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October 29, 2021  
 
Mr. Charles L. Guttenplan, AICP 
Director of Planning & Zoning Officer  
Whitemarsh Township  
616 Germantown Pike  
Lafayette Hill, Pennsylvania 19444 
 
 
Re:  MCPC #21-0269-001 
Plan Name: Zoning Text Amendment – Proposal to Permit by Special Exception a Senior Living 
Community in the Institutional Overlay District        
Whitemarsh Township 
 
 
Dear Mr. Guttenplan: 

We have reviewed the above-referenced zoning text amendment in accordance with Section 609 of Act 
247, "The Pennsylvania Municipalities Planning Code," as you requested on September 30, 2021. We 
forward this letter as a report of our review. 

BACKGROUND  

The applicant, Leo Brown representing the Sabra Healthcare, owner of the property at 251 Stenton 
Avenue is exploring redevelopment options for this property as a senior living community and has 
proposed a text amendment to the township’s I-Institutional Overlay District.  If adopted it would allow 
by Special Exception the development of a senior residential community in applicable I-Institutional 
Overlay parcels in the township, subject to certain conditions.  The applicant states in their letter 
accompanying the submission that the township’s code, “does not contemplate a senior living 
community use specifically”. The amendment proposes the following:   

 Section 116-11- Amending Definitions and Word Usage, to include a definition of a ‘Senior Living 
Community’.  

 Section 116-175.(R). – Senior Living Community, Establishing certain criteria and conditions for a 
Senior Living Community, provisions (1) – (9).  

 Section 116-176 – Dimensional Requirements- Adding various dimensional requirements 
including (a)- Minimum lot area of 15 acres, through (f)- Minimum parking setback.  
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proposed redevelopment of the site is compatible with the township’s vision for a ‘Conservation-
Residential’ Character Area.   

RECOMMENDATION & COMMENT 

The Montgomery County Planning Commission (MCPC) is generally supportive of the proposed 
amendment and redevelopment of the applicant’s site as a senior housing community. In 
assessing both the text amendment and the sketch plan proposal, however we recommend the 
township direct its attention on how the land use and development would fit within the context 
of the surrounding AA- Residential area and the conservation lands of Ft. Washington State 
Park. We do have several concerns regarding the adoption of the I-Overlay text amendment as 
written and offer several recommended measures to improve the sketch plan proposal. Several 
of our review comments are focused on assisting the township in advancing the stated goals of 
the Comprehensive Plan Update, 2020.   

COMMENTS 

TEXT AMENDMENT COMMENTS 

1. Impacts on other I-Institutional Overlay parcels-  

 The proposed amendment would be applicable to other I-Institutional Overlay parcels in the 

township that meet the stated criteria of the draft amendment. We recommend the township 

assess the implications of this across the various applicable parcels and consider if any 

modifications are needed to the requirements and provisions outlined by the applicant’s 

proposed amendment prior to adoption.   

 

2. Minimum Lot Area- 

 We suggest the minimum lot area criteria of 15 acres merits closer scrutiny. It is not clear how 

the 15 acre minimum lot area was arrived at and whether it’s the result of the applicant’s tract 

being +/- 16 acres. Perhaps a smaller minimum area of 8-10 acres may be a sustainable lot area 

to support a senior community that may not include a memory care unit.   

 

3. Section 116-175.R.6- Walking trails and other outdoor amenities - 

 The amendment appears to leave the provision of outdoor residential amenities as an 

option with a site’s development and not a requirement. Providing recreational 

opportunities for residents, guests, and health-care providers of senior living 

communities is an essential ingredient for a healthy lifestyle and we suggest it is not 

optional. We recommend that the outdoor amenities provision of the amendment 

should be a regulation required of a senior residential community.  The suggested 

elements for this regulation could include walking pathways, landscaped courtyards and 

seating areas for passive and or active recreation.   
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4. Proposed 116-175.R.(6.)-Landscape Improvements outside of the Required Buffer Areas 

The proposed amendment appears to preempt the various requirements of the 

Township’s landscape code and its required improvements.  The text amendment 

states, “ Those portions of the site outside of (the)required buffers and not otherwise 

designated for impervious development, shall be planted with any combination of 

grass/ground cover, shrubs, trees, other plant materials, and fencing, at the discretion 

of the property owner.” This provision is at odds with both the goals of the recently 

adopted Comprehensive Plan Update, 2020 and the stated ordinances of the township 

which seek to ensure that the quality of the outdoor environment is kept green and 

enhanced as land developments occur in the township. We recommend this provision 

be deleted from this amendment.   

