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65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
October 26, 2022 
 
File No. 2022-09085 
 
Mr. Richard L. Mellor, Jr., Township Manager 
Whitemarsh Township Municipal Building 
616 Germantown Pike 
Lafayette Hill, PA  19444 
 
 
Reference: Preliminary/Final Minor Land Development Plan Review 

827 Bethlehem Pike – Montgomery Animal Hospital 
Whitemarsh Township, Montgomery County, Pennsylvania 
SLD #10-22 

 
 
Dear Mr. Mellor: 
 
As requested, we have reviewed plans for the above referenced Preliminary/Final Minor Land Development 
Plan Submission consisting of a 3-Sheet “Minor Land Development Plan” prepared by OTM LLC, dated 
August 26, 2022, with no noted revisions and a 2-Sheet “Zoning Presentation Plan” prepared by OTM LLC, 
dated August 26, 2022, with no noted revisions.  The following comments are offered for your consideration: 
 
 

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 
 
 Section Description 

 
1. 105-23(B)(1)(e) 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. 105-23(B)(1)(g) The plans must be revised to include a graphic scale for each plan view. 

 
3. 105-23(B)(1)(l) The plans must be revised to show existing principal buildings (and their respective 

uses) and driveways on the adjacent 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. 

 
4. 105-21(B)(2)(a) The plans must be revised to include a delineation of the floodplain soils within the site, 

based on maps contained in the Soil Survey of Montgomery County, Pennsylvania, 
United States Department of Agriculture Soil Conservation Service, 1967, as amended.  
Please note that Codorus silt loam (Ch) is classified as a floodplain soil. 

 
5. 105-24(B) The signature block for the Planning Commission must be removed from Sheet 1 of 3 

of the plan set. 
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 Section Description 

 
6. 105-24(B)(3)(d) Sheet 1 of 3 must be revised to include the following signature block: 

  
Reviewed by the Township Engineer for the Township of Whitemarsh on this       
 day of              , 20              
   

  TOWNSHIP ENGINEER 
 

 
7. 105-24(B)(3)(e) The signature block for the Board of Supervisors must be revised to have 2 signature 

lines, for the Chairperson and the Secretary of the Board of Supervisors. 
 
 105-28(I) This section of the ordinance requires the applicant to obtain a Highway Occupancy 

Permit from the Pennsylvania Department of Transportation for any proposed work 
within the right of way of Bethlehem Pike (SR 2018).  The Highway Occupancy 
Permit Application Plans must be submitted to the Township for review prior to 
submission to PADOT. In addition, the Township Engineer should be notified of all 
meetings with PADOT and must be copied on all correspondence. 

 
8. 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 to show the proposed curbing, sidewalks and Tree Zone, 
or waivers must be obtained. 

Street Name Classification Required 
Ultimate 
R.O.W 

Required 
Cartway 
Width 

Curbs Sidewalks Tree Zone 

Bethlehem Pike Arterial 60 feet * Required Required Required 
* As recommended by PADOT or the Montgomery County Roads & Bridges Dept. 

 
9. 105-28(K) Structures, including but not limited to mailboxes, fences and poles, shall not be 

erected within street rights-of-way.  A waiver would be required in order to permit an 
existing wall and a proposed sign to be located within the Ultimate Right-of-Way of 
Bethlehem Pike. 

 
10. 105-36(E), 

105-37, 
105-38(M) 
 

Driveways shall be so located and designed as to provide a reasonable sight 
distance at street intersections.  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. 

 
11. 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 9ft x 18ft.  The plans must be revised in order to demonstrate compliance 
with the requirements of this section of the ordinance, in accordance with the 
following: 

• 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. 

• The existing two-way drive aisle along the front 8-space parking area appears to 
be approximately 20 feet wide, where a minimum of 24 feet is required for two-
way traffic. 

• The proposed two-way drive aisle leading to parking spaces 1-12 appears to be 
vary between approximately 11 feet and 22 feet wide, where a minimum of 24 
feet is required for two-way traffic.  
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 Section Description 

 
 105-38(A) 

          (con’t) 
• The proposed two-way drive aisle leading to parking spaces 21-32 appears to 

be approximately 22 feet wide, where a minimum of 24 feet is required for two-
way traffic. 

• ADA Parking Space #12 appears to be approximately 15 ft in length, where a 
minimum of 18 feet is required.  Additionally, it appears that this space should 
be labeled #13. 

 
12. 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 truck 
turning plans must also address access for trash collection to the proposed 
dumpsters; access to which is proposed via a proposed 11 foot wide 2-way drive 
aisle. 

 
13. 105-38(F) The plans must be revised in order to demonstrate compliance with the requirements 

of this section of the ordinance, which requires that all parking lots and bays shall be 
confined by curbing. 

 
14. 105-38(H) This section of the ordinance requires that 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.  It is our understanding that the lots are 
not proposed to be consolidated; and therefore at least 16 proposed and 8 existing 
parking spaces would be located within the required setback.  The plans must be 
revised or a waiver must be obtained. 

 
15. 105-38(K) This section of the ordinance requires that parking lots with more than 30 spaces not 

have grades that exceed 3%. There are several locations in the proposed parking 
areas that have slopes in excess of 3%. The plans must be revised to provide parking 
area grades in compliance with the requirements of this section of the ordinance or a 
waiver must be obtained. 

 
16. 105-38(O) Parking areas shall be located at least 10 feet from any building or structure.  The 

plans show 8 existing parking spaces and 1 proposed parking space (#12) as being 
less than 10 feet from the building, which must be revised, or a waiver must be 
obtained. 

