
BEFORE THE BOARD OF COMMISSIONERS 
OF UPPER DUBLIN TOWNSHIP 

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION 

IN RE: Application for Conditional Use Property: 701 South Bethlehem Pike 
of Lindenwold Residential Associates, LLC. Application No: 2167 

I. INTRODUCTION 

An application for conditional use was heard before the Board of Commissioners of Upper 

Dublin Township (the "Board") on February 21, 2017, and April 18, 2017, after proper 

advertisement and other required public notice. The applicant, Lindenwold Residential 

Associates, LLC ("LRA"), seeks conditional use approval for a mixed use residential-historic 

district development pursuant to the provisions of the Upper Dublin Township Code, Chapter 

255, Article XXXVII, Sections 255-281 -- 255.286. 

The applicant seeks to develop 45.523 acres located at 701 South Bethlehem Pike. The 

property is located at the intersection of Bethlehem Pike and Lindenwold Terrace and has 

approximately 1,300 feet of frontage on Bethlehem Pike. The property is commonly known as 

"Lindenwold" and/or "St. Mary's Villa for Children." The property was the former estate of Dr. 

Richard Vanselous Mattison (1851-1936). Dr. Mattison was co-owner of Keasbey & Mattison 

(K&M) Company of Ambler, one of the largest pharmaceutical and later, asbestos manufacturing 

companies in the world in the late Nineteenth and early Twentieth centuries. 

The property was purchased by Dr. Mattison in 1888 and in 1912 he constructed the mansion 

which currently exists at the property to resemble Windsor Castle in England (the "castle"). The 

residential portion of his estate contained approximately 76 acres, including the castle, a carriage 
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house, two gate houses, a boat house, a sunken garden, a gazebo and lake called Loch Linden, a 

dam, faunal gardens, numerous statuary, decorative wrought iron gates and a stone wall along 

Bethlehem Pike and Lindenwold Terrace. 

Lindenwold was sold to the Sisters of the Holy Family of Nazareth, the present owners, in 

January 1936, to be used as an orphanage. The facility eventually became a home for abused 

and neglected children until it closed in June 2016. The property is currently under agreement of 

sale with LRA. The property is bordered by residential developments to the north, south and 

east, and Bethlehem Pike to the west. 

The property is a Class 2 Historic Resource pursuant to Chapter 127 of the Township Code, 

and has been deteii lined eligible for inclusion on the National Register of Historic Places by the 

Pennsylvania Historical and Museum Commission. The property's significant historic resources 

include: 

• Sunken Garden 

• Loch Linden Lake and Gazebo 

• Gatehouse and Entry at Lindenwold Terrace 

• Main Entryway with Fountain and Statuary 

• Gatehouse and Entry at Bethlehem Pike 

• Foimal Gardens 

• Stone Walls along Bethlehem Pike and Lindenwold Terrace 

• Statuary and Fountains throughout the grounds including a statute in Loch Linden 

Lake 

• Springhouse 

• Iron Gates 
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• Castle 

It is the intent of the Mixed Use Residential-Historic District to provide for the 

preservation of meaningful, historic buildings, structures and features on the property proposed 

for mixed use residential development by the establishment of reasonable zoning standards to 

promote the desirable benefits which follow the development of a mixed use residential 

community, which will preserve as part of the community, significant historical buildings, 

structures and features. 

II. THE CONDITIONAL USE APPLICATION 

The applicant has proposed a mixed use residential development consisting of thirty-two 

(32) single family attached twins ("carriage homes"), seventy-two (72) single family attached 

townhouses ("townhomes"), and a two hundred and fifty (250) dwelling unit senior independent 

living campus. The senior independent living campus is proposed to be located to the rear of the 

castle with structured indoor parking for residents. The senior independent living campus is set 

back on the site to preserve the architecturally significant viewshed from Bethlehem Pike. The 

carriage homes are located along Bethlehem Pike and Lindenwold Terrace. The townhomes are 

located internal to the site along the entrance road and internal roadways. The senior 

independent living campus, carriage homes and townhomes each have incorporated architectural 

details and materials consistent with the castle, gatehouses and other architecturally significant 

features of the property. 

Submitted with the application was an historic resource inventory and historic 

preservation plan for the castle, gazebo, entrances, gatehouses, formal garden, site perimeter wall 

and pre-1936 statuary. The application included a proposed Declaration of Reciprocal 

Easements and Restrictions between LRA, future owner of the senior independent living campus, 
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and Dublin Villa Development, LLC, ("DVD"), future owner of the residential parcels for the 

carriage homes and townhomes.1  All financial responsibilities of LRA and DVD is to be split 

forty-five percent (45%) by LRA and fifty-five percent (55%) by DVD. 

Also submitted with the application was a proposed preservation easement between LRA 

and a nonprofit charitable organization to be designated by Upper Dublin Township. Finally, the 

applicant submitted a stream restoration plan to address a failed dam on the property, the 

rechanneling of Honey Run Creek and the establishment of a 1 to 2 acre lake, fed by channelized 

stomi drainage from the Lake Drive development, with associated wetlands, perennial 

wildflowers and wetland indigenous plants. 

