RESOLUTION NO. 2017-19

A RESOLUTION OF THE LOWER PROVIDENCE TOWNSHIP BOARD OF
SUPERVISORS, MONTGOMERY COUNTY, PENNSYLVANIA, APPROVING THE
FINAL LAND DEVELOPMENT PLAN OF STONERIDGE ACQUISITIONS, LP FOR
PHASE 1 OF THE COURTS AT BRYNWOOD CONSISTING OF 88 TOWNHOME
DWELLING UNITS AT GERMANTOWN PIKE AND RIVER ROAD WITHIN THE
TOWNSHIP

WHEREAS, Stoneridge Acquisition LP (“Applicant™ received preliminary land
development approval (S-16-04) for the Courts at Brynwood on April 20, 2017 pursuant to
Resolution No. 2017-14; and

WHEREAS, Applicant has filed a final plan consisting of two phases, Phase 1 including 88
townhome dwelling units and Phase 2 containing 51 additional townhome dwelling units; and

WHEREAS, both the Montgomery County Planning Commission and the Lower
Providence Township Planning Commission have reviewed and made recommendations regarding
the Plan; and

WHEREAS, the Board of Supervisors now intends to grant final plan approval to Phase 1
of the Courts at Brynwood.

NOW, THEREFORE, it is hereby RESOLVED that the Lower Providence Township
Board of Supervisors hereby approves Phase | of the the final plan of subdivision prepared by
Bohler Engineering, consisting of eighty (80) sheets, last revised June 9, 2017, subject to the
following conditions:

1. Compliance with the June 19, 2017 Woodrow and Associates review letter, a
copy of which is attached hereto and incorporated herein as Exhibit “A4”.

2. Compliance with the June 21, 2017 McMahon Associates, Inc. review letter, a
copy of which is attached hereto and incorporated herein as Exhibit “B”.

3. Compliance with the preliminary plan approval Resolution No. 2017-14 dated
April 20, 2017 incorporated herein by reference although not physically attached.

4. Compliance with all other Township, County, State and Federal rules,
regulations and statutes with respect to additional permits.



SO RESOLVED, at a duly convened meeting of the Board of Supervisors conducted on this
, 2017,
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June [9, 2017

Michael Mrozinski, Director of Community Development
Lower Providence Township

100 Parklane Drive

Eagleville, PA 19403

Reference:  The Court at Brynwood / Superior Tub Property
Dear Mike,

We have received a final plan submission for the WB Homes Project at the Superior Tube property
to be known as the Courts at Brynwood. The Lower Providence Township Board of Supervisors,
through resolution 2017-14, granted preliminary approval to the project in April of this vear. The
preliminary plan resolution granted certain waivers from the subdivision and land development
ordmance and fixed, in stone, the design of road network and density for the project. Bohler
Engineering has submitted an 80-sheet set of plans which have been most recently revised June 9,
2017, to address the conditions imposed by the resolution. Over the last several years, WB Homes
has worked with various local and state agencies to address design concerns which would allow
for the construction of 139 dwelling units on the land. 1 thought it important to memorialize several
of the topics that have been brought to closure during this design period:

1. Germantown Pike, with regard to access, improvements, and coordination with future

regional fraffic improvement goais.

Internal roadway configurations.

River Road access and improvements.

Pedestrian connectivity.

landscaping and amenities packages

Conditional use approval.

Stormwater management; especially related to drainage patterns, capture and conveyance,

and best management practices.

8. Waivers from subdivision land development ordinance provisions where they needed to be
modified to reflect the Township's vision of a completed project.

O s W

At this point, the remaining open issues appear to be confined to final permitting, legal agreements,
and documentation which will guarantee that the plaus are constructed in the form which they are
currently presented,
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June 19, 2017
Michael Mrozinski, Director of Community Development
Lower Providence Township
Reference:  The Court at Brynwood / Superior Tub Property

Status of Approvals/Permits/Reviews:

1. Lower Providence Township Board of Supervisors - Conditional use approval allowing
the townhouse dwelling style to be built within the industrial district ~ Granted.