 

5. Proposed Architectural Provisions and Criteria – Section 1166-175.R.(7) 

We encourage the township to assess the proposed architectural design standards 

and consider strengthening them to ensure that they adequately address the goals 

and objectives outlined in the adopted Comprehensive Plan Update, 2020. One of 
the goals discussed in the ‘Creating a Sense of Place’ is for the township to adopt 

design standards which ensure that “ . . . new development, redevelopment and 

building alterations, contributing to a uniform, but not cookie cutter, design 
aesthetic.” We believe this is an opportunity for the township to advance the 

comprehensive plan goals with additional standards that contribute to the 

township’s ‘sense-of-place”. These could include standards that incentivize new 

construction and alterations to existing buildings use sustainable (green) building 

and development practices ("LEED" design practices) that will be implemented 
throughout the design, construction and operation of the building. This could 

include a whole-building approach to sustainability, with elements such as water 

conservation, energy efficiency, material selection, resource conservation and 
indoor environmental quality as part of the design standards.  

 
In addition, we recommend a requirement with a Special Exception application include 

that the applicant provide representative color perspective renderings and elevations of 

all proposed buildings along with samples of the actual materials to be used. This 
application should also require that the applicant provide graphic representations 

showing the relationship between the proposed development and structures    on 

adjacent properties. 

SKETCH PLAN COMMENTS   

1. Lorraine Run and Floodplain Restoration 

If this proposal advances to the next stage of municipal consideration, we encourage the 
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applicant to undertake a comprehensive environmental assessment of the Lorraine Run’s 

floodplain to determine the feasibility of restoring the function of the stream’s floodplain and 

riparian corridor that lies along the frontage of the property.  Restoring the functioning of the 

floodplain may reduce the project costs associated with the development of traditional 

stormwater management facilities. The channel and the riparian corridor appear to be 

degraded and we suggest it presents a great opportunity for floodplain and riparian 

restoration of a tributary of the Wissahickon Creek involving interested and motivated 

partners.  The Wissahickon Clean Water Partnership and various municipal partners are 

interested in collaborating to improve the environmental quality of the headwater streams of 

the creek. For further information please see  https://wissahickontrails.org/initiatives/water-

initiatives.  We encourage the applicant to contact Drew Shaw, AICP, Manager of 

Environmental Planning at the Montgomery County Planning Commission for further 

assistance.  (dshaw@montcopa.org).   

 There are several notable examples of restoration projects that have occurred in the region 

on the senior residential properties. Please find attached a link for the award winning land 

development and restoration project completed by the retirement community at Landis 

Homes, Lititz PA.  https://landstudies.com/landis-homes-retirement-community/ 

2. Bridge Access and Driveway Arrangement 
a. Driveway and Access Bridge over Lorraine Run-  

Should the proposal advance, the applicant should ensure that the driveway and bridge 
elevation are designed in a manner in which flooding and potential debris do not impede 
access to the facility.  The flooding experienced during the remnants of Hurricane Ida on 
Sept. 1-2, 2021 caused hundreds of water rescues and emergency services being stretched 
beyond capacity. We recommend the township consider this in its assessment of any 
future land development submissions.  
  

b. Driveway and Site Circulation 
The sketch plan’s driveway and parking lot arrangement appear to show a significant 
increase in the impervious coverage to support the facility. We encourage the applicant to 
examine ways to reduce redundancy of driveway aisles and minimize widths of access 
driveways as a means to limit the increase in impervious coverage of the site.  
 