Based on agency, township staff and township professional consultant reviews, the 

application was amended in several significant respects, including retention of a portion of Loch 

Linden Lake; the extent of restoration and rehabilitation, as those terms are defined by the U.S. 

Secretary of Interior and National Park Service, of the castle and other historic assets; traffic 

improvements; and, the future uses of the castle. 

III. THE CONDITIONAL USE HEARING 

The applicant called six witnesses during the two nights of hearings to present the 

conditional use plan and respond to questions from the Board of Commissioners and Township 

staff. Eric Britz, P.E. and Project Manager, Bohler Engineering, presented the civil engineering 

aspects of the application, and the site plan in particular. (2/21/2017 N.T., Pgs. 30-64). Mr. Britz 

1 i It s recognized by the Township that the ultimate Ownership of the residential parcels, castle, gatehouses, senior 

independent living complex and open space will be successors or assigns of LRA and DVD. The ultimate 

ownership of the subdivided property, buildings, other structures, statuary and fixtures, is subject to the review and 

final approval of the Board of Commissioners. 
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testified as to the site plans' compliance with the development regulations found at Sections 255-

284 and 255-285. Mr. Britz was recognized as an expert in the field of civil engineering and the 

Board finds his testimony credible. 

John R. Wichner, P.E. and Senior Project Manager, McMahon Engineering, 

presented the results of the applicant's Transportation Impact Study, the offsite traffic impacts 

and mitigation measures, ingress to and egress from the development, and internal traffic 

circulation. (2/21/2017 N.T., Pgs. 64-117). Mr. Wichner testified regarding the revisions made 

to the Transportation Impact Study as a result of comments and consultation with the Township's 

traffic consultant, Jack R. Smyth, Jr., P.E., Boles, Smyth Associates, Inc. ("Boles Smyth"), the 

Montgomery County Planning Commission ("MCPC"), the Pennsylvania Department of 

Transportation ("PennDOT"), Ambler Borough, and the Township Engineer. 

Mr. Wichner opined that the conditional use plan met the requirements of Section 255-

282.E.3-8, and that the off site traffic improvements would mitigate any traffic related impacts. 

The applicant has agreed to prepare a post development traffic study and to install traffic 

signalization if warranted. Mr. Wichner was recognized as an expert in transportation 

engineering and the Board finds his testimony credible. 

Thomas R. Johnson, Jr., Skelly & Loy, Engineering Environmental Consulting ("Skelly 

& Loy") presented the stream re-channelization plan and the evaluation of that plan as a result of 

comments from the Township Engineer and F.X. Browne, Ph.D, P.E., F.X. Browne, Inc., 

Engineers — Planners Scientists ("F.X. Browne"), an expert retained by the Township to review 

and comment on the stream restoration plan and the Loch Linden Lake design. (2/21/2017 N.T., 

Pgs. 144-206; 4/18/2017 N.T., Pgs. 8-38). The applicant has applied to the Pennsylvania 

Department of Environmental Protection ("PaDEP") and the U.S. Aamy Corps of Engineers 
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("USACE") to remove the existing dam structure, re-channelize Honey Run Creek and re-

configure Loch Linden Lake and associated wetlands. Final design of the lake will be submitted 

with the subdivision/land development application and is subject to final pell lining from Pa 

DEP. Mr. Johnson was recognized as an expert in regulatory biology as it relates to Clean Water 

Act permitting and licensing, and environmental restoration design and aqua systems. The Board 

finds Mr. Johnson's testimony to be credible. 

Kelly Cook Andress, President and Founder of Sage Senior Living ("Sage"), described 

the elements and uses of the senior independent living complex. (2/21/2017, N.T. Pgs. 118-144). 

Sage has been identified by the applicant to be the operator of the senior independent living 

complex. Ms. Andress has a 27 year background in independent and assisted living retirement 

communities as a foimer Vice President of Finance and Development for Sunrise Retirement 

Communities. Ms. Andress has personally developed over 20 such communities, and Sage 

currently operates six communities, three in Pennsylvania and three in Maryland. 

Ms. Andress described the amenities, services and activities offered to residents, the 

planned accessory uses, including memory care, the number of employees, and transportation 

services for residents. Finally, Ms. Andress expressed her commitment to work with the 

Township and its consultants during subdivision/land development plan review to finalize plans 

to rehabilitate the castle and interior spaces to appropriate re-use. 

John H. Cluver, AIA, LEED AP, is a Partner and Director of Historic Preservation at 

Voith & Mactavish Architects, LLP. Mr. Cluver was recognized as an expert in historic 

preservation. Mr. Cluver prepared the historic resource inventory and the historic preservation 

plan. Mr. Cluver described the elements of the historic preservation plan, and consultation with 

the Township consultants, John R. Gibbons, AIA/AICP, Laura Ahramjian, AICP and Philip E. 
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Scott, RA, KSK Architects Planners Historians, Inc. ("KSK"). (4/18/2017) N.T. Pgs. 40-76). A 

significant portion of Mr. Cluver's testimony was in response to questions from the Board of 

Commissioners and Township staff clarifying the extent of restoration and/or rehabilitation of 

each historic asset, as those terms are defined by the U.S. Department of the Interior and the 

National Park Service, and the financial mechanisms in place to ensure both the initial 

restoration and/or rehabilitation, and future maintenance. The Board finds Mr. Cluver's 

testimony to be credible. 

