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WHITEMARSH TOWNSHIP PLANNING COMMISSION
MEETING OF TUESDAY, NOVEMBER 10, 2020 6:00 PM
ZOOM MEETING PARTICIPATION INFORMATION

The Whitemarsh Township Planning Commission will hold its monthly meeting on Tuesday, November 10, 2020 at
6:00 p.m. In response to the COVID 19 health pandemic, and to promote social distancing, this meeting will be
conducted via ZOOM. Members of the Commission, staff and public will participate remotely. The public may join
this meeting 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 meeting:








Meeting Date: Tuesday, November 10, 2020
Meeting Time: 6:00 PM
Meeting URL: https://us02web.zoom.us/j/86764912048?pwd=UnhYSjgyT0l4Lys5Smpwa3crd0xYZz09
Meeting 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: 867 6491 2048
Meeting dial in number (no video): 1-646-558-8656
Meeting ID number (to be entered when prompted): 867 6491 2048
Meeting Password: 774952

Public comment may be submitted via email to the Township Director of Planning and Zoning, Charlie Guttenplan at
cguttenplan@whitemarshtwp.org no later than noon (12:00 PM) on November 9, 2020. Public comment will also be
accepted during the meeting; instructions will be provided at the start of the meeting. In both cases you will need to
provide your name and address for the record.
Persons with a disability who wish to participate in the meeting and require an auxiliary aid, service or other
accommodation to participate in the meeting should contact Whitemarsh Township at 484-594-2625.

“A GREAT PLACE TO LIVE AND WORK”

WHITEMARSH TOWNSHIP
PLANNING COMMISSION MEETING AGENDA
SELECTIVE COMPREHENSIVE PLAN UPDATE PUBLIC MEETING
November 10, 2020
6:00 PM
DUE TO THE COVID-19 PANDEMIC, THIS MEETING WILL BE CONDUCTED
VIA THE INTERNET USING ‘ZOOM’ TELECOMMUNICATION TECHNOLOGY
DAMBMAN ___ DORAN ___ GLANTZ PATCHEN ___ KOSTYK ___ QUITEL ___ SHAW-FINK ___ SHULA ___
MANUELE (BOS) ___ GUTTENPLAN ___ HEINRICH ___ SANDER ___

1. CALL TO ORDER
2. ANNOUNCEMENTS & CORRESPONDENCE



In accordance with PA Act 15, meeting via Zoom was advertised in the Times Herald on November 5, 2020.
The Planning Commission meetings scheduled for Tuesday, November 24, 2020 and Tuesday, December 22,
2020 are being cancelled.

3. APPROVAL OF MINUTES


October 27, 2020

4. ZONING HEARING BOARD APPEALS (None)
5. CONDITIONAL USE APPLICATIONS (None)
6. SUBDIVISION &/OR LAND DEVELOPMENT APPLICATIONS


Review SLD#06-18 14 E. Germantown, LLC/14 E. Germantown Pike
Sketch Plan; 14 Townhomes, 2 Single-family Homes



Review SLD#05-20 Emergency Care Research Institute (ECRI)/5200 Butler Pike
Land Development Waiver; Building Area Reduction, Parking Modifications

7. OLD BUSINESS
8. NEW BUSINESS
9. PLANNING COMMISSION MEMBER COMMENTS
10. PUBLIC COMMENT FOR NON-AGENDA ITEMS
11. ADJOURNMENT
TENTATIVE AGENDA NEXT MEETING
December 8, 2020 at 6:00 P.M.


Review CU#04-20 608 Germantown Pike Associates, LLC/608 & 606 Germantown Pike
Conditional Uses for Apartment and Medical Offices in VC-1 District



Review SLD#03-20 608 Germantown Pike Associates, LLC/608 Germantown Pike
Sketch Plan; 7 Unit Apartment Building; Medical Offices

PUBLIC PARTICIPATION INFORMATION
1.
2.

3.
4.

5.
6.

Public meetings of the Commission shall follow a prescribed agenda, which will be available to the general public
no later than the Friday preceding the meeting.
If members of the public wish the Commission to address a specific item at a public meeting, a written request to
the Staff Liaison shall be submitted at least one week before the meeting. The written request shall specify the
item or items the individual desires to be addressed.
The Commission may consider other matters for the agenda as they see fit.
The Commission will entertain Public Comment at the conclusion of the discussion of the item and prior to
specific action on the item during the meeting, at the discretion of the Chair. Individuals must advise the Chair of
their desire to offer such comment.
A Public Comment period will be provided at the conclusion of a meeting for input on any new subject.
The Commission Chair shall preside over Public Comments and may within their discretion:
a.
Recognize individuals wishing to offer comment.
b.
Require identification of such persons.
c.
Allocate total available Public Comment time among all individuals wishing to comment.
d.
Allocate up to a five (5) minute maximum for each individual to offer Public Comment at a meeting,
Township Staff shall time comments and shall announce, “one minute remaining” and “time expired”
to the Chair.
e.
Rule out of order scandalous, impertinent and redundant comment or any comment the discernible
purpose of which is to disrupt or prevent the conduct of the business of the meeting including the
questioning of, or polling of, or debating with, individual members of the Commission.

G:/PLANNING COMMISSION/Agenda/2020/10.27.2020.doc

MINUTES
PLANNING COMMISSION
ZOOM MEETING
OCTOBER 27, 2020
Attendees/Participants: Sherri Glantz Patchen, Patrick Doran, Bob Dambman, Aaron Kostyk, Elizabeth
Shaw Fink, Scott Quitel, Charlie Guttenplan, AICP, Director of Planning and Zoning, Krista Heinrich
(Township Engineer’s office), Vince Manuele (BOS Liaison), and Dave Sander, Esq. (Township Solicitor’s
office)
1. CALL TO ORDER: 6:00 PM by Chair Dambman
2. ANNOUNCEMENTS & CORRESPONDENCE
Announcements:




In accordance with PA Act 15, meeting via Zoom was advertised in the Times Herald on October
22, 2020.
The Board of Supervisors Public Hearing for the Selective Comprehensive Plan Update will take
place at their November 12, 2020 meeting.
The next scheduled Planning Commission meeting will be held on Tuesday, November 10, 2020;
we are anticipating cancelling the Tuesday, November 24, 2020 meeting in lieu of Thanksgiving.

