1. Waiver from Section 146-11.A - Property Identification Plan 
2. Waiver from Section 146-11.8- Existing Features Plan 
3. Waiver from Section 146-11.C- Proposed Layout Plan 
4. Waiver from Section 146-11.L- Architectural Plan 
5. Waiver from Section 146-27 -Installation of Sidewalks on Kimball Avenue 

COMMENTS: 

• It is requested that the Public Works Department review the installation of a 
'Wo Outlet" or "Dead End" sign at the intersection of Smith and Windsor 
Avenues. 

• It is requested that the Public Works Department review refuse collection for 
this street. The issue is how narrow the street is and that it is a dead end. 
The trucks have to drive in and back out multi times a week and these two 
new homes will double that truck traffic. 

• It is requested that the Public Works Department review how the street will 
be plowed since there is no outlet and has homes on both sides of the street. 

• A resident has requested that the Traffic Safety Officer review traffic flows 
on Kimball A venue and permit two-way traffic. 

Matteo has committed to schedule a neighborhood meeting with the Smith A venue 
residents and have a representative from the Engineering Office, Public Works 
Department and the Traffic Safety Office available to discuss the residents issues. 
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Township of Abington 
Planning Commission Recommendation 

Form 

Application Number: SD-15-01 Date: February 24, 2015 

Applicant's Name: James Sheridan 

Applicant's Address: 1777 Kimball Avenue, Willow Grove, Pa. 19090 

Recommendation: [X] APPROVED [ ] DENIED VOTE: 6 of 6 

Over View: This is the subdivision & land development application of James 
Sheridan, applicant for the property located at 1777 Kimball Avenue, Willow 
Grove, Pa. The applicant seeks approval to subdivide the property into three 
lots. Lot #1 will contain the existing single family dwelling and consist 
22,640 square feet with frontage on Kimball Avenue. Lot #2 and Lot #3 are 
proposed for development and are plotted at 7662 square feet each. Lot #2 
and Lot #3 have frontage on Smith Avenue. The properties are zoned within 
the (R-4) Residential District of Ward #8 of the Township of Abington. 

Comments: 

1. This proposal has the required two EDUs for the proposed new lots. 
Sanitary sewer service is available for this development as the flow from 
this proposal is not impeded by the sanitary sewer moratorium in place on 
flows through Cheltenham Township. An Act 537 Exemption Application 
will need to be approved for this development. 

2. If this application is approved, the applicant is required to provide the 
township with three (3) new, executed (signed, notarized and recorded) 
deeds. This is a requirement of the subdivision process. The Township 
Engineer will not sign the plans without the required deeds. 

3. The applicant is required to set (8) concrete monuments as directed by the 
Engineering Office of the Township of Abington. 

4. The items listed within the Staff Review letter dated January 15, 2015 
become a condition of this application if approved by the Board of 
Commissioners of the Township of Abington. 



5. An escrow fee of $15,000.00 is required to be submitted to the Township 
Engineering Office for the storm water management work proposed to be 
completed within the public right-of-way. 

6. The Zoning Hearing Board of the Township of Abington approved the 
continuation of the on-site well for 1777 Kimball Avenue on August 19, 
2014. 

The following waivers have been requested . 

A. Section 146-11.A - Property Identification Plan - The plan is 
required to supply the tax parcel information, owner's name & lot 
area for all properties within 400 feet of the site(s) involved in this · 
application. Staff supports this waiver. Yes {X} No { } 

8 Section 146-11.8- Existing Features Plan- The plan is required 
to plot the location of all utilities on the sites and within 400 feet of 
the properties involved in this application. Staff supports this 
request. Yes {X} No { } 

C. Section 146-11.C- Proposed Layout Plan- The plan is required 
to include first floor elevations, all existing utilities and all 
improvements on the site. Yes {X} No { } 

D. Section 146-11.L- Architectural Plan- The applicant is required 
to submit tentative architectural plans. The application has 
submitted a floor plan of the proposed new module home, however 
no elevation plans have been submitted. Staff supports this waiver 
request. Yes {X} No { } 

E. Section 146-27 - Installation of Sidewalks - The applicant has 
requested a waiver for the installation of sidewalks on the Kimball 
Avenue frontage. Staff supports this request. Yes {X} No { } 

F. Section 146-38- Street Lighting- The applicant has requested a 
waiver for the installation of street light along the frontages of this 
development. Yes { } No {X} 

Comments: 

1. It is requested that the Public Works Department review the installation 
of a "No Outlet" or "Dead End" sign at the intersection of Smith & 
Windsor Avenues. 



Notes: 

2. It is requested that the Public Works Department review refuse 
collection for this street. The issue is how narrow the street is and that 
it is a dead end. The trucks have pull all the way down the street and 
back out multi times a week and these two new homes will double that 
truck traffic. 

3. It is requested that the Public Works Department review how the street 
will be plowed since there is no outlet and has homes on both sides of 
the street. 

4. A resident has requested that the Traffic Safety Officer review traffic 
flows on Kimball Avenue and permit two way traffic. 

1. Mr. Matteo has committed to schedule a neighborhood meeting with 
the Smith Avenue residents and have a representative from the 
Engineering Office, Public Works Department and the Traffic Safety 
Office available to discuss the residents issues. 

MAPenecale 
2/24/2015 



Wayne C. Luker, President 
Steven N. Kline, Vice President 

Michael LeFevre, Manager 
Jay W. Blumenthal, Treasurer 

1176 Old York Road Abington PA 19001-3713 Telephone: 267-536-1000 

Subdivision & Land Development Notice 
Plan Review 

SD-15-01 

Notice is hereby given that the Township of Abington will hold the following public 
meetings at the Abington Township Administration Building (1176 Old York Road) Planning 
Commission, Code Enforcement Committee and Board of Commissioners, to discuss the 
application of the James Sheridan. 

I MEETINGS I DATE AND TIME I 
Planning Commission Committee February 24, 2015 @ 7:30 p.m. 

Code Enforcement Committee March 2, 2015 @ 7:00 p.m. 

Board of Commissioners March 12, 2015@ 7:30p.m. 

This is the subdivision & land development application of James Sheridan, applicant for 
the property located at 1777 Kimball Avenue, Willow Grove, Pa. The applicant seeks 
approval to subdivide the property into three lots. Lot #1 will contain the existing single 
family dwelling and consist 22,640 square feet with frontage on Kimball Avenue. Lot #2 
and Lot #3 are proposed for development and are plotted at 7662 square feet each. Lot #2 
and Lot #3 have frontage on Smith Avenue. The properties are zoned within the (R-4) 
Residential District of Ward #8 of the Township of Abington. 

The application and plans are on file in the Code Enforcement Department and may 
be reviewed upon request. If there are any questions and/or comments that you may have, 
please feel free to contact me at 267-536-1017. 

Mark A. Penecale 
Planning & Zoning Officer 

• These meetings are subject to change if additional review time is required by 
Township Staff or requested by the applicant. 

www.abington.org TTYffTD: 9-1-1 Fax: 215-884-8271 



Joseph C. Kuhls, Esq. 
500 Office Center Drive 
Suite #400 
Fort Washington, Pa. 19034 

January 12, 2015 

Wayne C. Luker, President 
Steven N. Kline, Vice President 

Michael LeFevre, Manager 
Jay W. Blumenthal, 'freasurer 

1176 Old York Road Abington PA 19001-3713 Telephone: 267-536-1000 

Re: Staff Review Comment on Application SD-15-01 for the property 
located at 1777 Kimball Avenue, Willow Grove, Pa. 19090. 

Dear Mr. Kuhls, 

This letter is written to inform you that the staff of the Township of 
Abington has reviewed the application and the plans submitted for the proposed 
subdivision of 1777 Kimball Avenue. The applicant proposes to subdivide the 
37,964 square foot parcel into three lots. Lot #1 is proposed to contain the 
existing single family dwelling on a lot of 22,640 square feet. Lot #2 and Lot #3 
will have frontage on Smith Avenue and be made up of 7,662 square feet each. 
This plan received Zoning Hearing Board approval on August 19, 2014 for the 
location of the existing well. Several of the conditions listed below are building 
permit related and will be clearly marked with a (BP). These comments are 
required be addressed at the time a building permit is submitted for review. All 
other comments must be addressed to the satisfaction of the Board of 
Commissioners of the Township of Abington. 

Engineering: 

1. This proposal is not affected by the DEP Sanitary Sewer Moratorium imposed 
by the Department of Environmental Protection. Sanitary sewers are 
available for the proposed two new lots. An ACT 537 Planning Module or Act 
537 Exemption Certificate is required to be submitted in the event that permits 
for the construction of the two new single family dwelling are submitted. 

2. If this application is approved, the applicant is required to provide the 
township with three (3) new, executed (signed, notarized and recorded) 
deeds. This is a requirement of the subdivision process. The Township 
Engineer will not sign the plans without the required deeds. 

3. The applicant is required to install concrete monuments at any break or 
corner along the new property lines. This plan has eight (8) concrete 
monuments that will be required to be set. Iron pins are not permitted. 

www.abington.org TTYffTD: 9-1-1 Fa..x: 215-884-8271 



4. Any work proposed within the roadway will require a "Highway Permit from 
the Township Engineer's Office. This permit has the same base fee of 
$65.00, plus $1.00 per square foot. An escrow for extensive street work may 
be required. 

5. An escrow fee of $15,500.00 will be required for the storm sewer and 
roadway improvements which includes the inspection fees. 

6. All sanitary sewer pipes placed within the public right-of-way are required to 
be ductile iron pipe. Plastic/PVC pipe is not acceptable within the public 
right-of-way. 

7. A storm water management permit is required for the inspection of the 
construction of the required on-site storm water management system. This 
permit has a base fee of $110.00, plus an additional escrow will be posted for 
the inspections of the system over a ten year period . 

8. After the construction of the storm sewers, the applicant is required to mill and 
overlay the entire width of the roadway from the intersection to 1 00 feet past 
the end of the trench. ·Milling and the overlay will be done to the specification 
of the Township Engineer. Inspections for this work will be required. 

Fire Marshal's Office: 

9. No comments have been provide at this time. 

Building Inspector: 

10. The applicant proposes to construct two new single family dwellings. Permits 
will be required for the construction of the homes, the electrical, heating and 
air conditioning work proposed to be completed . (BP) 

11. All work must comply with the construction and mechanical codes of the 
Township of Abington in place at the time of submission. (BP) 

12. All contractors and subcontractors are required to be registered with the 
Pennsylvania State Attorney General's Office and a copy of that registration 
must be on file with the Code Enforcement of the Township of Abington. (BP) 

Plumbing Inspector: 

13. All plumbing permits must be submitted by a Master Plumber that is 
registered with the Code Enforcement Office of the Township of Abington. 
(BP) 
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14. All plumbing work must comply with the Plumbing Code of the Township of 
Abington in place at the time permits are submitted for review. (BP) 

Planning & Zoning Office: 

15. This application has been reviewed as a preliminary as final major subdivision 
and land development plan. The reason for this determination is the 
installation of the proposed storm sewer within the public right-of-way. This is 
a public improvement and the submission is a combination plan. 