Len Poncia, Aquinas Realty, was present throughout the course of the hearings and 

testified on behalf of the applicant. (4/18/2017, N.T., Pg. 75). LRA is the equitable owner of the 

property. LRA works in coordination with Guidi Homes and the Goldenberg Group joint 

venture, DVD, on all aspects of the development. Mr. Poncia, on behalf of the applicant, 

adopted as his own testimony certain promises and representations made by counsel for the 

applicant, in the areas of historic preservation, stream restoration, specific future uses of the 

castle, and specific elements of the senior independent living complex and its operation. 

Public comment was accepted by the Board at both nights of hearings on the conditional 

use application. (2/21/2017 N.T., Pgs. 206-256; 4/18/2017, N.T., Pgs. 76-158). A majority of the 

public comments concerned the impact the development would have on the Lake Drive 

community and the Villa Drive residents bordering the property. No one entered their 

appearance as a party to the conditional use proceeding. (2/21/2017 N.T., Pg. 11; 4/18/2017, 

N.T. Pg. 76). The Board did take the public comments into consideration in rendering this 

decision. 
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The conditional use application received positive recommendations from the Township 

Planning Commission and Montgomery County Planning Commission. Their review letters and 

recommendations also were taken into consideration by the Board in rendering this decision. 

IV. FINDINGS OF FACT 

A. Public Notice. 

1. Notice of the conditional use hearing was published in The Ambler Gazette on 

February 5 and 12, 2017 and on April 2 and 9, 2017 (Exhibit T-1, T-37). 

2. Notice of the conditional use hearing was posted on the property beginning 

February 7, 2017 (Exhibit T-2). 

3. The conditional use hearing was held on February 21, 2017, March 14, 2017 

(continued with the applicant's permission and an extension of time due to inclement weather), 

and April 18, 2017 (N.T. 2/21/2017 and 4/18/2017, and Exhibit T-38). 

B. The Conditional Use Application. 

4. The applicant submitted with the conditional use application an eight sheet plan 

set prepared by Bohler Engineering, dated September 11, 2015, consisting of: 

(1) Coversheet 

(2) Site Plan 

(3) Existing Conditions/Natural Resources Plan 

(4) Open Space Plan 

(5) Grading Plan 

(6) Utility Plan 

(7) Tree Removal Plan 

(8) Landscape Plan 
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(Exhibit T-3). 

5. The conditional use application, as originally submitted, was deemed incomplete. 

6. The conditional use application was resubmitted, including the eight plan set, on 

October 14, 2016. (Exhibit T-3). The plans were revised as a result of comments from the 

Township zoning officer, Township engineer, the Montgomery County Planning Commission 

and the Township's professional consultants (Traffic: Jack R. Smyth, Jr., P.E., Boles, Smyth 

Associates, Inc. ("Boles, Smyth"); Historic Preservation: John R. Gibbons, AIA/AICP, Laura 

Ahramjian, AICP and Philip E. Scott, RA, KSK Architect Planners Historians, Inc. ("KSK"); 

Lake and Stream Restoration: F.X. Browne, Inc. ("F.X. Browne"); and, Landscaping: Richard 

Collier, Jr., AICP, ASLA, Land Concepts Group, LLC ("Land Concepts")). 

7. On January 11, 2017, the applicant submitted a revised historic preservation plan 

prepared by Bohler Engineering with an historic preservation plan key. (Exhibit A-6). 

8. The applicant also submitted with the conditional use application, and revised as a 

result of comments from Township staff and Township professional consultants, reports required 

by Section 255-286, including: 

(a) Transportation Impact Study prepared by McMahon Associates (revised as a 

result of comments from Boles, Smyth) (Exhibits T-3, T-5 and T-14). 

(b) Fiscal Impact Assessment of proposed redevelopment of St. Mary's Villa — 

Revised Development Program, prepared by Urban Partners, November, 

2016, revised February, 2017 (Exhibits T-28, A-2). 

(c) Historic Resource Inventory consisting of a site plan, sketch floor plans for 

the castle and photos of historic resources keyed to the site plan and sketches, 

prepared by Voith & Mactavish Architects, LLP (Exhibit T-34). 
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(d) Historic Resources Preservation Plan Narrative (revised to reflect the 

comments of KSK), last revised February 20, 2017 (Exhibits 1-32, T-35 and 

T-36). 

(e) Three unit townhouse renderings and conceptual townhouse elevations 

prepared by Kimmel Bogrette Architecture and Site, dated November 10, 

2016 (Exhibit T-22). 

(f) Two unit carriage home renderings and conceptual carriage home elevations 

prepared by Kimmel Bogrette Architecture and Site, dated November 10, 

2016 (Exhibit 1-21). 

(g) Streetscape exhibits prepared by Boehler Engineering dated November 10, 

2016 (Exhibits 1-21 and 1-22). 

(h) St. Mary's Villa, Model A front elevation, prepared by Mark Stanish 

Architects, dated November 29, 2016 and St. Mary's Villa, Model A street 

view prepared by Mark Stanish Architects, dated November 29, 2016. 

