
























































 

65 E. Butler Avenue | Suite 100 | New Britain, PA 18901 Phone: 215-345-4330 | Fax: 215-345-8606 

www.gilmore-assoc.com 

 

October 2, 2024 
 
File No. 24-00289  
 
Paul E. Purtell, Code Enforcement Director 
Upper Moreland Township 
117 Park Avenue 
Willow Grove, PA 19090-3215 
 
Reference: 2405 and 2425 Maryland Road – Conditional Use Application 
 Willow Pointe Apartments – Apartment Complex 
 

Dear Paul: 
 
Pursuant to your request, Gilmore & Associates, Inc. has performed a review of the proposed Conditional 
Use Plan for the above-referenced project.  Upon review of the plans, we offer the following comments: 
 
I. Submission 
 

A. 2425 Maryland Road Site Layout, Conditional Use, and Conceptual Grading & Utility Plan 
prepared by Langan Engineering, Inc., consisting of three (3) sheets, dated August 23, 2024. 
 

B. Conceptual Architectural Floor Plans, prepared by Barton Partners, dated July 31, 2024 
consisting of sheets 1 through 7, of 7.  
 

C. Conceptual Stormwater Management Summary memorandum prepared by Langan Engineering, 
Inc. dated August 1, 2024. 

 
II. General 
 

The subject property is located at 2405 and 2425 Maryland Road (TMP #59-00-12322-00-3 & #59-00-
12313-00-3) near the intersection of New Road and County Line Road within the Limited Industrial (I) 
Zoning District. The 10.06 acre property currently contains existing apartment buildings, totaling 
236,228 SF, and a 21,310 SF warehouse building with a driveway access to Maryland Road. The 
Applicant has filed a Conditional Use Application to allow for the construction of an additional 16,640 
SF building, which contains 53 apartment units and 30 parking garage spaces.  The plan proposes 
driveway access and separate emergency vehicle access both off Maryland Road.  Pedestrian 
connections to the existing Willow Pointe apartment complex are also depicted on the plan.  

 
III. Review Comments 
 

The comments contained in this letter are meant to identify potential concerns associated with the 
proposal.  The comments are not to be misconstrued as requirements, but rather recommendations 
for the Commissioners’ consideration when reviewing the merits of the proposed Conditional Use 
application.  A comprehensive review of the Zoning, Subdivision and Land Development, and 
Stormwater Management Ordinances was not performed at this time.   
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A. Conditional Use Comments 
 

As noted above, the Applicant has submitted a Conditional Use application in conjunction with the 
proposed building addition.  We offer the following comments with respect to the submitted 
Conditional Use application: 

1. We recommend the Board of Commissioners consider comments from the Township Traffic 
Consultant (Bowman) relative to the proposed access, circulation, and submitted Traffic 
Statement.  

2. Upon review, we find the Stormwater Management Summary demonstrates a comprehensive 
understanding of the requirements that will govern the design of the stormwater management 
facilities.   A full review of the stormwater management plan for the project will be conducted 
during the land development process, once a complete design package is submitted for review.  

3. The Conceptual Drainage & Utility Plan shows the location of fire hydrants “to be coordinated 
with the Fire Marshal”.  We recommend the Board of Commissioners consider any comments 
from the Township Fire Marshal with respect to the submitted application.  

4. It appears that the Applicant intends to consolidate the properties should they receive 
conditional use approval for the current proposal.   Given that residents of the new building 
would need to be able to utilize the amenities on the existing campus, we recommend that 
consolidation of the parcels be considered as a condition of any approval.   

 
If you have any questions regarding the above, please contact this office. 
 
Sincerely, 

 
James J. Hersh, P.E. 
Senior Project Manager 
Gilmore & Associates, Inc. 
 
JJH/ddr 
 
cc: Patrick Stasio, Township Manager  
 Sean Kilkenny, Esq., Township Solicitor 
 Andrew Freimuth, Esq, Wisler Pearlstine, LLP 
 Dan Roadarmel, E.I.T., Gilmore & Associates, Inc.  
 2405 Maryland Road Property Owner LLC, Applicant 
 2425 Maryland Road Property Owner LLC, Applicant 
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Mr. Paul Purtell  

Director of Code Enforcement 

Upper Moreland Township  

117 Park Avenue 

Willow Grove, PA  19090 

RE: Traffic Review #2 – Conditional Use Plan 

2425 Maryland Road 

 Upper Moreland Township, Montgomery County, PA 

 Project No. 314036-01-001 

Dear Paul: 

In response to your request, Bowman Consulting Group (Bowman) has completed our second (2nd) traffic 

engineering review of the proposed development to be located at 2425 Maryland Road in Upper Moreland 

Township, Montgomery County, PA.  Based on our review of the submitted materials, the proposed development 

will consist of 53 apartment units.   Access to the site is proposed via a full-movement driveway to Maryland 

Road, as well as via the full-movement driveway for 2405 Maryland Road through an internal connection between 

the two sites.  

