MINUTES
PLANNING COMMISSION MEETING JANUARY 23, 2018
Attendees: Peter Cornog, Robert Dambman, Patrick Doran, Vince Manuele, Sherri Glantz Patchen, Scott
Quitel, Dave Shula, Amy Grossman (BOS Liaison), Charles L. Guttenplan, AICP, Director of Planning &
Zoning, Jim Sullivan, Township Engineer, T&M Associates
1. Call to order: 7:00 PM by Chair Manuele
2. Announcements & Correspondence
Announcements
 E-mail correspondence that was received after the packets were sent out were given to each member.
Correspondence
 None
3. Approval of Minutes:


Mr. Cornog moved to approve the meeting minutes from January 9, 2018, seconded by Mr. Doran.
Vote 7-0

4. Zoning Hearing Board Appeals:


None

5. Subdivision & Land Development Applications:


CU#06-17: K. Hovnanian Pennsylvania Acquisitions, LLC, 4006 & 4046 Butler Pike, Plymouth
Meeting, PA; Townhome Use; site zoned VC-2. Julie Von Spreckelsen, Esquire, Eastburn & Gray, PC
was present representing the applicant along with Tom Smith and Jonathan Fisher, representatives of the
applicant developer; Greg Elko, Civil Engineer, Langan Engineering and Environmental Services; and
Greg Richardson, Traffic Engineer, Traffic Planning and Design. Ms. Von Spreckelsen stated the
Commission last saw this application two years ago as a Sketch Plan. Since that time, they considered
all comments and concerns from the Township and residents to make the plans satisfactory to
everybody. At that time, only 4006 Butler Pike was under agreement by the applicant and recently put
the additional property at 4046 Butler Pike under agreement. The total area now proposed for
development is approximately 13 acres. The applicant is proposing to consolidate the two parcels and
subdivide into 3 lots. Lot 1 (approximately 1.4 acres) would contain the two major historic resources on
the property, Abolition Hall and the Hovenden House. Lot 2 (approximately 11.2 acres) would contain
the 67 townhomes and the other lot (approximately 0.4 acre) would contain an existing single-family
home and garage; these front onto Marple Lane. The current proposal is a Conditional Use application
in which the applicant must demonstrate compliance with all of the applicable criteria for this use.
Detailed land development applications, with full engineering, will be submitted if the conditional use
for the townhomes is approved. Mr. Elko showed an aerial plan of the existing conditions and the
proposed plan showing the development of the property and features of the plan. The townhomes will
be buffered from the historic buildings; the development meets/exceeds the Village Commercial
requirements; the density (5.6 acres) is below the maximum density allowed (8 acres); building
coverage (13%) is less than the (40%) permitted; and impervious ground coverage is approximately
38% when 65% is allowed. The applicant is working with the Montgomery County Planning
Commission on the (Cross County) trail through the site and an exact location will be determined at the
land development stage. The development is in accordance with recommendations of the Open Space
Plan and the Comprehensive Plan as well as meeting Zoning Ordinance, specifically Section 116-291
(requirements for all VC uses) and Section 116-292 (requirements for all VC Conditional Uses). Mr.

Manuele asked if they also met requirements of Section 116-37 (requirements for any Conditional Use);
Ms. Von Spreckelsen indicated that they did. Mr. Richardson stated he has met with the County and the
Township over the past 2 ½ years and is in the process of completing a traffic study, which is not
finalized due to the number of units changing. Mr. Richardson agreed to have a new traffic study based
on the increased number of units prior to the next Planning Commission meeting. After recessing for 10
minutes to allow the applicant to review the County Planning Commission’s review, Ms. Von
Spreckelsen stated they would like time to review the county letter in more detail and requested to
continue their presentation at the next meeting. Public Comment: Sydelle Zove, 644 Harts Ridge Road,
representing Friends of Abolition Hall; Steve Guerra, 7 Marple Lane; David Miller, Trustee, Elder
Quaker Meeting; Ann Dougherty, 25 Laurence Place; Frank Scarpello, 6326 Arlingham Road; Richard
Abraham, 670 Bethlehem Pike; Celine Childs, 53 E. Germantown Pike; Ellen Miramontes, Plymouth
Meeting; David Contosta, 109 Ridge Pike; Steve Kaufman, 644 Harts Ridge Road; Anita Thallmayer,
16 Marple Lane; Debra Harris, 4005 Pilgrim Road; Charlie Roeder (?), owner of building across
Germantown Pike from site; Lisa Dunleavy, 107 E. Germantown Pike; Lee Sheppard, grew up on the
Widener Farm now Dickson Farm now lives in Bucks County; Carol Corson, 125 Fox Hound Drive;
and Myles Pettengill, 414 Flourtown Road all spoke. Sydelle Zove presented prepared comments
suggesting a density ‘buy down’, concerns about the historic resources, ordinance compliance and other
issues (comments attached) ; others raised similar concerns as well as additional concerns about the
potential wildlife loss; sinkholes on the property; location/impact of wetlands; concern for the Quaker
Friends School, buses and safety of the students walking to the school; traffic congestion and potential
for left turns out of the site; the fact that this property has great historical value at a local and national
level; suggestions to encourage a welcome park not a detention basin (on the open space closest to the
historic buildings); suggestions to encourage an easement for county trail; to encourage bike and
pedestrian accessible development; comments that not enough parking is provided for the historic
buildings, depending upon their re-use; questioning the shared parking at Abolition Hall; the need to
respect the values of diversity; concern of additional flooding with raising the ground. Mr. Manuel
thanked the public for coming out and their thoughtful comments will be taken into consideration and
announced the meeting will be continued until February 13, 2018.
6. Conditional Use Applications: None
7. Old Business: None
8. New Business: None
9. Public Comment: None
10. Adjournment:


There being no further business, meeting was adjourned at 9:06PM.

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.
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