(i) Carriage home and townhome "Option A" architectural renderings prepared 

by Michael H. Visich Architect Planners. 

(j) Landscaped Perspective Main Entrance architectural rendering prepared by 

Charles H. Gale, Jr., Gale Nurseries, Inc., dated October 20, 2015 (Exhibits 

A-7 and A-8). 

(k) Draft Declaration of Reciprocal Easement and Restrictions, by and between 

Lindenwold Residential Associates, LLC and Dublin Villa Development LLC 

(Exhibit T-3). 



(1) Draft St. Mary's Villa Preservation Easement by and between Lindenwold 

Residential Associates, LLC and a nonprofit charitable corporation designated 

by Upper Dublin Township, with appendices A through C, dated October 18, 

2016 (Exhibit T-3). 

(m)St. Mary's Villa Stream Restoration Plan set prepared by Skelly and Loy, Inc. 

Engineers-Consultants, dated April 13, 2016, last revised April 5, 2017 

(revised to reflect the comments of F.X. Browne) (Exhibits T-3, T-39 to T-43, 

inclusive, and A-11). 

(n) Amendments to the St. Mary's Villa Historic Preservation Plan prepared by 

Voith & Mactavish Architects, LLP, in response to comments from KSK, 

dated April 17, 2017 (Exhibits T-36, A-17). 

C. Compliance with the Mixed Use Residential-Historic District Regulations. 

9. The proposed uses are among the uses pen lifted in Section 255-282. 

10. The applicant has proposed a minimum of three of the permitted residential uses 

as required by Section 255-284.B.1. 

11. The applicant has proposed a senior independent living campus consistent with 

Section 255-282.D. and Section 255-283. 

12. The senior independent living campus constitutes seventy percent (70%) of the 

total units as required by Section 255-284.B.2. 

13. Kelly Cook Andress, President and founder of Sage Senior Living, testified on 

behalf of the applicant and described the proposed senior independent living campus operation. 

(2/21/2007 NT., Pgs. 118-143) 
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14. Sage Senior Living has been identified as the operator of the senior independent 

living campus. 

15. The senior independent living campus will be limited to residents 55 years of age 

and over. 

16. The minimum senior living unit size for the senior independent living campus is 

equal to or greater than five hundred (500) square feet for a single resident unit and greater than 

or equal to seven hundred (700) square feet for a two resident unit. 

17. Not more than sixty percent (60%) of the units in the senior independent living 

campus will be available for double occupancy. 

18. No more than two residents will reside in any dwelling unit, plus one caregiver (if 

desired). 

19. The individual dwelling units at the senior independent living complex will have 

accessory uses and supportive social residential services including dining facilities, 

housekeeping, medical and support services, security and twenty-four hour monitoring, an 

emergency call system, recreational facilities including a fitness center, wellness promotion, 

exercise programs, transportation, educational and special events, laundry services and social and 

recreational programs. 

20. The senior independent living campus will include accessory uses appropriate for 

allowing independent older adults to age in place. 

21. The senior independent living campus will have approximately ninety (90) 

employees, on three shifts, over a twenty-four (24) hour period. 
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22. The senior independent living campus will not have skilled nursing, but will have 

medical and support services, a dedicated medical and support area, and an assisted living and 

memory care wing. 

23. The senior independent living campus operator will provide van service to take its 

residents to shopping venues, the downtown Ambler commercial district, SEPTA, and other 

destinations within a four (4) mile radius of the property. 

24. The castle building will be part of the senior independent living campus and 

initially utilized for professional offices by LRA, as well as the sales center for the 

townhome/carriage home community. 

25. As the townhome/carriage home community homeowners association fauns, and 

the dwelling units are occupied, a portion of the castle building will be set aside for use as a 

meeting room for the use of the HOA. 

26. The senior independent living campus operator will maintain administrative 

offices in the castle building so that there will be a pei ianent user in place to monitor the 

historic asset on a daily basis. 

27. The senior independent living complex buildings will be designed and equipped 

with all required fire suppression, protection and alarm facilities and mechanisms. 

28. Eric A. Britz, P.E., testified on behalf of the applicant in the area of civil 

engineering, and the site plan's compliance with the requirements of the Section 255-284 and 

255-285. (2/21/2017 N.T., Pgs. 30-64) 

29. The senior independent living campus buildings will not exceed the height of the 

castle. (Exhibit A-5). 
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30. The carriage homes, townhomes, and senior independent living campus comply 

with the building height restrictions of Section 255-284.F. 

31. The property exceeds forty (40) acres with a minimum width of eight hundred 

(800) feet along Bethlehem Pike. 

32. The building layout complies with the required perimeter setbacks set forth in 

Section 255-284.E. 

33. Total impervious surface for the development is 38.1%. 

34. The minimum overall yard setbacks, building setbacks, and setback from the 

castle comply with Section 255-284.E. 

35. The minimum building setbacks, minimum building separation for the carriage 

homes and townhomes, buffering and screening comply with Section 255-285. 

36. The building height of the carriage homes, townhomes and the senior independent 

living campus comply with Section 255-284.F. 

37. Parking for the senior independent living campus, carriage homes and townhomes 

complies with Section 255-284.G. 

