Lower Salford Township
Planning Commission Meeting
September 24, 2025

Planning Commission Chair Manus McHugh called to order the Lower Salford Township Planning Commission meeting at 7:30pm. Other Planning Commission members in attendance were Vice Chair Julia Hurle, Joe Harwanko, David Goodman, David Bowe, Scott Bamford, and Terry Crippen. Also in attendance was Mike Beuke, Director of Building and Zoning; Michele Fountain, P.E. of CKS, the Township Engineer's office; and Claire Warner of the Montgomery County Planning Commission. Stephanie Butler, P.E. of Bowman, the Township Traffic Engineer, attended via Zoom.
[bookmark: _Hlk188523656]Minutes
[bookmark: _Hlk178841486][bookmark: _Hlk188538984]The minutes of the August 13, 2025, meeting were reviewed. Mr. Crippen made the motion to approve the minutes. The motion was seconded by Mr. Goodman. 
[bookmark: _Hlk200443107][bookmark: _Hlk206077014][bookmark: _Hlk211328669]Motion 7 Yes; 0 No

862 Harleysville Pike -Preliminary/Final Residential Subdivision
Present to discuss the application was Rick Mast, P.E. of RCMA. Two review letters were prepared, one by Michele Fountain, P.E. of CKS Engineers, dated 9/18/2025, one by Stephanie Butler, P.E. of Bowman dated 9/18/2025.
Mr. Mast briefed everyone on the application stating that there is an existing farmhouse and the applicant wants to subdivide for one additional lot. He stated the applicant plans to use the existing driveway; no additional access will be added. Mr. Mast called this a difficult site; the farmhouse is close to the roadway, there is a culvert and a stormwater collection system in the right-of-way, and no sidewalks from this parcel to the township edge.	Comment by Fountain, Michele: Is this what you meant?
Mr. Mast argued that widening the roadway would cause more problems, as the house has been struck by a vehicle before.
A discussion ensued regarding widening the cartway, sidewalks, grading, bicycle routes, and traffic.
Ms. Butler is of the opinion that widening for an increased shoulder width along the property frontage, specifically in the area of the bituminous curb, is necessary as SR 0113 is a designated bicycle route. The plan currently shows an improved shoulder with limited details/information.
Mr. Mast stated that the applicant does not wish to do road work as he requested a deferral for the shoulder improvement.
Mr. McHugh stated that he supports recommending approval and letting the Board determine the necessity of the shoulder improvement. 
Mr. Crippen agreed with Mr. McHugh and made a motion to recommend approval. The motion was seconded by Mr. Harwanko. 
Motion 7 Yes; 0 No

531 Main Street/Clemens Mills Preliminary Land Development
Present to review the application on behalf of the applicant was Rick Mast, P.E. of RCMA. Two review letters were prepared, one by Michele Fountain, P.E. of CKS Engineers, dated 9/19/2025, one by Stephanie Butler of Bowman dated 9/16/2025.
Mr. Mast stated that he has reached out to the neighboring residents on Pioneer Circle to discuss the proposed path extension and the existing 25’ easement. Both adjacent neighbors had no concern with the trail being installed.  The fences that have been erected in the easement will be removed and rebuilt by the applicant. The solicitor’s office will be preparing the necessary revisions to the existing easement documents.
The path is off-site and located on township property. The applicant is proposing the installation of the path in lieu of the required replacement trees, stating the path is a bigger benefit to the township.
Mr. Bamford voiced his concern over losing valuable old trees.
Ms. Hurle agreed with Mr. Bamford noting the trees have an environmental value, not just a monetary value.
Ms. Fountain reminded the applicant that they will need to obtain the necessary environmental permits for the path and noted that it is adjacent to a waterway and culvert. She confirmed the path is to be located on township property and is to be a 625’ long bituminous path.  
Mr. Mast stated that a builder has yet to be chosen so architectural plans are not yet available.
Mr. McHugh stated that a brick façade would be in character with the neighborhood.
Ms. Fountain confirmed that this application is only a preliminary plan submission, and architectural plans will be needed with final submission.
The roadway slope was reviewed again and compared to that of Covenant Lane.
Ms. Butler voiced her concern regarding the roadway slope and curvature, reminding the applicant that private roads still need to meet street requirements.
Mr. Mast stated that the proposed driveway will give the Garis parcel an alternative exit with better site lines. 
Again, it was confirmed that this is a preliminary plan, and the applicant needs to present their stormwater management plan, retaining wall details, street tree requirements, and a renewed PennDOT HOP.
A motion to recommend approval was made by Mr. Bamford and seconded by Mr. Harwanko.
 Motion 7 Yes; 0 No
Administrative Office District Zoning Discussion
Mr. Beuke explained there is minimal change from the previous iteration. The Board will review the amendment next week and a public hearing is scheduled for October 1, 2025.
Mr. McHugh reminded everyone of the process, stating that the Planning Commission has done their part, the amendment has been advertised to the public and next the Board will review.
Lori Yamashita of Cheswyck commented on traffic patterns, surrounding residential areas, and the timeline of the process.
Mr. McHugh explained the process and noted that the public can comment at the October 1 hearing.
Lori Yamashita voiced her concern about the portion Route 113 becoming commercial and inquired about a traffic study.
A discussion ensued regarding a master plan for the parcel, setbacks, and Care & Share.
Mr. McHugh encouraged Ms. Yamashita to attend the Board meeting/hearing regarding additional concerns about the AO District amendment.

Ms. Warner briefly mentioned that the Montco2050 plan is currently being prepared.

Mr. Goodman informed the group that Eric Jarrell from the Indian Valley Regional Planning Commission plans to attend the October Planning Commission to provide an update.

There being no additional public comment, a motion was made by Mr. Harwanko to adjourn the meeting; the motion was seconded by Mr. Bowe. With all members in favor, the meeting was adjourned at 8:26pm.

Respectfully submitted,




Patti Reimel
Administrative Assistant

