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WHITEMARSH TOWNSHIP ZONING HEARING BOARD 

PUBIC HEARING OF WEDNESDAY, APRIL 22, 2020 7:00 PM 

ZOOM MEETING PARTICIPATION INFORMATION 

 

The Whitemarsh Township Zoning Hearing Board will conduct a public hearing on Wednesday, April 22, 2020 at 

7:00 PM for case ZHB #2020-08, MHP Conshohocken, LLC, 10 Ridge Pike, Conshohocken, PA; Parcel #65-00-

09997-00-9; Block 001; Unit 001.  In response to the Governor’s Stay Home Order due to the COVID 19 health 

pandemic, this hearing will be conducted via ZOOM.  All members of the Board, staff and public will participate 

remotely.  The public may join this hearing by either telephone using the dial in number or entering the URL on an 

internet browser.  Below you will find instructions on how to access and participate in the hearing:  

 Hearing Date: Wednesday, April 22, 2020  
 Hearing Time: 7:00 PM  
 Hearing URL: https://zoom.us/j/97539172254?pwd=YzREKzhRUEFJR3dOTy9BVHFNVmhKdz09 
 Hearing via Zoom App: if you have the Zoom App on your smartphone, tablet, or computer, open the 

program, click join a meeting, and enter the Meeting ID: 975 3917 2254 
 Hearing dial in number (no video): 1-312-626-6799 
 Hearing ID number (to be entered when prompted): 975 3917 2254 
 Hearing Password: 412663  

THE PUBLIC MAY ALSO SUBMIT QUESTIONS OR COMMENTS PRIOR TO THE HEARING BY E-MAIL TO 

CGUTTENPLAN@WHITEMARSHTWP.ORG; THESE MUST BE RECEIVED NO LATER THAN 12 NOON ON APRIL 21, 

2020.   

PERSONS WHO WISH TO BECOME PARTIES TO THE APPLICATION MUST DO SO DURING THE HEARING ON THE 

RECORD THROUGH THE ZOOM LINK AS INSTRUCTED,  FOLLOWED BY WRITTEN ENTRY OF APPEARANCE FORM.  

PERSONS MAY ALSO REQUEST PARTY STATUS IN WRITING IN ADVANCE OF THE HEARING, BY E-MAIL TO 

CGUTTENPLAN@WHITEMARSHTWP.ORG RECEIVED NO LATER THAN 12 NOON ON APRIL 21, 2020 AND THEN 

BEING AVAILABLE THROUGH THE ZOOM CONFERNCE LINK ON THE DATE AND TIME OF THE HEARING. A SAMPLE 

FORMAT FOR THE WRITTEN REQUEST FOR ENTRY OF APPEARANCE WILL BE POSTED ON THE TOWNSHIP WEBSITE.   

Persons with a disability who wish to participate in the public hearing and require an auxiliary aid, service or other 

accommodation to participate in the hearing should contact Whitemarsh Township at 484-594-2625. 
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WHITEMARSH TOWNSHIP ZONING HEARING BOARD 
ENTRY OF APPEARANCE AS A PARTY 

 
 

I/We__________________________________________________ 
 
request to be granted party status in Application ZHB #2020-08, 
 
Applicant:  MHP Conshohocken, LLC. 

 
   

Please Print Name and Address Below: 
 
           
 
           
 
           
 
           
 
 
Please Sign Below: 
 
           
 
           
  



WHITEMARSH TOWNSHIP 

ZONING HEARING BOARD AGENDA 

APRIL 22, 2020 

7:00 PM 

THIS HEARING WAS POSTPONED FROM APRIL 1, 2020 DUE TO COVID-19 HEALTH EMERGENCY 

CASE WILL BE CONDUCTED VIA THE INTERNET USING ‘ZOOM’ TELECOMMUNICATION TECHNOLOGY 

INSTRUCTIONS FOR PARTICIPATING IN THE MEETING WILL BE POSTED ON THE TOWNSHIP’S WEBSITE 

 

ALL OTHER APPLICATIONS ORIGINALLY SCHEDULED FOR APRIL 1, 2020 WILL BE RESCHEDULED TO A 

LATER DATE.  PLEASE CHECK AGENDAS TO BE POSTED 

 

___ Bacine  ___ Behr  ___ Casacio  ___ Kramer  ___ Weinstein  ___ Rubin (Alt.) 

 

 

1.  CALL TO ORDER 

 

2.  ANNOUNCEMENTS & CORRESPONDENCE 

 

 Applicants are requested NOT to remove signs after the hearing has concluded due to the current health 

emergency. 