38. The senior independent living campus has a maximum density of fourteen (14) 

units per acre; the carriage homes and townhomes have a maximum density of five (5) units per 

acre. 

39. The townhomes are 2 and 3 unit townhome buildings with a maximum building 

length of 160 feet. 

40. Areas of the property which constitute steep slopes under the Township Code will 

remain undisturbed. 
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41. The applicant submitted confirmation from the servicing water and sewer 

authorities that adequate capacity is available. 

42. The applicant submitted, with the conditional use application, a preliminary 

stoimwater management design and best management practices which proposes underground 

infiltration beds as the primary stoiiiiwater management facility. 

43. Post development conditions will not exceed pre-development conditions in terms 

of the rate of runoff. 

44. Thomas R. Johnson, Jr. testified on behalf of the applicant, and described the 

details of the stream restoration plan and measures that will be taken to preserve a two acre lake 

in the location of the existing Loch Linden Lake. (2/21/2017 N.T., Pgs. 144-206, 4/18/2017 N.T. 

Pgs. 8-38). 

45. The applicant submitted plans and Pennsylvania Department of Environmental 

Protection ("PA DEP") peimit application materials indicating its intent to remove the existing 

dam at the east end of the property which has been the basis for concern by PA DEP and the 

Township. 

46. The applicant has proposed to rechannel Honey Run Creek to the satisfaction of 

the Township, the PA DEP and the USACE. 

47. Loch Linden Lake will be reconstructed to a maximum depth of six (6) feet, 

gradually reducing in depth to a minimum depth of three (3) feet, with an impeimeable clay liner 

at the bottom to retain water, and with associated wetlands, wetland vegetation, and other 

indigenous plantings. (Exhibits A-11, T-41, 42, 43; see also, Exhibits A-12 to A-15, inclusive). 
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48. The plans and studies submitted with the conditional use application, together 

with the testimony of the applicant during the conditional use hearing, demonstrate the absence 

of any significant adverse ecological or environmental impact to existing natural resources. 

49. The perimeter of the site will be extensively landscaped and will have significant 

buffer areas to adequately screen and protect adjoining neighborhoods from any undue glare, 

noise or other impacts. (Exhibit A-8). 

50. The applicant has proposed walking paths for the general public accessible from 

Bethlehem Pike and Lindenwold Terrace. Future walking trails include a connection to Loch 

Alsh Avenue. 

51. The applicant has proposed that 19.76 acres (or 44.3% of the property) remain 

open space. 

52. There will be no significant impact in regard to the provision of police and fire 

protection. 

53. John R. Wichner, P.E., presented the Transportation Impact Study, and described 

the offsite traffic impacts and mitigation measures, ingress and egress from the development, and 

internal circulation. (2/21/2017 N.T., Pgs. 64-17). 

54. The primary entrance to the development will be off Bethlehem Pike, across from 

Mattison Avenue. Ingress only access driveways will be located on Lindenwold Drive/Cedar 

Road and on Bethlehem Pike, across from Church Road, south of the main entrance to the 

development. 

55. All interior roads and drives will be owned and maintained by the homeowner 

association(s), foinied to include the single family residential units, and the owner/operator of 

the senior independent living campus. 
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56. The internal roads for the development comply with the requirements of Section 

255-284.E.4-8. 

57. There are no interconnecting roads or direct impacts to surrounding 

neighborhoods. 

58. The applicant has agreed to prepare a post development traffic study and to install 

traffic signalization if warranted. 

59. John H. Cluver, AIA, LEED AP, testified on behalf of the applicant and described 

the historical assets located at the site and measures taken by the applicant to maintain the 

historic viewshed of the castle from Bethlehem Pike, the planned restoration and/or rehabilitation 

of certain historic assets, and the mechanism to ensure perpetual maintenance of the historic 

assets. (Exhibits A-5, T-31-T-36, inclusive). 

60. The architectural design, bulk, spacing, height, setbacks, building materials, and 

building articulation comply with the Declaration of Covenants and Restrictions dated November 

21, 2014, specifically the "Architectural Design, Development and Building Standards and 

Guidelines for the Rehabilitation and Preservation of Historic Buildings, Structures and Features 

— St. Mary's Villa Property," found at attachments B, C and D. 

61. The applicant has committed to implement the Historic Preservation Plan, as 

amended, and to provide financial assurance for the initial restoration and rehabilitation, and a 

funding mechanism for future maintenance. 

V. CONCLUSIONS OF LAW 

1. The conditional use application as presented by the applicant at the conditional 

use hearings, conforms to the application requirements of the mixed use residential-historic 

district, Township Code, Chapter 255, Article XXXVII. 
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2. The mixed use residential-historic development is compatible with existing and 

proposed land uses adjacent to the property. 

3. The impact on existing floodplains, waterways, wetlands, steep slopes and other 

sensitive natural features has been minimized to the maximum extent possible. 

4. The regional transportation system can efficiently and safely handle the traffic 

generated by the proposed development. 

5. The proposed development will not have a significant impact on public utilities, 

including water, sewer and storm drainage. 

6. The proposed development will not have an adverse impact on police and fire 

protection. 