3. APPROVAL OF MINUTES


On a motion by Mr. Doran seconded by Ms. Shaw-Fink, the Planning Commission moved to
approve the October 13, 2020 meeting minutes. Vote 6-0

4. ZONING HEARING BOARD APPEALS: None
5. CONDITIONAL USE APPLICATIONS:


Review CU#03-20 Laurel Holdings Group, LLC, 633 Germantown Pike, Lafayette Hill, PA
Conditional Uses for Apartment, Medical/Dental & Retail Use in VC-1 District
Attendees: Ed Hughes, Esquire, attorney for the applicants; Scott Mayer and Jon Mayer, owners
of the property/building
Mr. Guttenplan briefly introduced the application stating this is a conditional use for three different
conditional uses all of which are permitted in the VC-1 District. The building was constructed
anticipating that both floors would be leased to office users. However, given the current market,
tenants have not been found. The applicant is therefore requesting approval to convert the second
floor into four apartments of varying sizes and for the first floor to be devoted approximately half to
a medical/dental office and half to retail use. Each floor of the building is approximately 3200
square feet.
Mr. Hughes stated they have all the approvals necessary for the building, now they need to talk
about what the building will be used for. Mr. Scott Mayer stated originally when they started the
project it was pre Covid and they were very optimistic they would have a single user in the building.
He had many discussions with potential users but Covid crushed them. They feel that having the
flexibility to put apartments on the second floor and lease the first floor in halves would be the right
mix for a successful project. There is no plan to change the outside of the building or the parking.
All appearances from the outside of the building will stay the same. Parking is more than sufficient
for the requested uses. Mr. Mayer mentioned he has had as much demand from residential use
apartments as he had for office use.
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Planning Commission Comments
Mr. Dambman asked if there is a basement; in response there is a crawl space and the elevator
goes to the crawl space. He also asked if the retail use will be on the right or left side of the
building; in response probably the left, closest to the shopping center. Ms. Shaw-Fink asked how
the apartments be divided up square footage; in response unit #1 will be 818 sq.ft, unit #2 - 851
sq.ft, unit #3 - 463 sq.ft and unit #4 - 561 sq.ft. (dimensions on floor plan).
Motion
Mr. Kostyk moved to recommend to the BOS approval for the modified uses for the referenced
property for retail, medical/dental and residential on the second floor; seconded by Mr. Doran.
Vote 6-0
6. SUBDIVISION &/OR LAND DEVELOPMENT APPLICATIONS:


