
  
 
 
 
Wednesday, October 13, 2021 
 
 SUBJECT: Springfield Review of Completed Land Developments for SALDO Design Standards 
 

 TO: Springfield Township Planning Commission 
Mark Penecale, Planning Director; 

 
 FROM: Aaron Holly, Community Planner 
 

  

Planning Commissioners,  
 
In advance of our meeting next week I have prepared another review of selected land developments for our 
discussion prior to working on updating the design standards article in the SALDO. The purpose of this review is 
to examine recently completed land developments in the township to discuss potential improvements to design 
elements regulated in the ordinance. For our meeting next week we will review the following developments and 
I have attached a document that contains some notes and suggestions to be utilized during our discussion. 
 
Selected Land Developments to Review  
Springfield Elementary (Early Learning Center) 
Springfield High School Improvements 
Springfield Manor Development 
1300 Bethlehem Pike 
 
As an appendix to the document I have also included some example SALDO design standards language based on 
some of the conversation topics from our previous meeting including, alternative parking lot landscaping 
standards, standards for trails and pathways within land developments, and standards for landscaping of 
stormwater management areas. I will also be preparing a power point presentation to help facilitate the 
meeting with images of the developments and notes.  
 
Sincerely, 

 
Aaron Holly, Community Planner  
aholly@montcopa.org  
610-278-3748 
  

MONTGOMERY COUNTY 
BOARD OF COMMISSIONERS 

VALERIE A. ARKOOSH, MD, MPH, CHAIR 

KENNETH E. LAWRENCE, JR., VICE CHAIR 

JOSEPH C. GALE, COMMISSIONER 

 

MONTGOMERY  COUNTY 
PLANNING COMMISSION 

MONTGOMERY COUNTY COURTHOUSE • PO BOX 311  
NORRISTOWN, PA 19404-0311 

610-278-3722 

FAX: 610-278-3941•  TDD: 610-631-1211      
WWW.MONTCOPA.ORG 

Scott France, AICP 
EXECUTIVE DIRECTOR 
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Springfield Township School District Early Learning Center (Paper Mill 
Rd/Montgomery Ave) 
Plan: https://drive.google.com/open?id=16nxl5HJoAijnZyqZ6yIDm-1d3aXxeWuU 

Review Letter: https://drive.google.com/open?id=17S6fSsJVP99Feqp7_DF704Qyy7rJ_8Yw 

Background: The existing structure on the site was demolished and replaced with the new building housing a 
new early learning center (k-2) for the Springfield Township School District. 

Pedestrian Amenities 

• Sidewalks: Maintained existing sidewalks around site and improved crosswalks across access drives.  
• This project also generally has good internal sidewalks and connections around the school site and 

parking lot. This is something that is not currently mentioned/required in the current SALDO, but could 
be added. Possible language includes: “Provisions for pedestrian safety within a parking lot shall be 
required by providing sidewalks, delineated crosswalks, traffic calming devices, and other measures.” 

• County review letter requests the sidewalk to continue from play area to bus loop to further improve 
internal pedestrian circulation. This suggestion does not appear to have been implemented based on 
current aerials of the site.  

• Development maintained easement and trail connection at the rear of the school to Yeakel Avenue 

 

Suggested sidewalk connection not implemented in final design 

 

Landscaping 

• This site received a number of partial waivers from SALDO landscaping requirements including street 
trees, parking lot landscaping, and parking lot and property screening.  

 

https://drive.google.com/open?id=16nxl5HJoAijnZyqZ6yIDm-1d3aXxeWuU
https://drive.google.com/open?id=17S6fSsJVP99Feqp7_DF704Qyy7rJ_8Yw
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Other 

• While visually screened from the road, the dumpsters on site within the bus loop do not appear to be 
fully enclosed. This is something we could consider adding to ensure that the entire perimeter is 
screened from view. 

• Example language for this includes: 
 

1. “Landscape and screening buffers shall be required in the following locations: 
a. Around the entire perimeter of the following land uses and site elements, in order to mitigate 

their visual impacts: 
i. Site- or ground-mounted elements: 

1. Dumpsters, trash collection or disposal, recycling areas, and mechanical 
equipment” 

 

 
Dumpster area not screened from building 

 

Waivers Granted 

SALDO Section Description 

95-11.I.1
 

Partial waiver from property line screening buffer 

95-11.I.2.b
 

Partial request from number of required street trees 

95-11.I.3.b.1
 

Partial waiver request from internal parking area landscaping 

95-11.I.3.a
 

Partial waiver request from parking lot screening requirement 

https://ecode360.com/11806286#11806286
https://ecode360.com/11806294#11806294
https://ecode360.com/11806297#11806297
https://ecode360.com/11806296#11806296
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Springfield Township School District High School Renovations (Paper Mill Rd) 
Plan: https://drive.google.com/file/d/1EGgmQjVO6sce1U1IUGvgbFWVqih1QEpf/view?usp=sharing 

Review Letter: https://drive.google.com/open?id=17Z_2cR4TmHYio0AfFcZlGIpIN6P8uomH 

Background: A gym was added to the existing school and the development also included updates/additions to 
playing field surfaces on campus as well as a relocation of the main parking area and entrance driveway. 