7. The property contains a significant number of historic buildings, structures, 

statuary and other elements of vintage character and age to warrant the grant of conditional use 

approval. 

8. The proposed restoration and rehabilitation, and future maintenance, of the 

historic buildings, structures, statuary and other features will preserve the distinguishing qualities 

and the character of the historic resources and cultural landscape. 

9. The dwelling site layout, design, and implementation of buffering, landscaping, 

lighting, internal circulation, access and traffic management, parking, fencing and other land 

development features will preserve the integrity of the historic resources. 

10. The proposed development will not have a significant adverse impact upon the 

surrounding neighborhoods. 

11. The applicant has established, by credible evidence, that the proposed uses of the 

property complies with the declaration of legislative intent, Section 255-281 . 
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12. The applicant has established, by credible evidence, that the proposed uses of the 

property complies with Sections 255-282 and 255-283. 

13. The applicant has demonstrated, by credible evidence, that the site plan complies 

with Sections 255-284 and 255-285. 

14. The applicant has established, by credible evidence, that the proposed uses of the 

property will preserve the environmental and physical assets of the neighborhood, including but 

not limited to, parking, traffic, movement, noise, landscaping buffering, stormwater and lighting. 

15. The applicant has established, by credible evidence, that the proposed use will be 

properly serviced by all existing public service systems. 

16. The applicant has established, by credible evidence, that the uses of the property 

will make accommodation for traffic generated by the proposed use. 

17. The applicant has established, by credible evidence, that the proposed uses have 

been designed in accordance with the Township Code with regard to internal traffic circulation, 

parking, buffering, grading, stormwater management, erosion control and all other elements of 

proper land planning. 

18. The mixed use residential historic development will not adversely affect the 

health, safety and welfare of the neighborhood and community. 

VI. DECISION AND CONDITIONAL USE APPROVAL 

And now this 9th  day of May, 2017, upon consideration of the testimony, exhibits, plans 

and representations made at the conditional use hearing held February 21, 2017 and April 18, 

2017, the application of Lindenwold Residential Associates, LLC for conditional use approval 

for a Mixed Use Residential--Historic District development at the property located at 701 South 

Bethlehem Pike, Upper Dublin Township, is GRANTED subject to the following conditions: 
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I. The testimony, exhibits, plans and representations made at the hearing are 

incorporated herein by reference and form the basis for this decision. No deviation therefrom 

shall be peimitted without further approval by the Township. 

2. The applicant shall apply for and receive subdivision and/or land development 

approval for the development. Such plans shall conform to the plans upon which the conditional 

use has been granted, these conditions and the requirements of the Township Code, including 

Chapter 212, Subdivision and Land Development. This grant of conditional use shall expire one 

(1) year from the date of this decision unless a subdivision and/or land development application 

is filed with the Township in the interim. 

3. The applicant shall submit with the subdivision and/or land development 

application a Phase I Environmental Site Assessment Update in compliance with the U.S 

Environmental Protection Agency's All Appropriate Inquiry regulations. 

4. The applicant shall restore and/or rehabilitate, and maintain, the Historic 

Resources at the property consistent with the Historic Preservation Plan prepared by Voith & 

Mactavish Architects LLP, dated February 20, 2017 (Exhibit T-35), as amended. 

5. The applicant shall amend the Historic Preservation Plan to conform to Voith & 

Mactavish Architects LLP's April 17, 2017 letter (responding to Philip E. Scott„ RA KSK's 

review letter dated April 12, 2017) (Exhibit T-36), subject to the approval of the Township and 

the Township Engineer. In addition, as part of the subdivision and/or land development 

application, the applicant shall submit a plan from a professional structural engineer for the 

restoration and maintenance of the perimeter wall along Bethlehem Pike and Lindenwold 

Terrace. 
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6. The applicant initially shall utilize the castle building as professional offices for 

the senior independent living campus, and as a sales center/gathering room for the 

townhome/carriage home community. As the homeowners association forms, and the dwelling 

units are occupied, a portion of the castle building shall be used as a meeting room for the use of 

the homeowners association, and a portion of the castle building shall be used by the senior 

independent living campus operator for administrative offices. 

7. As part of the restoration and/or rehabilitation (as those tell is are defined by the 

U.S. Department of Interior and National Park Service) of the interior spaces of the castle 

building, the applicant shall preserve the current configuration of the rooms of historic 

significance, identified in the Historic Resource Inventory and Historic Preservation Plan, to the 

maximum extent possible, in consultation with the Township. 

8. The applicant shall provide reasonable provision for public access for visitation to 

the castle building at reasonable times, for a reasonable duration, and with reasonable advance 

notice. The details of this public visitation shall be proposed by the applicant as part of the 

subdivision and/or land development application. 

