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WORCESTER TOWNSHIP PLANNING COMMISSION MEETING 

WORCESTER TOWNSHIP COMMUNITY HALL 

1031 VALLEY FORGE ROAD, WORCESTER, PA 19490 

THURSDAY, JULY 25, 2019, 7:30 PM 

 

CALL TO ORDER by Chair Sherr at 7:30 PM 

 

ATTENDANCE 

 

PRESENT: TONY SHERR   [X] 

  MICHAEL HOLSONBACK  [X] 

  LEE KOCH    [X] 

  MICHELLE GREENAWALT [X] 

 

1. April 25, 2019 Meeting Minutes – Mr. Koch motioned to approve the April 25, 2019 Meeting 

Minutes, second by Mr. Holsonback. By unanimous vote the motion was approved.   

 

2.  3215 Stumphall Road – Willow Creek Preserve – Chair Sherr commented on the conditional 

 use application to be reviewed by the planning commission. 

 

 Andrew Raquet, Asst. Zoning Officer, provided an overview of the application.  

 

 Mr. Koch commented on the previous use of the building.  

 

 Chair Sherr commented on the footprint of the farmers market and traffic associated with the 

 farmers market. 

 

 Mr. Holsonback motioned to recommend the Board of Supervisors grant approval to the 

 conditional use application, second by Ms. Greenawalt. By unanimous vote the motion was 

 approved. 

 

 Jim Mollick, Worcester, commented on the preservation of the farm land, the taxes 

 associated with land preservation, and the traffic of the proposed use.  

 

 Andrew Raquet noted the application was being reviewed by both the Township Engineer 

 and the Traffic Engineer.  

 

 Jim Mollick commented on the surrounding properties, a traffic study, and certifications 

 required for the proposed use.  

 

 Chair Sherr commented on the previous motion of the application.  

 

 Mr. Holsonback withdrew his motion to recommend the Board of Supervisors grant approval 

 to the conditional use application.  

 

 Chair Sherr noted the application would be continued until review letters are completed.  
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3.  August, 2019 Planning Commission Meeting Agenda – At its August 22, 2019 meeting, the 

 Planning Commission may review the Himsworth subdivision (LD-2019-02). 

 

PUBLIC COMMENT 

 

• There was no public comment.  

 

 

ADJOURNMENT  

 

There being no further business before the Planning Commission, Chair Sherr adjourned the 

meeting at 8:02 PM. 

Respectfully Submitted: 

 

________________________________ 

Andrew R. Raquet 

Asst. Zoning Officer; Codes Clerk 
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August 5, 2019 
 
 
Mr. Tommy Ryan, Manager 
Worcester Township 
1721 Valley Forge Road—Box 767 
Worcester, Pennsylvania 19490 

 
Re:  MCPC #19-0186-001 
Plan Name: Willow Creek Farm Preserve, LLP 
(1 lot comprising 135 acres) 
Situate:  315 Stump Hall Road 
Worcester Township 
 
Dear Mr. Ryan: 

We have reviewed the above-referenced conditional use plan as you requested on July, 22 2019. We 
forward this letter as a report of our review. 

BACKGROUND  

The applicant, Willow Creek Farm Preserve, has proposed to use the existing back room of the Retail Farm 
Market/Learning Barn Farm Shoppe for educational purposes.  The proposed vocational/classroom space 
would provide a designated area for the fiber arts programming and nutrition lessons.  The rear portion of 
the building which would house the classes had previously been used as part of the existing farm market 
open to the public, which is not substantially different from what is being proposed as a conditional use.  

The property is located in the township’s AGR-Agricultural District and has been preserved through the 
Montgomery County Farmland Preservation Program.  

COMPREHENSIVE PLAN COMPLIANCE 

Montco2040 – The proposed zoning text change is generally consistent with the county’s Comprehensive 
Plan, Montco 2040: A Shared Vision, which shows the proposed area as a Rural Resource Area.  Rural 
Resource Areas consist of open land with a traditional rural appearance that includes farms, small 
woodlands, some low density residential homes, and rural villages. 
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August 5, 2019 

 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) supports the applicant‘s proposal without comment 
as we have found it to be generally consistent with Montgomery County’s Farmland Preservation program.  
The proposed conditional use does not interfere with the farming, and would not alter the rural 
appearance of the property.  

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal.  

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.  

Sincerely, 
 
 
 
Claire Warner, Community Planner 
cwarner@montcopa.org - 610-278-3755 
 
c: Willow Creek Farm Preserve, Applicant 

James Ettleson, Esq., Applicant’s Representative 
Anthony Sherr, Chrm., Township Planning Commission 

 Robert Brant, Township Solicitor 
 Joseph Nolan, PE, Township Engineer 

mailto:cwarner@montcopa.org


 

 
 

  
 
 

 

 

 

August 1, 2019 

 

Tommy Ryan, Manager 

Worcester Township 

1721 Valley Forge Road 

PO Box 767 

Worcester, PA 19490-8901 

 

Re: Willow Creek Farm Preserve, LLC – Conditional Use Application 

 

Dear Mr. Ryan- 

 

In anticipation of the August 21, 2019 conditional use hearing for Willow Creek Farm Preserve LLC, I 

wanted to write on behalf of the Montgomery County Agricultural Land Preservation Board to express 

that the use being requested – educational purposes – fits within the parameters set forth by the 

county’s farmland preservation program. 