Pedestrian Amenities 

• Sidewalks: Maintained existing sidewalks around site and improved crosswalks across access drives.  
• County review letter suggests extending curb island into the crosswalk in the new access road. This 

suggestion was not implemented into the final plan, but the image below shows an example of this from 
the Early Learning Center.  

 

Opportunity to extend island into crosswalk to enhance pedestrian safety not done as recommended 
in County Review letter. Example of this provided on the right from the new Early Learning Center 

 

https://drive.google.com/file/d/1EGgmQjVO6sce1U1IUGvgbFWVqih1QEpf/view?usp=sharing
https://drive.google.com/open?id=17Z_2cR4TmHYio0AfFcZlGIpIN6P8uomH
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Crosswalks improved at pedestrian path connecting to middle school 

Landscaping 
• Similar to the comment from the Early Learning Center, this site also received waivers for 

parking lot landscaping. As discussed at our meeting on October 5th, this is not unusual for 
redevelopment sites in more developed municipalities like Springfield. We also discussed 
alternative parking lot landscape requirements which could be implemented into the SALDO 
update to increase flexibility and move away from more prescribed requirements. Example 
language for parking lot landscaping to consider is provided in the Appendix at the end of the 
document. 
 

Waivers Granted 

SALDO Section Description 

95-11.I.3 Partial request from parking landscaping requirement 

 

 

  

https://ecode360.com/11806295#11806295
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Springfield Manor (Pennsylvania Avenue) 
Plan: https://drive.google.com/open?id=17qNEQ4yie39e264eYwzpVGEvaWiiYVbi 

Background: A 50 unit townhome development with access off of Pennsylvania Avenue. A new road, Hawkswell 
Circle, provides internal circulation off Oreland Mill Road. 

 

Aerial View of Site 

Pedestrian Amenities/Circulation 

• The developer received a waiver from providing sidewalks on both sides of the new street although they 
do provide a sidewalk connection to the trail through Piszek Preserve. 

• Was there any consideration for a crosswalk or pedestrian crossing linking the trail on the south side of 
Pennsylvania Avenue with the trail on the north side of Pennsylvania Avenue? A two formalized 
pedestrian crossings would create a safe pedestrian access from this development to the Oreland Train 
Station via the trail network and existing sidewalks. 

• The development contains two private cul-de-sacs although there were no opportunities for additional 
street network connections at this site. 

• This land development also incorporates a trail similar to the Penn Manor subdivision reviewed at the 
October 5th meeting. Example language for trail connections within land developments is provided in the 
Appendix at the end of this document. 

Landscaping, Open Space, and Stormwater Management 

• Open Space: This land development included the preservation of open space along Sandy Run Creek. 
The SALDO currently does not contain any provisions for the maintenance/ownership of open space. 
There are currently provisions for this within the zoning ordinance, but I recommend incorporating 
these provisions by reference in an “open space” section in the updated SALDO or potentially moving 
these fully into the SALDO. 

https://drive.google.com/open?id=17qNEQ4yie39e264eYwzpVGEvaWiiYVbi
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• This development has better landscaping features around some of its stormwater management 
facilities. The images below show examples of the landscaping around the facilities at the front of the 
property off of Pennsylvania Avenue and at the rear of the property adjacent to the rail line. 
 

 
 

 
View of existing stormwater management facilities. This development features better 

vegetation around stormwater management features and should be codified in the SALDO 
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Waivers Granted 

SALDO Section Description 

95-10.I Partial waiver for sidewalks. Sidewalks were only provided on one side of the street to 
connect to the proposed trail system 

95-10.A Waiver to allow existing cartway width of 23'-24' to remain 

95-11.I.1.c Partial waiver for screening and softening buffer required quantities 

95-11.I.1.b Partial waiver for street tree requirement quantities for Orleand Mill Rd., Sandy Run Court, 
and Valley Court 

95-11.I.11.c Waiver for tree replacement requirement. Reforestation plan was provided as supplement. 