 
17. 105-38(S) The plans must be revised to indicate the location of building ingress/egress, to 

facilitate evaluation of sufficiency of pedestrian access routes. 
 

18. 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. 
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 Section Description 

 
19. 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. 

 
20. 105-39(A) The plans must be revised in order to demonstrate compliance with the requirements 

of this section of the ordinance, which requires that all parking areas shall have at 
least one tree of three inches minimum caliper for every two parking spaces provided. 

 
21. 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. 

 
22. 105-40(A) 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. 

 
23. 105-41(A), 

105-75(D) 
This section 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’.  A Stormwater Management Plan must be submitted which demonstrates 
compliance with Chapter 58 of the Whitemarsh Township Code. 

 
24. 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’. 

 
25. 105-45 The plans show overhead electrical wires traversing the lot.  If there is an easement 

associated with this electrical infrastructure it must be shown on the plans. 
 

26. 105-45 It is our understanding that the lots are not proposed to be consolidated; therefore, 
access easements and maintenance agreements or other suitable legal mechanisms 
for shared driveway access should be established. 

 
27. 105-45(C) The applicant must obtain the approval of the Whitemarsh Township Authority with 

regard to the location of proposed improvements within a sanitary sewage 
easement.  Please note no structure requiring a building permit or plantings, except 
for a lawn, shall be set or put within the area of a utility easement without approval 
from the utility owner, the Whitemarsh Township Authority, and/or a waiver of 
damage rights.  Please note that, typically, any materials placed within the 
boundaries of a utility easement are subject to damage and are not the responsibility 
of the utility owner.  
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 Section Description 

 
28. 105-46 Curbs shall be provided in all subdivisions and land developments in accordance with 

Sections 105-30, and 105-74. 
 

29. 105-46 Existing depressed curbing along Bethlehem Pike not being utilized must be removed 
and replaced with full reveal concrete curbing. 

 
30. 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.  

 
31. 105-47(B) The minimum width of all sidewalks and pedestrian paths shall be five feet. 

 
32. 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.   

 
33. 105-48(E) Unless otherwise approved by the Board of Supervisors, street trees shall be planted 

within a tree planting zone of lawn area or other material approved by the Shade Tree 
Commission, situated between the sidewalk and curb and measuring a minimum of five 
feet in width from the planting edge of the curb to the planting edge of the sidewalk. 

 
34. 105-51(G) This section of the ordinance requires that parking areas shall be located and 

designed in such a manner that they are visibly secluded from eye level in the 
surrounding area. 

 
35. 105-51(H), 

105-56.1(B)(3) 
The plans must be revised in order to demonstrate compliance with the requirements 
of this section of the ordinance, which requires that outdoor refuse collection stations 
shall be screened from view and landscaped.   

 
36. 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. 

 
37. 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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 Section Description 

 
38. 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. 

 
39. 105-56.1(C) All developments shall provide for future access to adjacent properties within the 

Village Commercial 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. 

 
40. 105-56.1(G) Sidewalks shall be provided along all street lines and shall be six feet in width and of 

material compatible with 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 onto a property. 

 
41. 105-56.1(H) Crosswalks shall be provided at driveways and 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. 

 
42. 105-56.1(I) All Village Commercial subdistricts shall contain street lighting poles and fixtures as 

approved by the Board of Supervisors. 
 

43. 105-72(A) Monuments shall be placed at each change in direction of a boundary and at all 
property line corners.   

 
44. 105-73 This section of the ordinance requires sidewalks to be constructed as required by 

Sections 105-30 and 105-47.  The plans must also be revised to indicate the 
replacement of any sidewalk along the property frontage found to be in disrepair.   

 
45. 105-74 This section of the ordinance requires Curbs to be constructed as required by section 

105-30.  The plans must be revised to indicate the replacement of any curbing along 
the property frontage found to be in disrepair.   

 
46. 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. 
 

47. 105-83 Street trees and other required plantings shall be in accordance with §§ 105-39, 105-
48, 105-52 and Chapter 55. 

 
48. 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. 
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FLOODPLAIN MANAGEMENT 
 
 Section Description 

 
49. 101-9(B), 

101-24(D) 
The plans must be revised to locate the proposed dumpsters outside of the 100-year 
floodplain, unless the applicant can demonstrate these structures will be anchored to 
prevent floatation, collapse, or lateral movement and that they are designed to 
prevent pollution from the structure during the course of a base flood. 

 
50. 105-23(H) The plans must be revised to provide constructible details for the proposed fencing, 

demonstrating that they will be constructed in accordance with accepted engineering 
practices to prevent flotation, collapse, or lateral movement.   

 
 
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 

 
51.  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.   
 

52. 58-4(B)(2)(o) The plans must be revised to show the size, location, and construction details of all 
proposed impervious ground cover.   

 
53. 58-4(B)(2)(q) The plan must be revised to include an estimated development schedule and 

construction sequence for the site. 
 

54. 58-4(B)(3) The applicant must submit plans and written procedures for minimizing erosion and 
sedimentation. 

 
55. 58-4(B)(4) The applicant must submit plans and supporting calculations detailing proposed 

stormwater drainage and stormwater management systems required by regulations 
adopted pursuant to this chapter. 

 
56. 58-5(B)(4) A statement, signed by the landowner, acknowledging that the stormwater BMPs are 

fixtures that can be altered or removed only after approval by the Township shall be 
added to the plans. 

 
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  
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 Section Description 

 
 58-8(B) 

         (con’t) 
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) A BMP operations and maintenance plan must be prepared in order to establish 

responsibilities for the continuing operation and maintenance of all permanent 
stormwater BMPs. 

 
59. 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.   
 

60. 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. 

 
61. 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. 