16. The required two additional EDU's are available for this development, 
however, the applicant is required to submit a DEP Planning Module 
Exemption Mailer. 

17. This application received Zoning Hearing Board approval on August 19, 2014 
for the placement of the existing well to supply water to 1777 Kimball Avenue. 

18. An easement agreement is required for the proposed easement between Lot 
#2 and Lot #3 for the proposed storm water pipe. In addition, the building 
envelopes for both Lot #2 and Lot #3 will have to be adjusted so that the 
setbacks are measured from the outer edge of the easement and not the 
property line. Please refer to Section 801 .C.8 of the Zoning Ordinance of the 
Township of Abington. 

19. This plan conforms with all of the dimensional requirements of Section 304.3 
of the Zoning Ordinance of the Township of Abington. 

20. This application is required to obtain the following waivers from the 
Subdivision & Land Development Ordinance of the Township of Abington. 

A. Section 146-11.A - Property Identification Plan - The plan is 
required to supply the tax parcel information, owner's name & lot 
area for all properties within 400 feet of the site(s) involved in this 
application. Staff supports this request. 

B. Section 146-11.8- Existing Features Plan- The plan is required 
to plot the location of all utilities on the sites and within 400 feet of 
the properties involved in this application. Staff supports this 
request. 

C. Section 146-11.C - Proposed Layout Plan -The plan is required 
to first floor elevations, all existing utilities and all existing 
improvements proposed to remain and be removed . 

3 



D. Section 146-11.0 - Grading Plan - The applicant is required to 
submit a grading plan, however no changes to the existing 
topography are proposed with this application. 

E. Section 146-11.L - Architectural Plan - An architectural plan is 
required to be submitted with a subdivision plan, however this 
application is for the relocation of an existing lot line and no 
construction is proposed with this application. 

F. Section 146-24.0 - Road Way Improvements - Increase the 
width of the right-of-way to in a minimum of 50 feet. This applies to 
both Kimball Avenue and Smith Avenue. 

G. Section 146.27 - Installation of Sidewalks -The applicant has 
requested a waiver to eliminate the need to install sidewalks along 
the frontage of Kimball Avenue. 

H. Section 146-38- Street Lighting -The applicant has requested a 
waiver to eliminate the requirement for the installation of street 
lighting along the frontages of this project. 

If there are any questions pertaining to the comments listed above, I would 
ask that you contact the reviewing department directly or I can be reached at 
267-536-1017. 

Sincerely, 

Cc: James Sheridan; Developer US Mail & Email 
Timothy P. Woodrow, PE.; oject Engi - US Mail & Email 
Lawrence T. Matteo, Jr.; Direc anning & Code Enforcement 
.Michael E. Powers; Abington Township Engineer 
Bruce Hentschel; Abington Township Building Inspector 
Ken Clark; Abington Township Fire Marshal 
File Copy (2) 
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MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 

JOSH SHAPIRO, CHAIR 

LESLIES. RICHARDS, VICE CHAIR 

BRUCE L. CASTOR. JR., COMMISSIONER 

January 15, 2015 

Mr. Mark A. Penecale, Zoning Officer 
Abington Township 
1176 Old York Road 
Abington, Pennsylvania 19001-3713 

Re: MCPC #14-0259-001 
Plan Name: 1777 Kimbell Avenue 

(3 lots comprising 0.86 acres) 
Situate: Kimbell Avenue (East) 

South of Windsor Avenue 
Abington Township 

Dear Mr. Penecale: 

MONTGOMERY COUNTY 
PLANNING COMMISSION 

MONTGOMERY COUNlY COURTHOUSE • PO BOX 31 1 
NORRISTOWN, PA 19404.031 1 

61 0-27&3722 

FAX: 61 0-27&3941 • TDD: 61 0-631 · 121 1 
WWW.MONTCOPA.ORG 

JODY L. HOLTON, AICP 
ExECUTIVE D IRECTOR 

Applicant's Name and Address 
James Sheridan 
55 Lynn Avenue 
Oreland, PA 19075 

Contact Information 
R. Jondan, Woodrow & Associates 
Phone: 215-542-5648 
rjordan@woodrowinc.com 

We have reviewed the above referenced Minor Subdivision Plan in accordance with Section 502 of Act 
247, "The Municipalities Planning Code," as you requested on November 28, 2014. We forward this letter 
as a report of our review and recommendations. 

Applicant's Proposal 

The applicant proposes to subdivide one 0.86 acre property into three lots. The new lots would be 22,641 
s.f., 7,662 s.f. , and 7,662 s.f., respectively. The property is the site of an existing dwelling and shed, the 
latter of which is proposed for removal. There is also a well on-site. The property lies in the R4 High 
Density Residential District. The applicant proposes public water and sewer. The applicant has submitted 
a Final Plan; it is dated October 24, 2014. 

Review Comments 

A. Well- The application says that public water will be used. What is the status of the existing well? 

B. Swale- We recommend that the swale be vegetated (see the attached literature on vegetated 
drainage swales). 

C. Easement -What is the purpose of the stormwater management easement? 



Mr. Mark A. Penecale -2- January 15, 2015 

D. Plan Information [§146-11]-

1. Approximate acreage of lots surrounding the site shall be shown. 

2. Contour lines are provided; annotation of the lines with elevations would be helpful (some are 
annotated, but not on the site). 

Recommendation 
We recommend approval of this subdivision provided the proposed plan complies with your municipal 
land use regulations and all other appropriate regulations. 

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

Should the governing body approve a final plat of this proposal, the applicant must present the plan to 
our office for seal and signature prior to recording with the Recorder of Deeds office. A paper copy 
bearing the municipal seal and signature of approval must be supplied for our files. 

;;.:~~~ 
Mike Narcowich, A P, Principal Community Planner 
610.278.5238- mna cowi@montcopa.org 

c: Michael LeFevre, Township Manager 
Timothy P. Woodrow, R.P.E., Woodrow & Associates, Inc.; Applicant's Engineer 
Lawrence T. Matteo Jr., Director of Planning and Code Enforcement 
Michael E. Powers, P.E., Township Engineer 
Michael P. Clarke, Esq., Rudolph Clarke, LLC, Township Solicitor 

Attachments: Copy of Plan; "Planning by Design: Enhancing Stormwater Management" by MCPC 



Township of Abington 
APPLICATION FOR APPROVAL OF PLAN 

Submission Date __ .:..:l \~\2=:.....::to::.....!..,;h!.:..+~-------- Application No~--::h~--...1\~S.:.........;-Q;::;...\,:_ __ 

To the Board of Commissioners of the Township of Abington: 

The undersigned hereby makes application for approval o t lan e s indicated below, under the provisions 
of the Code of Abington Township, Chapter 146, entitled 'The Su divisio a d Land Development Regulations of the 
Township of Abington of 1991 ', and any supplements and amen 1 ents th 1 o. 

I 
Signature of Applicant 

Title ofPlan Submitted: 1777 Kimball Avenue 

A. Plan Type: 

__ Minor Subdivision 
__ Preliminary Major Subdivision 
~ Final Major Subdivision 
....JL_ Preliminary Major SD & LD 

B. Plan Identification: 

Plan Dated: June 16, 2014 

Minor Land Development 
Pre Major Land Development 
Final Major Land Development 
Final Major SD & LD 

Engineer: Woodrow & Associates, C/o Robert Jordan 

Plan Proposes: Brief narrative of the proposed activity. Commercial applications to include building square footage 
and specific uses; Residential applicants to include number of lots and amount of dwelling unit types: 

Creation of a three (3) lot subdivision 

C. Property Identification: 

Address/Location 1777 Kimball Avenue, Abington Township 

between streets Old Welsh Road d Windsor Avenue 
an ---------------------------------

(continued on next page) 



Township of Abington 
APPLICATION FOR MODIFICATION OF PLAN 

Submission Date ----=-l\~~"""~_l_o...:;\_,\'--4..__ ________ _ Application No ~ • \5 -~\ 

To the Board of Commissioners of the Township of Abington: 

' I 
I ! L
\ I 

The undersigned hereby makes application for modification ~plan ap I cation rs,quirements as indicated 
below, under the provisions of the Code of Abington Township, ChA.P.ter 146, titled jfhe Subdivision and Land 
Development Regulations of the Township of Abington of 1991 ', an~1 ~ny su e ~ and amendments thereto. 

Signature of Applicant 

Title of Plan Submitted: 1777 Kimball Avenue 

A. Plan Type: 

Minor Subdivision 
Preliminary Major Subdivision 
Final Major Subdivision 
Preliminary Major SD & LD 

Regulation Topic 

Road Improvement 

Sidewalk 

Street Lighting 

Section# 

146-24.0 .(1) 

146-27.A 

146-38 

l\ \w 
Sign~ofl.and Owner 

Minor Land Development 
Pre Major Land Development 
Final Major Land Development 
Final Major SD & LD 

Extent of Modification Requested 

Road improvement, Kimball Avenue 

Sidewalk along Kimball Avenue 

Street lights 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

Fees acknowledged and modification request received: 

Date 



D. Applicant Identification: 

Applicant James Sheridan 

Address 55 Lynn Avenue, Oreland, PA 19075 Phone--~2~1~5-~5~17~-~55~7~7 ________ ___ 

Land Owner John J. and Irene F. Turzer Trust 
Address 1777 Kimball Avenue, Willow Grove, PA 19090 Phone ____________________ ___ 

Equitable Land Owner John J and Irene F Turzer Trust 
Address 1777 Kimball Avenue, Willow Grove. PA 19090 Phone ____________________ __ 

Archlt~t __________________________________________________________________ ___ 

Address ------------------------------------------ Phone ___________________ __ 

Engineer Woodrow & Associates, c/o Robert Jordan 
Address 1108 N. Bethlehem Pike, Suite 5, Lower Wynedd PA, 19002 Phone--~21~5~-5~4~2-~5~~~8~--------

Attomey~J~o~s~ep~h~C~·~K~u~h~ls~.E~s~o~- -------------------------------------------------------
215-277-5536 Address 500 Office Center Drive, Suite 400, Ft. Washington, PA 19034 Phone 

-----------------------------~------------- -----------------------
~ROVEMENTSPROPOSED UNITS ESTIMATED COST 

Streets N/A 

Street Widening N/A 

Street Signs N/A 

Street Lighting N/A 

Curbs N/A 

Sidewalks N/A 

Storm Sewers 15" ADS 297 LF $12,000.00 

Water Supply 
Fire Hydrants N/A 
Sanitary Sewers N/A 
Monuments Concrete Monument 5 $ 1,750.00 
Shade Trees Street Trees 2 $ 600.00 
Open Space 
Park Lane 

N/A 

Other 
N/A 
Inlets 4 $ 4,800.00 
Landscapmg L.S. $ 5,000.00 

Total Cost: 
Total Cost: $ 24,150.00 

•••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••• 
~0~ 

Fees received from applicant: Application Fee -----------------....----~~IL.:~~L-----

c..l.uJc. -1f 2 ~ ~ :t Cl<CCO (p(f Review Escrow '$ :?..q::o· ~ 
Total 

~ it=Z-~r ~{\ <{()Cb"lO 
lication accepted as complete: 

Date 



APPLICATION NO. 14-08 

Opinion and Order of the Board 

The application of Irene Turzer and .James Sheridan applicants for the property located at 
1777 Kimball Avenue, Willow Grove, P A. The applicants filed an app al to the actions of the 
Zoning Officer relating to the interpretation of Section 80 l .R of the Zon ing Ordinance. In the 
alternative. the applicants have requested a variance from Section 801.R of the Zoning 
Ordinance of the Township of Abington. The property i served by an on-site well for ' ater 
supply. The applicant seeks approval to reduce the size of the property from .87 of an acre to .52 
of an acre. Abington Township req uires a minimum of I area tor all on-site wells. 