3. Potential Trail/Pathway – Stenton Avenue  

The site development proposed by the applicant lies adjacent to potential pathway and trail 

corridors connecting to Ft. Washington State Park. We recommend the township consider 

whether a trail easement may be needed along the applicant’s lot frontage for connecting 

trails using the area between Stenton Avenue and the Lorraine Run’s riparian area.     
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4. Stenton Avenue/Militia Hill Roadways- 
The applicant should be aware that Militia Hill Road and Stenton Avenue are PennDOT-owned 
roadways.  We advise the applicant to reach out to Francis Hanney, Traffic Services Manager at 
PennDOT District 6 (fhanney@pa.gov), as soon as possible to discuss whether a revised 
Highway Occupancy Permit will be required and if there are any potential related 
improvements to the intersection.   

CONCLUSION  

The Montgomery County Planning Commission generally supports the proposed amendment to 
the I-Overlay District and the proposed redevelopment of the site. We recommend the township 
consider the above mentioned comments for both the applicant’s zoning text amendment 
proposal and the sketch plan and address them to your satisfaction.  

Please note that the review comments and recommendations contained in this report are advisory 
to the municipality and final disposition for the approval of any proposal will be made by the 
municipality. 

Should the governing body approve Should the governing body adopt this proposed zoning 
ordinance/map amendments, Section 609 of the Municipalities Planning Code requires that we 
be sent an official copy within 30 days.  

Sincerely, 

 

 

 

Barry W Jeffries, ASLA, Senior Design Planner 
bjeffrie@montcopa.org - 610‐278‐3444 
 
c:  Chm., Township Planning Commission  
 Krista Heinrich, PE,Township Engineer 
 David Sander, Esq., Township Solicitor  
 Francis Hanney, Traffic Services Manager at PennDOT District 6 
 Leo Brown Group o/b/o Sabra Healthcare, Applicant  
  
Attachment- Concept Plan ‘A’   
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65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
January 20, 2022 
 
File No. 20-07051 
 
Mr. Richard L. Mellor, Jr., Township Manager 
Whitemarsh Township Municipal Building 
616 Germantown Pike 
Lafayette Hill, PA  19444 
 
 
Reference: Sketch Plan Review 

251 Stenton Avenue – Sabra Healthcare 
Whitemarsh Township, Montgomery County, Pennsylvania 
SLD #10-21 

 
 
Dear Mr. Mellor: 
 
As requested, we have reviewed plans for the above referenced Sketch Plan, prepared by Bohler, 
dated February 18, 2021, and last revised January 6, 2022.  The current plan submission was submitted 
in support of a proposed Zoning Ordinance Text Amendment.  For the purposes of this review, the plan 
was reviewed as a Sketch Plan; the purpose of which is to afford the applicant the opportunity to 
consult early and informally with both the Planning Commission before the preparation of the 
preliminary plan and formal application for approval.  During the sketch plan procedure, the applicant 
can advantageously make use of the services of the Planning Commission and Township Staff to help 
analyze the problem of the development and plan more adequately for its sound coordination with the 
community. The sketch plan procedure also affords the opportunity to give informal guidance to the 
applicant at a stage when potential points of difference can be more easily resolved. The following 
comments are offered for your consideration: 
 
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 
 
 Section Description 

 
1. 105-20(A)(5) The plans must be revised to include a location map showing relation of site to 

adjoining properties and streets within 1,000 feet. (Scale: one-inch equals 800 
feet.) 

 
2. 105-20(A)(12) The plans must be revised to show existing principal buildings (and their 

respective uses) and driveways on the peripheral strip. Sewer lines, storm drains, 
culverts, bridges, utility easements, quarries, railroads, and other significant man-
made features within 500 feet of and within the site, including properties across 
streets. 
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 Section Description 

 
3. 105-20(A)(21) The plans must be revised to show 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. 