Review (continued) SLD #05-14; 901 Washington Partners, LP/901 Washington Street
Revised Preliminary Plan; 62 Townhomes
Attendees: Sarah Peck, developer/partner from Progressive New Homes and her associate Justin
Moodie, Jim Vesey, one of the owners of the property at 901 Washington Street Partners; his
partner Gary Toll; Jim Bannon, Civil Engineer from Nave Newell; and Alyson Fritzges, attorney for
the applicant
Ms. Peck stated they have redesigned the plan rather extensively to address concerns raised by
the Planning Commission throughout the course of their meetings and they are down to a final
grouping of waivers and in addition looking for an approval this evening. Her plan is to discuss the
remaining waivers and for the Commission to be able to vote on them in batches (Technical
Engineering Waivers, Shade Tree Commission Waivers & Planning Related Waivers).
Technical Engineering Waivers: Mr. Sander stated the Technical Engineering Waivers are all
technical with regards to what is required to be shown on the plan. The Planning Commission has
had time to review them prior to the meeting and did not have any specific questions or issues with
those waivers; they are all supported by the Engineer and the Planner.
Shade Tree Commission Waivers: Mr. Sander stated a revised landscape plan was submitted
around October 19, 2020 and the five waivers listed under this section were all recommended by
the Shade Tree Commission. The Planning Commission did not have any specific questions or
issues with those waivers.
Planning Related Waivers: Mr. Sander suggested looking at the three remaining waivers
separately and commenting on each.
The first waiver has to do with perpendicular parking not being permitted along public or private
streets; this was considered previously but no recommendation was made. Ms. Peck explained
the extent of this waiver. It relates primarily to all of the parking on Driveway ‘A’; the Planning
Commission wanted to see public parking for the trail provided at the lower section of Driveway ‘A’
and it also provides additional parking in various places throughout the development. Ms. Patchen
commented that if these spots were not included would they still have enough spots; in response,
yes, but they thought it would be more convenient for deliveries, guests and occasional visitors.
The next waiver has to do with 50’ buffer yard requirements between land developments; the
Planning Commission originally denied this waiver request, but it was revised to create a 50’ buffer
with continuous landscaping on the east side at David’s Bridal property. Mr. Sander stated he is
not sure if there is full agreement that what was provided on either side is actually 50’. Ms. Peck
explained there is 77’ shown of buffer between the property line and the face of the buildings on
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the west side and there is 50’ minimum on the east side; they have provided 50’ and provided the
nature of the screening that is prescribed in the ordinance. It all boils down to the interpretation or
language in the ordinance on whether vehicles are allowed within the buffer and they felt they met
the letter and spirit of the ordinance in terms of what the buffer is there for. Mr. Guttenplan’s
opinion is that based on how it’s been interpreted in the past and waivers that have been granted in
the past, this should be considered for a waiver by the Planning Commission, and he has no issues
with it. Ms. Heinreich agrees with Mr. Guttenplan; it is a waiver they typically see, the Boat Club
has 20’ buffers. Mr. Dambman is ok with it, there needs to be a road for fire department access. Is
there any consideration for a berm on the Boat Club side to deflect to water to the river; in
response Ms. Peck stated they would do everything in conjunction with FEMA’s approval and
would abide on what FEMA requires; they are showing a berm. Mr. Quitel stated with a site like
this, the more areas of vegetation the better, it is still a densely packed site with buildings; are we
as much vegetated width as we reasonably can. In response, Ms. Heinrich stated from an
engineering perspective, she has no issues; from a planning perspective, Mr. Guttenplan stated
that from looking at this plan you’re not seeing a lot of vegetation because a lot already exists (and
isn’t shown here) and given the goals of the property and all the Planning Commission has asked
for and the changes made, he thinks these buffers are adequate. Mr. Kostyk asked in regards to
the Boat Club was the waiver for the buffer granted as part of the Land Development that they
didn’t follow through on or is that an existing waiver that they have for the property; in response
they didn’t ever do the land development due to financing. Mr. Manuel asked how wide is the
landscaped portion of the buffer on both sides of the property; in response it is about 14’ worth of
trees on the west side and about the same maybe a little larger on the east side. Down by the open
space they are trying to keep it open and greener for the residents to use. Mr. Quitel believes it
should be 50’ wide of vegetation; buffers with drive-through capability don’t strike him as a true
buffer. Mr. Sander stated a buffer is provided as a visual and noise screen and a separation
between two land developments
The last waiver is for public perpendicular riverfront access points no more than 500’ apart; this is a
new waiver request required by the Township Engineer review letter from 9/16/2020. The applicant
is asking to have one access to the riverfront (on the west side of the property) since they are not
able to provide perpendicular access of 500’ apart; also the material used is not the red shale
macadam per the code, also requiring a waiver.
Motion:
Mr. Doran made a motion to approve the proposed waivers and set aside the issue of the 50’ buffer
for separate action tonight, immediately after this motion should it pass; seconded by Mr. Kostyk.
Vote (taken after all comments): 6-0
Public Comment:
Steve Kaufman, Harts Ridge Road, wanted clarification that the fee in lieu issue was not part of this
motion (that is correct)
Sydelle Zove, Harts Ridge Road, had a question about the perpendicular access from Washington
Street to the riverfront; what is the length of the property along the riverfront (600+ ft.); so if that is
correct then the code would require 2 access points (Ms. Heinrich stated not necessarily if they put
one right in the middle of the site they would not have any distance greater than 500 ft.); but given
the existing location, the code would require a second perpendicular access (that is the waiver they
are requesting).
Linda Doll, Fairway Road, wanted to thank Mr. Quitel for continuing to mention using mature
plants. She wants to stop hearing “they did it before, so we should do it again”; they are some
questionable things here and it doesn’t necessarily mean they have to approve it. It is very
frustrating to the public to keep hearing that.
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Motion:
Mr. Doran made a motion to approve the waiver request for the 50 ft. buffer yard requirement as
proposed; seconded by Mr. Kostyk. Vote (taken after all comments) 3-3 (Motion Fails)
Public Comment:
Steve Kaufman, Harts Ridge Road, feels the development is too dense particularly if the 50 ft.
buffer is not enforced; and the real problem with this development is it that is still crowds the
riverfront too much and he would suggest the Planning Commission send this back to the drawing
board and do that by recommending to the Supervisors that there be a dedication of land or an
easement imposed and the rejection of the buffer request.
Sydelle Zove, Harts Ridge Road, stated it is her understanding the reason applicants are
requesting waivers of the buffer width is so they can do something other than landscaping with that
50 ft. requirement; so what we have is an applicant asking for a reduction in the width of the buffer
from 50 ft. to 14 ft. which she thinks is extraordinarily low. She agrees with Mr. Quitel’s comments
that 14 ft. is inadequate and as regards the required roadway that the applicant committed to
providing access for emergency services to get to the river, this could be moved. The 50 ft. buffer
could be all landscape if the roadway were to move to the east which would require a less dense
development, and that would be better all around.
Planning Commission Comment
Mr. Quitel stated that in light of the document that everyone got excited about with the new outlook
with the Comprehensive Plan, the willingness to go from 50 ft. to 14 ft. just shocks him that they
would rush to approve that waiver. Mr. Doran doesn’t feel it is inconsistent; he doesn’t think the
language of the ordinance or the definition of buffer is where we can hang our hats. The ordinance
doesn’t require 50 straight feet of vegetated area. Ms. Peck added that they have another 20 ft. or
so of landscaped front yards for those homes that can be added to the 14 ft. so it is really about 33
ft. in total it is just broken up by a drive aisle.
Ms. Fritzges stated they don’t agree that they need the waiver, they are doing it because the
Township asked them to. Number one, it strictly speaks to visual impact, number two there is no
definition of buffer that says you can’t put a drive aisle through that vegetation; there are plantings
straight up and down both the east and the west and they really did work to meet the intent of the
ordinance of that section. Mr. Vesey also stated the road gives you access to the emergency boat
ramp which was asked for by the Township and the road also gives the public access to the trail
which everybody is pretty happy about.
Motion
Mr. Doran made a motion to recommend approval of the overall plan with the exception of the 50ft.
buffer which has not been approved; seconded by Ms. Shaw-Fink. Vote (taken after all
comments): 5-1


Review SLD#07-18 Whitemarsh Hotel Associates, LP/432 Pennsylvania Avenue
Minor Land Development Plan; Starbucks Drive-thru Restaurant
Attendees: Amee Farrell, Esquire, attorney for the applicant; Charlie Houder, Developer/Applicant;
and Michael Bowker, Applicant’s Engineer.
Mr. Guttenplan briefly introduced the application. This is a Minor Land Development Plan for the
addition of a Starbucks Drive-thru Restaurant. The Planning Commission last saw this as a Zoning
Hearing Board application on May 26, 2020; approval for the relief necessary was granted. The
Planning Commission previously reviewed and approved larger restaurants for the site but not this
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particular one other than making recommendations in favor of the variances for the Zoning Hearing
Board which they followed through on and now they are here to get minor land development
approval.
Ms. Farrell gave a brief history of the property stating the Planning Commission has seen various
iterations of this land development previously. The applicant is proposing a freestanding 2600square foot drive-thru restaurant (Starbucks) with outdoor seating adjacent to the Holiday Inn on
Pennsylvania Avenue. They are in now for a minor land development, this is minor in the sense
that this plan on a much larger scale with a much more dense development was originally
approved back in 2014 and all of the stormwater improvements, the traffic improvements, the vast
majority of landscaping and buffering improvements, were all done as part of that 2014 approval
when the hotel was renovated. This is almost an amendment to that approval to reflect the
elimination of the 8,000 square foot restaurant in favor of the 2,600 square foot Starbucks. They
have review letters from Township staff; there’s a list of waivers and general comments, they are
‘will comply’ as to the vast majority of those comments with a couple that they would like feedback
on from the Planning Commission.
Mr. Guttenplan wanted to add that the one major difference to recall between the 8,000 and the
6,000+ square foot restaurant is those did not have drive-thru’s, however, drive-thru’s are not
restricted in this district so that was nothing they had to get approval for from the Zoning Hearing
Board. The Special Exception they received was to have the restaurant in that district and they
had to get a variance for outdoor dining.
The requested waivers are consistent with relief previously granted in association with earlier
restaurant pad applications.
Planning Commission Comments:
Mr. Dambman asked if the applicant had any comments regarding the MCPC review letter pg. 2 comment on the integration with the hotel complex statement; the site needs greater integration
with the existing hotel complex, the appearance is as though each is independent of each other
when in fact they should be knitted together as a unit. In response to that, they added a crosswalk
adjacent to the hotel porte-cochere and signage was added near the drive-thru for pedestrian
crossing.
Motions:
Ms. Patchen moved to recommend approval of the requested waivers; seconded by Mr. Kostyk.
Vote 6-0
Ms. Farrell wanted to bring to the attention of the Planning Commission that an additional waiver
may be needed for Section 105-40(A) – required off street loading facilities. The ordinance requires
50’ of length, the plan shows 40’ of length which they feel is sufficient for the size of the delivery
trucks. They can meet the required 50’ in length if they cut into the landscape area but would like
to leave as is.
Mr. Quitel moved to recommend approval of an additional waiver to allow a 40’ off street loading
zone where a 50’ one is required; seconded by Ms. Patchen. Vote 6-0
Ms. Patchen moved to recommend approval of the preliminary/final minor Land Development plan;
seconded by Ms. Shaw-Fink. Vote 6-0