The property is zoned in the (R-4) Residential District in Ward No. 8 of the Township of 
Abington. 

Upon clue advertisement, a public hearing was held in the Abington Township Building, 1176 
Old York Road, Abington , Pennsylvania, on Tuesday, June 17.2014, commencing at 7:10PM. 

Present at the hearing were: 

Barbara M. Wertheimer, Esq. Chairperson 
John DiPl"imio, Vice Chair 
Edward A. Mebus, Member 
Linda Kates, Member 
Michael O'Connor, Member 

Bruce .J. Eckel, Esq., Board Solicitor· 
Rex R. Herder, Jr., Esq. for the Protestants 
Mark Penecalc, Planning & Zoning Officer 
Shaun Littlefield, Zoning Inspector 

Findings of Fact 

I. The name and address of the owner is lrene Turzer, 1777 Kimball Avenue, Willow 
Grove, PA 19090. 

2. The name and address of the applicants are Irene Turzer, 1777 Kimball Avenue, Willow 
Grove, Pa 19090; and James Sheridan, 55 Lynn Avenue, Oreland, PA, 19075. 

3. The applicants were represented by Joseph C. Kuhls, 500 Office Center Drive Suite 400, 
Fort Washington PA 19034. 

4. The property involved in this application is located at 1777 Kimball Avenue Willow 
Grove, P A 19090. 

5. The following exhibits were submitted at the hearing: 
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B-1 Proof of Publication 
B-2 Certification of Posting 

A-1 Formal Application 
A-2 Sketch Plan No.2 , for 1777 Kimball Avenue by Timothy P. Woodrow 
A-3 Section 80 I.R of the Ordinance 
A-4 Section 304.3 of the Abington Township Ordinance 
A-5 20 I 0 Order the Zoning Hearing Board 
A-6 Section of the Pennsylvania Municipalities Planning Code regarding 

ambiguity. 

6. Applicant Irene Turzcr ovvns a .96 acre property (the '·Subject Property") improved with 

and used as a single-family dwelling (the " Existing Home"). The Existing Home is 

served by a private well. 

7. Public water service exists within five hundred (500) feet of the Subject Property. 

8. The Subject Property is within Abington Township' s Residential High Density (R-4) 

Zoning District which permits a minimum lot area of 7 500 square feet (.172 acre) 

9. For purposes of establishing a minimum lot area in the R-4 District, no distinction is 

made between lots served by public water versus those served by wells. See Abington 

Township Zoning Ordinance (the "Ordinance") Section 304.3. 

I 0. The Ordinance Sections 304.2 and 301.2 further permits a building. and lot, to be used as 

a Single-Family Detached (H-8) dwelling. 

II . Accordingly the Subject Property is put to a conforming use, upon a dimensionally 

conforming lot. Neither non-conforming use, nor dimensional nonconformity exists. 

12. Applicants Turzer and Sheridan (equitable owner) desire to subdivide the Subject 

Property into three lots ("Lot I"; "Lot 2"; and "Lot 3"), pursuant to a ··subdivision Plan" 

prepared by Woodrow & Associates, Engineers. Exhibit A-2. 
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13. The Existing Home will remain on Lot 1. Ms. Turzer will retain Lot I and continue to 

reside in the Existing Home. 

14. Lot 1 will contain an area of .52 acre; Lot 2 wi ll contain ru1 area of .172 acre: and Lot 3 

will contain an area or .179 acre. Accordingly, each of the three lots resulting from the 

subdivision of the Subject Property will satisf)r the minimum lot area requirements of the 

R-4 District in which the Subject Property is located . 

15 . Abington Township Zoning Ordinance Section 80 I.R mandates that "Where no public 

water service is available within five hundred (500) feet of a site undergoing subdivision 

or land development. the [ ] applicant may. upon approval of the Board of 

Commissioners, be permitted to construct a well on each lot, provided standards here in 

have been sati sfied." 

16. One of the standards enumerated in Orclinru1ce ection 80 I.R for proposed new well 

construction (emphasis added) by a subdivider of property within five hundred (500) 

feet of public water service. is a minimum lot area of one acre. 

17. Given the fact that public water is available within 500 feet of the Subject Property, and 

given the fact that each of the three new lots (Lot I Lot 2 and Lot 3) are less than one­

acre in area, although in conformance with the minimum lot area requirements of the R-4 

District, Ordinance Section 80 I R prohibits construction of any new well on any of the 

lots . 

18. Accordingly, the Applicants, in conformance with Ordinance requirements, do not 

propose the construction of any new wells on any portion of the Subject Property. The 

Ex isting Dwelling on Lot 1 will be served by the ex isting well located thereon, while Lot 
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2 and Lo t 3 will be served by new public water connections 111 confo rmance with 

Ordinance Secti on 801.R. 

19. Lot 2 and lot 3 will be served by public water and no well will be constructed on either 

lot. 

20. Since the A pplicants are not requesting that a we ll be constructed, Section 80 l.R of the 

Ordinance is not applicable to thi s application. 

2 1. During di scussions with Tovmship staff regarding the proposed Subdi vision Plan for the 

Subj ect Property, the Zoning Officer rendered hi s interpretati on that the .98 acre Subject 

Property currently served by well water as it exists today, somehow fails to con fo rm with 

the Ordinance Section 80 l. R requirement that properties undergoing subd ivision may 

only construct new wells upon parcels of at least one acre. 

22 . The Zoning Office r views the alleged non-confonnity as a '·grandfathered" or ·' legal" 

non-confo rmi ty (hence the absence of any pending Notice of Violation), but opines that 

the currently proposed f urther subdivision of the allegedly legally non-conforming 

Subject Property would then violate the Ordinance 11 I O. L( 1) mandate that ·'no non­

conforming lot shall be reduced in size'' . 

23. That determination by the Zoning Officer gives ri se to the Applicant' s application (the 

"Application") to the Abington Township Zoning Hearing Board (the " Board"). The only 

portion of the Subject Property subject to the Application is the proposed .52 acre Lot I. 

containing the Ex isting Home to be retained by Turzer, served by the ex isting well. 

24. A hearing (the ·'Hearing") on the Application was held before the Board on June 17, 

201 4. Owners of real property in the vicinity of the Subject Property (the "Protestants) 

entered their appearance at the Hearing through counsel, in oppos ition to the Application. 
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25. R. Rex Herder, Esquire, from Eastburn and Gray represented the objecting neighbors. 

26. The Board is now called upon, primarily, to review the Zoning Ofl'icer ' s opinion, and 

determ ine for itsel f if the Subject Property as it cun·ently ex ists fails to conform to 

Ordinance Section 80 I.R; and/or if the Subdivision Plan violates Ordinance Section 

801.R. That review of the Zoning Officer' s opin ion is at the core of the Application. 

27. The Application to thi s Board a lso, in the alternati ve, requested a variance from the 

imposition of Ordinance Section 80 I.R requirements. 

28. Since the Board upholds the appeal from the Zoning Officer's decision, and 9etermines 

that Section 80l.R is inappLicable to this application, that variance request will not be 

addr ssed. The variance relief was only ever requested in the alternative, in the event the 

Zoning Officer' s opinion was upheld . 

29. ince the Applicants are not requesting that a well be constructed, Section 80 l.R of the 

Ordinance is not applicable to thi s application. 

30. The requirements of Ordinance Section 80 l.R apply only to subdivisions proposing new 

wells. 

31. Even if that language is found to be somehow ambiguous, the Pennsylvania 

Municipalities Planning Code (the "MPC"') requires that any percei ved ambiguity must 

be resolved against the one acre lot area restriction, and in favor of the Applicant. 

Accordingly, even if Ordinance Section 801.R is found to be at all ambiguous, the 

Zoning Officer's interpretation must still be overru led. See MPC Section 603. 1 

32. The Zoning Offi cer' s interpretation that the Subject Property and its subdivision IS 

somehow violative of Ordinance 80 I.R, IS erroneous and must be over-ruled by the 

Board. 
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Conclusions of Law 

1. The Subject Property is not a non-conforming lot. 

2 . The subdivision of the Subject Property as depicted on the Plan, and the resulting 

decreased size of Lot I thereof~ does not violate Ordinance Section 801.R. 

3. Decreasing the size of the Subject Property parcel containing the Existing Home and 

well from its current .98 acre area to the .52 acre area of Lot 1 (still in excess of the 

.172 minimum lot area applicable in the R-4 District) does not violate any provision 

of the Ordinance. 

4. The determination of the Zoning Officer that the proposed subdivision of the Subject 

Property as depicted on the ubdivision Plan violates Ordinance Section 80 I.R, must 

be overruled. 

5. The Application appealing the actions of the Zoning Officer must be granted. 

Opinion and Order of the Board 

The Board sustains the appeal of the action of the zoning officer. Therefore, this application is 
APPROVED. 

Zoning Hearing Board of the Township of Abington 

(Nay) 
arbara M. Wertheimer, Esq , Chairperson 
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Lind, J. Ka , Member 

M~J~{;~ 
Michael O ' Connor, Member 

This decision is pussed 3-2. 

(Nay) 

(Aye) 

(Aye) 

Decision Date 
August 19, 2014 

Note: There is a 30-day period after the date of a decision for an aggrieved person to file an appeal in court 
to contest a denial by the Zoning Hearing Board. 