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

1. Conditional Use Plan – 2425 Maryland Road, prepared by Langan Engineering, dated August 23, 2024.  

2. Traffic Statement Memorandum – 2425 Maryland Road, prepared by Langan Engineering, dated July 31, 

2024.  

Based on our review of the documents listed above, Bowman offers the following comments for consideration 

by the Township and then action by the applicant.  

1. The revised plan provides full-movement access to Maryland Road for the proposed apartments through 

the existing Willow Pointe Apartments. Therefore, the new proposed driveway on Maryland Road must 

be removed from the plan.  As indicated in our March 26, 2024 review letter, it is not desirable for the 

proposed apartment development to construct a new separate access. 

 

2. Since access to the site will be provided through 2405 Maryland Road, sight distance measurements 

should be depicted on the plan in future submissions to confirm existing sight distances for the driveway 

as required in Section 295-15.C of the Subdivision and Land Development Ordinance.   

 

3. A note should be added to the plan stating the area between the existing right-of-way line and the 

ultimate right-of-way line shall be offered for dedication to the authority having jurisdiction over the 

road as required in Section 300-15.C(3) of the Subdivision and Land Development Ordinance. 

 

4. According to Section 350-102.V(1)(n) of the Zoning Ordinance, the greater of 1.5 parking spaces per 

unit or 1 parking space per bedroom is the minimum required parking for an apartment complex.  The 

proposed apartment complex will consist of 53 apartment units (26 one-bedroom units and 27 two-

bedroom units) resulting in 80 required parking spaces based on both the total number of dwelling units 

and the number of bedrooms.  The plan shows 80 parking spaces, thereby satisfying the ordinance 

requirement.  
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5. The plan shows 4 ADA parking spaces (2 ADA parking spaces in the surface lot and 2 ADA parking spaces 

in the parking garage) which meets current ADA standards. 

 

6. Turning templates should be provided with future plan submissions demonstrating the ability of a trash 

truck, largest expected emergency vehicle, and the largest expected delivery truck to maneuver into and 

out of and entirely through the proposed site utilizing the existing driveway and roundabout located for 

the Willow Pointe Apartments. 

 

7. The Township Fire Marshal should review the emergency vehicle turning template for accessibility and 

circulation needs of emergency apparatus. 

 

8. ADA ramps should be shown on the plan at the following locations: 

• On both sides of the entrance to the parking area under the apartment building where the sidewalk 

meets the drive aisle. 

• On the southern side of the building where the sidewalk leading to/from the door adjacent to the 

ADA parking spaces meets the drive aisle to the south of the building.   

 

9. Review of the on-site ADA ramps internal to the site have not been completed by our office, but these 

ramps must be designed by the applicant’s engineers to comply with Federal/PennDOT design standards 

for ADA facilities. 

 

10. All proposed signs should be clearly labeled on the plan.  In addition, all existing signs and pavement 

markings at the existing roundabout should be clearly labeled on the plan to determine whether 

modifications are needed for existing conditions.  Due to the size of this site, a separate signing and 

pavement marking plan should be provided in all subsequent submissions.  Additional comments 

pertaining to the signing and pavement markings for this site will be provided upon receipt and review 

of the signing and pavement marking plan(s). 

 

11. “Pedestrian” warning signs should be shown on the plan on both sides of the midblock crossing located 

to the north of the roundabout on the southern end of the driveway for 2405 Maryland Road.   

 

12. A “Stop” sign and stop bar should be shown on the plan at the following locations: 

• On the egress approach of the drive aisle leading to/from the parking area under the apartment 

building at its intersection with the drive aisle to the west of the apartment building.   

 

13. We recommend that the applicant consider removing the proposed speed table/raised pedestrian 

crosswalk from the plan due to the very close spacing with the existing roundabout and providing a 

decorative crosswalk only for the pedestrian crossing. 