9. The applicant shall enter into a Deed of Preservation Easement in a faun 

substantially similar to that attached to Philip E. Scott's April 12, 2017 letter (Exhibit T-36), 

subject to the review and approval of the Township and the Township Solicitor. The detailed 

plans and specifications, describing the means, methods, techniques and materials for the 

restoration and/or rehabilitation of the historic assets identified in the Historic Preservation Plan 

(Exhibit T-32), as amended, consistent with this conditional use approval, shall be submitted 

with the subdivision and/or land development application. 
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10. The applicant shall enter into a Declaration of Reciprocal Easements and 

Restrictions, in a foim substantially similar to the Declaration of Reciprocal Easements and 

Restrictions submitted with the conditional use application, to govern the legal rights and 

financial responsibilities of the owner(s) of the residential parcels and the owner of the senior 

independent living campus, including but not limited to the financial responsibility to construct 

and perpetually maintain the internal roads, stomiwater management facilities, trails and 

sidewalks, the lake, adjacent wetlands and site landscaping, and the financial responsibility to 

restore and/or rehabilitate and perpetually maintain the historic resources consistent with the 

Historic Preservation Plan (Exhibit T-35), to the satisfaction of the Township and the Township 

Solicitor. 

11. The estimated cost for the restoration and/or rehabilitation of the castle and other 

historic assets identified in the Historic Preservation Plan (Exhibit T-35), as amended, shall be 

supported by bids from reputable contractors, reviewed and approved by the Township Engineer, 

and shall be secured by a separate cash escrow, letter of credit, or performance bond in concert 

with execution of a Development Agreement, to be executed as a condition to recording of the 

final subdivision and/or land development plans. 

12. As required by Section 255-286. E., funding for future maintenance of the castle 

and other historic assets shall be addressed to the reasonable satisfaction of the Township in the 

Declaration of Reciprocal Easements and Restrictions, or separate declaration or restrictive 

covenant, binding upon the homeowners association to be established in regard to the for sale 

townhomes and carriage homes, as well as to be executed by the owner of the senior independent 

living campus, specifically establishing the ongoing obligations of said parties and the rights of 
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the Township to enforce the appropriate funding and maintenance as to the castle and other 

historic assets. 

13. The applicant shall assist the Township, prior to the recording of final 

subdivision/sand development plans, to secure the services of the Preservation Alliance or other 

suitable charitable organization experienced in matters of oversight for the preservation of 

historic buildings and other historic assets, and shall provide a fund to the Township or its 

designee to oversee compliance with the Historic Preservation Easement. 

14. The Declaration of Reciprocal Easements and Restrictions and the Deed of 

Preservation Easement shall each be recorded contemporaneously with the recording of final 

subdivision and/or land development plans. 

15. The applicant shall ensure that the proposed retaining wall that supports the 

emergency drive at the senior independent living campus is not located in the 100-year 

floodplain and is otherwise in full compliance with the Township Code, Chapter 255, Article 

XXII. The applicant shall make best efforts to reduce the height of the wall or redesign the 

emergency access to the senior independent living campus as part of the submission of a 

subdivision and/or land development plan, to the satisfaction of the Township Engineer. 

16. The applicant shall preserve Loch Linden Lake, consistent with the Skelly and 

Loy plan titled "St. Mary's Villa Stream Restoration, Restoration Large-Scale Plan," Drawing R-

401, dated April 13, 2016, last revised 4/5/2017 (Exhibit T-41), ("Lake Restoration Plan"), 

subject to the approval of the Township and the Township Engineer. The applicant shall make 

best efforts to revise the Lake Restoration Plan to provide a supplemental source of water, in 

addition to the ten (10) acre drainage area, from groundwater, site generated stormwater, or the 
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Loch Alsh Reservoir, to maintain the water levels shown on the Lake Restoration Plan. Final 

design of the stream, wetlands, and lake shall be subject to the review and approval of the 

Township, the U.S. Army Corps of Engineers, and the Pennsylvania Department of 

Environmental Protection. 

17. All residential building components, including but not limited to windows, roof 

materials, stone/masonry, siding materials, foundation plantings, columns and lighting, shall be 

substantially consistent with the December 9, 2016 Planning Report prepared by KSK Architects 

Planners Historians, Inc. (Exhibit T-17), the January 10, 2017 memorandum from The 

Goldenberg Group (Exhibit 15), and the Architectural Renderings submitted as part of the 

conditional use application (Exhibits T-21 and T-22), the "St. Mary's Villa Model A Front 

Elevation" and "St. Mary's Villa Model A Street View," prepared by Mark Stanish Architects, 

dated 11/29/2016, and the "Option A" Architectural Renderings for the carriage homes and 

townhomes prepared by Michael H. Visich Architects Planners (undated). Reasonable 

modifications to address architectural and landscaping refinements shall be permitted. 

18. The U.S. Secretary of Interior and National Park Service standards for restoration 

and rehabilitation of the historic structures, as amended, shall be used as the guideline in carrying 

out the restoration and/or rehabilitation of the gazebo, castle, and two gatehouses. Any 

additions and/or expansions to the castle and/or gatehouses shall be sited to the rear of the 

building being restored or rehabilitated. 

19. Applicant shall apply to the Pennsylvania Department of Transportation for a 

highway occupancy pen tit for the proposed development, incorporating the traffic 

improvements identified in the Transportation Impact Study and the February 16, 2017 
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McMahon Transportation Engineers & Planners letter to Jack Smyth, Jr., P.E., Boles, Smyth 

Associates, Inc. 