Applicants that take action on a Zoning Hearing Board approval during the 30-day appeal period 
do so at their own risk. 

All applicable permits must be secured from the Township of Abington within (6) six months 
of this decision or this decision becomes null and void. 
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Mark Penecale 

From: 
Sent: 
To: 
Cc: 
Subject: 

Mr. Penecale, 

Kuhls Law <jckuhls@kuhlslaw.com> 
Monday, January 26, 2015 11:18 AM 
Mark Penecale 
Larry Matteo; jckuhls@kuhlslaw.com 
Waiver Letter; 1777 Kimball Avenue 

As you know, this firm represents James Sheridan in his pending subdivision/land development 

application relative to 1777 Kimball Avenue. Please accept this letter as a waiver of any and all 

time limitations set forth in the Pennsylvania Municipalities Planning Code, or elsewhere, for 

consideration and/or action on the pending application. If you have any questions, please let me 

know. 

Sincerely, 
Joseph C. Kuhls, Esq . 

KUHLS LAW PllC 

500 Office Center Drive, Suite 400 
Fort Washington PA 19034 
215.277.5536 

This message is intended only for use by recipient and may contain information which is attorney-client privileged, confidential, and exempt from 
disclosure under applicable law. If the reader is not the intended recipient, or agent thereof, know that any dissemination, distribution or copying of this 
message is prohibited. If you have received this communication in error, please immediately notify the sender at 215.277.5536 or by email. 

1 



Mr. & Mrs. J Solheim 
or current resident 
1756 Kimball Ave 
Willow Grove Pa 19090-3808 

Robert Engart 
or current resident 
1806 Kimball Ave 
Willow Grove Pa 19090-3810 

Mr. & Mrs. S Messina 
or current resident 
1751 Kimball Ave 
Willow Grove Pa 19090-3807 

Mr. & Mrs. J Turzer 
or current resident 
1777 Kimball Ave 
Willow Grove Pa 19090-3807 

Erika Wines 
or current resident 
2940 Windsor Ave 
Willow Grove Pa 19090-

Andrew Dantonio 
or current resident 
1815 Kimball Ave 
Willow Grove Pa 19090-3809 

Mr. & Mrs. J Mcguigan 
or current resident 
1767 Smith Ave 
Willow Grove Pa 19090-3814 

Mr. & Mrs. C Moritz 
or current resident 
2925 Windsor Ave 
Willow Grove Pa 19090-3826 

Family Bermel 
or current resident 
2937 Windsor Ave 
Willow Grove Pa 19090-3826 

Mr. & Mrs. L Capili 
or current resident 
2949 Windsor Ave 
Willow Grove Pa 19090-3826 
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Leslie Gakoumis 
or current resident 
1768 Kimball Ave 
Willow Grove Pa 19090-3808 

Mr. & Mrs. J Pietrzak 
or current resident 
1812 Kimball Ave 
Willow Grove Pa 19090-3810 

Mr. & Mrs. J Schrader 
or current resident 
1755 Kimball Ave 
Willow Grove Pa 19090-3807 

Joan Kushenerock 
or current resident 
1783 Kimball Ave 
Willow Grove Pa 19090-3807 

Mary Morel 
or current resident 
1807 Kimball Ave 
Willow Grove Pa 19090-3809 

Mr. & Mrs. J Welte 
or current resident 
1819 Kimball Ave 
Willow Grove Pa 19090-3809 

Mr. & Mrs. C Whittall 
or current resident 
1771 Smith Ave 
Willow Grove Pa 19090-3814 

Ann Camacho 
or current resident 
2929 Windsor Ave 
Willow Grove Pa 19090-3826 

Mr. & Mrs. G Spolansky 
or current resident 
2941 Windsor Ave 
Willow Grove Pa 19090-3826 

Mr. & Mrs. G Aspen 
or current resident 
2953 Windsor Ave 
Willow Grove Pa 19090-3826 
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Mr. & Mrs. J Morris 
or current resident 
1802 Kimball Ave 
Willow Grove Pa 19090-3810 

Mr. & Mrs. S Edmonds 
or current resident 
1820 Kimball Ave 
Willow Grove Pa 19090-3810 

Mr. & Mrs. T Lombardi 
or current resident 
1759 Kimball Ave 
Willow Grove Pa 19090-3807 

Mr. & Mrs. N Panaccio 
or current resident 
2944 Windsor Ave 
Willow Grove Pa 19090-3833 

Donna Meleco 
or current resident 
20 Pheasant Run 
Horsham Pa 19044-1823 

Carol Newman 
or current resident 
1761 Smith Ave 
Willow Grove Pa 19090-3814 

Mr. & Mrs. W Gebhardt 
or current resident 
551 Hawthorne Ln 
Harleysville Pa 19438-2169 

Mr. & Mrs. S Newman 
or current resident 
2933 Windsor Ave 
Willow Grove Pa 19090-3826 

Mr. & Mrs. J Geoghan 
or current resident 
2945 Windsor Ave 
Willow Grove Pa 19090-3826 

Mr. & Mrs. V Nouv 
or current resident 
2957 Windsor Ave 
Willow Grove Pa 19090-3826 



Mr. & Mrs. L Jones 
or current resident 
2963 Windsor Ave 
Willow Grove Pa 19090-3826 

Glen Schaeffer 
or current resident 
2930 Windsor Ave 
Willow Grove Pa 19090-3833 

·. ~ ; ·1· ! Mr: & Mrs. L Dalessio 
! . ! . : · or current resident 

: \ : j 2920 Windsor Ave 
· j. i Willow Grove Pa 19090-3827 
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i : i 1· : Mr. & Mrs. S Cole : . ~J : or current resident 
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Code Enforcement & Land Development 
BOARD ACTION REQUEST 

March 12, 2015 
Agenda Item 

CODE ENFORCEMENT TOWNSHIP MANAGER 

PREVIOUS ACTION: 

AGENDA ITEM 
Land Development LD-15-02 
Molly Court Associates, LLC. 

720 Rhoads Avenue 

• Abington Township Planning Commission approved this application with 
conditions and requested waivers on February 24, 2015. 

• Montgomery County Planning Commission approved this application on February 
20, 2015. 

RECOMMENDED BOARD ACTION: 

Motion to approve the subdivision and land development application of Molly Court 
Associates, LLC, applicant and owner of the property located at 720 Rhoads Avenue. 
The applicants seek approval to demolish the existing structures on the site and subdivide 
the property into eight lots. A new road is proposed with access to Rhoads Avenue. The 
eight proposed lots will range in size from 15, 098 square feet to 18,292 square feet. The 
applicant proposes to construct a new single-family dwelling on each of the lots. The 
properties are zoned in the (R-2) Residential District in Ward No. 3 of the Township of 
Abington. 

This motion is subject to the following conditions: 

1. The applicant is required to provide the Township with eight (8) new executed, 
signed, notarized and recorded deeds. This is a requirement of the subdivision 
process. 

2. The applicant is required to set eight (8) concrete monuments as directed by the 
Abington Township Engineering Office. 

3. Any work proposed within the roadway will require a "Highway Permit" from the 
Township Engineer's Office. 

4. The items listed within the Staff Review letter dated February 2, 2015 become a 
condition of the application. 
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5. The applicant has submitted an ACT 537 Exemption application for the seven (7) 
new EDU's that will be required for this proposal. 

This motion is subject to the following waivers: 

1. Waiver from Section 146-11.A- Property Identification Plan 
2. Waiver from Section 146-11.8- Existing Features Plan 
3. Waiver from Section 146-11.F.b- Street Plan 
4. Waiver from Section 146-11.1- Phasing Plan 
5. Waiver from Section 146-11.J- Recreation Facilities Plan 
6. Waiver from Section 146-11.L- Architectural Plan 

COMMENTS: 

• The Township scheduled a second neighborhood meeting with the residents 
to address their concerns regarding landscaping and buffering. 

• The applicant will reschedule an inspection of the property for the purpose 
of documenting the historical elements of the main dwelling unit, the barn 
and other accessory building on the site. 

• The propose street light poles and fixtures must be approved by the Public 
Works Department. 

• Any changes to the number of trees being removed from the site, must be 
clearly shown on the landscape plan and that revised plan be submitted for 
review and approval. 
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Township of Abington 
Planning Comm,ssion Recommendation 

Form 

Application Number: LD-15-02 Date: February 24, 2015 

Applicant's Name: Molly Court Associates, Inc. 

Applicant's Address: 720 Rhoads Avenue, Rydal, Pa. 19046 

Recommendation: [X] APPROVED [ ] DENIED VOTE: 5 of 1 

Over View: This is the subdivision & land development application of Molly 
Court Associates, LLC, applicant and owner of the property located at 720 
Rhoads Avenue, Rydal, Pa. 19046. The applicants seek approval to demolish 
the existing structures on the site and subdivide the property into eight lots. A 
new road is proposed with access to Rhoads Avenue. The eight proposed lots 
will range in size from 15,098 square feet to 18,292 square feet. The applicant 
proposes to construct a new single family dwelling on each of the lots. The 
properties are zoned within the (R-2) Residential District of Ward #3 of the 
Township of Abington. 

Comments: 

1. Sanitary sewer service is available for this development as the flow from 
this proposal is not impeded by the sanitary sewer moratorium in place on 
flows through Cheltenham Township. An Act 537 Exemption Application 
will need to be approved for this development. A letter of sanitary sewer 
availability has been submitted. 

2. If this application is approved, the applicant is required to provide the 
township with eight (8) new, executed (signed, notarized and recorded) 
deeds. This is a requirement of the subdivision process. The Township 
Engineer will not sign the plans without the required deeds. 

3. The applicant is required to set concrete monuments as directed by the 
Engineering Office of the Township of Abington. In addition, the staff 
review letter contained requirements of inspection and job completion 
escrows that must be submitted this this office. 



4. The items listed within the Staff Review letter dated February 2, iQ15 
become a condition of this application if approved by the Board of 
Commissioners of the Township of Abington. 

5. The applicant has submitted an ACT 537 Exemption application for the 
seven (7) new EDU's that will be required for this proposal. 

The following waivers have been requested. 