 

  

https://ecode360.com/11806238#11806238
https://ecode360.com/11806230#11806230
https://ecode360.com/11806289#11806289
https://ecode360.com/11806292#11806292
https://ecode360.com/11806322#11806322
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1300 Bethlehem Pike 
Plan: https://drive.google.com/file/d/19bPLUGyK3JI5FaNUie8qhmp_0luTtoag/view?usp=sharing 

Review Letter: https://drive.google.com/file/d/19XTZtPdDU38wXiZLlHSdwPIsjoMGytxy/view?usp=sharing 

Background: This land development demolished the existing one story commercial structure and constructed a 3 
story, 3,200 square foot mixed use building containing office space and apartments on the third floor. This site 
received variances for providing less than the required parking and for permitting a multi-use building in the B-2 
Business District. 

Pedestrian Amenities 

• Development greatly improved pedestrian safety through removing large curb cut from existing auto-
repair business and adding sidewalks and landscaping.  

• Sidewalks were improved along the street at front of property. A small grass verge was created around 
the utility poles. This was mentioned at the October 5th meeting but we could add in standards for 
sidewalks and verge areas to create consistency in new land developments, particularly along 
commercial corridors such as Bethlehem Pike.  

Building/Site Layout 

• New building brought up to the minimum front yard setback line creating a more pedestrian 
friendly/less auto oriented development. Parking was also moved to the side and rear of the new 
structure. 

Landscaping 

• In the image below there appears to be minimal screening from the front yard of the neighboring single 
family lot. Were additional screening features such as a fence or more landscaping considered here? 
  

 

Should there have been additional screening between the parking area and adjacent home? 

 

 

https://drive.google.com/file/d/19bPLUGyK3JI5FaNUie8qhmp_0luTtoag/view?usp=sharing
https://drive.google.com/file/d/19XTZtPdDU38wXiZLlHSdwPIsjoMGytxy/view?usp=sharing
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Before and After Images of 1300 Bethlehem Pike Development 

 

 

Waivers Granted 

SALDO Section Description 

95-11.I.11.a Tree removal restrictions (permitted to remove trees that did not meet standards in the 
SALDO) 

95-10 Curb radius less than 5 feet for a one-way egress onto McCloskey Road 

 
  

https://ecode360.com/11806339#11806339
https://ecode360.com/11806230#11806230
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Appendix 
Example SALDO Language for Trails and Pathways 

A. When a subdivision or land development includes an existing or a proposed trail with public access 
customarily used by pedestrians, bicyclists, and/or equestrians as delineated in the municipality’s 
adopted open space or recreation plans, the applicant shall make provision for the continued 
recreational use of the trail subject to alterations of the course of the trail within the boundaries of the 
development under the following conditions:  

1. The points at which the trail enters and exits the tract shall remain unchanged. 
2. The proposed alteration will not diminish the trail design and function. 
3. Where an existing trail runs coincidentally with the paved road intended for use by motorized 

vehicles, landscaping and other physical structures shall be used to increase the separation 
between the trail and the road. 

B. Trail widths shall be as follows: 
1. Multi-use trails shall be twelve (12’) feet wide with a cleared area of five (5’) feet in width on 

either side. 
2. A pathway for walking or bicycling shall be a minimum of six (6’) feet wide with a cleared area of 

two (2’) feet on either side.  
C. The Township may require, as a condition of Final Plan approval, the guarantee of public access and 

improvement of trails when the site is traversed by or abuts an existing trail or a trail proposed in an 
adopted open space or trail plan of the county, municipality, or adjacent municipality. 

D. When existing developed parcels adjacent to a proposed subdivision or land development allow for 
dedicated public access through a defined area for the purpose of connecting to a county or municipal 
trail, this connection should be continued through a dedicated public access way to serve the proposed 
development. 

E. When a subdivision or land development lies adjacent to a park, school, or other pedestrian destination, 
pedestrian connections should be made to that destination.  

F. All trails and pathways shall be constructed before occupancy of residences and other buildings 
adjoining the trail. 

G. When trails are intended for public use, they shall be protected by a permanent access easement on the 
properties on which they are located. The width of the protected area in which the trail is located shall 
be a minimum of twenty (20’) feet. The language of the easement shall be to the satisfaction of the 
Board of Commissioners upon recommendation of the Township Solicitor. 

H. Any of the methods cited under Section 406 concerning open space ownership may be used either 
individually or in combination, to own and perpetually preserve trail easements provided in fulfillment 
of this Article. 

I. Trails and pathways shall have adequate access for use by all residents of the development or, 
preferably, the general public. 

J.  Trails shall be landscaped in accordance with the specifications described in Section 434. Landscaping 
shall help delineate the route of the trail and screen surrounding properties from trail users. 

K. The land area permanently designated for trails for public use may be credited toward any open space 
requirement as described in the Zoning Ordinance. 