 
4. 105-20(A)(22) The plans must be revised to include a general description of proposed method 

of water supply, sewage disposal, and stormwater management. 
 

5. 105-20(B) This section of the ordinance requires the provision of a natural features map, 
showing contour lines, Floodplain areas, Floodplain soil areas, Steep slopes, 
Limestone areas subject to sink conditions, Forest areas, Streams, Lakes and 
ponds and Wetlands. 

 
6. 105-21.1(K)(2) Within the North Transportation Service Area an impact fee in the amount of Two 

Thousand Eight Hundred and Twenty-Five Dollars ($2,825.00) per anticipated 
peak hour trip must be provided by the applicant.  

 
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(I) This section of the ordinance requires the applicant to obtain a Highway 

Occupancy Permit from the Pennsylvania Department of Transportation 
(PennDOT) for the proposed work within the right of way of Stenton Avenue (SR 
3003).  The Township Engineer should be notified of all meetings with PennDOT 
and must be copied on all correspondence. 

 
9. 105-30  As defined by Section 105-29(C) and 105-30(A), streets adjacent to the site are 

subject to the following requirements: 

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

Street Name Classification Required 
Ultimate 
R.O.W 

Required 
Cartway 
Width 

Curbs Sidewalks Tree Zone 

Stenton Avenue Major collector 80 feet 48 feet Required Required Required 

* As recommended by PADOT or the Montgomery County Roads & Bridges Dept. 

 
10. 105-36(E), 

105-38(M) 
In general, no private driveway shall take access to an arterial or major collector 
street. Driveways shall be so located and designed as to provide a reasonable 
sight distance at street intersections.  The existing driveway being improved is 
aligned with Militia Hill Road at a signalized intersection, and will require review 
and approval of PennDOT, including signal permit plan modifications.  
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 Section Description 

 
11. 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. 

 
12. 105-38(A) This section of the ordinance requires that two-way aisles for parking spaces 

having a 90-degree angle of parking must be 24 feet wide, and a minimum 
parking stall width of 9 ft x 18 ft.  The plans must be revised to include 
dimensions for parking areas, in order to demonstrate compliance with the 
requirements of this section of the ordinance. 

 
13. 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. 

 
14. 105-38(K) This section of the ordinance requires that parking lots with more than 30 spaces 

not have grades that exceed 3%.  The plans must be revised to provide parking 
area grades in compliance with the requirements of this section of the ordinance. 

 
15. 105-38(O) Parking areas shall be located at least 10 feet from any building or structure.  The 

plans must be revised to include dimensions for parking areas, in order to 
demonstrate compliance with the requirements of this section of the ordinance. 

 
16. 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. 

 
17. 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. 

 
18. 105-38(W) Where semiattached, 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) 

Overflow Spaces Required 

36 or greater 1 for each 4 dwelling units 

Less than 36 4 for each 4 dwelling units 
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 Section Description 

 
19. 105-39(C) A minimum of 10% of any parking lot facility over 2,000 square feet in gross area 

shall be devoted to landscaping, inclusive of required trees.  The plans must be 
revised to meet the requirements of this section of the ordinance and the 
percentage of the parking lot which is devoted to landscaping must be calculated 
and listed on the plans. 

 
20. 105-40(A), 

105-56.1(B)(3) 
Required off street loading facilities, if necessary, must be designed so that each 
space shall be no less than 14 feet wide, 50 feet long, and 17 feet high, exclusive 
of drives and maneuvering space and located entirely on the lot being served.  
The plans must be revised to demonstrate compliance with this section of the 
ordinance. 

 
21. 105-41(A), 

105-75 
These sections of the ordinance requires that the proposed Stormwater 
Management Plan be reviewed for compliance with Chapter 58 of the 
Whitemarsh Township Code, entitled ‘Grading, Erosion Control, Stormwater 
Management and Best Management Practices’. 

 
22. 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’. 

 
23. 105-46 Curbs shall be provided in all subdivisions and land developments in accordance 

with Sections 105-30, and 105-74. 
 