A. Section 146-11.A - Property Identification Plan - The plah is 
require9 to supply the tax parcel information, owner's name & lot 
area for all prope~ies within 400 feet of the site(s) involved in this 
application. Staff supports this waiver. Yes {X} No { } 5-1 

8 Section 146-11.8 - Existing Features Plan -The plan is required 
to plot the location of all utilities on the sites and within 400 feet of 
the properties involved in" this application. Staff supports this 
request. Yes {X} No { } 5-1 · 

C. Section 146-11.F.b - Street Plan -The applicant is required to 
submit a horizont~l plan of tlie proposed street construction and 
design. Yes O<f No { } 5-1 

D. Section 146-11.1 - Phasing Plan - The applicant's plans do not 
indicate that the propose development will be phased out over a 
defined tirneline. Yes {X} No { } 5- 1 

E. Section 146-11.J - Recreation Facilities Plan - A waiver is 
required from this section of the ordinance. No portion of this site is 
proposed to be restricted as common open space. Yes {X} No { } 
5-1 

F. Section 146-11.L - Architectural Plan - The applicant is required 
to submit tentative architectural plans. The application has 
submitted a floor plan of the proposed new module home, however 
no elevation plans t1ave beeri s~;~bmitted. Staff supports this waiver 
request. Yes {X} No { } 5-1 

G. Section 127-27 - Street Improvements - The applicant has 
requested a waive from the installation of sidewalks along the 
proposed new roadway and also Rhoads Avenue. 

Conditions: 



1. The Township of Abington schedule a second neighborhood meeting 
with the residents to address their concerns regarding landscaping and 
buffering . 

2. The applicant schedule an inspection of the property for the purpose of 
documenting the historical elements of the main dwelling unit, the barn 
and other accessory buildings on the site. The Planning Commission 
should be notified of this inspection as several members would like to 
attend. 

3. The proposed street light poles and fixtures must be approved by the 
Director of the Public Works Department. 

4. In the event that there is any changes to the number of trees being 
removed from the site. Those changes be clearly shown on the 
landscape plan and that revised plan be submitted for review and 
approval. 

Notes: 

1. The vote was five (5) to one (1) on all of the waiver requests and the 
recommendation. 

2. There was much discussion on tabling the application until such time 
that second neighborhood meeting had tC!ken place and the historical 
inspection was completed . The feeling is that post meeting, additional 
changes would be made to plan. 

MAPenecale 
2/24/2015 



Wayne C. Luker, President 
Steven N. Kline, Vice President 

Michael LeFevre, Manager 
Jay W. Blumenthal, Treasurer 

1176 Old York Road Abington PA 19001-3713 Telephone: 267-536-1000 

Subdivision & Land Development Notice 
Plan Review 

LD-15-02 

Notice is hereby given that the Township of Abington will hold the following public 
meetings at the Abington Township Administration Building (1176 Old York Road) Planning 
Commission, Code Enforcement Committee and Board of Commissioners, to discuss the 
application of the Molly Court Associates, LLC. 

MEETINGS DATE AND TIME 

Planning Commission Committee February 24, 2015 @ 7:30 p.m. 

Code Enforcement Committee March 2, 2015@ 7:00p.m. 

Board of Commissioners March 12, 2015@ 7:30p.m. 

This is the subdivision & land development application of Molly Court Associates, LLC, 
applicant and owner of the property located at 720 Rhoads Avenue, Rydal, Pa. 19046. 
The applicants seek approval to demolish the existing structures on the site and subdivide 
the property into eight lots. A new road is proposed with access to Rhoads Avenue. The 
eight proposed lots will range in size from 15,098 square feet to 18,292 square feet. The 
applicant proposes to construct a new single family dwelling on each of the lots. The 
properties are zoned within the (R-2) Residential District of Ward #3 of the Township of 
Abington. 

The application and plans are on file in the Code Enforcement Department and may 
be reviewed upon request. If there are any questions and/or comments that you may have, 
please feel free to contact me at 267-536-1017. 

Mark A. Penecale 
Planning & Zoning Officer 

• These meetings are subject to change if additional review time is required by 
Township Staff or requested by the applicant. 

www.abington.org TTY!fTD: 9-1-1 Fax: 215-884-8271 



MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 

JOSH SHAPIRO, CHAIR 

VALERIE A. ARKOOSH, MD, MPH, VICE CHAIR 

BRUCE L . CASTOR, JR., COMMISSIONER 

February 20, 2015 

Mr. Mark A. Penecale, Zoning Officer 
Abington Township 
1176 Old York Road 
Abington, Pennsylvania 19001-3713 

Re: MCPC #15-0015-001 
Plan Name: 720 Rhoads Avenue 
(8 lots/8 units comprising 3.41 acres) 
Situate: Rhoads Avenue (S)/West of Essex Road 
Abington Township 

Dear Mr. Penecale: 

MONTGOMERY COUNTY 

PLANNING COMMISSION 
MONTGOMERY COUNTY COURTHOUSE • PO BOX 3 1 1 

NORRISTOWN. PA 1 9404-03 1 1 
61 0.27&37 2 2 

FAX: 61 0.27&394 1 • TDD: 61 0.63 H 21 1 
WWW.MONTCOPA.ORG 

JODY L. HOLT ON. AICP 
EXECUTIVE DIRECTOR 

Applicant's Name and Address 
Molly Court Associates, LLC 
1525 Campus Drive 
Warminster, PA 18974 

Contact: Adam Reiff 
Phone: 215-672-8000 

We have reviewed the above referenced Subdivision and Land Development Plan in 
accordance with Section 502 of Act 247, "The Municipalities Planning Code," as you requested 
on January 22, 2015. We forward this letter as a report of our review and recommendations. 

Background 

The applicant proposes to subdivide a 3.41 acre property into eight lots. The new lots would 
vary in size from 15,098 s.f. to 18,292 s.f. The property is the site of an existing 2.5-story, 2,968 
s.f. stone dwelling (constructed c.1740, according to County Board of Assessment data), 
existing 2-story stone and wood barn (constructed c.1800 also according to County Board of 
Assessment data), a utility shed, and a pool. The applicant proposes demolition of all of these. 
The property lies in the R2 Low-Medium Density Residential District. The applicant proposes 
public water and sewer. The applicant has submitted a Preliminary and Final Plan dated 
January 14, 2015. 

Review Comments 

Historic Preservation -

1. Is anything known about the historic significance of the home and barn? If historically 
significant, has the applicant considered retaining either or both as part of an estate lot, 
considered moving the structure(s), or considered salvaging or donating significant 
architectural features or materials? The Township might investigate whether it would be 
possible to work with the property owner to document the property, inside and out, prior 
to demolition (in part through photographs). 



Mr. Mark A. Penecale -2- February 19, 2015 

2. We know the Township is considering creating an historic preservation ordinance in the 
future. Should this structure/these structures be historically significant, an historic 
preservation ordinance would enable the Township to require many of the ideas in 
paragraph 1, above, or require a waiting period prior to demolition to enable a future 
historic preservation commission to suggest alternatives to demolition, including historic 
reuse of the structure(s). 

Sidewalks - We recommend having a sidewalk constructed on one side of the proposed Molly 
Court at this time. 

Landscaping -

1. The applicant proposes 1 0 street trees of the same species; we recommend some 
diversification for visual interest and reduction of vulnerability to disease or pests over 
time. 

2. The plan shows a woodland area preserved by the applicant that extends along most of 
the property line between Lots 7 and 8. This is a bit misleading; there are only two trees 
in that area proposed for preservation. 

Plan Information- The landscaping plans shall be prepared by a registered landscape architect 
[§146-11.H] . 

Recommendation 

We recommend approval of this subdivision and land development provided the proposed plan 
complies with your municipal land use regulations and all other appropriate regulations. 

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

Should the governing body approve a final plat of this proposal, the applicant must present the 
plan to our office for seal and signature prior to recording with the Recorder of Deeds office. A 
paper copy bearing the municipal seal and signature of approval must be supplied for our files. 