L.  No trail shall be designed with the intent to accommodate motorized vehicles except for emergency or 
maintenance access. 
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Example Language for Stormwater Basin and Natural Areas Planting Requirements.  
Landscaping shall be required in and around all stormwater management basins and natural areas according 
to the following: 

A. All areas of stormwater management basins, including basin floors, side slopes, berms, impoundment 
structures, or other earth structures, shall be planted with suitable vegetation such as naturalized 
meadow plantings or lawn grass specifically suited for stormwater basins. 

1. Trees and shrubs shall be planted in and around stormwater basins if they do not interfere in 
the proper function of the basin and no trees are planted within thirty (30’) feet of an 
outlet/drain structure, emergency spillway, or dam. A minimum of two (2) trees and ten (10) 
shrubs per 100’ linear feet of basin perimeter shall be planted in and around the basin. 

2. Naturalized ground cover plant species, such as wildflowers, meadows, and nonaggressive 
grasses specifically designed for the permanently wet, intermittently wet, and usually dry areas 
of stormwater basins, shall be seeded in the floors and slopes of the basin and meet the 
following requirements: 

a.  The plantings provide a satisfactory continuous cover for all areas of the basin. 
b. The plantings do not interfere with the safe and efficient function of the basin as 

determined by the [municipality] Engineer. 
3. Lawn grass areas may be sodded or hydro-seeded to minimize erosion during the establishment 

period. Once established, these turfgrass areas shall be maintained at a height of not more than 
six (6”) inches. 

4. Stormwater basins shall be screened from adjacent properties using the buffer plantings 
standards according to Section 434. 

B. Additional vegetation shall be planted in natural resource protection areas including riparian corridors 
wherever existing trees do not meet the minimum tree planting requirements. 

1. Existing trees within natural resource areas shall be preserved and retained. Existing tree cover 
should be surveyed and inventoried to assess the need for any new plantings. Existing tree 
species included on the noxious/invasive plant species list, Appendix B, should be removed 
where conditions warrant. 

2. Planting Requirements. 
a.  New trees shall be planted at a minimum rate of fifteen (15’) feet on center or one tree 

per 225 square feet in staggered rows or an equivalent informal arrangement within the 
riparian area. 

b.  New trees shall be a variety of sizes ranging from a minimum four (4’) to five (5’) foot 
branched whip to an approximate one and a half inch (1 ½”) balled and burlapped 
planting stock.  

c.  New tree plantings shall be composed of native riparian tree species. 
d.  Tree plantings in riparian areas shall be located along the streambank to provide shade 

for the stream, soil erosion control and stormwater benefits, according to accepted 
stream bank restoration practices.  

e.  Trees planted in natural areas inventory sites should conform to the management 
requirements the Montgomery County Natural Areas Inventory.  
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Example Language for Flexible Parking Lot Landscaping Standards 

A. Interior parking lot landscaping standards. The following landscaping requirements are intended to 
promote shading and healthy vigorous growth of larger shade trees, shrubs, and ground covers, as well 
as to create generous physical space to accommodate rain gardens, or depressed absorbent areas for 
stormwater infiltration and detention within the parking lot. The internal parking lot landscaping shall 
be provided according to the following standards: 

1. Minimum interior landscaping area requirements. The minimum required interior landscaping 
area of parking areas shall be a percentage of the total vehicle use area (VUA) on a lot, as 
indicated in the graduated requirements of Table X below. By way of example only, and not 
limitation, a proposed VUA of 20,000 square feet requires a minimum interior landscaping area 
equivalent to 8% of the VUA, which is 1,600 square feet.  

2. Interior landscaping areas shall be composed of planting islands and planting strips, within 
which are planting areas. The sum of the surface areas which are pervious and composed of 
planting soil with the required depth and composition as required in this chapter shall constitute 
the interior landscaping area.  

3. The minimum ground coverage and canopy coverage of planting material, as determined by the 
design canopy/ground coverage of the plant species proposed, shall be 85% of the designated 
interior landscaping area.  

4. The applicant shall provide the number and locations of planting areas, planting islands and 
planting strips, to satisfy the above requirements.  

5. The applicant shall also propose the number and species of plant materials to satisfy the 
requirements above, provided that a minimum of one shade or canopy tree is provided in a 
planting island or planting strip for each 300 square feet of interior landscape areas provided or 
fraction thereof. Such shade or canopy trees shall be distributed throughout the parking lot to 
ensure well-distributed canopy coverage of the vehicular use areas. 

 

Table X: Interior Landscaping Requirements as Percentage of Vehicular Use Area 

Vehicular Use Area (VUA) 

(square feet) 

% of VUA required as interior landscaping area 

0 to 4,999 -0- 

5,000 to 14,999 6% 

15,000 to 49,999 8% 

50,000 to 99,999 10% 

100,000 to 149,999 13% 

> 150,000 15% 
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