Lower Salford Township
Planning Commission Meeting
March 25, 2026

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 Julia Hurle, Joe Harwanko, David Goodman, David Bowe, Scott Bamford, and Terry Crippen. Also in attendance was Mike Beuke, Director of Building & Zoning, Michele Fountain, P.E. of ARRO Consulting Inc., the Township Engineer, Michelle Eve, P.E. of Bowman, the Township Traffic Engineer, and Claire Warner of the Montgomery County Planning Commission
[bookmark: _Hlk188523656]Minutes
The minutes from the February 25, 2026, meeting were reviewed. Mr. Bowe made a motion to approve the minutes; Mr. Crippen seconded the motion. Being excused from the February meeting, both Mr. McHugh and Mr. Goodman abstained.
[bookmark: _Hlk178841486][bookmark: _Hlk188538984]Motion 5 Yes; 0 No; 2 Abstain

488 Harleysville Pike – Final Land Development Plan
Present to review the application was Christen Pionzio, Esquire of HRMML and Anand Bhatt of ARNA Engineering.
Three review letters were prepared, one by Michele Fountain, P.E. of ARRO Consulting, Inc., dated 3/20/2026, one by Stephanie Butler, P.E. of Bowman dated 3/19/2026, and one from Claire Warner of the MCPC dated 3/19/2026.
Ms. Pionzio provided an update on the application and necessary permits stating that the applicant is here tonight seeking a recommendation for final approval. The review letters are “will comply” and the applicant has added the school bus stop pad to the plan. The applicant will reach out to the school district regarding location.
Ms. Fountain reminded the applicant that they need to address the Authority comments regarding the grinder pumps before the plans are approved.
The applicant will address and correct the firetruck turning radius concern.
Ms. Fountain will review the emergency access driveway slope again.
Before opening the public comments, Mr. McHugh informed the audience PennDOT, DEP, Lower Salford Authority, and the state of PA have authority over some issues, not the township.
Heather Dagenais of Barclay Circle commented on fee in lieu of trees, planting locations, flooding, 100-year storm, storm water management, PNDI application, and Indiana bats.
Ms. Pionzio assured the group that all federal regulations will be followed.
Ms. Fountain will provide a copy of the revised PNDI application to the township as Ms. Dagenais would like a copy.
A resident commented on Walkable Lederach, traffic on Harleysville Pike, PennDOT reviews, traffic impact fees, open space, and trail location.
Allison Thompson of Oaklyn Avenue commented on the trail, traffic accidents, safety crossing Harleysville Pike at the proposed trail, and referred to the proposed trail as an “attractive nuisance.”
Bob Menges of Oaklyn Avenue voiced his concern for crossing Harleysville Pike at the proposed trail; he asked about installing a crosswalk and flashing lights.
Ms. Eve informed the group that PennDOT would need to approve a crosswalk and a receiving ramp on the other side of Harleysville Pike.
Lori Yamashita of Wexford Circle cited what she feels are numerous outstanding issues such as widening Harleysville Pike, bike trails, the proposed bus stop area, DEP approvals, PNDI inaccuracies, transparency issues, and concerns with the applicant’s engineering firm.
Ms. Pionzio stated that they have received or are awaiting approval from all outside agencies and she took exception to the comment regarding transparency.
Bette Duddy of Cheswyck Drive commented on transparency, safety and welfare, stormwater, the proposed fence, the proposed trail, and stated that the Cheswyck community has sidewalks and does not want the trail installed.
Alan Duddy of Cheswyck Drive asked who would be responsible for maintaining the existing fence.
Darlene Coyle of Cheswyck Drive inquired about a tree and tree stump; Ms. Pionzio said the applicant would investigate her concern.
Eileen Davide of Wexford Circle asked about ownership of the property, safety and location of the proposed bus area, privacy fencing, and basin barriers.
Ms. Pionzio briefly discussed the HOA and clarified that the bus stop will be a pad and not a structure.
Mr. McHugh asked for a motion to recommend final approval. Mr. Harwanko made the motion, and it was seconded by Mr. Bamford. Mr. Goodman abstained from voting. 
Motion 6 Yes; 0 No; 1 Abstain