24. 105-47(A) Sidewalks shall be provided in all subdivisions and land developments in 
accordance with sections 105-30, 105-47 and 105-73 of the Whitemarsh 
Township Code. These standards shall also apply on existing streets including 
Stenton Avenue.   

 
25. 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 shall be 
eight feet. 

 
26. 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. 

 
27. 105-47(E) Sidewalks and pedestrian paths shall be adequately lighted, if required by the 

Board of Supervisors.  The required Lighting Plan must also demonstrate 
compliance with the requirements of this section of the ordinance. 

 
28. 105-48 Within any land development, street trees shall be planted along all streets where 

suitable street trees do not exist.  The minimum trunk diameter, measured at a 
height of six inches above the root ball, shall be three inches. 
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 Section Description 

 
29. 105-49 The plans must be revised to show Interior crosswalks wherever necessary to 

facilitate pedestrian circulation and to give access to community facilities. 
 

30. 105-50(F) 
 

Outdoor collection stations shall be provided for garbage and trash removal when 
indoor collection is not provided.  Collection stations shall be screened from view 
and landscaped.   

 
31. 105-52 Buffer yards are required between land developments 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 buffers provided.  All landscaping plans are subject to the review and 
approval of the Shade Tree Commission. 

 
32. 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. 

 
33. 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. 

 
34. 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. 

 
35. 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.  

 
36. 105-73 This section of the ordinance requires sidewalks to be constructed as required by 

Sections 105-30 and 105-47.  
 

37. 105-74 This section of the ordinance requires Curbs to be constructed as required by 
section 105-30.   

 
38. 105-75 The developer shall construct stormwater drainage facilities as specified in 

Chapter 58 of the Whitemarsh Township Code, entitled "Grading, Erosion 
Control, Stormwater Management and Best Management Practices." 
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 Section Description 

 
39. 105-76 The applicant must obtain a letter of approval from the Township Fire Marshal in 

order to ensure that adequate fire protection is provided. 
 

40. 105-78 The applicant must obtain the approval of the Whitemarsh Township Authority 
with regard to proposed sanitary sewerage facilities. 

 
41. 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. 

 
42. 105-83 Street trees and other required plantings shall be in accordance with §§ 105-39, 

105-48 and 105-52. 
 

43. 105-83(E) 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. 

 
44. 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 

 
45. 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. 
 

46. 55-4(A)(4) The tree survey plan shall be reviewed by the Shade Tree Commission in a 
public meeting. 

 
47. 55-4(A)(6) Any tree lost or destroyed within the past five years must be shown on the Tree 

Survey Plan as a “Removed Tree” and must be replaced as part of the proposed 
project. 

 
48. 55-4(A)(7) Heritage trees and boundary trees shall be individually noted on the tree survey 

plan. 
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 Section Description 

 
49. 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. 

 
50. 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 start of construction.   
 

51. 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.  Calculations 
that indicate compliance with the tree replacement requirements contained in this 
section of the ordinance must be added to the plans. 

 
52. 55-4(B)(6)(c) 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 Sedimentation 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 the applicant guidance in the preparation of 
future plan submissions.  These comments do not fully address stormwater management or erosion 
control on the site. 
 
 Section Description 

 
53. 58-4(B)(2)(f) The type, depth and aerial extent of predominant soils on the property must be 

added to the plans.  
 

54. 58-4(B)(2)(l) The plan 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.   

 
55. 58-4(D)(1) Since the limit of disturbance appears to be greater than one acre, the applicant 

must obtain a National Pollutant Discharge Elimination System (NPDES) permit 
from the Pennsylvania Department of Environmental Protection. Once obtained, a 
copy must be submitted to the Township. 
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 Section Description 

 
56. 58-5(A) No regulated earth disturbance activities within the Township shall proceed until 

approval by the Township of a BMP operations and maintenance plan, which 
describes how the permanent stormwater BMPs will be properly operated and 
maintained. 