 
 
RESOLUTION 2004-8: 
 
 Section Description 

 
62. 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. 

 
63. 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. 

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

grading. 
 

65. I(B)(4)(p) The plans must be revised to provide a tire cleaning area at each point of access to 
the project site. 

 
66. 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. 

 
67. II(A)(13) All Regulated Earth Disturbance Activities are required to have water quality 

protection measures after completion of the earth disturbance activities. 
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 Section Description 

 
68. 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. 

 
69. 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. 

 
70. 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. 

 
71. 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.” 

 
72. 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, if any.  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. 

 
 

CHAPTER 55 - TREE PROTECTION STANDARDS 
 
 Section Description 

 
73. 55-4(A) This section of the ordinance requires that a tree survey plan shall be reviewed by the 

Shade Tree Commission in a public meeting. 
 

74. 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. 

 
75. 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. 
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 Section Description 

 
76. 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.   
 
 
ADDITIONAL COMMENTS 
 

77.  The plans show portions of the proposed two-way drive aisle leading to parking spaces 1-12 to be 
located outside of the boundary lines of the subject property, partially on the adjacent property at 
835 Bethlehem Pike. The plans cannot be approved until all structures and/or uses for the lot(s) 
are located entirely within the property boundaries or easements or some other agreement is 
established to permit the encroachments. 

 
78.  The applicant must obtain the approval of the Whitemarsh Township Authority with regard to the 

alteration of an existing sewer monitoring manhole and electric panel. 
 
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. 
 
KH/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. Craig McAnally – Acting Assistant Township Manager 
 Mr. Robert A. Sztubinski, B.C.O. – Director of Building & Codes (via email) 

 Mr. Nick Weaver – Fire Marshal 
 Mr. Allen B. Mason, P.E., Carroll Engineering - Whitemarsh Township Authority Engineer 
 Ms. Rebecca S. Padro– Owner/Applicant  
 Ms. Karen P. Schrader– Owner/Applicant 
 Mr. Bradford R. Grauel, PLS, Applicant’s Surveyor 
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November 21, 2022   
 
Mr. Charles L. Guttenplan, AICP 
Director of Planning & Zoning Officer  
Whitemarsh Township  
616 Germantown Pike  
Lafayette Hill, Pennsylvania 19444 
 
Re: MCPC #22-0246- 001  
Plan Name: Montgomery Animal Hospital Parking Lot Expansion    
(2 lots/ parking lot expansion /comprising acres)    
Situate: River Road (north)/Manor Road (east) 
Whitemarsh Township 
 

 
Dear Mr. Guttenplan: 

We have reviewed the above-referenced subdivision and land development plan in accordance 
with Section 502 of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested 
on September 23, 2022.  We forward this letter as a report of our review. 

BACKGROUND  

The applicants, Dr. Rebecca S. Padro and Karen P. Schrader, have submitted a preliminary land 
development plan that propose the redevelopment and expansion of the veterinary hospital’s 
parking lot. The veterinary hospital is located at 827 Bethlehem Pike in Flourtown PA and the 
development site consists of 2 parcels; the existing hospital is situated on a 16,570 sq. ft. tract,  
Tax Parcel # 65-00-00724-00-3, (Site plan- Parcel A ). The adjacent 92,340 sq. ft. tract that borders 
the Oreland Run stream corridor is Tax Parcel # 65-00-00727-00-9, (Site plan- Parcel B). A 
significant portion of both parcels are located in the 100-year floodplain.  The parcels are situated 
in the township’s VC-3- Village Commerical-3 Zoning District and portions of the parcels are in the 
Riparian Corridor Conservation District (RCCD) and the Floodplain Conservation Overlay District. 
Parcel A is approximately 170-175 ft. northwest of the township’s municipal boundary with 
Springfield Township.    

http://www.montcopa.org/
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The applicant’s submitted plan notes indicate that 7 variances are requested for this proposal.  
The township’s zoning review letter to the applicant, dated October 12, 2022 and shared with this 
office indicates that 15 variances are required. The hearing before the township’s Zoning Hearing 
Board is not yet scheduled and our review letter is being issued prior to any decisions regarding 
the requested variances. Included in the requested variances from the township’s Zoning Code:   

1. §116-24. Accessory uses  

2. §116-33. Fences, walls, terraces.  

3. §116-164. General restrictions in the FCD- Floodplain Conservation Overlay District.  

4. §116-165. Restricted, permitted and special exception uses in the Floodplain Conservation 

District.  

5. §116-166. Storage of materials & equipment in the Floodplain Conservation District.      

6. §116-184.B. Off-Street parking & loading- Exceeding 110% of the required minimum 

parking.  

7. §116-185. Off-Street parking & loading- A Special Exception for off-street parking.   

8. §116-188. Electric vehicle charging stations for parking lots.  

9. §116-258.A. Width determination of the RCCD- Riparian Corridor Conservation Overlay 

District.  

10. §116-260.E & F. Specific prohibited uses in the Floodplain Conservation District.  

11. §116-294. Dimensional standards in the VCD- Village Commercial District.  

CONSISTENCY WITH THE COUNTY COMPREHENSIVE AND MUNCIPAL PLANS  

MONTCO 2040: A Shared Vison,  
The consistency of this proposal with the MONTCO 2040: A Shared Vison, the Montgomery County 
Comprehensive Plan is mixed. The redevelopment of the parking lot and reinvestment in the 
commercial property is consistent with the county’s goal to promote a “Vibrant Economy” and 
support reinvestment where infrastructure already exists.  The plan is inconsistent with the county 
goal of creating ‘Sustainable Places’ by managing stormwater and reducing potential flooding in the 
watershed. The submitted plan proposes the construction of a parking lot that would be exempt 
from various regulations supporting the management of stormwater the and reduction of  potential 
flooding in the Wissahickon Watershed.  
 
