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Mr. Joseph Romano
Marple Township

227 8. Sproul Road
Broomall, PA 19008-2397

RE: Name of Petition: Continuing Care Retirement Community

DCPD File No.: . 2A~24-8036-14
Petitiomner: Marple Township
Recv'd in DCPRD: July 14, 2014

Dear Mr. Romano:

In accordance with the provisions of Section 609 of the
Pennsylvania Municipalities Planning Code, the above described
broposal has been sent to the Delaware County Planning
Commission for review. The attached review represents staff
comments and should not be construed as an official review. The
Delaware County Planning Commission will review this proposal at
a meeting to be held on August 21, 2014.

Please refer to the DECPD file number shown above in any
future communications related to this application.

Very truly yours,

Linda F. Hill :
Director
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Continuing Care Retirement
Community

July 11, 2014
Marple Township

Marple Township

Opposite of Martins Run Road,

bounded by Paxon Hollow Road to
the  south and east, and by

residentisi Properties of
Bridlebrook and Saddlebrook Lanes
to the west

Zoning Map Amendment
Zoning Text‘Amendment

Rezone g lots totaling 43.01 acres
from Ra Residence to CCRC

Ariend the text of the Township
zoning ordinance to revise
Tegulatiops within the Continuing
Care Retirement Community {CCRC)

Zoning Map Amendment Approval,
contingent upon incorporating the
following remarks

Zoning Text Amendment ; Revise ang

resubmit incorporating the
following Yemarks
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Date: July 28, 2014
File No.: ZA-24-8036-14

STAFF REVIEW BY: Dennis DéRosa
REMARKS ;
BACKGROUND

The Township established the Continuing cCare Retirement
Commianity (CCRC) zoning district in 2006, and applied this
classification to the existing Martins Run Community for the
elderly, which previously was zoned R-A Residence.

CURRENT PETITION

Currently, the Township proposes to rezone 8 lots of 43,01 acres
from RA-Residence to CCRC. The area is located on the south side
of Palmers Mill Road, opposite of Maxrtins Run Road, bounded by
Paxon Hollow Road to the south and east, and by the residential
broperties of Bridlebrook and Saddlebrook Lanes to the west., The
zoning petition was accompanied by g donceptual plan to develop
the site accordingly,

Zoning Map Amendment

The area to be rezoned from RA Residence to CCRC includes the
'following tax map parcel numbers: 25-33-030 (14.0 acres), 25-33-
045 (2.4 acres), 25-33-046 (1.68 acres), 25-33-048 (9.93 acres),
25~33-034 (3.6 acres), 25-33-035 (1.9 acres), 25-33-p49 (2.5
acres) and 25-33-038 (7.0 acres), -

The Township also proposes to amend existing CCRC area and bulk
regulations.

ADJACENT ILAND USE

North: Low-density residential/Golf Course/Operni Space
South;: Medium—density residential
Bast: Wooded/open space/low-density residential
West: Gréen Bank Farm/ Open Space/low-density residential
‘ STAFF COMMENTS
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‘ Date: July 28, 2014
File No.: ZA-24-8036-14

REMARKS continued:
ADJACENT ZONING

North: R-A/R-B Residence
South: PRD

East: Open Space

West: R~A Residence

COMPREHENSIVE PLAN

The Marple Township Comprehensive Plan  (December 2006)
recommends retirement communities or age restricted housing
facilities be permitted in the R-B or R~C Residence Districts to
accommodate the Township’s elderly population, as Proparty owned
by the Archdiocese of Philadelphia is comprised of such zoning,
where lands could become available for development. The proposed
land use map or FLUM (Future Land Use Map) indicates the site is
best suited for “residential single family detached,”

Zoning Text Amendment

With regard to the zoning text amendment, the submitted petition
incréases the maximum height peimitted from 35’ to 607,

any permitted use may be multi-story buildings not exceeding
seyen (7) stories, not including underground parking levels.”

The petition also includes an increase in the minimum tract arasa
required to construct a CCRC from 20 acres to 40 acres:
Not less than 40 acres; provided, however that
adjoining parcels less than 40 acres may be added to
the tract and develop as a Continuing Care Retirement
Community in accordance with this gsection provided
they are under the same ownership and control.

STA¥F COMMENTS
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Date: July 28, 2014
File No,: ZA-24-8036-14

REMARKS continued:
CONCLUSION

Rezoning the subject site from R-A to CCRC appears to be
generally consistent with adjacent land wuses and zoning,
classifications, where a CCRC would be compatible. However, the
FLUM within the comprehensive plan designates the subject area
as best suited for “residential single family detached,” while
text recommendations indicate age restricted housing and
retirement communities be permitted within the R-B or R-C
Residence Districts. As such, the proposal is not entirely
supported by the comprehensive plan., However, considering the
plan is from 2006, the Township’s overall vision for this area
and 1its goals: to accommodate the elderly population may have
changed. Accordingly, the Township should address " this issue in
an updated comprehensive plan, '

With regard to the proposed zoning text amendment.,, the proposed
height maximum and increased tract area for eligibility appear
to be reascnable and consistent with prevailing municipal
regulations. However, the CCRC appears void of other
requirements which allow for comprehensive regulations and
development. Accordingly, the Township should consider the
following amendments prior to adoption: inclusion of a purpose
and intent for the district to clarify the reasoning of the
CCRC; definitions for all pertinent permitted uses; minimum open
space regulations, such as passive open space for community
enjoyment, along with design standards.

In addition to buffering standards within Article. X that are
applicable to the CCRC, it is recommended additional standards
be established, such as minimum buffering standards applied to
the periphery of the developmerit where the tract is adjacent to
varying residential densities within the R-A District and
adjacent to existing nonconforming or disparate land uses.
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Date: July 28, 2014
File No.: ZA-24-8036-14

REMARKS continued:

For aesthetic reasons, the Township may want to consider
prohibiting pylon type signage as well as internally illuminated
signs. Such signage depreciates the overall aegthetic quality of
the Township.

ADOPTION

accordance with Section 609{g) of the PA Municipalities Planning
Code, an executed copy of the amendment must be forwarded to the
County Planning Department within thirty (30) days of enactment.

Should the ‘Township appreve the proposed amendment, in

THIS REVIEW REPRESENTS STAFF COMMENTS ONLY AND SHOULD NOT BE
CONSTRUED AS AN OFFICIAL REVIEW.
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