Review SLD#04-20 Academy in Manayunk (AIM)/1200 River Road
Land Development Waiver; Bike Repair Shop
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Attendees: Jim Bannon, Civil Engineer from Nave Newell; Pat Roberts, Executive Director/Cofounder of AIM; Jennifer Crawford and Darrin Jellison, Architects from Blackney Hayes Architects;
and Mindi Maslin and Sid Ozer, Samuel Ozer’s parents
Ms. Roberts introduced the concept of what they are proposing. The shop will be known as ‘Sam’s
Place’ and it is proposed as a memorial to a recent 2020 graduate who was a bicycle enthusiast
who died in an unfortunate bike accident last Father’s Day. Sam’s Place will be a hub where
students, especially those with learning differences, will develop a passion for cycling and equip
themselves with the attitudes and skills needed to go forth into the world.
Mr. Bannon briefly gave the general concept of what they are proposing. The work area will be in
the southern corner; the building (640 square feet; shipping container construction) will take the
place of several parking spaces and with a few spaces removed for a flower bed; the site’s total
impervious coverage will be very slightly reduced. Parking will remain compliant; there is an
agreement with SEPTA that 20 of the parking spaces that AIM current leases to them, will be
returned to AIM.
Planning Commission Comments:
Mr. Dambman and several members commented this is a very admirable project to honor Sam and
hopes this brings healing to Sam’s parents. Mr. Dambman wanted to know if there is a risk for
flooding in those parking spots; in response, they are outside the 100 year floodplain. Mr. Doran
believes that area is at a higher elevation; Mr. Bannon confirmed. Ms. Patchen wanted to know in
the long term, Septa isn’t going to need those 20 spaces; in response, AIM discussed with Septa
and they are happy to get a reprieve on those 20 spaces, since they are not being used. These
spaces are the furthest from the train station, they are the least desirable.
Motion:
Ms. Patchen moved to recommend to the Board of Supervisors to waive Land Development;
seconded by Mr. Quitel. Vote 6-0
7. OLD BUSINESS: None
8. NEW BUSINESS: None
9. PLANNING COMMISSION MEMBERS COMMENTS: None
10. PUBLIC COMMENT FOR NON AGENDA ITEMS: None
11. ADJOURNMENT


On a motion by Mr. Doran seconded by Ms. Patchen, the meeting was adjourned at 8:28 PM.

Respectfully submitted,
_________________________________________________
Charles L. Guttenplan, AICP, Director of Planning & Zoning
The Planning Commission is appointed as an advisory group to the Board of Supervisors and the Zoning Hearing Board with
respect to comprehensive land use planning, existing land use, and various land use and zoning applications in Whitemarsh
Township. No formal decisions are rendered by the Planning Commission. Formal decisions are rendered by the Board of
Supervisors or Zoning Hearing Board, as prescribed by law, based on the type of application.

G:PLANNING COMMISSION/PC Minutes/2020/10.27.2020
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November 5, 2020
File No. 20-10008
Mr. Richard L. Mellor, Jr., Township Manager
Whitemarsh Township Municipal Building
616 Germantown Pike
Lafayette Hill, PA 19444

Reference:

Sketch Plan Review
14 East Germantown Pike
Whitemarsh Township, Montgomery County, Pennsylvania
SLD #06-18

Dear Mr. Mellor:
As requested, we have reviewed plans for the above referenced Sketch Plan, prepared by Woodrow &
Associates, Inc., dated July 29, 2020, and last revised August, 20, 2020. The following comments are
offered for your consideration:

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE
Section

Description

1.

105-20(A)(11) The plans must be revised to show rights-of-way of all proposed streets on
the site.

2.

105-20(A)(12) The plans must be revised to show all sewer lines, storm drains, culverts,
bridges, utility easements, railroads, and other significant man-made features
within 500 feet of and within the site.

3.

105-20(A)(21) The plans must be revised to show all topographic, physical, and cultural
features including but not limited to fields, pastures, meadows, woodland,
trees with a dbh of six inches or more, hedgerows and other significant
vegetation, steep slopes, rock outcrops, soil types, ponds, ditches, drains,
storage tanks, streams within 200 feet of the tract, and existing rights-of-way
and easements, and historical and cultural features such as all structures,
foundations, walls, wells, trails, and abandoned roads.

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606
Gilmore & Associates, Inc.
Building on a Foundation of Excellence
www.gilmore-assoc.com

Mr. Richard L. Mellor, Jr.
S/LD# 06-18 (G&A # 2020-10008)

Section
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Description

4.

105-20(A)(22) The applicant shall submit a general description of the proposed method of
water supply and sewage disposal.

5.

105-20(B)

6.