Whitemarsh Township Selective Comprehensive Plan Update, November 2020. 
The township’s Selective Comprehensive Plan Update, 2020, identifies this area as a ‘Mixed-Use 
Corridor’ character area. This designated character area is located principally along existing 
commercial corridors where expanded small-scale, mixed use development is desirable. Future uses 
identified for this character area include but are not limited to retail, restaurants, housing, office 
and services. The plan recommends this character area should promote redevelopments with an 
emphasis on walkable development and a focus on mobility, complete streets, and ensuring 
amenities are developed that promote walkability.  
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RECOMMENDATION  

We are unable to support preliminary and final plan approval for the redevelopment and expansion 
of the parking lot as proposed in the ‘Zoning Presentation Plan’. We believe that given the 
substantial variances required for the proposal to move forward, we recommend the applicant 
consider scaling back the footprint of the impervious coverage and reducing the number of 
proposed parking spaces. A reduced parking footprint would enable the applicant to better comply 
with the township’s Zoning Code requirements pertaining to this environmentally constrained site.  
 
We suggest the large increase in parking spaces should be re-examined in light of the considerable 
environmental impacts that the proposed development would create for the Riparian Corridor 
Conservation District. In addition to the significant variances required for the development, we have 
concerns regarding providing preliminary plan approval for this project, given the number of 
deficiencies of the submitted plan in addressing the township’s Subdivision and Land Development 
Code regulations. Our comments and concerns are further addressed below.  

COMMENTS 

1. Preliminary Plan Documents  are Required for a Development Review    
The application indicates the plan is being submitted as a ‘preliminary and final plan’ submission, 
however the needed documentation for this stage of plan review is incomplete.  We recommend 
the applicant submit to the township (if it has not done so already), a complete preliminary plan 
submission addressing the Subdivision and Land Development regulations  required to redevelop 
and expand the parking lot.  The submission includes only two plan sheets- Sheet #1- ‘Existing 
Site Plan’  and Sheet #2- ‘ Proposed Site Plan’.  It appears these sheets are for the Zoning Hearing 
Board’s review and are in fact additionally titled “Zoning Presentation Plan for Parking Lot 
Improvements’.  Additional information needs to be provided by the applicants to the township 
for a preliminary plan review including but not limited to an erosion and sedimentation plan, a 
stormwater management plan and drainage profiles, a grading plan, and landscape and lighting 
plans.   

 
2. Transportation   

A. Sidewalks required along Bethlehem Pike frontage – The applicant’s proposed site plan does 
not show the required sidewalks along the tract’s frontage of Bethlehem Pike. The corridor and 
surrounding feeder streets in both Whitemarsh and Springfield Townships have been identified 
in various plans as a priority area for pedestrian improvements and enhancements.  The 
township’s Comprehensive Plan Update 2020, identifies  the Bethlehem Pike corridor  as a 
mixed-use corridor,  designed to promote walkable developments with an emphasis on safety 
and pedestrian mobility. Sidewalks are needed for safe and convenient pedestrian access to 
several recreational facilities in the township immediately to the north of the site and to nearby 
retail and commercial centers along Bethlehem Pike in Springfield Township. The applicant 
should ensure that sidewalks are constructed along the parcel’s roadway frontage.     
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B. Bethlehem Pike Road Diet & Multi-Modal Enhancements – Both Whitemarsh and Springfield 

Townships are collaborators with PennDOT to improve pedestrian and vehicular safety along 
the Bethlehem Pike corridor as recommended by the Delaware Valley Planning Commission’s 
(DVRPC’s) Taming Traffic- Bethlehem Pike Study. The study recommends transportation 
improvements to accommodate various users of the roadway including motorists, pedestrians, 
and cyclists. The plan in this area recommends a conversion from a four-lane cross-section to a 
roadway with two travel lanes, a lane for left turns, and 2-cyclist lanes.  The applicant should 
be aware of future improvements and ensure that their parking improvements and any other 
structure lies outside of Bethlehem Pike’s ultimate right-of-way.  

https://www.springfieldmontco.org/information/township-projects/bethlehem-pike-road-diet/ 
 

3. Site Design Issues  
A. Internal vehicular circulation and site access - We recommend the applicant explore a one-way 

entrance and one-way exit to access the hospital and the redeveloped parking lot. We believe  
one-way access into the site using the northernmost existing curb cut near the Oreland Run 
bridge and one-way exit at the southern curb cut  would create a safer vehicular circulation for 
entering and exiting the site, and movements within the site. This would help reduce potential 
conflicts with other traffic along the busy Bethlehem Pike corridor. In conjunction with the new 
pattern, the width of the existing curb cut could be reduced from 33 ft. wide to a narrower width 
of 16-20 ft. In addition, we recommend that the perpendicular parking spaces in front of the 
hospital be modified with a 60° angle parking arrangement.  Angled parking along the front of 
the hospital is a safer arrangement, rather than the perpendicular parking that is proposed.  The 
reason is the 33 ft. wide driveway entrance and exits, approach the maximum allowed and when 
combined with the shallow parking setback from the roadway, vehicles backing out of several 
parking spaces (spaces #19 & #20) may restrict traffic accessing to enter from Bethlehem Pike.     