 

3.  ZONING HEARING BOARD APPLICATION 

 

 ZHB#2020-08:  MHP Conshohocken, LLC, 10 Ridge Pike, Conshohocken, PA; Parcel #65-00-09997-00-9; 

Block 001; Unit 001; CRH-Commercial Retail (High) District. The Applicant is requesting a Special 

Exception under Section 116-104.A.(6)(b) to permit an American Family Care (AFC) Urgent Care clinic in 

the new building, currently under construction at the Property.  This section allows any use permitted in the 

Institutional Overlay District as a special exception in the CR-H District.  A “clinic” is a permitted special 

exception use in the Institutional Overlay District (Section 116-175.K.).   

 

4.  ADJOURNMENT 



   
 

APPLICATION OF MHP CONSHOHOCKEN LLC 

Property: 10 Ridge Pike, Conshohocken PA (Whitemarsh Shopping Center) 

Whitemarsh Township, Pennsylvania 

Whitemarsh Township Zoning Hearing Board 

Hearing Date: April 22, 2020 

 

DISPLAY EXHIBIT LIST 

 

Tab No. Exhibit Description 
2 Site Plan of Property 
6 Facility Floorplan 
7 Facility Renderings 
8 Whitemarsh Township Urgent Care Map 
9 Urgent Care Comparison Chart 

 

 

FUSCALDO LAW GROUP LLC 
P.O. Box 147 
Valley Forge, PA 19481 
By:  Alfred R. Fuscaldo, Esquire 
Attorneys for MHP Conshohocken LLC 
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Urgent Care Locations  
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Urgent Care Comparison Chart

Company
American Family Care 
(or "AFC Urgent Care")

Tower Health Urgent Care Tower Health Urgent Care Concentra Occupational Health Express Care Roxborough

Description 242 locations in 26 States 20 locations in 2 States 20 locations in 2 States 520 locations in 44 States 1 location in 1 State

Location
10 E Ridge Ave, Conshohocken, PA 400 Fayette St, Conshohocken, PA

580 W Germantown Pike, Plymouth Meeting, 
PA

850 Germantown Pike, Plymouth Meeting, 
PA

701 Cathedral Road, Philadelphia, PA

Primary Line of Business Urgent Care Urgent Care Urgent Care Occupational Medicine Urgent Care
Whitemarsh Twp (Yes/No) Yes No No No No
Distance from AFC (Miles) N/A 2 miles 2 miles 3 miles 4 miles
Clinical On-Site Staffing 
(Physicians/Mid-Levels)

Physicians
Mid-Levels with off-site Physician 

Oversight
Mid-Levels with off-site Physician 

Oversight
Physicians

COVID Testing Yes - Daily1 No Yes - Inconsistent Availability No

Medicaid/Medicare Insurance Accepted3 

(Yes/No)

    Keystone Yes Yes Yes Yes
    Aetna Better Health Yes No No No
    Health Partners Yes No No No
    United Healthcare Community Yes No No No
Adjacent Parking for Urgent Access Yes No Yes Yes Yes

Google Rating (out of 5.0) 4.9 (176 reviews)1 4.7 (119 reviews) 4.4 (198 reviews) 4.4 (470 reviews) 4.0 (46 reviews)

Facebook (out of 5.0) 5.0 (61 reviews)1 3.4 (46 reviews)2 3.4 (46 reviews)2 4.0 (52 reviews) Found No Active Page

1 Existing MHP-Owned AFC locations
2 Tower Health does not have individual location pages on Facebook. 
3 Insurance Coverage in 19428: 10% Medicaid, 18% Medicare, 70% Commercial, 2% Self-Pay (IBM Watson Truven Data)

Attempted to call during COVID-19 
pandemic but the location has not 

answered the phone; may be closed due 
to pandemic



   
 

APPLICATION OF MHP CONSHOHOCKEN LLC 

Property: 10 Ridge Pike, Conshohocken PA (Whitemarsh Shopping Center) 

Whitemarsh Township, Pennsylvania 

Whitemarsh Township Zoning Hearing Board 

Hearing Date: April 22, 2020 

 

EXHIBIT LIST 

 

Tab No. Exhibit Description 
1 Zoning Hearing Board Application dated February 25, 2020 
2 Site Plan of Property 
3 Tax Map 
4 Zoning Map 
5 Lease dated December 12, 2018 (Redacted)/ Letter of Authorization from 

Brixmor Property Group dated March 6, 2020 
6 Facility Floorplan 
7 Facility Renderings 
8 Whitemarsh Township Urgent Care Map 
9 Urgent Care Comparison Chart 
10 Prior Zoning Decisions Regarding Property 

 

 

FUSCALDO LAW GROUP LLC 
P.O. Box 147 
Valley Forge, PA 19481 
By:  Alfred R. Fuscaldo, Esquire 
Attorneys for MHP Conshohocken LLC 