105-21.1(K)(2) Within the South Transportation Service area an impact fee in the amount of
Two Thousand Five Hundred and Twenty-Nine Dollars ($2,529.00) per
anticipated peak hour trip must be provided by the applicant. The plans must
be revised to clearly indicate the proposed use of the existing buildings to
remain, in order to facilitate evaluation of trips generated.

7.

105-26(E)

Land subject to subsidence and land deemed to be topographically
unsuitable, may not be platted for residential use or for such other uses as
may increase danger to health, life or property until all such hazards have
been eliminated or unless adequate safeguards against such hazards are
provided. The applicant shall submit a geotechnical report prepared by a
Registered Professional Engineer experienced in geotechnical engineering
that includes a statement regarding the suitability of the site for development.

8.

105-28(C)

To the maximum extent practicable, the proposed streets, sidewalks,
driveways and other site improvements should be aligned with the existing
internal lot line to remain, in order to avoid unnecessary encroachments
and/or easements.

9.

105-28(I)

This section of the ordinance requires the applicant to obtain a Highway
Occupancy Permit from the Pennsylvania Department of Transportation for
the proposed work within the right of way of Germantown Pike (SR 3053).
The Highway Occupancy Permit Application Plans must be submitted to the
Township for review prior to submission to PennDOT. In addition, the
Township Engineer should be notified of all meetings with PennDOT and
must be copied on all correspondence. The plans must also be revised to
indicate the source or plan reference used to determine the Right-of-way
width for Germantown Pike (SR 3053).

The plans must be revised to show natural features on the subject property
including but not limited to forest areas and wetlands.

10. 105-28(K)

The plans must be revised to include a note which states that structures,
including but not limited to mailboxes, fences and poles, shall not be erected
within street rights-of-way.

11. 105-29(C)(6)

New development streets shall be classified on the basis of a traffic impact
study and/or classification approved by the Board of Supervisors.

Mr. Richard L. Mellor, Jr.
S/LD# 06-18 (G&A # 2020-10008)

Section

12. 105-30
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Description

The following chart indicates the required dimensional standards for the
various classifications of streets as defined by Section 105-5 and 105-29(C):
Street Name

Classification

Required
Ultimate
R.O.W.
*

Required
Cartway
Width
*

Curbs

Sidewalks

Tree
Zone

Germantown
Arterials
Required
Required
Required
Pike
Proposed
Local Streets
56 feet
36 feet
Required
Required
Required
Unnamed Street
Courts
50 feet
30 feet**
Required
Required
Required
*As recommended by PennDOT
**Parking limitations, restricting parking on one side, shall be required for all cartways less than 36
feet, and no parking shall be permitted on all cartways of less than 30 feet.

The plans must be revised in order to demonstrate compliance with the
requirements of this section of the ordinance.
13. 105-30

The plans must be revised to show proposed sidewalks along Units 13, 14
and 15 and to provide a crosswalk and curb ramps accordingly at the internal
intersection.

14. 105-30,
105-73

The plans must be revised to show the proposed sidewalk along Germantown
Pike continuing along the entire frontage, terminating at the property line
shared with the post office.

15. 105-32(B),
105-32(C)

The applicant is advised that any private streets shall have a right-of-way
width, horizontal and vertical alignment and pavement structure requirements
consistent with the requirements for public streets.

16. 105-32(D)

The private street shall be owned and maintained by all abutting property
owners. A homeowner's association or other legal entity approved by the
Board of Supervisors shall be formed in order to properly administer such
maintenance responsibilities.

17. 105-33

Whenever local street lines are deflected in excess of 5⁰, connection shall be
made by horizontal curves. For local streets and courts, the minimum centerline radii for horizontal curves is 150 feet. The plans must be revised in order
to demonstrate compliance with the requirements of this section of the
ordinance.

18. 105-34

Proposed street grades must be shown in order to demonstrate compliance
with the requirements of this section of the ordinance.

19. 105-35(C)

In all districts, no structure, fence, planting or other structure shall be
maintained between a plane two feet above the curb level and a plane seven
feet above curb level so as to interfere with traffic visibility across the corner
with that part of the required front yard which is within the clear sight triangle.
The clear sight triangle is currently shown intersecting with the proposed street
centerline, and must be revised to intersect with the proposed street line.
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20. 105-35(E)

Streets entering opposite sides of another street shall be laid out directly
opposite one another or with a minimum offset of 200 feet between their
centerlines. The plans must be revised to dimension the proposed offset
between the proposed driveway/street and Marple Lane.

21. 105-36(C)

The plans must be revised in order to demonstrate compliance with the
requirements of this section of the ordinance which states that private
driveways, where provided, shall be located not less than 40 feet from the
intersection.

22. 105-36(D)

Proposed driveway grades must be shown in order to demonstrate
compliance with the requirements of this section of the ordinance.

23. 105-36(E)

In general, no private driveway shall take access to an arterial or major
collector street. Driveways shall be located and designed as to provide a
reasonable sight distance at street intersections.

24. 105-37

The plans must be revised to demonstrate compliance with the sight distance
requirements of this section of the ordinance and/or the required sight
distances contained in the most current revision of Pennsylvania Code Title
67 Chapter 441, whichever is more restrictive.
The following table indicates the minimum sight distance required for the
three forms of sight distance on the various street types:
Sight Distance

Stopping
Passing
Intersections

Street Classification
Major
Minor
Court or Local
Collector
Collector
(feet)
(feet)
(feet)
350
275
275
200
To be determined by Township Engineer, in accordance
with accepted engineering standards
750
600
550
400
Arterial
(feet)

25. 105-38(C)

This section of the ordinance requires curves/turns in entrance and exit drives
and all internal parking lot aisles necessary for providing access for fire
protection equipment to have a minimum inside turning radius of 25 feet and a
minimum outside turning radius of 50 feet. The applicant shall submit plans
using truck turning templates showing the required turning radii are provided
for access to each building. The minimum corner radii for access to
Germantown Pike should be 25 feet.

26. 105-38(F)

Angle or perpendicular parking shall not be permitted along public or private
streets. The plans must be revised or a waiver must be obtained to permit at
least 22 parking spaces to be located along the proposed streets.
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27. 105-38(H)

Except at entrance and exit drives, all parking areas shall be set back from
the right-of-way line and all property lines at least 15 feet, or as required by
the applicable sections of the Zoning Ordinance, the greater provision to
prevail. The distance between this required setback and the cartway shall be
maintained as a planting strip or planting strip and sidewalk. The plans
appear to show at least 16 proposed parking spaces as being located within
the required setback, which must be revised or a waiver must be obtained.