20. Applicant shall prepare a post development traffic study after construction of the 

development and at least 90% occupancy at the development. If adequate justification exists to 

install a traffic signal at the intersection of Bethlehem Pike and Mattison Avenue and/or at the 

intersection of Bethlehem Pike and Lindenwold Terrace, and the Pennsylvania Department of 

Transportation approves the design, the applicant shall install approved period style traffic 

signals(s) at its sole cost and expense. (Exhibit T-5). 

21. Applicant shall provide unrestricted pedestrian access to the general public from 

Loch Alsh Avenue through the development to Lindenwold Terrace/Cedar Road arid to 

Bethlehem Pike. 

22. Sidewalk shall be constructed along the site side of Bethlehem Pike, on the 

Bethlehem Pike side of the existing perimeter wall, subject to review and approval of the 

Township Engineer and the Pennsylvania Department of Transportation. 

23. The internal roads, sidewalks and trails of the development shall be open to the 

public. The sidewalks leading to the primary entrance to the development, and continuing north 

along the internal drive closest to Bethlehem Pike, shall continue north through the existing 

wrought iron gate to the intersection of Bethlehem Pike and Lindenwold Terrace. A trail from 

the Lindenwold Terrace/Cedar Road entrance to the development, extending through the open 

space at the rear of the development along Loch Linden Lake over to Loch Alsh Avenue shall be 

designed and submitted to the Township with the subdivision and/or land development 

application. 
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24. The internal roads and drives, sidewalks and trails, stomiwater management 

facilities, including infiltration basins and rain gardens, and Loch Linden Lake and its associated 

wetlands, shall be owned and maintained by the homeowners association(s) and the senior 

independent living campus operator pursuant to the temis and conditions of the Declaration of 

Reciprocal Easements and Restrictions and/or other declaration or form of restrictive covenant. 

25. Trash and recycling services, and snow and ice removal, shall be the 

responsibility of the homeowners association(s) and the senior independent living campus 

operator. The Declaration of Reciprocal Easements and Restrictions and the declaration 

establishing the homeowners association(s) shall contain a provision stating that any petition to 

the Township to provide these services or to accept dedication of the internal roads, sidewalks, 

trails and/or stormwater management facilities at a future date shall require a one hundred 

percent (100%) vote of the owners of the dwelling units and their mortgage holders. 

26. The applicant shall pay to the Township an open space fee in the amount of 

$1,500 for each of the 354 proposed dwelling units, for a total open space fee of Five Hundred 

Thirty One Thousand Dollars and No Cents ($531,000.00), in compliance with Township Code, 

Chapter 110-13(d). The fees shall be paid at the time the applicant applies for a building perniit 

for a dwelling unit. 

27. No fencing or accessory structure, in the nature of a deck, patio, porch, 

Jacuzzi/spa, sitting wall or fence, may encroach greater than 20 feet from a dwelling unit into 

any required perimeter setback from either Bethlehem Pike or Lindenwold Terrace/Cedar Road. 

No shed of any nature may be placed within that 20 foot setback encroachment. No fence placed 

within the 20 foot setback encroachment, which is parallel to the rear of a dwelling unit. shall 
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exceed the height of 48 inches, nor may any such fence extending out from and as a divider 

between units exceed six feet in height. 

28. The senior independent living campus dwelling units shall be private and 

occupied by residents that are 55 years of age or over, with accessory uses and supportive social 

residential services including dining, housekeeping, medical and support services, security and 

24-hour monitoring, an emergency call system, as well as recreational facilities which may 

include amenities such as a fitness center, wellness promotion, exercise programs, educational 

and special events, laundry services and social and recreational programs, together with 

accessory uses appropriate for allowing independent older adults to age in place. 

29. Each dwelling unit of the senior independent living campus shall contain a fully 

private bathroom (including toilet, bathtub and/or shower and vanity/sink), personal closet space, 

emergency call systems, lockable entry doors accessible by master key or similar system 

available at all times in the senior independent living campus residences and for designated staff, 

and pre-wiring for private telephone, intemet and television reception. 

30. No less than 80 square feet of floor area per dwelling unit on the senior 

independent living campus shall be provided for community common areas for dining, active and 

passive recreation, circulation, and socialization, exclusive of hallways and passageways and 

inclusive of common areas designated in the castle building and areas contiguous to the castle 

building and the senior independent living campus. 

31. A dining area or areas shall be provided in the senior independent living campus, 

together with a private dining room available for the use by residents and their families and 

guests for private entertaining. 
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32. The applicant shall propose with the submission of a subdivision and/or land 

development plan application a shuttle transportation service plan for residents of the senior 

independent living campus. 

If you or anyone else present at the hearing(s) and entering their appearance, disagree 

with this Findings of Fact, Conclusions of Law and Decision in any way, there is a strict time 

limit of THIRTY (30) days from the date of the MAILING of this Findings of Fact, Conclusions 

of Law and Decision within which to take an appeal of this Findings of Fact, Conclusions of Law 

and Decision to the Court of Common Pleas of Montgomery County, Pennsylvania. 

Witness: 

 

Ira S. Tackel, President 

 

 

Paul Leonard, Secretary/ 
Township Manager 

 

 

Ronald P. Feldman  Vice-President 

Sharon L. Damsker, Member 

Liz Ferry, Member 

Rebecca A. Gushue, Member 

Gary V. carpello, rnber 
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