 
B. Parking Lot Regulations - Section 116-184.B. The proposed number of parking spaces exceeds the 

maximum permitted number of spaces. The plan proposes increasing the parking spaces from 
the 6-7 spaces in front of the office and an informal paved parking area in the rear of the building 
to 32 spaces.  According to Zoning Code, the applicant is limited to installing 110% of the 
minimum required parking spaces.  The minimum permitted parking spaces is 24 and the plan 
proposes 32 spaces in 3 different areas of the two tracts. The applicant plan exceeds the allowed 
26 spaces (110% of minimum). The applicant should provide a compliance chart for the 
township’s review to justify the increase of parking spaces beyond the maximum permitted for 
the site.    

 
4. Floodplain Conservation District Regulations   

A. Permeable paving permitted in the Floodplain Conservation District (FCD) 
The applicant’s plan proposed the parking lots surface as macadam pavement (an asphalt 
binder + stone). The Floodplain Conservation District regulations- §116 -165.B.4. prohibit 
impervious pavement systems in the 100-year floodplain. Pervious pavement systems are 
 

https://www.springfieldmontco.org/information/township-projects/bethlehem-pike-road-diet/
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permitted in the floodplain and we recommend the applicants revise the plan and use pervious 
pavement in the areas of the parking lot located in the Floodplain Conservation District.      
 

B. Location of the dumpster enclosure. The site plan proposed a dumpster enclosure within the 
100-year floodplain.  Section 116-166.B. of the township’s Zoning Code prohibits the storage of 
materials and equipment in the 100-year floodplain. The applicant should revise the plan to 
relocate the dumpsters outside the floodplain to ensure that dumpsters and their contents do 
not impact the stream corridor during flooding events.   
 

C. Fence in the 100-year floodplain. The site plan proposes a ‘fenced dog-walk area’ adjacent to 
the hospital building and extending into the 100-year floodplain of the Oreland Run.  Section 
116-165 of the Zoning Code prohibits a fence or structure in the designated Floodplain 
Conservation District. The fence may become an obstacle during a flooding event that could 
restrict or redirect floodwaters from their natural flow pattern.  
 

CONCLUSION  

We are unable to support preliminary plan approval for the redevelopment and improvement of 
animal hospital’s parking lot as shown by the Zoning Presentation Plan submitted for our review. 
The applicant’s site has many environmental constraints and the submitted plans do not address 
multiple zoning regulations intended to protect the Oreland Run and its 100-year floodplain.   
We recommend the township ensure that the applicants address the above-mentioned review 
comments and all the applicable township and other municipal regulations in subsequent site plan 
submissions.  
 
Please note that the review comment and recommendation contained in this report are advisory to 
the municipality and final disposition for the approval of any proposal will be made by the 
municipality.  

 
Please be aware that the MCPC #22-0171-001 has been set aside for the applicant’ plan. If any 
subsequent plans are submitted for final recording, this MCPC number should appear on the 
applicant sheets within the plans in the box reserved for the seal of this agency.  
 
Should the governing body approve a final plat of this proposal, the applicant must present the plan 
to our office for seal and signature prior to recording with the Recorder of Deeds office.   
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A paper copy bearing the municipal seal and signature of approval must be supplied for our files. 
 

Sincerely, 

 

 

 

Barry W Jeffries, ASLA, Senior Design Planner 
bjeffrie@montcopa.org - 610‐278‐3444 
 
c:  Aaron Kostyk, Chair, Township Planning Commission  
 Krista Heinrich, PE, Township Engineer 
 David Sander, Esq., Township Solicitor  
  
Attachments: Aerial & Site Plan 
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OTM, LLC   Surveying, Land Planning & Design Services 

200 Spring Ridge Drive, Suite 201, Wyomissing, Pa. 19610 
(484) 336-6454; www.otm-surveying.com 

 

 

Wednesday, March 8, 2023 
 
Whitemarsh Township 
Planning Commission 
Board of Supervisors 
616 Germantown Pike 
Lafayette Hill, Pa. 19444 
 
Re: Montgomery Animal Hospital Parking Lot expansion project 
Request for waivers of SALDO 
 
Dear Township Officials, 
We are in receipt of an October 26, 2022 review of this Land Development Plan and on behalf 
of the owners, Dr. Rebecca Padro and Mrs. Karen Schrader, respectfully request waivers of the 
following sections of the Whitemarsh Township Subdivision and Land Development Ordinance. 
For your convenience and reference, the “item numbers” correspond directly to the comment 
numbers contained within the review letter. 
 
(3) Section 105-23(B)(1)(l): Survey locations of all improvements within 500 ft. of the property. 
A waiver of this section is requested to permit the use of aerial imagery to depict improvements 
in the general area of the site. 
 
(8) Section 105-30: required right of way width of 60 ft.; installation of curbing; installation of 
sidewalks and Tree Zone. 
Please note that the existing legal right of way width is currently greater than the requirement 
and that curbing currently exists along the frontage of the property. As such a waiver of this 
section is being requested to not require the installation of sidewalks or a tree zone as the 
installation of these items would eliminate the current existing 8 parking spaces in the front of 
the building on parcel A and the installation of these improvements along the frontage of parcel 
B is made impossible by the existing bridge over Oreland Run. 
 
(9) Section 105-28(K): Installation of improvements within road right of way (existing wall and 
proposed sign) 
Please note that the existing wall received approvals by the Township as part of a zoning 
hearing application in 2017 and a hold harmless agreement with the Township was entered into 
at that time. 
The proposed sign location has been reviewed by the Township police department and found to 
be satisfactory from a sight distance standpoint. 
As such, a waiver of this requirement is respectfully requested. 
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(11) Section 105-38(A): Parking stall sizing and aisle widths 
Please note that the current aisle width for the 8 parking spaces in front of the building is 
currently only 20 ft. in width and is an existing condition. Widening this aisle width to the 24 ft. 
would eliminate the existing parking along the front of the building and as such exasperating 
the current lack of adequate parking for the property use. 
I also note that the proposed parking spaces have been designed to conform to the required 
dimensions of 9’x18’. 
Relative to the aisle widths for spaces 1 through 12 and 21 through 32, these aisles have been 
designed to a width of 22 ft. in order to minimize the amount of impervious surfacing. I also 
note that based on the current trend of vehicle sizing (avg. 16 ft. in length and 6 ft. in width) I 
respectfully submit that 22 ft. remains more than adequate for maneuverability in this instance. 
 