 

14. Based on information provided in the Traffic Statement Memorandum, the proposed apartment building 

is expected to generate approximately 20 total “new” trips during the weekday morning peak hour and 

approximately 21 total “new” trips during the weekday afternoon peak hour while the existing 21,310 

square-foot manufacturing building would be expected to generate approximately 23 total “new” trips 

during the weekday morning peak hour and approximately 16 total “new” trips during the weekday 

afternoon peak hour.  Based on this trip generation information, the proposed apartment building is 

expected to generate 3 fewer total “new” trips during the weekday morning peak hour and 5 additional 

total “new” trips during the weekday afternoon peak hour than the previous manufacturing use of the 

site.   It should be noted that the trip generation information contained in the Traffic Statement 

Memorandum assumes full occupancy of the manufacturing building while information in the 
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conditional use application states that “over 1/3 of the 21,000 square-foot building has been and remains 

vacant”. 

 

15. The proposed development will be subject to the Township’s Transportation Impact Fee in accordance 

with the Township’s Transportation Impact Fee Ordinance based on Land Use Code 221 (Multifamily 

Housing – Mid Rise) in ITE’s publication, Trip Generation Manual, 11th Edition.    As referenced in comment 

16, the Traffic Statement Memorandum assumes full occupancy of the existing manufacturing building 

when calculating the trip generation for the existing use of the site.  The applicant must provide use and 

occupancy information for the existing use of the site from the time of the Roadway Sufficiency Analysis 

data collection for the Act 209 study in 2016 as the basis for determining the impact fee for this project.  

Upon receipt of this information, our office will review if a credit is appropriate towards the transportation 

impact fee for the existing use(s) of the site.   

 

16. The planned Power Line Trail will cross Maryland Road approximately 300 feet to the east of the 

proposed apartment development.  The applicant should consider participating with the Township in 

the implementation of the trail. 

 

17. The applicant should consider providing an easement on the property for a future connection to the 

planned Cross County Trail.  

 

18. A more detailed review of the site and all transportation-related engineering elements on the plan can 

be conducted, as the Township deems necessary, if/when the application advances through the land 

development process.   Additional comments could be raised at that time. 

 

19. A response letter must be provided with the resubmission detailing how each comment below has been 

addressed, and where each can be found in the resubmission materials (i.e., page number(s)) to assist in 

the re-review process.    

 

We trust that this review letter responds to the Township’s request and addresses our review of the materials for 

traffic operations and issues related to the proposed development apparent to us at this time.   Please contact 

me should you have any questions.   

Sincerely, 

 
Chad Dixson, AICP, PP 

Senior Project Manager 

 

CED/BMJ 

 

cc: Patrick Stasio, Upper Moreland Township Manager 

 Jim Hersh, P.E., Gilmore & Associates 

 Alex Baumler, Esquire, Township Solicitor 

 Andrew Freimuth, Esquire, Wisler Pearlstine, LLP (Applicant’s Attorney) 

 AnneMarie Vigilante, P.E., Langan Engineering (Applicant’s Engineer) 

 Ryan Lothian, P.E., Langan Engineering (Applicant’s Engineer) 

 Brian Conlon, P.E., Langan Engineering (Applicant’s Engineer) 
 

Q:\PA-FTWA-MC\MCM\eng\UPPERMO1\314036-01-001 - 2425 Maryland Road\Project Management\Submissions\2024-08-27 CU Plans\Review\2024-09-20 Review Letter #2 - 

2425 Maryland Road.docx 
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September 4, 2024 
 
Mr. Paul Purtell, Director, Planning, Zoning & Inspections 
Upper Moreland Township  
117 Park Avenue 
Willow Grove, Pennsylvania 19090-3215 
 
Re:  MCPC # 24-0041-002 
Plan Name: Conditional Use - 2405 - 2425 Maryland Road 
(53 dwelling units on 1 parcel comprising approximately 1.65 acres, 10.06 acres when consolidated) 
Situate: Maryland Road (cross street: Computer Avenue) 
Upper Moreland Township 
 
 
Dear Mr. Purtell: 

We have reviewed the above-referenced conditional use plan as you requested on August 27, 2024. We forward 
this letter as a report of our review. 

BACKGROUND  

The applicant, 2405-2425 Maryland Road Property Owner, LLC, is proposing a conditional use plan to add one 
new apartment building to the Willow Pointe Apartment development. The proposed building would contain 53 
one-bedroom and two-bedroom units. The property is located in the I-Limited Industrial Zoning District, within 
which apartments are permitted by conditional use (§ 350-102(V)(3)). The property would be consolidated with 
the adjacent parcel (No. 590012322003, located at 2405 Maryland Road) to allow for the expansion of the 
Willow Pointe development.   