28. 105-38(K)

This section of the ordinance requires that parking lots with less than 30
spaces not have a grade exceeding 5%. Proposed parking area grades must
be provided to demonstrate compliance with the requirements of this section
of the ordinance.

29. 105-38(P)

Tire bumpers or curbing must be provided so as to prevent vehicle overhang
on any sidewalk or lawn area.

30. 105-38(Q)

No less than a five-foot radius of curvature shall be permitted for all curblines
in parking areas. The plans must be revised to demonstrate compliance with
the requirements of this section of the ordinance.

31. 105-38(U)

All common parking areas shall be adequately lighted during after-dark
operating hours and all lights shall be located on raised parking islands, not
on the parking surface. A Lighting Plan which indicates an adequate level of
illumination in all parking areas must be submitted to the Township.

32. 105-38(V)

All artificial lighting used to illuminate any parking space or spaces shall be so
arranged that no direct rays from such lighting shall fall upon any neighboring
property or streets, nor shall any high brightness surface of the luminaries be
visible from neighboring residential property or from a public street. The
required Lighting Plan must also demonstrate compliance with the
requirements of this section of the ordinance.

33. 105-38(W)

Where semi attached, attached or multiple dwellings are proposed and where
private garages or driveways are proposed to meet the off-street parking
requirements, additional overflow off-street parking shall be provided in
accordance with the following:
Access Drive or Cartway
Width (feet)
36 or greater
Less than 36

34. 105-39(A)

Overflow Spaces Required
1 for each 4 dwelling units
4 for each 4 dwelling units

This section of the ordinance requires that all parking areas shall have at least
one tree of three inches minimum caliper for every two parking spaces
provided. Calculations that demonstrate compliance with the shade tree
requirements contained in this section of the ordinance must be added to the
plans. The plans must be revised to indicate the caliper of all proposed trees.
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35. 105-41(A)

No subdivision or land development plan shall be approved unless there has
been a stormwater management plan approved by the Township Engineer
consistent with the requirements of Chapter 58 of the Whitemarsh Township
Code, entitled ‘Grading, Erosion Control, Stormwater Management and Best
Management Practices’.

36. 105-42(A)

No subdivision or land development plan shall be approved unless there has
been an erosion and sedimentation control plan approved by the Township
Engineer consistent with the requirements of Chapter 58 of the Whitemarsh
Township Code, entitled ‘Grading, Erosion Control, Stormwater Management
and Best Management Practices’.

37. 105-44(B)

Residential lots shall front on an existing or proposed street. The plans must
be revised in order to demonstrate compliance with the requirements of this
section of the ordinance.

38. 105-45

The plans must be revised to show all existing and proposed easements, in
accordance with this section of the ordinance.

39. 105-47(B)

The minimum width of all sidewalks and pedestrian paths shall be five feet; in
areas of higher pedestrian density, the minimum width of all sidewalks and
pedestrian paths shall be eight feet.

40. 105-47(C)

The plans must be revised to show all sidewalks and public paths as being
located within a public right-of-way, a public easement or a common open
space area.

41. 105-47(D)

Curb cuts shall be provided at all street crossings. The plans must be revised
to clearly indicate that curb cuts and ADA accessible ramps are provided at all
access drives.

42. 105-47(J)

Sidewalks adjacent to angle parking areas shall be set back a minimum of
five feet to prevent car overhang from restricting pedestrian movement along
the sidewalk.

43. 105-48

This section of the ordinance requires the installation of street trees along all
streets where suitable trees do not exist. Large street trees shall be planted
at intervals of not more than 45 feet, and/or small street trees at intervals of
not more than 30 feet along both sides of new streets and along one or both
sides of any existing street within the proposed land development. The
minimum trunk diameter for street trees, measured at a height of six inches
above the finished grade level, shall be 3 inches. The species of proposed
street trees shall be subject to the prior review and approval of the Shade
Tree Commission. The plans must be revised in order to demonstrate
compliance with the requirements of this section of the ordinance.
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44. 105-50(C)(1)

The plans must be revised to provide sidewalk access to Existing Building E
(HOA Use) from the internal site, in order to provide for convenient access to
the residents.

45. 105-50(C)(1)

The plans should be revised to provide sidewalk access to the adjacent post
office from the (2) 5-space parking areas, in order to provide for convenient
access to the residents. Coordinate with Post Office ending the sidewalk with
an ADA compliant curb ramp at the Post Office driveway.

46. 105-50(C)(2)

Access and circulation for fire-fighting and other emergency equipment,
moving vans, fuel trucks, garbage collection, deliveries and snow removal
shall be planned for efficient operation and convenience. The applicant must
submit plans using truck turning templates showing that the required turning
radii are provided for access to each building.

47. 105-50(C)(4)

An access easement having a minimum width of three feet shall be provided
on each attached dwelling lot along all rear property lines. In instances where
the side lot line does not pass through common wall, an easement having a
minimum width of three feet shall also be provided on each such side lot line.
Said easements shall remain unobstructed for the use of residents and
emergency personnel.

48. 105-50(D)

Proposed grading must be shown and shall be designed for buildings, lawns,
paved areas, and other facilities to assure adequate surface drainage, safe
and convenient access to and around the buildings, screening of parking and
other service areas and conservation of desirable existing vegetation and
natural ground forms.

49. 105-50(F),
The plans must be revised to indicate whether garbage collection is to be
105-51(H),
provided for individual lots, or whether communal outdoor collection stations
105-56.1(B)(3) will be provided.
50. 105-52

Buffer yards are required between land development and along existing
streets to soften visual impact, to screen glare, and to create a visual barrier
between conflicting land uses. The plans must be revised to provide a table
detailing the buffer yard requirements, in accordance with Section 105-52(B)
as well as the actual buffer provided. All landscaping plans are subject to
review and approval of the Shade Tree Commission.