 

The county’s program guidelines allow for a variety of “part-time and off-season activities” as long as 

they are incidental to the primary use of the property for agriculture.  The use of the back of the retail 

facility as a classroom fits as the “provision of services or production and sale, by persons in residence, 

of incidental agricultural goods, services, supplies, and repairs, and/or the conduct of traditional 

trades…”  The proposed use will be farm-based education, which is a service use and comparable with 

the intensity of the retail use(s) that previously filled this space.  Staff at the planning commission has 

been pleased to see the farming practices at Willow Creek Farm Preserve become even more 

productive over the last year or two. 

 

Sincerely, 

 

 

 

Anne Leavitt-Gruberger, AICP 

Assistant Section Chief of County Planning 

 

Cc: Melissa Smith 
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Mr. Tommy Ryan 

Township Manager 

Worcester Township 

1721 Valley Forge Road 

P.O. Box 767 

Worcester, PA 19490 

 

RE: Traffic Review #1 – Conditional Use Hearing Application 

 Willow Creek Farm Preserve (CUA 2019-02) 

 Worcester Township, Montgomery County, PA 

 McMahon Project No. 819626.11 

 

Dear Tommy: 

 

Per the request of the Township, McMahon Associates, Inc. (McMahon) has prepared this review letter, 

which summarizes our review of the proposed site modifications to be located at the Willow Creek Farm 

Preserve (3215 Stump Hall Road) in Worcester Township, Montgomery County, PA.  It is our 

understanding that the proposed site modifications will consist of modifying 1,274 square feet of interior 

space within the existing building from storage/food preparation space to vocational/classroom space 

that can accommodate approximately 25 persons, and expected to add four additional people to work in 

the educational space, according to the traffic study.  The remaining interior space, which consists of 

2,135 square feet of retail farm market space and approximately 800 square feet of accessory office space, 

will remain in its current use.  Access to the development will continue to be provided via the existing 

driveway to Stump Hall Road (S.R. 3001). 

 

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

 

• Conditional Use Application 2019-02, submitted for the Willow Creek Farm Preserve, dated July 

3, 2019. 

• Traffic and Parking Assessment for the Willow Creek Farm Preserve, prepared by Horner & 

Canter Associates, dated August 14, 2019. 

 

Based on our review of the submitted documents noted above, McMahon offers the following comments 

for consideration by the Township and action by the applicant. 
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1. According to Section 150-153.B(1) of the Zoning Ordinance, 1 parking space per every 3 

occupants is the required amount of parking for the entire site.    Based on a maximum capacity 

of 131 occupants for the site, as contained in the application, 44 parking spaces are required for 

this site.    Currently the site provides a total of 36 parking spaces (30 parking spaces for passenger 

vehicles and 6 parking spaces for buses), thereby not satisfying the ordinance requirement.  The 

traffic and parking assessment states that if or when found necessary, an additional 8 parking 

spaces can be provided in the rear of the building adjacent to the existing bus parking, which 

would bring the total number of parking spaces to 44 and meet ordinance requirements.  It is our 

professional opinion based on the information provided and view of the site, that we concur 

that the existing parking supply of 36 parking spaces are sufficient for the site at this time; 

however, the proposed reserve parking area adjacent to the existing bus parking must remain 

free of any obstructions, and shown as such on a plan, so that the 8 additional parking spaces 

can be provided in the future if they become necessary. 

 

2. The applicant must provide sight distance measurements for the driveway along Stump Hall 

Road (S.R. 3001) as required by Section 130-16.E(5) of the Subdivision and Land Development 

Ordinance.  While this driveway is existing, the sight distance to the left and right for vehicles 

exiting the site, and looking ahead and to the rear for vehicles entering the site must be confirmed, 

and must be no less than PennDOT minimum safe stopping sight distances.  Otherwise, 

alterations to achieve the necessary sight distance will be required, especially since the site is also 

being used for the education of children.     

 

3. Since Stump Hall Road (S.R. 3001) is a State roadway, a State Highway Occupancy Permit (HOP) 

will be required for any modifications to the Stump Hall Road (S.R. 3001) frontage within the 

right-of-way.  The Township and our office must be copied on all plan submissions and 

correspondence between the applicant and PennDOT and invited to any and all meetings 

between these parties. 

   

4. According to the Township’s Roadway Sufficiency Analysis, the proposed development is 

located in Transportation Service Area North, which has a corresponding impact fee of $3,125 per 

“new” weekday afternoon peak hour trip and the applicant will be required to pay a 

Transportation Impact Fee in accordance with the Township’s Transportation Impact Fee 

Ordinance.  Based on information provided in the traffic assessment, the proposed classroom 

space may contain approximately 25 students/people and an additional four employees.  

Assuming that buses or vehicles with the students for the educational classroom will arrive or 

depart before the weekday afternoon peak hour and the four additional employees are to depart 

after the end of the camp day (post 4 PM), then the four employees can be expected to generate 

four “new” trips that would be subject to the transportation impact fee.   Providing a credit of 

four “new” trips for the existing retail use of the space that is to be modified to classroom space, 

the proposed development can be expected to generate no “new” trips that are subject to the 

transportation impact fee.  
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We trust that this review letter responds to your request.  If you or the Township have any questions, or 

require clarification, please contact me or Chad Dixson, AICP. 

 

Sincerely, 

 
Casey A. Moore, P.E    

Executive Vice President – Corporate Operations     

 

CAM/CED/BMJ 

Attachment 

 

cc: Joseph Nolan, P.E., CKS Engineers (Township Engineer) 

 Robert Brant, Esq. (Township Solicitor) 

 James Ettelson, Esq. (Royer Cooper Cohen Braunfeld LLC) 

 David Horner, P.E., PTOE (Horner & Canter Associates) 
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