The property currently contains an existing one-story industrial building, which would be demolished. The 
proposed apartment building would have a footprint of 16,640 square feet and contain 53 dwelling units and 
4,650 square feet of indoor amenity space. The development would provide 80 parking spaces, including 50 
surface parking spaces and 30 parking spaces on the ground floor of the building. We reviewed a previous 
submission for this property in a letter dated March 13, 2024. 

COMPREHENSIVE PLAN COMPLIANCE 

A. MONTCO 2040 – The proposal is generally consistent with the county’s comprehensive plan, MONTCO 2040: 
A Shared Vision, which shows the proposed area as “Business Area” future land use category. Business Areas 
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are concentrations of employment-oriented land uses. Residential uses in Business Areas should not be 
placed next to industrial uses that will create nuisances for the residents.  
 

B. Upper Moreland 2040 Comprehensive Plan – The proposal is located in the “Employment Center” future 
land use category of the township comprehensive plan. The future land use plan states that appropriate 
uses include industrial, office, research and development, and multifamily residential. Pedestrian 
connections are important for this area and should support the future expansion of the Power Line and 
Cross County Trails.  

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal, however, in 
the course of our review we have identified a number of key issues that we believe the applicant and township 
should consider prior to final plan approval.  Our comments are as follows: 

REVIEW COMMENTS  

CONDITIONAL USE 
 
An apartment complex must meet the conditional use criteria for apartments as outlined in the Light Industrial 
District, Section 350-102.V(1) of the zoning ordinance. We generally support the use and proposed expansion of 
the apartment complex. 
 
SITE DESIGN 
 
We note that the positioning of the building has shifted slightly to accommodate the revised vehicular 
circulation plan; in particular, the side parking lot wraps to the rear of the building and the road ties into the 
existing traffic circle. We commend the applicant on changes made to the plan since we last reviewed the site 
design in the previously submitted letter, dated March 13, 2024. We wish to reiterate the following comments 
from our previous review letter that we feel are important to the overall success of the development.  

 
A. Pedestrian Connectivity. In the previously submitted plan, there was a sidewalk along three sides of the 

building.  In the current proposal, while there is a walkway directly up the front entrance of the building, 
there does not appear to be an easy pedestrian connection from the front to the back of the building, 
without going through the building or walking in the driveway or parking lot. We recommend adding a 
walkway that leads from around the building, possibly from the front entrance to the amenity area. The 
addition of a walkway along the western side of the building would have the benefit of activating the side of 
the building where there is street parking and improving the connections to the amenity area.  

 
1. Walkways and Sidewalks. Our previous review letter emphasized the importance of improving the 

streetscape with a sidewalk, building frontage along the sidewalk, and street trees. We reiterate the 
recommendation that the applicant add a sidewalk along the existing access driveway, with shade trees 
and landscaping, to improve connection to the entire apartment complex.  
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2. Multi-Use Trail. We reiterate our recommendation that the applicant extend the trail from the proposed 
sidewalks/paths of the new building to the existing trail.  A multi-use trail was constructed as part of the 
Willow Pointe development that connects residents to the trail and dog park amenities.  
 

3. Crosswalks.  
 

i. Driveway Apron. A sidewalk is proposed along Maryland Road, which will greatly improve the 
pedestrian connectivity in the area. We recommend that the applicant design the sidewalk and 
driveway apron in such a way that it is accessible and highly visible. We suggest using the same 
material for the sidewalk across the driveway apron and ensuring that it is level for people walking 
or rolling. These design strategies will signal a continuation of the pedestrian area.  
 

ii. ADA Accessible Ramp. The sidewalk would cross the proposed driveway, where there would be 
ADA accessible ramps with detectable warning pads. A detectable warning pad is the tactile strip 
that is meant to guide movement for persons of all levels of mobility. Based on the plan provided, 
it appears that the detectable strips at the driveway are not oriented to meet the ADA guidelines, 
and should be installed to be perpendicular to the crosswalk. 

 

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our suggested 
revisions will better achieve Upper Moreland’s planning objectives for multifamily residential development.   

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. Please print the assigned MCPC number (24-0041-
002) on any plans submitted for final recording. 
 

Sincerely, 

 

Claire Warner, Senior Community Planner  
Claire.Warner@montgomerycountypa.gov – 610-278-3755 

c: Andrew R. Freimuth, Applicant’s Representative  
 Matt Candland, Manager, Upper Moreland Township 
 Jennifer Mullen, APA Vice Chair, Upper Moreland Township  
 

mailto:Claire.Warner@montgomerycountypa.gov
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Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan 
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