Sincerely, 

~~~P, Principal Community Planner 
610.278.5238- mn~~owi@montcopa.org 
c: Michael LeFevre, Township Manager 

TEl Consulting Engineers, Inc., Applicant's Engineer 
Lawrence T. Matteo, Jr., Director of Planning and Code Enforcement 
Don Marquardt, Chrm., Township Planning Commission 
Michael E. Powers, P.E., Township Engineer 
Michael P. Clarke, Esq., Township Solicitor 

Attachment Reduced copy of applicant's plan 
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John H. Leapson, PE, PLS 
TEl Consulting Engineers, Inc. 
720 Second Street Pike/Suite 203 
Southampton, Pa. 18966 

February 2, 2015 

Wayne C. Luker, President 
Steven N. Kline, Vice President 

Michael LeFevre, Manager 
Jay W. Blumenthal, Treasurer 

1176 Old York Road Abington PA 19001-3713 Telephone: 267-536-1000 

Re: Staff Review Comment on Application LD-15-02 for the property Located at 
720 Rhoads Ave. _, Rydal, Pa. 19046. 

Dear Mr. Leapson, 

This letter is written to inform you that the staff of the Township of Abington has 
reviewed the Subdivision & Land Development application and the plans that have been 
submitted for the proposed development of 720 Rhoads Road, Rydal, Pa. The plan 
proposes the subdivision of the property into eight parcels. The plan proposes the 
construction of eight new single family dwelling, new roadway, street lighting, fire hydrant 
and shade trees. Several of the items listed below are building permit related issues and 
are noted for your review and information only. They will be clearly marked within this 
letter as (BP) and will be addressed at the time a building permit would be submitted in 
the event that this application is approved. 

Engineering: 

1 . The sanitary sewers flow from this proposed subdivision & land development are not 
affected by the DEP/Cheltenham Township moratorium. 

2 . If this application is approved, the applicant is required to provide the Township with 
nine new executed "signed, notarized and recorded" deeds. Eight deeds for the 
proposed new parcels and one deed for the dedication of the road. This is a 
requirement of the subdivision process. The Township Engineer will not sign the 
final plan unless this is completed. 

3. The Storm Water Management report and design is adequate. Prior to a 
construction permit is issued, the applicant is required to apply for a SWM permit 
from the Engineer's Office. The application fee for said permit is $110.00 for each 
system. The applicant will also need to provide an escrow in the sum of $250.00 for 
inspection of the on-site storm system for the next five years. That is eight lots at 
$250.00 per lot for a total of $2,000.00. Each seepage pit will be the responsibility of 
the property owner and will be inspected yearly by the Township. 

4. A Construction Permit from the Township Engineer's Office will be required for the 
inspection of the construction of sanitary sewer system, the storm water 
management systems, curbing, paving and concrete monuments. This permit has a 
base fee of $65.00. Based on the amount of work and amount of time we will be on­
site for inspection, there is an additional $1,500 for inspection fees. 

www.abington.org TTYffTD: 9-1-1 Fax: 215-884-8271 



5. Additional escrow will be necessary for construction costs. The applicant can 
contact the Township Engineer directly to discuss those amounts. The applicant will 
also need to contact the engineering department to schedule the inspection dates 
and times. Ultimately, the basins and the storm sewer will be the responsibility of the 
property owner and will be inspected by the Township on a yearly basis. 

6 . The applicant is required to contact any and all utilities for cancellation, removal, 
capping, or relocating the existing utility services prior to the demolition of the 
existing structures. 

7. Any sanitary pipe placed within the R.O.W. & street areas shall be ductile iron pipe. 
Plastic/PVC is not acceptable within the R.O.W. area. The same is true for all 
sanitary sewer pipe that is proposed to dedicated to the Township. 

8. In the event that the application is approved the applicant is required to submit a 
minimum of four paper, four mylar and one PDF formatted disk of the approved plan. 

9. The plan does not indicate the installation of any concrete monuments. Concrete 
monuments are required at any and all bearing changes and lot line intersections. If 
this plan is approved the applicant is required to install a total of 31 concrete 
monuments. Contact this office directly to review this requirement. 

10. The plans need to show a new manhole on Rhoads Road where the new storm 
water line will be connected to the existing storm sewer. The plan indicates a "Flow 
Control Manhole" {FCM} for the storm sewer. Detail on this manhole is required to 
be added to the plan. Also, the plan indicates the FLM as structure #3, a regular 
manhole as #7 and there is no #8, but there is a #9. We think they are mislabeled. 
Please review and make the necessary corrections. 

11. The legend indicates a circle with an "S" as an "existing storm manhole", but the 
plans have that same symbol on the sanitary manholes. This will cause confusion 
and is required to be corrected. 

12. The sanitary sewer lateral for Lot #6 encroaches into Lot #7. The applicant must 
either create an easement or a better idea would be to relocate the sanitary sewer 
line so that is contained within Lot #6. 

Building Inspector: 

13. Permits are required for the construction of the proposed new single family 
dwellings. All construction must comply with the ICC Residential Construction Code, 
as adopted by the Township of Abington. 

14. Permits are required for all electrical, plumbing, heating, air conditioning and 
demolition work proposed to be completed on this site. The demolition of the 
existing structures will require cap-off certification/ permits and a rodent infestation 
certification. (BP) 
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15. All contractors are required to be registered with the Township of Abington and 
present valid insurances. (BP) 

Plumbing Inspector: 

16. The applicant is required to obtain permits for the proposed new work. All permits 
must be applied for by a Master Plumber that is registered with the Township of 
Abington. (BP) 

17. Separate permits are required for the installation of new sanitary sewer lines. In 
addition, the approval of this plan will require the purchase of seven new EDU's at a 
cost of $26,250.00. (BP) 

18. All plumbing work must comply with the Plumbing Code of the Township of Abington. 
(BP) 

Fire Marshal's Office: 

19. The proposed fire hydrant placement is acceptable to this office. 

Planning & Zoning Office: 

20. This application has been reviewed as a preliminary Subdivision & Land 
Development application . The applicant has requested preliminary as final approval. 
Due to the amount of public improvements this should be a two stage approval 
process. 

21 . The plan plots the width of the roadway at 30 feet on sheet #1 and at 4 7 feet on 
sheet #4, #5, #9 and #1 0. Please revise the scale of those plans 

22. This project will require seven (7) additional EDU's. They are available, and an ACT 
537 Exemption Application has been submitted to DEP for approval. The 
application was reviewed and approved for sign-off by the Director of Waste Water 
Treatment Facility. 

23. The plan plots the location of pervious paving to be included in the driveways of all 
eight of the proposed new homes. Has this square footage been included into the 
impervious coverage calculations? The new storm water ordinance requires this 
square footage to be included. 

24. Several of trees proposed to remain on the plan have construction within the limits of 
their drip edge. Standard preservation practices prohibit and disturbance with the 
limits of the drip edge. Please review the structure placement on Lot #5 and Lot #6. 
Review the on-site storm water management system on Lot #4, Lot #5, Lot #7 and 
Lot #8. 

25. A copy of the plan has been sent to the Environmental Advisory Council for review 
and comment. Those comments will be forwarded to you under separate cover. 
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26. Please provide details on the proposed street lighting to be installed. These 
standards and light fixtures must be approved by the Public Works Director. 

27. This application will require a soil erosion permit from Montgomery County 
Conservation District. 

28. The application submission did not include the section of what waivers the applicant 
will be requesting. Please page missing page of the application. 

29. This application is required to obtain the following waivers from the Subdivision & 
Land Development Ordinance of the Township of Abington. 

A. Section 146-11.A- Property Identification Plan- The plan is required 
to supply the tax parcel information, owner's name & lot area for all 
properties within 400 feet of the site(s) involved in this application. This 
plan should be amended to at the very least list the names of the 
adjoining property owners. 

B. Section 146-11.8 - Existing Features Plan - The plan is required to 
plot the location of all utilities on the sites and within 400 feet of the 
properties involved in this application. Staff supports this request. 

C. Section 146-11.F.b- Street Plan- The applicant is required to submit a 
horizontal plan of the proposed improvements. 

D. Section 146-11.1 -Phasing Plan- The applicant's plans do not indicate 
that the proposed project will be phased out over a defined timeline. 

E. Section 146-11.J- Recreational Facilities Plan- A waiver is required 
from this section of the ordinance. Staff is in favor of granting this waiver. 

F. Section 146-11-K - Planning Module - The applicant is required to 
submit a Planning Module for review. The applicant has submitted a 
planning module exemption mailer that has been forwarded to DEP for 
review and final action. 

G. Section 146-11.L- Architectural Plan -The applicant should not be 
required to submit an architectural plan, due to the fact that new buildings 
are not proposed with this plan. Staff supports this waiver. 

If there are any revision to the plans or additional information you will be 
submitting, please feel free to direct them to my attention. If there are any questions 
pertaining to the comments listed above I can be reached at 267-536-1017. 