 



 

 

 

 

 



Matthew Maiorino
Managing Member, MHP Conshohocken LLC
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EXHIBIT “A” 

 
 
American Family Care (AFC) is a network of physician practices that provides affordable, efficient 
and convenient healthcare to patients of all ages who require treatment for high-acuity, non-life-
threatening illness or injury, including ailments such as colds, coughs, sore throats, ear infections, 
pinkeye, flu or flu-like symptoms, sprains, strains, fractures and minor lacerations. AFC also 
provides workers compensation and occupational health services to area employers with an 
offering that includes pre-employment physicals, breath alcohol testing, DOT physicals and drug 
testing. 
 
AFC operates over 240 offices across the country. Each AFC office is open every day of the year 
– holidays and weekends included – from 8 am to 8 pm on weekdays and from 8 am to 5 pm on 
weekends. AFC accepts most major health insurances and neither appointments nor referrals are 
required. Every patient in an AFC practice is under the care of a board-certified Family Practice 
or Emergency Medicine physician and AFC’s costs are typically five times less than the cost of an 
Emergency Room visit. The wait time to see a clinical professional in AFC offices averages less 
than 15 minutes and AFC strives to have every patient discharged within one hour from the time 
that they register. Across AFC’s entire network of care, AFC averages 65 minute door-to-door 
service. AFC achieves this through a digital patient check-in system that is accessible to patients; 
in-clinic, online, and via mobile app. An AFC patient will never be “admitted” or stay overnight. 
 
AFC averages 3-4 patients per hour, and its clinics reach an average patient volume of 40 patients 
per day. As a result, AFC patients have a minimal parking impact. At 40 patients per day, AFC’s 
operational needs will dictate staffing of approximately five employees. Staff parking for this AFC 
will be located behind the building.  

 
After over 35 years of operation, AFC knows that its peak hours of operation will occur between 
8-10am (40%) and 4-6pm (30%). Based on AFC’s average patients per day, this equates to; 8-
10am – 16 patients per day, 4-6pm – 12 patients per day, Other – 12 patients per day. 
 
AFC is not an Emergency Room, a specialty clinic, or a surgical center. AFC is a physician practice 
that offers an affordable and efficient alternative to the Emergency Department with more 
convenient hours and services than many traditional primary care options.  
 
AFC physician offices maintain a digital X-Ray platform for basic imaging requirements and that 
are most commonly used to view possible sprains or fractures, but never for treatment of major 
trauma, compound fractures or any other life-threatening ailment that would be better treated in a 
hospital. AFC does not “set” or cast fractures, nor does AFC treat chronic illnesses presented by 
its patients, but rather AFC stabilizes its patients and refers such injuries or illnesses to the 
appropriate specialty practice physicians in the area or to a primary care physician, as required. 
AFC also maintains a small laboratory onsite to support basic phlebotomy and the various types 
of “rapid” testing that are commonly found in a physician’s office (i.e., strep, flu, mono, etc.). AFC 
does not use medical gases in its lab and the vast majority of the tests ordered by AFC physicians 
are sent out to a third-party laboratory for interpretation, the results of which are communicated 
back to the AFC clinical team over a secure electronic system and directly into AFC’s Electronic 
Medical Record platform.    
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AFC patients always arrive to the AFC practice under their own power, never by ambulance, and 
in the rare instance when a patient arrives with a condition that AFC physicians deem critical, AFC 
dials 911 immediately and the patient is cared for by an AFC physician until EMT’s arrive. With 
AFC’s "crash cart" and defibrillator on hand, AFC physicians have the training, experience and 
ability to follow emergency protocols to support any critical patient until help arrives by 
administering aspirin, epi, intubation, EKG, etc. 
 
AFC physicians order and administer basic medications (ibuprofen, Tylenol, etc.) and vaccinations 
required for school, work, travel or following injury (Varicella, Hepatitis, TDap, etc.), but do not 
dispense any medications, nor does AFC ever maintain narcotics or any kind of addictive, 
controlled substances on the premises.  

 
AFC prides itself on being good corporate citizens by sponsoring local not-for-profits and 
community events that promote the health and wellness of those who live, study and work in the 
area. 
 
The proposed AFC location is located within the approximately 8973sf retail space approved by 
Whitemarsh Township and shown on the recorded Site Plan prepared by Langan dated March 29, 
2019, last revised December 4, 2019, a copy of which Site Plan is submitted as part of this 
application. The proposed AFC location is an approximately 3400sf portion of that approved retail 
space and is highlighted in yellow on the Site Plan. 
 
A copy of the floorplan for this proposed AFC location is attached to this application as Exhibit 
“B”. 
 