2. PA DEP sewage facilities planning ~ Granted.
3. PA DEP - NPDES permit for construction and stormwater activities — Open.
4. Public water supply approval — Granted.

5. Montgomery County Roads and Bridges — Improvements on and access to Germantown
Pike — Granted.

6. PennDOT - Improvements on and access to River Road — Granted
7. Lower Providence Township Sewer Authority — Open.

8. Escrow and development agreements with the Lower Providence Township Board of
Supervisors — Open.

9. Utility easement agreements with the Superior Tube property — Open.
10. PA DEP genecral permits for stormwater outfalls - N/4.
Waivers:

[t does not appear that any additional waivers are required over and above that which were granted
with preliminary approval.

June 9, 2017 Plan Revisions - In general, this most recent set of plan revisions include the
following:

I. Site Amenities — In the Jarge common open space that serves as a focal point of this
development, the current plans now show a gazebo, tot lot, pedestrian connections, Jow
retaining wall, and a level grass play areca. We would like to thank the developer for
responding to concerns expressed by the Board of Supervisors to provide this amenity
which will tie a sense of community and neighborhood to a housing project. The current
plan does not show construction details at this time. However, the intent is clear. This
office is willing to defer file detailing to the time of construction.

2. NPDES Permitting ~ One of the single most difficult final steps for any land developer is
procurement of this permit. The plans have been supplemented with a number of
stormwater management notes, designs, and details which support the calculations and
worksheets that have been prepared in response to these regulations.
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June 19,2017

Michael Mrozinski, Director of Community Development
Lower Providence Township

Reference:  The Court at Brynwood / Superior Tub Property

Highway Improvements -- Once the Township concluded the extent to which the perimeter
roads are 10 be improved, the designs were able to add specific details and design which
would facilitate this eventual improvement. These plans are now ready for construction.

Landscaping — A final and detailed landscaping plan has been finalized. This landscaping
plan now matches the {inal grading and drainage design plans.

Utility Profiles - the utility profiles have been completed for the project giving clear
direction to the contractor as to the depth and alignment of the pipe networks which will
serve the project.

Should the Board of Supervisors grant final approval to the project, I would suggest that it wise
for the Township solicitor, the developer’s representatives and Township staff meet to assure
documentation of the following:

L.

Project phasing — The plans recorded and the development agreement documents need to
be coordinated to show a two-phase construction, The first phase containing 88 units and
the second phase containing 31 additional units.

The plan for pedestrian connectivity anticipates certain trail improvements on Township
property on the west side of River Road. The development agreement should speak to the
developer’s right to improve these areas.

The record plans describe the grant of a blanket easement over the project both to the Lower
Providence Township Sewer Authority for the operation of the sanitary sewer system and
to Pennsylvania Amcrican Water Company with the operation of the water system. Proper
documentation of this blanket easement is needed.

The roads within the proposed project are not offered for dedication to Lower Providence
Township. The homeowners” association documents should clearly define the obligation
of the homeowners to maintain the road perpetuity.

The final record plan should define those waivers that have been “granted™ as opposed to
“requested”.

All Act 2 documentation with regard to the capping of the small area to the northeast comer
of the property ~ The homeowners’ association documents should speak to the obligation

to maintain the perimeter fencing and vegetative cover.

Certain utility easements have been granted or are proposed through the subject property
in favor of Superior Tube. All need to be assured these easements have been recorded.

Fee in lieu of road widening needs to be paid.
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June 19, 2017
Michael Mrozinski, Director of Community Development
Lower Providence Township
Reference:  The Court at Brynwood / Superior Tub Property

9. Prior to issuance of a building permit, the Township will need to approve the architecture
to assure architectural design guidelines that are part of our ordinance requirements have
indeed been met.