(12) Section 105-38(C) Truck turning movements: 
Respectfully, I submit that the current site conditions do not adequately provide for movements 
of “trucks or fire vehicles” and due to the site constraints, there remains no possibility to correct 
this situation. I note that the building is located only 40 ft. from Bethlehem Pike and would 
assume that in the case of a fire or emergency situation that the emergency vehicles would be 
staged along Bethlehem Pike. Relative to the pickup and disposal of refuse, this service is 
contracted by the owners and pickup is scheduled during times of low or no usage of the 
parking lot, permitting adequate area for the refuse truck to maneuver. 
 
(13) Section 105-38(F) Installation of curbing within parking lots 
A waiver of this section of the ordinance is requested due to the parking lots being both private 
in nature and installation of curbing will only serve to impede the proposed design of storm 
water management. 
 
(14) Section 105-38(H) Parking area setbacks of 15 ft. from property lines and rights of way 
Respectfully, while acknowledging this requirement, I note that both Mrs. Schrader and her 
husband John are technically the owners of both parcels A and B and while the parcels not 
being joined in a common deed, that they have raised no objections to the proposed parking 
layout. Additionally, I note the existing non-conformity of the current parking lot and that the 
parking lot on Parcel B is designed to not encroach within the current road right of way.  
 
(15) Section 105-38(K) grades of parking lots for 30 cars or more not exceeding 3% 
Respectfully, I note that this project actually proposes 2 separate additional parking lots each of 
which do not exceed the 30 car limit per the ordinance. 
 
(16) Section 105-38(O) 10 ft. parking setback from building 
Respectfully I submit that the current parking spaces in front of the building remain an existing 
non-conformity and also note that the proposed parking area behind the building is in 
conformance with this requirement. 
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(20) Section 105-39(A) Installation of one 3” caliper tree per every two parking spaces 
Respectfully, I submit that adherence to this requirement would require the planting of 16 trees 
which is simply not possible given the current available development area of the site. 
 
(21) Section 105-39(C) 10% landscaping of parking lots over 2,000 square feet 
Respectfully, I submit that the parking lots as proposed are private parking lots designated 
specifically for the current use and not for public parking. 
Imposition of this requirement would severely reduce the number of parking spaces available 
for both employee and patron use. 
 
(22) Section 105-40(A) Provision of off-street loading facilities 
Respectfully, I submit that the current use of a veterinary clinic and hospital does not require 
large scale deliveries of material that would require an off-street loading/parking space. 
 
(28) Section 105-46: Installation of curbing 
A waiver of this section of the ordinance is requested due to the parking lots being both private 
in nature and installation of curbing will only serve to impede the proposed design of storm 
water management. 
 
(29) Section 105-46: Replacement of existing curb depression 
Respectfully, I submit that the subject depressed curb is proposed to not be used as access to 
the site. As removal of this portion of curbing would entail extensive repairs/replacement of 
macadam surfacing along Bethlehem Pike, I suggest that in lieu of replacement that a suitable 
barrier (fencing, etc.) subject to approval by the Township Engineer may be considered. 
 
(30) Section 105-47(A): Installation of sidewalks 
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
   
(32) Section 105-48: Installation of Street Trees 
 Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees.  
 
(33) Section 105-48(E): Installation of Street Trees 
Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees. 
 
 
 
(34) Section 105-51(G): Visible seclusion of parking areas 
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Respectfully I submit that the existing parking area in front of the building is an existing 
condition. The expansion of the parking lot to the rear of the building is only visible to the 
existing commercial bank parking lot to the South and the proposed parking lot on Parcel B is 
only visible from Bethlehem Pike for a short distance of less than 100 ft. 
 
(36) Section 105-52: Buffer Yards between developments and existing streets 
Respectfully I submit that this site remains an existing condition and that imposition of this 
requirement cannot be achieved without abandonment of the current use. 
 
(37) Section 105-52(B)(2): Required Buffer widths of 50 ft. 
Respectfully, I submit that no additional landscape buffers should be required in this instance 
due to the existing conditions whereas there are currently no “buffers” to the South between 
this property and the Bank property and the site is “buffered” to the North by the existence of 
the Oreland Run Creek and heavy vegetation. 
 
(39) Section 105.56.1(C): Provision of future access to adjoining properties. 
Respectfully, I submit that this project represents merely an expansion of parking facilities on an 
existing property with an existing use and should not be subject to this requirement. 
 
(40) Section 105-56.1: Provision of sidewalks 
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
 
(41) Section 105.56.1(G): Provision of cross walks 
This waiver remains pending the decision of the Township to either require or not require the 
installation of sidewalks 
 
(42) Section 105-56.1(l): Installation of street lighting poles and fixtures 
Respectfully, a waiver of this requirement is being requested until such time as a more 
comprehensive plan for the overall neighborhood has been developed, funded and implemented 
for this section of the municipality. 
 
(44) Section 105-73: Installation of sidewalk  
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
 
 
 
 
 
 
 
(45) Section 105-74: Installation of curbing 
Respectfully, I submit that the entire frontage of the property is current curbed  
 



March 8, 2023 
Page 5 
(47) Section 105-83: Street trees and required plantings 
Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees. 
Respectfully, I submit that no additional landscape buffers should be required in this instance 
due to the existing conditions whereas there are currently no “buffers” to the South between 
this property and the Bank property and the site is “buffered” to the North by the existence of 
the Oreland Run Creek and heavy vegetation. 
 