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Cc: Adam Reiff; Molly Court Associates, 1525 Campus Drive, Warminster, Pa. 18974 
Peter Friedman, Esq. 101 Greenwood Avenue, Jenkintown, Pa. 19046 
Lawrence T. Matteo, Jr.; Director of Planning & Code Enforcement 
Michael E. Powers; Abington Township Engineer 
Bruce Hentschel; Abington Township Building Inspector 
Ken Clark; Abington Township Fire Marshal 
File Copy (2) 
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January 28, 2015 

TEl Consulting Engineers, Inc. 
720 Second Street Pike 
Southampton, PA 18966 

Wayne C. Luker, President 
Steven N. Kline, Vice President 

Michael LeFevre, Manager 
Jay W. Blumenthal, Treasurer 

1176 Old York Road Abington PA 19001-3713 Telephone: 267-536-1000 

RE: 720 Rhoads Ave., Molly Court, Abington Township, PA- Sanitary Sewer Availability 

Gentlemen, 

The above referenced property is proposing the land development of a parcel serviced by the 
Abington Township sanitary wastewater collection and treatment system. An additional seven (7) 
single family residential homes are proposed to be added to the parcel. The existing residence is 
planned for demolition and will be replaced with a new residence, for a total of eight (8) additional 
residences connecting to the public sanitary sewer system. The sanitary wastewater from the 
eight homes will be conveyed to the Philadelphia Water Department's (PWD) Northeast Water 
Pollution Control Plant through the Abington Township conveyance system along Old Ford Road to 
the PWD Lorimer Park Interceptor, both of which have adequate existing capacity. The projected 
increase in wastewater flows will not create a hydraulic overload within the next five years. 

We have the following comments pertaining to the submitted plans sheets 1 & 2 of 11 dated 
January 14, 2015. 

1. The existing residence at 720 Rhoads Avenue is not connected to the public sanitary 
sewer system. 

2: The existing water main along Rhoads Avenue should be indicated for the length of the 
property. 

3. The existing storm sewer system connecting the inlets should be indicated. 

4. A Plan & Profile of the proposed sanitary sewer main should be provided. The sewer 
main should be 8" diameter pipe and the lateral sewers from the main to the .property 
line of each lot should be 6" diameter. The connection into the existing sewer main 
should be made into the existing manhole by core drilling the manhole wall and 
installing a modular mechanical seal such as Link Seal. Stationing should be 
continuous along the entire length of the sewer. Construction details should be 
provided. 

5. All lateral sewer pipes should be located at least 10 feet from property lines, driveways, 
driveway aprons, trees, light poles, fire hydrants, water valves and storm sewers. 
Lateral pipes should be straight with no elbows or bends from the structure to the sewer 
main. 

www.abington.org TTYfiTD: 9-1-1 Fax: 215-884-8271 



6. The proposed manhole in the cul-de-sac should be relocated to provide direct 
connections for the sewer laterals from Lot No.'s 3, 4, 5 & 6. 

7. The proposed first floor elevations of each structure should be provided for each lot. 
8. The Planning Module Exemption Mailer should be revised as follows: 

a. Item 4 a should be 8 EDU. 
b. Item 5 should be 2,120 gpd. (8 X 265 gpd/EDU) 
c. Item 6 a should have "Public" checked. 
d. Item 6 "Interceptor Name" should be Old Ford Road to Lorimer Park 
e. Item 6 'Treatment Facility Name" should be PWD Northeast Water Pollution 

Control Plant. 
f. Item 6 "NPDES #" should be PA0026689 
g. Item 6 b should beN/A 

A full set of revised plans should be provided for review. The associated tapping fees required for 
the eight (8) additional EDU's totals $28,000.00 (8 X $3,500.00 = $28,000.00). There is a required 
plumbing fee of $250.00 for each residential connection. 

Sincerely, 

-~c~4 
George Wrigley 
Director, Abington Wastewater Utilities Department 

pc: Mark Penecale, Abington Township Planning & Zoning Officer 
Michael E. Powers, P.E. , Abington Township Engineer 



Township of Abington 
APPLICATION FOR APPROVAL OF PLAN 

Submission Date ~ . J ~ dJ_() j._S Application No lli- \ S, - G "?-. · 

To the Board of Commissioners of the Township of Abington: 

The undersigned hereby makes application for approval of plan type as indicated below, under the provisions 
of the Code of Abington Township, Chapter 146, entitled 'The Subdivision and Land Development Regulations of the 
Township of Abington of 1991 ' , and any supplements and amendments thereto. 

Signature of Applicant · 
jV}o /) L( Ow;.+-A~soe-i, 
Title of Plan Submitted: 

A. Plan Type: 

- ·-u ,lf w er /f) oily d>vrl-A-a>oc/crles, Lc( 

S vbdi vis. i oYJ / Lc; J?J ·D pvef o fY!e rr/- PI q Y) 

eYJ ve 

__ Minor Subdivision Minor Land Development 
__ Preliminary Major Subdivision Pre Major Land Development 
__ Final Major Subdivision Final Major Land Development 
_)L Preliminary Major SD & LD _)S_ Final Major SD & LD 

. . 'Pr e\i rf)t't\Qt" t( ci.-Fi hoo \ -.Svbd\ \l is.IO ~ / l_o11d tJpt! elopjll')t,J- ?/ c;.Y) o-+ 
B. Planldentificat:J.on: 7 d. O 7~ho 'id.s. .4--t·e - 1 ~ 6h ee-k:, dQ-f-cd 1- IL(-- d() J.S: 

Plan Dated: %-r:va . I LJ d.o IS' Engineer: 5oh 11 !-/-. i.e ap .S. fJ 1/ ,. CP, E. 

C. Property Identification: 

Address/Location _·]....t......::::d:...;_0::;._....~....7S_..l_.._.:.h~o_q.:.._:cf==----=:.>___.A0:;._· .L....-.::;....f?/1?~!/~~---------­
between streets _E_~_~___;;;;e...L..X __ .K.:.._) ....<...-;..J_.:,t__ and tJ / J 

(continued on next page) 



D. Applicant Identification: 

Applicant --t../1---!....:[J~~~~.:......:._~.L......J.~~.:....:.....:L.....!..!~--+-=-=--=---------­
Adclress / ~ ;;;< .S 

LmdOwner~~~~~~~~~~~~~~~~-=~--------
Address---~./:..=..~o!.--....l......o:::~~~.....a::....:.....:.._:....r..:..:;..;.:...:.....:.:.:~~..;;:.,.;...;~· Phone ________ _ 

---- ·-EqwtableralldU~w-ne-r===wtlfr........L..ifr.::......L.------_- -_--------~-_::--- __ -~ _-"--_' ~-------
Adclress_---,-_______________ Phone, ________ _ 

Aochlt~t----------~----~--=--~--~-=- ~------
Address _________________ Phone.,........ _______ _ 

fugmrer~~~~~~~~~~~~~~~~~~~==~~~~~~­
-Adclre~_w~~~~~~~~~~~~~~~~ 

- ·--- --- --·-·-----. 

~.:::.=--~IMP.RH¥EMENTSJ!ROROSED_____ · -· .. ::.--:=:=. ~-----~,~-- --ES=aMATED-:-€98-T 
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FIRE HYDRANT 
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3800-CD-WSFR0359 Rev. 5/2010 

1. Development Information 

Name of Development 8 SINGLE FAMILY LOTS 

Developer Name MOLLY COURT ASSOCIATES. LLC 

Address 720 RHOADS AVENUE 

JENKINTOWN PA. 19046 

Telephone#----------------­

Email TEIDAVE@COMCAST.NET 

2. Location of Development 

a. County MONTGOMERY 

b. Municipality ABINGTON TOWNSHIP 

c. Address or Coordinates------------

d. Tax Parcel# 300048164001 & 300048168006 

e. USGS Quad Name-------------
inches up over _______ _ 

from bottom right corner of map. 

f. Located in a High Quality/Exceptional Value watershed? 

DYes 1'81 No 

3. Type of Development Proposed (check appropriate box) 

1'81 Residential D Multi-Residential 

Describe -----------------

D Institutional D Commercial 

Describe-----------------

D Brownfield Site Redevelopment 

D Other (specify)-------------

4. Size 
a. #of Jots !..7 ____ _ #ofEDUs!..7 _______ _ 

b. #of lots since 5/15/72 .!.1 ___________ _ 

c. Development Acreage .>!3:::..+ __________ _ 

d. Remaining Acreage !:!0 ___________ _ 

5. Sewage Flows ~2,::!4:..!,5;;!....__0 ____ gpd 

6. Proposed Sewage Disposal Method (check applicable boxes) 

a. D Sewerage System 

0 Existing (connection only) 

D Public 

D Pump Station(s)/Force Main 

1'81 New (extension) 

D Private 

D Gravity 

Name of existing system being extended 

RHOADS AVENUE 

Interceptor Name--------------

Treatment Facility Name, __________ _ 

NPDES Permit#------------------------

b. D Construction of Treatment Facility 

D With Stream Discharge 

D With Land Application (not including IRSIS) 

D Other 

D Repair? 

Name of waterbody where point of discharge is proposed 
(if stream discharge) 

-6-

c. D Onlot Sewage Disposal Systems 
(check appropriate box) 

0 Individual onlot system(s) (including IRSIS) 

D Community on lot system 

D Large-Volume on lot system 

d. D Retaining tanks 

Number of Holding Tanks _________ _ 

Number of Privies---------

7. 0 Request Sewage Facilities Planning Module forms in 
electronic format 

8. Request for Planning Exemption 

a. Protection of rare, endangered or threatened species 
Check one: 
1'81 The "PNDI Project Environmental Review Receipt" is attached. 
or 
1'81 A completed "PNDI Project Planning & Environmental Review 
Form," (PNDI Form) is attached. I request DEP staff to complete 
the required PNDI search for my project. I realize that my planning 
exemption will be considered incomplete and that the DEP 
processing of my planning exemption request will be delayed, until 
a "PNDI Project Environmental Review Receipt" and all supporting 
documentation from jurisdictional agencies (when necessary) 
is/are received by DEP. 

Applicant or Consultant Initials :J I± L 
b. 1'81 Plot Plan Attached D Site Reports Attached 

c. Onlot Disposal Systems 

(1) I certify that the Official Plan shows this area as an onlot 
service area. 

(Signature of Municipal Official) Date 

Name (Print) Title 

Municipality (must be same as in 2.b.) 

Telephone#-----------------­

(2) I certify that each lot in this subdivision has been tested 
and is suitable for both a primary and replacement 
sewage disposal system. 

Signature of SEO) Date 

Certification # Name (Print) 

Telephone#----------------­

(3) I certify that each lot in this subdivision is at least 1 acre in 
size 

(Signature of Project Applicant/Agent) Date 

d. Public Sewerage Service (i.e., ownership ; by municipality or 
authority) ·· ' 

Based upon written documentation, I certify that the facilities 
proposed for use have capacity and that no overload exists or 
is projected within 5 years. (Attach documents.) 

(Signature of Municipal Official) Date 

Name (Print) Title 

Municipality (must be same as in 2.b.) 

Telephone#-----------------



July 25, 2014 

Steven Kozlowski 
872 Jenkintown Road 
Elkins Park, PA 19027 

Re: Water Availability 
720 Rhoads Avenue 

AQUA. 
~ 

Abington Township, Montgomery County, Pennsylvania 

Dear Mr. Kozlowski: 

This letter will serve as confirmation that the above referenced project is situated within Aqua 
Pennsylvania, Inc.'~ service territory. Service would be provided in accordance with Aqua 