Elevations of this proposed AFC location is attached to this application as Exhibit “C”. 
 
 
Photos of representative AFC locations are attached to this application as Exhibit “D”. 
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Exhibit “B” 
 

Floorplan 
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Exhibit “C” 

Elevations 
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Exhibit “D” 

 
Representative Photos 
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Exhibit “D” 

Representative AFC Urgent Care Photos 

Sample AFC Signage Sample AFC Waiting Room 

Sample AFC Signage 
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Sample AFC Examination Room 
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Sample AFC Examination Room 
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Urgent Care Comparison Chart

Company
American Family Care 
(or "AFC Urgent Care")

Tower Health Urgent Care Tower Health Urgent Care Concentra Occupational Health Express Care Roxborough

Description 242 locations in 26 States 20 locations in 2 States 20 locations in 2 States 520 locations in 44 States 1 location in 1 State

Location
10 E Ridge Ave, Conshohocken, PA 400 Fayette St, Conshohocken, PA

580 W Germantown Pike, Plymouth Meeting, 
PA

850 Germantown Pike, Plymouth Meeting, 
PA

701 Cathedral Road, Philadelphia, PA

Primary Line of Business Urgent Care Urgent Care Urgent Care Occupational Medicine Urgent Care
Whitemarsh Twp (Yes/No) Yes No No No No
Distance from AFC (Miles) N/A 2 miles 2 miles 3 miles 4 miles
Clinical On-Site Staffing 
(Physicians/Mid-Levels)

Physicians
Mid-Levels with off-site Physician 

Oversight
Mid-Levels with off-site Physician 

Oversight
Physicians

COVID Testing Yes - Daily1 No Yes - Inconsistent Availability No

Medicaid/Medicare Insurance Accepted3 

(Yes/No)

    Keystone Yes Yes Yes Yes
    Aetna Better Health Yes No No No
    Health Partners Yes No No No
    United Healthcare Community Yes No No No
Adjacent Parking for Urgent Access Yes No Yes Yes Yes

Google Rating (out of 5.0) 4.9 (176 reviews)1 4.7 (119 reviews) 4.4 (198 reviews) 4.4 (470 reviews) 4.0 (46 reviews)

Facebook (out of 5.0) 5.0 (61 reviews)1 3.4 (46 reviews)2 3.4 (46 reviews)2 4.0 (52 reviews) Found No Active Page

1 Existing MHP-Owned AFC locations
2 Tower Health does not have individual location pages on Facebook. 
3 Insurance Coverage in 19428: 10% Medicaid, 18% Medicare, 70% Commercial, 2% Self-Pay (IBM Watson Truven Data)

Attempted to call during COVID-19 
pandemic but the location has not 

answered the phone; may be closed due 
to pandemic



 

 

 

 

 



































































































 
 

ZHB APPEAL #2020-08 
SUMMARY 

 
 

APPLICANT:  MHP Conshohocken, LLC 

PROPERTY LOCATION: Parcel #65-00-09997-00-9 
 Block 001, Unit 001  
  10 Ridge Pike 
  Conshohocken, PA  19428 
 
ZONING DISTRICT:  CRH – Commercial Retail (High) District 
       

SUMMARY OF RELIEF REQUEST: 

The Applicant is requesting a Special Exception under Section 116-104.A.(6)(b) to permit an American 
Family Care (AFC) Urgent Care clinic in the new building, currently under construction at the Property.  
This section allows any use permitted in the Institutional Overlay District as a special exception in the CR-
H District.  A “clinic” is a permitted special exception use in the Institutional Overlay District (Section 116-
175.K.).  
 
 
PRIOR DECISIONS 
ZHB#2018-29 Variances / Parking 
ZHB#2016-16 Variances/Cellular Antennas 
ZHB#2010-20 Variance/Signage 
ZHB#2009-34 Variance/Addition 
ZHB#2006-58 Variance/Signage 
ZHB#2004-47 Variance/Outdoor Dining – Denied 
ZHB#2002-52 Variance/Outdoor Dining – Denied 
ZHB#1997-26 Variance/Signage 
ZHB#1997-07 Variance/Signage 
ZHB#1996-18 Variance/Signage 
ZHB#1994-18 Special Exception/Use 
ZHB#1994-03 Variance & Special Exception/New Building, Parking & Use 
ZHB#1975-23 Special Exception/Dumpsters 
ZHB#1974-14 Special Exception/Use – Denied 
ZHB#1962 Variance/Parking 
ZHB#1956 Variance/Signage - Denied 

 
Respectfully Submitted, 
 
 
 
Charles L. Guttenplan, AICP 
Director of Planning and Zoning/Zoning Officer 
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