51. 105-52(B)(2)

This section of the ordinance requires that all buffers shall have a minimum
width of 50 feet. The Board of Supervisors may permit an alternative planting
option which shall have a screening capability equal to or greater than any of
the available options. The applicant should provide evidence in sufficient
detail to the Board of Supervisors in order to demonstrate that sufficient
screening will be provided.
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52. 105-53(D)

This section of the ordinance requires the dedication of land in the amount of
10% of the total Site Area for Park and/or Recreational use. The applicant
has the option of offering a fee in lieu of dedicating actual land area and can
also provide a combination of a fee in lieu and dedication of land. All offers of
land and/or fees in lieu of dedication must meet the requirements of this
section of the ordinance

53. 105-56

The plans must be revised to include signage to prohibit parking on both sides
of cartways having a width of less than 30 feet.

54. 105-56.1(C)

All land developments shall provide for future access to adjacent properties
within the VC zoning district. Applicants shall seek agreements for shared
vehicular access as the preferred means of reducing the total number of curb
cuts within the district, as well as for traffic safety and congestion reasons.
The plans must be revised to demonstrate compliance with the requirements
of this section of the ordinance.

55. 105-56.1(D)
(1)(c)

This section of the ordinance states that the applicant shall utilize parking
space stalls that are nine feet by 18 feet for shared parking spaces.

56. 105-56.1(E)(2) If surface parking is visible from the street frontage, then a fence, wall, or
plantings shall be provided to maintain the street edge and buffer views of the
parked cars. Parking areas shall be buffered from any adjacent accessway
by street trees and by a four-foot-wide landscaped area with a continuous row
of two- to three-foot high shrubs, fence or seating wall. The plans must be
revised to demonstrate compliance with the requirements of this section of the
ordinance.
57

105-56.1(G)

Sidewalks shall be provided along all street lines and primary accessways
and shall be six feet in width and of material compatible with the surrounding
area. Materials other than concrete are encouraged (i.e., unit pavers, etc.),
provided all such materials are ADA compliant. All driveways shall have
concrete aprons to continue the sidewalks across the driveway or
nondedicated street onto a property.

58. 105-56.1(H)

Crosswalks shall be provided at driveways and shall be designed with curb
bump outs to facilitate nonvehicular movement. Crosswalks shall be
differentiated to stand out from the vehicular cartway at all intersections by
using a variety of materials, including stamped concrete, brick or Belgian
block, colored asphalt or similar. The Board of Supervisors shall approve the
materials and design of all crosswalks.

59. 105-56.1(I)

The plans must be revised to provide street lighting poles and fixtures as
approved by the Board of Supervisors.
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60. 105-56.1(J)

The plans must be revised to provide landscaping and buffering details in
accordance with the requirements of this section of the ordinance.

61. 105-69(C)

Along the existing street on which a subdivision or land development abuts,
improvements shall be made to the street. The improvements to the
boundary street shall be determined by the width of the required cartway and
built to the specifications established by the Township.

62. 105-70

This section of the ordinance requires the provision of street signs at every
street intersection, meeting Township approval, having thereon the names of
the intersecting streets.

63. 105-71

This section of the ordinance requires that, when appropriate, the developer
shall install or cause to be installed at the developer’s expense metal or
fiberglass pole streetlights serviced by underground conduit. The Board of
Supervisors should consider requiring the installation of streetlights along the
property frontages.

64. 105-72(A)

Monuments must be provided at all property line corners. Monuments shall
be placed at each change in direction of a boundary along the street line; two
to be placed at each street intersection and one on each side of any street at
angle points and at the beginning and end of curves.

65. 105-75(A)

The developer shall construct stormwater drainage facilities, including curbs,
catch basins, inlets, storm sewers, culverts, road swales, open channels and
other structures in order to prevent erosion, flooding and other hazards to life
and property consistent with the requirements of Chapter 58 of the
Whitemarsh Township Code, entitled ‘Grading, Erosion Control, Stormwater
Management and Best Management Practices’.

66. 105-76(B)

Water mains shall be designed with adequate capacity and appropriately
spaced fire hydrants for fire-fighting purposes pursuant to the specifications of
the Middle Department Association of Fire Underwriters Review, and approval
by the Township Engineer and the Township Fire Marshal is required in order
to ensure that adequate fire protection is provided. The applicant must obtain
a letter of approval from the Township Fire Marshal.

67. 105-78

Sanitary sewers shall be installed and connected to an appropriate public
sewer system where practical. The applicant shall submit a letter from the
appropriate municipal authority indicating the availability of public sanitary
sewer facilities.
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68. 105-81

All electric, telephone and communication service facilities, both main and
service lines, shall be provided by underground cables, installed in
accordance with the prevailing standards and practices of the utility and other
companies providing such service. Final plans shall show locations of all
utilities and shall be coordinated with landscaping.

69. 105-83

No removal of a tree shall be permitted unless the applicant obtains a
recommendation from the Shade Tree Commission based on a tree survey
and removal plan submitted in accordance with Chapter 55 of the Whitemarsh
Township Code.

70. 105-89

The developer shall enter into a written agreement with the Township in the
manner and form approved by the Solicitor wherein the developer shall agree,
to construct or cause to be constructed at his own expense all proposed
improvements shown on the approved land development plan, all in strict
accordance with the standards and specifications of the Township and within
the time specified in said agreement, and to deposit with the Township
financial security in an amount sufficient to cover the cost of all subdivision or
land development improvements, including both public and private
improvements.

CHAPTER 55 - TREE PROTECTION STANDARDS
Section

Description

71. 55-4(A)

A tree survey plan prepared in accordance with the requirements contained in
this section of the ordinance must be submitted to the Township.

72. 55-4(B)(1)

The plans must be revised to include provisions for tree protection to preserve
healthy trees and shrubs on site in accordance with this section of the
ordinance. A note must be added to the plans requiring protective fencing to
be placed around trees on the property prior to construction. Protective
fencing must be shown on the plans in the areas where it will be required, and
a tree protection fence detail must be provided. Street trees and other
required plant material shall not be planted until the finished grading of the
land development has been completed.

73. 55-4(B)(2)

A note must be added to the plans requiring a pre-construction conference
with the Township Shade Tree Commission prior to the start of construction.

74. 55-4(B)(6)(a)

This section of the ordinance requires that every tree determined to be living and
healthy, with a DBH of 6 inches or greater and which is designated to be
removed or which is destroyed, shall be replaced with one or more new shade
trees of a type approved by the Township with a trunk diameter of not less than 3
inches in caliper. The total caliper of replacement trees, measured at 6 inches
above the ground line, shall equal or exceed the DBH of the tree removed.
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Replacement trees shall be planted in addition to the trees required by
planting requirements otherwise set forth in the Subdivision and Land
Development Code.