Pennsylvania Inc.'s Rules and Regulations. 

Service to this project will require a main extension. Main extension projects are completed under a 
Builder's Extension Agreement. Under this agreement, the Builder is responsible for installing the 
main extension, including fire hydrants and service connections, with a pre-qualified contractor that 
he or she hires. In addition, _the Builder is required to have his or her engineer prepare main extension 
plans in accordance with Aqua Pennsylvania, Inc. plan specifications and submit these plans to Aqua 
Pennsylvania, Inc. for review and approval. To proceed with this project please forward a full set of 
land development and updated main extension plans to my attention. 

Once all of the requirements have been met and the main extension plans have been ·approved the 
builder will be able to enter into a Builder's Extension Agreement which will require an escrow for the 
cost of the main extension. Please refer to the New Business Package CD, enclosed, for the specific 
requirements. 

Flow data information for this area, if required, can be obtained upon written request to Lisa Thomas­
Oiiva of our Production Department so that you may determine the adequacy of our supply for your 
project needs. If you have specific questions related to flow test requests, you may reach Mrs. Oliva 
at (610) 645-1034. 

,·· 

If you require further information, please contact me at (61 0) 645-4230. · 

·sa~~~ 
({:;({ Horne 
New Business Representative 

762 W. Lancaster Avenue Bryn Mawr, PA 19010 • AquaAmerlca.com 

.------.-· 
i 

-=--



AQUA PENNSYLVANIA, INC.- FIRE HYDRANT FLOW TEST(S) 

TOWN ABINGTON TWP. DATE 11/14/2014 OPERATORS RYNKIEWICZ-MOORE 

PLATE T -15 TIME 1:15PM WEATHER CONDITIONS COLD 

FIRE STATIC RESIDUAL NO. DIAMETER FLOW* 
HYD.# LOCATION (PSI) (PSO OUTLETS (INCHES) PITOT (GPM) 

15-444 Pembroke Rd. & 75 40 
Norfolk Rd. 

15-443 Essex Rd. & 1 2 1/2 38 1034 
Clarendon Rd. 

COMMENTS 

The average static pressure for fire hydrant #15-444 is 77 PSI. 
NAME COMPANY DATE 

Please be advised that you should confirm the elevations of the above referenced fire hydrants In determining pressure and flow available to your service area. 

These figures showcondiUons at the time of the tesL We do not guarantee thatthese pressures and flows will not vary due to change In system load. 
The analysis was not performed for duration, therefore Aqua Pennsylvania, Inc. does not guarantee this rate for any duration of Ume. 
If the static pressure Is 85 PSI or above, confirm with Aqua Pennsylvania, Inc. New Business Rep. whether pressure reducing valves will be required. 

"Calculation based on accepted AWWA Standard. 



Abington Township Street Light Specifications 

1. Lighting plans are to be submitted to Abington Township for review and approval. 

2. An as built plan is to be submitted to Abington Township before final acceptance. 

3. All wiring to be according to the National Electrical Code current for the year of installation. 

4. Contractor is required to file a Service and Meter application with PECo. Energy Company. 

5. Upon completion of work, job will be inspected by a licensed electrical underwriter, along with 
representatives from the Abington Township Street Light Maintenance Department. 

6. If a pole and fixture is not a Abington Township stocked pole, a spare pole and fixture are to be 
delivered to Abington Township for every 12 lights or part there of, installed. (i.e. 1 -12 lights= 1 
spare, 13- 24 = 2 etc.) 

7. All new fixtures are to be LED. 

8. Conduit runs are to be a minimum of Schedule 40 1 1/2 " PVC. 

9. A pull box is to be installed at each light and be labeled "Street Lighting". 

10. Pull boxes shall be installed flush with finished grade. 

11. Conduit runs from pull box to light are to be a minimum of Schedule 40 1" PVC. 

12. A 5/8" x 8' ground rod shall be placed in every pull box. 

13. All exposed conduit must be steel or the use of a steel pole guard is required. 

14. Power for lights is to be 240 volt, 4 wire system, 2- Hot, 1 -Neutral, 1 -Ground. 

15. Feeder wires are to be # 6 "USE" or approved other. 

16. Ground wire is to be #1 0 "USE" green or approved other. 

17. All service wires from pull box to light are to be #10 "USE" or approved other. 

'vised 01/05/2015 md. 
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£XIST.. 61./1£0/NC 

£X/ST. CONCR£TE: PA VINC 

EXIST. BITU/.1/NOUS PAVING 

ONE CALL 
SERIAL N0:2014-352-0469 

PUDUC UT1lJTY USERS 

A y(RIFICATlOH SURVEY TO OETlRMINI!: nU! 
EXISTfHCE lOCATION OR TYPEOfAKr 
UNDERGROUND UTlUTY UHU OF A UI[R. SUCII 
ASAPUDUC UliUTYHAS HOT DEEM 
PI!RFORUI!D. 

AHYOHe UTI..JZJIIG THUe DMWIHOS FOR 
COHSTRUCTK>N IS ADVISED TO CALL 
t .. OO-lU-tnl FOR UHO!.RGROOND un..mES 
PRJOR TO D.CAVATJOH lH ACCORDAHCt wmt 
PA.ACT17l. 

• COMCAJTCABt..EVJSION 
• COMCAST (Wl.l.OW GROVE) 

.HQ..ru; 

1• TRACT IDEHT'F)CA TlON: 
TAX 8LOCK M UNIT12 & ll 
PARCEL HO.l00G4111400t & )000..41161001 

2·0WHfR: 

MOLLY COU"T AUOC1A:na. UC 
1525CAMPUS DRIVE 
WARMIHilYR.PA. 11174 

w~us· 

720 .utOADS AVVNI! 
JfHKlHTDWN. PA. 1104f 

TOTAl~ • 151,U5&.f. p.AaUACRf!) 

,.. vosn .. o SlT2 suRVEY 

!JlSTINO SIT!. SURVEY IS A CURJWfr 2014 COHV£HTlONA1. 
SURV!Y USIHO TOWKSHP SEWER DATUM AT IUt I 2470 
»>VERTEl.EVATlOH 221 .71 

4-11,721 S .f. (O.l7) Of' !XlST1HO IMP!RVIOUS COVERAGE 

So SITE IS OUTSIDE TlU! FUIA. 100 Y!AR Fl.OOOPUJN AS 
SUOWN ON flOOD MAP PAH£L401 Of 4:11 PIU!.P.ut£0 FOR 
WOHTGOUERY COUNTY, PA.. DATED DECEMBER 1tM. 

'-sou o.uAwu ODTAJNfo FROM nte: usDNNnca (;()L 
SURV!.Y 0, MOHTCOUlRY COUNTY PA... DATUJ :oot. 

AU SOtLI CJH SIT! .\ne Cl...U!il'ltO AS UugB; UIUWC 
LAHD..UOORT1-IQS.ICHSST _AJ«J ONI!tSS COMPLt:X.O TO I 

PERCENT SlOPES. 

EXISTING CONDITIONS 

SUBDIVISIONJ · 
LAND DEVELOPMENT PLAN 

• AOUAP!NNSYLVAHIA 
• Y!RllOH • OUSIMUS 
• WRSZONPAUC 
• PECOE.HERGY 

~~=-~~ 720 RHO~~ AVENUE 

• ABINGTON TOWNSHIP ·-l"C*f­
-~~ 

&e.loU: t" •W ""'fi;~I4, ... 1HlU'l f C. II 



lAX,f),~liO -- - ' ·-- ···-- - - ----- ·-··::::. •:_((/} 
11/l 6!CKCL.-. - ' / N45'09 ' 54/'~ : ·- ''il'/l. • fi<lfH- - --------1-440.JJO:-------------I---::: .... -·.---.::4 I __ , '. . :{ [:-' /( . :·;.:H/ 'T:- .1 --- -- -- ~~~~~-~=: .. , ... ,.:·· __ ,_ .. ~~~::::::::: __ ;~--- - :·_-.:- ' 

~r-

"""' 
_(g 01111. Sl:tl:li '-'! 

m , . .e11 . ..... fDiv ..... ...: 

--• o:n. uo.....,. 
or-W"'IIO'. u~ w...:r 
, __ S I"'IItr. ~I~Y 

u--u "-. C::::W.OOO inUTT 11':VDI 
fO'I llfUfl[l 1'0 XJNt JooO.,a:S 

lllmll!ll 
lf.!V:.l'i!l 

1121V!!"tt:!f'!t! 

1 .0.011; 
110. II!NCJ 101 wv f'!'lnpun !IC\W!!SI 

uu.ortra .. u 

J now nu zu.t .. 
~ :ce.Joo.tr . ., 

uu.ortro.cs 

IU, Oitra ns 

• rlOW uu t•nr~• 
COIItltQI.. Z2U,M* t 

"" 
''~- oru·o.sxJ 

- ;:::;u~'" 

: 4 U,Oitr:Q.et 

WATER NOTE: 

ALL WATER UNE CONSTRUCTION SHALL 
COMPLY WITH THE REQUIREMENTS 
OF AQUA PENNSYLVANIA 

SAN. SEWER & STORM SEWIERS NOTE: 

ALL CONSTRUCTION SHALL COMPLY 
WITH THE REQUIREMENTS OF ABINGTON TOWNSHIP 

PREUMINARYIFINAL 
SUBDIVISION/ 

LAND DEVELOPMENT PLAN 

720 RHOADS AVENUE 
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1· TR! ! PROTI!CTION ZON! 

TH! Tll!f. pRC)Tf.CTION ZOH! HOTf.D BY U:GBtD ('1'RD! 
PAOTt:ctlOH f£HC:£J HAS BaH OE.SIOHA TE:D SO ntA T AU. 
TRUS IN nt! ZOHI! SHALL R.DWH UNOISTURBf.D IIY 
COHSTRUCT10N ACTMT'Jf.l. TH! COHTRACTOR 5HAU. 
~U:CTN"EL Y ntiN'" TM! 'mU I"ROTt:CTlON toM!.. DEAD 
TR!f.S SHALL Dl! ROKM!D ALOHQ wmt Ul.tCTM!: 
BfU.HCif£.1. TREES TO 81! ROK>V!:D SHALl. 81! CUT OfF 
I'LUSH WITH THE ADJACI!HT GROUND. AU RaiOVED 
T1UI!Wt I HALL. Bl! GROUND U" AND D!. Sf'RUD IN UNIFORM 
LAYERS AS MUlCH. 

NO TR£E SHAU.. Bl! CUT IN A MANN!R "WtUCH COULD BE A 
HAZARD TO FVTUftle. UURS OF ntE WOOOfD AREA. 
l.JJ,MJIO GRSNOIHO WILL Bl! PEJUIITf.O. A TM:I! PftOTfCTION 
fEHCe ADJACfHT lOAN 11• HIGH FLT£R FADRJC FfHCe, 
WilL Ill! PlACED ALOHQ nil! EDOI! OF THe TRI!!. 
PROTECTlOH ZONE, AS SHOWN ON THE PLAH. 

ntliL.AHDBOIINDniETREEPk~UNI!!HALLHOT 

01! CONSIDEReD AS !ARTH DISlliRDAHCE. 

ARIAS BEHIND THE TREE PROTE.CllOH UHE SUCTAOlE FOR 
US I! AS LAWN, CAN D! RNttD FOR PU.CotG SE!D AND SOL 
SUP'Pl.£MEHT. NO HU.VY COHITRUCllOH I!OUPMfHT M..L 
Bt: ~TTI!D BEiftHD THE TR!I! PROTECTlOH UN~ 

INDMDUAL TR£U BEYOND ntt: Tllfl!. PROrfCllOH ARfA 
I!ACH R!:CI!.M! TD&POAAR:Y TRE.I!. PAOT£C1JON fEHCI! AS 
MARKED ON ntE DAAWIHO. 

SUMMARY 

PROTECTED = 181 TREES 

REMOVED 

181 = 67% 
269 

88TREES 

88 = 33% 
269 

LEGEND 

0 PROTECTED 

® TO BE REMOVED 

ffiEE PROTECTION rENCE 

X---:X--X FF - 1H 

TREE PROTECTION PLAN 
PREUMINARYIFINAL 

SUBDMSION/ 
LAND DEVELOPMENT PLAN 

720 RHOADS AVENUE 

-· -~----COU!JTY 
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TREES TO BE REMOVED ARE SHOWN 
BY AN X IN TABULATION. ALL OTHER 
TREES ARE PROTECTED. 

SUMMARY 

PROTECTED = 

REMOVED 

181 TREES 

181 :: 67'1. 
269 

BBTREES 

_M. = 33•/o 
269 

TREE DESCRIPTION PLAN 
PRELIMINARY/FINAL 

SUBDIVISION/ 

;·· . I LAND DEVELOPMENT PLAN 

"' 720 RHOADS AVENUE 

= ,--·-.· - -. 

. . ; 

·i 

! 

·; 

-i 



PERVIOUS 8 ! OCK PAYING 

lt iSTA.ll POROUS BLOO< PAWiC AT All 
ORI~A. Y lOCA nONS SUO't'hi 9Y l[C!:NO Otl 
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CONSTRUCT A 600 S.F. BED ON £AcH LOT , 
INCLUDE I ROWS OF 11• PERFORATED PIPES. 
PIPE ROOF DRAlNS IN SOUD I" PVC PIPES 0 .01 
MIN. SLOPE. 

LOCATION MAP 
FRANKFORD QUAD 
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POST CONSTRUCTION 
STORMWA TER MANAGEMENT 

DETAILS 
PREUMINARY/FINAL 

SUBDIVISION/ 
LAND DEVELOPMENT PLAN 

720 RHOADS AVENUE 
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UGHTING 

PROPOSED UGHTS (8 TOTAL) 
SHOWN BY LEGEND: (!) 

THE DEVELOPERS CONTRACTOR 
SHALL INSTALL STREET 
UGHTING IN MOLLY COURT IN 
COMPLIANCE WITH ABINGTON 
TOWNSHIP REQUIREMENTS. 
CONTACT ED MICCIOLO FOR 
DETAILED INFORMATION AND 
COORDINATE WITH PECO. 

ED MICCIOLO 
PUBUC WORKS DIRECTOR 
PHONE: 261-536-1033 
EMAIL: emlcclolo@ablngton.org 
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LANDSCAPING AND 
LIGHTING PLAN 

SUBDMSION/ 
LAND DEVELOPMENT PLAN 

. .. 
720 RHOADS AVENUE 
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ONE CALL 
SERIAL N0:2014-352-0469 

ANYONE UTIUZING THESE DRAWINGS FOR 
CONSTRUCTION IS ADVISED TO CALL 
1-800-242-1n6 FOR UNDERGROUND 
UTILmES PRIOR TO EXCAVATION IN 
ACCORDANCE WITH PA. ACT 172. 

UIT THI! !XISTIHO Bn'UMINOUS DRM FOR ntERCE TO ntt DACK 
AA£A.S FOR COfiSTRUCTlOH ACC!SS UPnW.. MOlLY COURT BINDER 
COURS! ~ DUI..T, TO Wl'tlt.IIZI!: AAU Of OLSTUJUJAHCI!, AFTIER ntE 
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