At this time, my office has reviewed, in general terms, the plans and profiles for mathematical
accuracy and have reviewed the plans o assure compliance with our earlier review letters. We

have no remaining plan revision comments at this time.

Please/fgel free to call with any questions you have regarding the project. We look forward

TPW/del

ce: John Rice, Esq., Township Solicitor — Lower Providence Township
Chris Canavan, W, B. Homes, Inc.
Jim Garrity, Esq., Wisler Pearlstien, LLC
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RE:  Traffic Review #7 — Submission Satisfactory with Condition(s)
The Courts at Brynwood
Germantown Pike and River Road
Lower Providence, Montgomery County, PA
McMahon Project No. 815309.11

Dear Mike:

Per the request of the Township, McMahon has prepared this review letter, which summarizes our
latest traffic engineering review of the proposed Courts at Brynwood Townhome Land Development
Plans, stormwater management calculations, and the ADA submission package. The development is
proposed by Stonebridge Acquisitions, L.P., and will consist of 139 townhomes located along
Germantown Pike between River Road and Crosskeys Road in Lower Providence Township. Access
to the proposed development will be provided via a full-movement driveway to Germantown Pike
and a full-movement driveway to River Road.

Informationai:

The project has been discussed with Township staff, the County, PennDOT and the applicant’s
engineering consultants to coordinate the transportation elements of the site development layout. The
primary goal of the project access design is to allow the flexibility of relocating the Germantown Pike
access further to the west of its initial location, which has been designed to initially occur at the far
east end of the Germantown Pike property frontage. A future relocation may be necessary based on a
planned PennDOT project. A project is underway to study and preliminarily design a new connector
road from Germantown Pike to Ridge Pike (Phase 1) further to the east from its current intersection.
This Phase 1 project will anticipate and plan for a future project (Phase 2), to design and build a road
from Ridge Pike that will lead to/from a new, second Perkiomen Creek bridge crossing, as has been
discussed for years. That project is on the Decade of Investments list for PennDOT to complete. Note:
The applicant, Township and County have been made aware that PennDOT advertised a project for
Statements of Interest to complete traffic evaluations and some preliminary engineering on both
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8.

e

ineering | Flunning | Design | Technology



Mr. Michael Mrozinski
June 21, 2017

sides of the existing Perkiomen Creek Bridge on Ridge Pike, with particular emphasis on providing
solutions to improve the operations of the Ridge Pike/Germantown Pike intersection. Furthermore,
McMahon is in the process of conducting a TCDI Transportation Mobility and Connectivity Study
along Ridge Pike between Evansburg Pike and Collegeville Borough.

The following documents were reviewed and/or referenced in preparation of our traffic review:

1.

Response to Comments Letter — The Courts at Brynwood, prepared by Bohler Engineering, dated
June 9, 2017. .
Preliminary Land Develppment Plans — The Courts at Brynwood, prepared by Bohler
Engineering, last revised fune 9, 2017,

Stormwater Management Calculations — The Courts at Brynwood, prepared by Bohler
Engineering, last revised June 9, 2017.

ADA Submission Package — The Courts at Brynwood, prepared by Traffic Planning and Design,

dated june 20, 2016.

Based on our review of the documents listed above, McMahon finds the information submitted to
be satisfactory, with the following conditions, at this time:

1.

Based on the information received through discussions with PennDOT for their Perkiomen
Bridge Crossing and adjacent roadway & intersection realignment project, the future trail is
anticipated to be 8’ wide across the bridge and match the 8’ wide trail along the Germantown
Pike site frontage. As a result, the applicant should redesign Ramp ‘G’ and the proposed 6’ to 8’
trail width taper to be an 8’ consistent width to tie in to the proposed 8’ wide trail. This can be
handled as a design-build change, but it will require an amendment to the PennDOT HOP.
McMahon should be copied on all plans. We understand that there is currently a section between
the bridge and River Road with physical buildings projecting into the existing sidewalk, but the
design should anticipate PennDDOT’s goal of making it an 8-foot consistent width.