GRADING, EROSION CONTROL, STORMWATER MANAGEMENT AND BEST
MANAGEMENT PRACTICES ORDINANCE:
The plans will be reviewed for grading, erosion & sedimentation control, stormwater management
and best management practices following the submission of an Erosion and Sediment Control
Plan, and Stormwater Management Calculations. Please note that we have incorporated selected
applicable comments related to the requirements of Chapter 58 and Resolution 2004-8 of the
Whitemarsh Township Code into this review to provide to the applicant.
Section

Description

76. 58-4(B)(2)(f)

The type, depth and aerial extent of predominant soils on the property must
be added to the plans.

77. 58-4(B)(2)(k)

The plans must be revised to show existing contours and proposed finished
grades.

78. 58-4(B)(2)(l)

The plans must be revised to include a delineation of the limits of disturbance,
along with a statement, in square feet, of the total site area and the disturbed
area.

79. 58-4(B)(2)(o)

The plans must be revised to show the size, location and construction details
of all existing and proposed impervious ground cover.

80. 58-4(B)(2)(p)

The plans must be revised to show the size, location and construction details
of all existing and proposed storm drainage facilities.

81. 58-4(B)(2)(p)

The plans must be revised to indicate the stormwater collection / conveyance
system to which the proposed basin would discharge to. The condition of any
such stormwater collection / conveyance system would need to be
investigated and/or televised in order to ensure its capability to accept
additional flow.

82. 58-4(B)(2)(q)

The plans must be revised to include an estimated development schedule and
construction sequence for the site.

83. 58-4(B)(3)

The applicant must submit plans and written procedures for minimizing
erosion and sedimentation.

84. 58-4(D)(1)

Since the limit of disturbance appears to be greater than one acre, the applicant
will be required to obtain a National Pollutant Discharge Elimination System
(NPDES) permit from the Pennsylvania Department of Environmental Protection.
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Section

Description

85. I(A)(1)

No changes shall be made in the contour of the land and no grading,
excavation, removal nor destruction of the topsoil, trees or other vegetative
cover shall be commenced, until such time that a plan for minimizing erosion
and sedimentation has been reviewed by the Township Engineer.

86. I(B)(4)(g)

This section of the ordinance requires provisions to be made to effectively
accommodate the increased runoff caused by changes in soil and surface
conditions during and after development of the site.

87. I(B)(4)(k)

Edges of slopes shall be a minimum of five feet from property lines or right-ofway lines.

88. II(A)(8)

If in the course of reviewing the stormwater management plan, the Township
Engineer determines that off-site improvements are necessary to satisfactorily
control the stormwater from the site, the applicant shall be responsible for
such off-site improvements.

89. II(B)(8)

The applicant must submit a stormwater management report which includes
design computations for all stormwater BMPs.

90. II(C)(1)

All earth disturbance activities shall limit the rate of stormwater runoff so that
no greater runoff is permitted from any point on the site than that of the site at
its maximum development potential in its natural condition of the same
frequency storm, except where deemed necessary by the Township Engineer.
Where farm, field, or disturbed earth is the existing condition, meadow shall
be used as the starting basis for such calculations, regardless of the actual
conditions.

91. II(C)(2)

The increased runoff from the proposed development must be controlled by
permanent runoff control measures. All runoff control measures shall be
evaluated for their effectiveness during the one-hundred-year storm. The
required stormwater management calculations must demonstrate compliance
with the requirements of this section of the ordinance.

92. II(C)(3)

All plans and designs for stormwater management systems and facilities
submitted to the Township for approval shall determine stormwater peak
discharge and runoff by use of the Soil Cover Complex Method as set forth in
the U.S. Department of Agriculture, Soil Conservation Service Publication
entitled, “Urban Hydrology for Small Watersheds,” Technical Release #55 or
latest edition thereof.
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The following note shall be attached to all drainage plans and signed and
sealed by the applicant’s Registered Professional Engineer experienced in
geotechnical and soil engineering: “I certify that the proposed facility is/is not
underlain by limestone.”

94. II(F)(3)(d)(4)[d] A detailed soils evaluation of the project site shall be performed to determine
the suitability of any infiltration BMPs. The evaluation shall be performed by a
Registered Professional Engineer experienced in geotechnical engineering or
a Certified Professional Soil Scientist and at a minimum, address soil
permeability, depth to bedrock, susceptibility to sinkhole formation, and
subgrade stability. A copy of the results of the soils evaluation must be
submitted to the Township.
ADDITIONAL COMMENTS:
95.

Both driveways and all but a segment of the entrance driveway are indicated to 26 feet
wide, but a one-way circulation pattern is proposed. Investigate alternative access with
a single two-way driveway (preferably the western driveway) and cul-de-sac, with
emergency access only for the second driveway.

96.

Provide the results of a Gap Study for access to support left turn egress to
Germantown Pike. Include consideration for the trips that may be generated by the
two existing buildings.

97.

Note that there is a SEPTA bus stop in advance of the Post Office driveway.
Coordinate with SEPTA relocation of the bus stop so as not to block the proposed
egress driveway.

98.

Coordinate with the school district the location of a school bus stop for the proposed
development.
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Any future submission of the design plans for this project must be accompanied by a letter, prepared by
the applicant’s engineer, which addresses each of the comments contained in this report. Should you
have any questions regarding this matter, please do not hesitate to contact me at this office.
Sincerely,

James J. Hersh, P.E.
Township Engineer
Gilmore & Associates, Inc.
JH/sl
cc:

Mr. Charles L. Guttenplan, AICP – Director of Planning and Zoning
Mr. Sean Kilkenny, Esq.; The Law Offices of Sean Kilkenny, LLC – Township Solicitor (via email)
Mr. Sean Halbom – Assistant Township Manager
Mr. Robert A. Sztubinski, B.C.O. – Director of Building & Codes
Mr. Nick Weaver – Fire Marshal
Ben Sparango, 14 E. Germantown, LLC – Owner/Applicant
Tim Woodrow, PE – Woodrow & Associates, Inc., Applicant’s Engineer
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