 
On behalf of my clients, thank you for the Township’s kind attention to both the project and 
these requests. 
Should you have any questions or need any further information, please do not hesitate to 
contact me directly at (484) 638-0206 or via email at bradgr.otm@gmail.com. 
 
 
Sincerely, 
 
Bradford R. Grauel, PLS 
Owner/President 
OTM, LLC 
 
 
 
 
Cc:  
Mr. Charles Guttenplan, AICP, Whitemarsh Township 
Ms. Krista Heinrich, PE Gilmore and Associates (via email) 
Mr. Sean Kilkenny, Esq. Whitemarsh Township solicitor (via email) 
Dr. Rebecca S. Padro, Owner/applicant (via email) 
Mr. George Ozorowski, Esq. (via email) 
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Date: April 24, 2023                                                          Via Email Only 
To:  Craig T. McAnally 
        cmcanally@whitemarshtwp.org 
        Whitemarsh Township 
From: John R. Hosbach, Jr. 
  Registered Consulting Arborist 
Re:  Montgomery Animal Hospital  
 
 
Dear Craig,  
 
As you may recall, I have been commissioned to provide an unbiased review of the subject project located at 827 
Bethlehem Pike. The applicant is proposing site improvements including parking. 
 
The applicant is only removing one declining tree, a double leader Hemlock with one dead leader. Less than 33% is 
being removed. No replacements are required since the tree is 50% dead.  
 

 
 
The applicant has provided tree protection to the natural occurring area/ buffer that will remain untouched. On 
the southern end of the property, there are existing trees that will not require protection as they are protected by 
an existing curb.  

Tree to be removed. 

mailto:cmcanally@whitemarshtwp.org
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The applicant has not provided a total inventory of all trees greater than 6” in DBH. Most of the trees to remain 
are part of a riparian buffer to the Oreland Run. They will remain untouched.  
 
Native trees were utilized for section 105. 
 
 
 
 

 
 
 

John Rockwell Hosbach Jr., RCA, Urban Forester| Principal  
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WHITEMARSH TOWNSHIP 

To:  Rick Mellor, Township Manager  

C:  Charlie Guttenplan, Township Director of Planning and Zoning 
  Krista Heinrich, Township Engineer  
   
From:  Craig McAnally, Interim Asst. Manager 

Subject:          827 Bethlehem Pike, Montgomery Animal Hospital- SLD #10-22 Parking Lot  
  expansion 

Date:  June 20, 2023  

 
At the May 2, 2023 Shade Tree Commission Meeting, Rachel Vahey, Landscape Architect from 
Infocus Planning, and Bradford Grauel, Engineer from Surveying, Land Planning and Design 
Services, represented the applicant for the Montgomery Animal Hospital for a land development 
proposal to expand their parking lot at 827 Bethlehem Pike.  Ms. Vahey provided background on 
the triangular shape site reflecting woodlands and the Oreland Run Creek to the rear of the 
property, existing trees along neighboring parcel to the north, and existing parking lot in the front 
adjacent to Bethlehem Pike with overhead wires and a sewer easement with underground electric 
bisecting the parcel.  Due to the restrictions of the property the applicant is asking for two (2) 
waivers from SALDO Section 105 for Parking Lot Landscaping and Street Trees and one (1) 
waiver from Section 55 for Tree Replacement.  Mr. Grauel added that the lower parking lot is 
designed as a stormwater management feature with pervious paving.   
 
Ms. Debra Harris suggested if there is no room to provide tree replacement, then perhaps a fee-
in-lieu is warranted for this applicant.  Mr. Hosbach reviewed his report and agreed there is no 
place to plant a good quality shade tree to survive and flourish. In addition, the Twin Hemlock 
being removed is in severe decline which would not meet the threshold for replacement.  Ms. 
Kosabutski and Ms. Kelly are familiar with the site and confirm the site does not have space to 
plant the trees.   
 
A motion was made by Ms. Borkowski, seconded by Ms. Kelly to recommend approval of 
the SLD #10-22 Parking Lot expansion plans as presented with all three waivers for 
parking lot landscaping, street trees and tree replacement granted by the STC.   
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VISION SITE SMALL LED LUMINAIRE (2)

LIGHTBARS WITH AccuLED OPTICS -

TYPE 3 W/ SPILL LIGHT CONTROL AND

HOUSE SIDE SHIELD

(42) 4000K CCT,

70 CRI LEDs

VXS-E02-LED-E1-

SL3-HSS.ies
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June 14, 2023 
 
Whitemarsh Township 
Mr. Richard L. Mellor, Jr. Manager 
616 Germantown Pike 
Lafayette Hill, Pa. 19444 
 
Re: Response to plan reviews 
Montgomery Animal Hospital Land Development project 
827 Bethlehem Pike 
 
Dear Mr. Mellor,  
Based on the plan review dated October 26, 2002 prepared by Gilmore & Associates, Inc. I have 
revised the plans accordingly and offer the following responses/comments for the Township’s 
consideration. 
Respectfully and considering the amount of time that has now elapsed between the initial 
review and this response, I also offer the following: 
a) Since the initial reviews, the applicant has appeared before the Township’s Zoning Hearing 
Board and received the necessary zoning relief relative to the project. 
b) The applicant has also appeared before the Township planning commission to review the 
project and at such time of the meeting was referred to the Shade Tree Commission for 
reviews and recommendations regarding several waivers of the Township Subdivision and Land 
Development ordinance. 
c) The applicant’s representatives did meet on May 2nd with the Township Shade Tree 
Commission and the requested waivers received approvals of the Commission. 
 