 
57. 58-8(B) Stormwater facilities shall be accessible to permit periodic maintenance and an 

access easement shall be provided to permit such access.  The following blanket 
stormwater easement note, must be added to the plan: 
 
‘Stormwater facilities shall be owned and maintained by the property owner in 
perpetuity.  The property owner shall provide a blanket stormwater access 
easement to the Township for the purpose of access to the stormwater facilities.  
If, in the judgment of the Township Engineer, the owner has failed to maintain the 
stormwater facilities in such a manner as to ensure their proper functioning, the 
Township after providing a written notice, shall have the right to enter upon the 
lands of the owner and to make any repairs as may be necessary to the 
stormwater facilities to ensure that such facilities function and perform in 
accordance with the design specifications.  Any and all costs incurred by the 
Township for such repairs and/or maintenance shall be paid in full by the owner.  
A lien or liens may be placed against the property if the owner fails to remit 
payment within sixty (60) days.’ 

 
58. 58-11(G)(1)(b) The plans must be revised to include a note stating the ownership and 

maintenance of stormwater BMPs shall be the responsibility of the owner or 
private management entity of the property. 

 
59. 58-11(G)(3) An as-built survey of all stormwater BMPs must be submitted to the Township in 

paper and digital (dwg) formats. A note must be added to the plans stating an as-
built survey will be completed and submitted in both formats to the Township. 

 
60. 58-11(H)(1) The property owner shall sign an operations and maintenance agreement with 

the Township addressing stormwater BMPs that are to be privately owned.   
 

61. 58-12(B) A note must be added to the plans stating that plans for the earth disturbance 
activity, bearing the stamp of approval of the Township Engineer, shall be 
maintained at the site during the progress of the grading work and until the work 
has been completed. 

 
62. 58-15(C) Roof drains shall discharge to infiltration areas or vegetative BMPs to the 

maximum extent practicable. The plans must be revised to indicate the location of 
all stormwater roof drains. 

 
63. 58-15(D)(1) A note shall be added to the plan stating that no person shall modify, remove, fill, 

landscape or alter any existing stormwater BMP, unless it is part of an approved 
maintenance program, without the written approval of the Township. 
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RESOLUTION 2004-8: 
 
 Section Description 

 
64. I(B)(1) The plan must be revised to meet, at a minimum, the requirements of the 

“Erosion and Sediment Pollution Control Program Manual” published by the 
Pennsylvania Department of Environmental Protection. The plans must be 
revised to show the locations of all erosion and sediment control measures. 

 
65. I(B)(4)(g) This section of the ordinance requires provisions be made to effectively 

accommodate the increased runoff caused by changed soil and surface 
conditions during and after development of the site. 

 
66. I(B)(4)(k) Edges of slopes shall be a minimum of five feet from property lines or right of way 

lines. 
 

67. I(B)(4)(n) A note must be added to the plans to address measures for dust control during 
grading. 

 
68. I(C)(5), 

II(E)(1)(c) 
Fills shall not encroach on natural watercourses, floodways, floodway fringes, 
constructed channels, or on wetlands unless permitted by the Army Corps of 
Engineers, Pennsylvania Department of Environmental Protection (PADEP) and 
approved by the Township. 

 
69. 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. 

 
70. II(B)(7) A grading plan must be submitted which shows the existing and proposed 

contours. 
 

71. II(B)(8) The applicant must submit a stormwater management report which includes 
design computations for all stormwater BMPs. 

 
72. 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. 

 
73. 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. 
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 Section Description 

 
74. 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. 

 
75. II(C)(8)(d) 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.” 

 
76. 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. 

 
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, 
 

 
Krista Heinrich, P.E. 
Township Engineer 
Gilmore & Associates, Inc. 
 
 
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 
 Leo Brown Group, LLC –Applicant 
 Sabra Health Care Pennsylvania, LLC – Owner of Record  
 Ms. Amee S. Farrell, Esq.– Applicant’s Attorney 
 Mr. J.P. Alejnikov, PE, Bohler Engineering – Applicant’s Engineer 
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