McMahon received an amended plan (sheet 18 of 80) on June 20, 2017 that accurately depicts the
proposed trail width taper from 6’ to 8" adjacent to the River Road crossing. This plan must be
submitted in the final package to the Township, with a note that the ramp and trail will be
modified during design at the direction of the Township and review & approval of PennDOT to
show an 8-foot trail.

The following is a status summary of the proposed ADA curb ramps associated with this project.
Please note, any variation from the approved ramp designs due to existing field conditions must be
coordinated with the Township Engineer prior to physical construction. The CS-4401 forms for all
four ramps are attached to this [etter.



Mr, Michael Mrozinski
June 21, 2017
Page3of4

1. The following is a status summary of the proposed ADA curb ramps associated with this project:

Ramp ‘A’ (River Road and Brynwood Drive)
This ramp is partially or fully within the PennDOT Legal Right-of-Way. McMahon did not
review this ramp, as it was reviewed and approved by PennDOT.

Ramp ‘B’ (River Road and Brynwood Drive)

This ramp is partially or fully within the PennDOT Legal Right-of-Way. McMahon did not
review this ramp, as it was reviewed and approved by PennDOT.

Ramp "C’ (River Road and Brynwood Drive)

1. No Technically Infeasible Form is required for this ramp.
2. The design of this ramp is acceptable.
3. The C5-4401 form is acceptable as shown.

Ramp D’ (River Road and Brynwood Drive}
1. No Technically Infeasible Form is required for this ramp.
2. The design of this ramp is acceptable.
3. The CS-4401 form is acceptable as shown.

Ramp 'E’ (Germantown Pike and Brynwood Drive)
1. No Technically Infeasible Form is required for this ramp.
2. The design of this ramp is acceptable.
3. The C5-4401 form is acceptable as shown.

Ramp ‘F" (Germantown Pike and Brynwood Drive)

1. No Technically Infeasible Form is required for this ramp.
2. The design of this ramp is acceptable.
3. The CS-4401 form is acceptable as shown.

Ramp ‘G’ (River Road and Germantown Pike)

This ramp is partially or fully within the PennDOT Legal Right-of-Way. McMahon did not
review this ramp, as it was reviewed and approved by PennDOT. Note: This is the ramp that
is a condition of approval to be modified.




Mr. Michael Mrozinski
June 21, 2017
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We trust that this review letter responds to your request and satisfactorily addresses the traffic issues
that are related to the proposed development apparent to us at this time. If you or the Township have
any questions, or require clarification, please contact Stephanie Butler, P.E. or me.

Sincerely,

.

Casey A. Moore, P.E.
Vice President & Regional Manager

WLT/BMJ/CAM/lsw/smd

cc Donald Delamater, Township Manager
John Rice, Esq., Township Solicitor
Timothy Woodrow, P.E., Woodrow Engineers, Township Engineer
Christopher Canavan, WB Homes, Inc./Stonebridge Acquisitions, LP.
Frank Montgomery, P.E., PTOE, Traffic Planning and Design, Inc.
Ron Klos, P.E., Bohler Engineering

I:4eng\ 815309\ Correspondence Municipality\ Traffic Review Letter 7.doex



C5-4401 Design, District 6 (Version ¢3-2014)

River Road (S.R. 4009} and
Brynwood Drive - Ramp C

pennsylvania
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C5-4401 Design, District 6 (Version 03-2014)
River Road (S.R. 4009} and
Brynwood Drive -Ramp C
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C5-4401 Design, District 6 (Version 03-2014)

X River Road (5.R. 4009) and
pennsylvania 8rynwood Drive - Ramp C
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CS-4401 Design, District 6 (Version 03-2014)
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C35-4401 Design, District 6 (Version 03-2014)
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CS5-4401 Design, District 6 (Version 03-2014)
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CS5-4401 Design, District 6 (Version 03-2014)
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