531 Main Street/Clemens Mills - Final Land Development Plan
Present to review the application on behalf of the applicant was Rick Mast, P.E. of RCMA. Three review letters were prepared, one by Michele Fountain, P.E. of ARRO Consulting, Inc., dated 3/19/2026, one by Stephanie Butler of Bowman dated 3/19/2026, and one from Claire Warner of the MCPC dated 3/11/2026.
Mr. Mast briefly discussed the path and questioned whether the applicant may need to request an additional waiver; after a brief discussion, Mr. McHugh encouraged him to apply for the waiver.
Regarding the ARRO review comment about the architectural rendering requirements, Mr. Mast questioned the difference between “abutting” and “adjacent.” He also informed the Commission that the applicant does not want to use brick for the façade as he feels that it is not a desirable aesthetic and he would prefer to use stone and vinyl siding. He pointed out that the adjacent Garis Homes building is stone. Following a brief discussion on the character of the neighborhood, the Commission found the stone and siding to be acceptable; however, Mr. McHugh asked that the units that front Main Street have Hardie Board siding and not vinyl.
Agreeing to the siding request, Mr. Mast stated that all other comments are “will comply.”
The existing culvert was briefly discussed.  Mr. Mast stated that their preliminary plan approval does not require the applicant to replace the culvert. 
John Mertz of Kingfisher Court asked for clarification of the plan and location of the homes. 
Ms. Warner asked about the guardrail and the location of a tree on the plan.
Mr. Mast stated that an HOA will be established.
Mr. Goodman made a motion to recommend approval. The motion was seconded by Mr. Harwanko.
Motion 7 Yes; 0 No

110 Cassell Road – Sketch Plan
Present to review the application was John Rathfon of Foxlane Homes and Kellie McGowan, Esquire of Obermayer.
Mr. Rathfon informed the group that he attended a building and zoning committee meeting prior to this evening to get feedback on this plan. The applicant also sent 100 mailings to the neighboring properties, met with neighbors, and had a community meeting with 20 neighbors from 14 households regarding the plan for an Active Adult Community. The neighboring homeowners discussed with the applicant stormwater, buffering, and minding the viewshed.
Mr. Rathfon pointed out two proposed entrances, both on Cassell Road, the proposed trail, existing trees, and discussed overflow parking and the need for a zoning change.
Mr. Harwanko asked about density.
The applicant proposes 110 dwelling units, 40 acres of open space, a clubhouse and pickleball courts.
Ms. Hurle likes the overall design but feels a few units are too close to Cassell Road. She would also like to see the trail be a perimeter loop.
Mr. Rathfon stated that there will be an HOA, the roads will most likely be private, and this construction should improve the stormwater issues on adjacent Roberts Road.
Danielle Ingalls of Roberts Road spoke about privacy and water concerns. She would prefer a loop trail, not a trail that abuts her property.
John Mertz of Kingfisher Court inquired about a 4-way stop at Fretz and Yoder, truck traffic, and traffic heading towards the high school.
Mr. Beuke stated that a previous study showed that a 4-way stop is not warranted.
Ms. McGowan noted that she has spoken to the township solicitor, referred to the project as an Age Qualified Community, spoke about minimum lot size, and the Land Preservation Overlay District (LPOD).
Mr. McHugh instructed the applicant to consider the proximity of the homes to Cassell Road, placement of a loop trail being mindful of the neighbors, and single-family lots or footprint ownership of singles.
Mr. Rathfon said there is a possibility for a pool in the community. 
The applicant plans to return after addressing the feedback.

AO Sign Ordinance Discussion
Mr. Beuke briefly discussed the adoption of the ordinance.
Mr. Bamford questioned multiple frontages at 355 Maple Avenue and their two existing free-stand signs.
Mr. Beuke briefly discussed total signage square footage and existing temporary signs.

Due to the late hour, the AO sign ordinance and the remaining agenda items will be discussed at the next meeting.

There being no additional public comment, a motion was made by Mr. Bowe to adjourn the meeting; the motion was seconded by Mr. Harwanko. With all members in favor, the meeting was adjourned at 9:40pm.

Respectfully submitted,


Patti Reimel
Administrative Assistant