Plan review responses: 
 
Subdivision and Land Development Ordinance: 
1) Location Map: A location map has been added at a scale of 1”=600 ft. A waiver of the 1”=800 
ft. is being requested. 
 
2) Graphic scales have been added to each plan as requested. 
 
3) A partial waiver of this requirement is being requested. 
 
4) The soils delineation lines and descriptions have been added as requested. I note that this 
information is based on NRCS mapping as the County Conservation District no longer 
recognizes the 1967 mapping as being accurate or in use. 
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5) The signature block for the Planning Commission has been removed as requested. 
 
6) The signature block for the Township Engineer has been added as requested. 
 
7) The signature block for the Board of Supervisors has been revised as requested. 
I also note that this project involves no work within the existing PennDOT right of way of 
Bethlehem Pike. 
 
8) I note that the rights of way associated with Bethlehem Pike remain existing rights of way 
under the jurisdiction of the Commonwealth and that there are no proposed improvements by 
this project that infringe upon these rights of way. Any and all waivers of the Saldo 
requirements for municipal improvements either, within, or outside of the Commonwealth of 
Pennsylvania Jurisdiction are being requested and further outlined in the request of waivers 
letter attached to this letter. 
 
9) I note that the subject wall is an existing site feature that was previously granted approval by 
the Township in 2018. Recognizing that the proposed new signage requires approval to be 
within the road right of way, the applicant will enter into a “hold harmless agreement” with the 
Township. I also note that the Township has viewed and approved the location of the proposed 
sign. 
 
10) Information has been added to sheet no. 3 in regard to sight distances of the existing 
driveways and note that both driveways conform to current PennDOT regulations. 
 
11) A waiver of the driveway aisle width in the parking lots is being requested and I note that 
the existing accessible parking spot (13) complies with the current ADA requirements. 
 
13) A waiver of this requirement is being requested based on the premise that this is an 
existing facility requiring no large or heavy truck traffic/deliveries. 
 
14) A waiver of this requirement is being requested. 
 
15) A wavier of this requirement is being requested. 
 
16) A waiver of this requirement is being requested. 
 
17) The locations of the doors in the existing building have been added as requested. 
 
18) A lighting design plan is provided as requested. 
 
19) A lighting design plan is provided as requested. 
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20) A waiver of this requirement is being requested. 
 
21)  A waiver of this requirement is being requested. 
 
22) A waiver of this requirement is being requested. 
 
23) The requested information has been included with this submission and I await review by 
the Township Engineer. 
 
24) The requested information has been included with this submission and I await review by 
the Township Engineer. 
 
25) The subject easement has been depicted as requested. 
 
26) Should the Township find the need to have access easements between family members 
necessary then these documents will be prepared and filed. 
 
27) I note that the current sewer mains are owned and maintained by the Bucks County Sewer 
and Water Authority. As such the owner(s) are currently in negotiations with this entity 
regarding the improvements. 
 
28) A waiver of this requirement is being requested 
 
29) A waiver of this requirement is being requested 
 
30) A waiver of this requirement is being requested 
 
31) A waiver of this requirement is being requested, however I note that based on previous 
conversations with the planning commission that the owner has agreed to delineate pedestrian 
crosswalks at each of the existing entrances to the site. 
 
32) A waiver of this requirement is being requested 
 
33) A waiver of this requirement is being requested 
 
34) A waiver of this requirement is being requested 
 
35) The refuse collection area has been designed and a detail of same has been added to the 
plan as requested. 
 
36) A waiver of this requirement is being requested 
 
37) A waiver of this requirement is being requested 
 
 
 
 
38) The owner is agreeable to pay the fee for recreation 
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39) A waiver of this requirement is being requested 
 
40) A waiver of this requirement is being requested 
 
41) The owners are agreeable to providing line striping of crosswalks on the existing macadam 
at each of the two driveway entrances. 
 
42) A waiver of this requirement is being requested 
 
43) A waiver of this requirement is being requested 
 
44) A waiver of this requirement is being requested 
 
45) A waiver of this requirement is being requested 
 
46) I am in receipt of the review by the Township Fire Marshal and his comments/concerns 
have been added to the plan as requested. 
 
47) A waiver of this requirement is being requested 
 
48) Any required improvement agreements required by the Township will be entered into by 
the owners. 
 
49) A detail of the existing/proposed dumpsters has been added to the plan as requested. 
 
50) Notation regarding the style, type and installation of the fencing has been added as 
requested. 
 
51) The plan has been updated to depict the total area of disturbance of 15,800 square feet  
 
52) Plan details have been added as requested. 
 
53) Unfortunately a construction schedule cannot be provided at this time until receiving 
approvals from the Municipality 
 
54) A sediment erosion control plan has been prepared and submitted with this response. 
 
55) A stormwater management design report is submitted with this response. 
 
 
 
 
 
 
 
56) The requested landowner statement has been added to the plan as requested. 
 
57) A blanket easement has been added to the plan as requested. 
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58) BMP Operation and Maintenance notes have been added 
 
59) The owners will enter into the Operations and Maintenance agreement with the Township. 
 
60) The notation regarding keeping plans on site during construction has been added 
 
61) The existing downspouts have been depicted. 
 
62) Sediment erosion controls have been added to the plan 
 
63) A stormwater management design report is submitted with this response. 
 
64) Notation regarding dust control has been added to the plan 
 
65) Due to the limited space of construction rock construction entrances have not been 
depicted. Notation has been added instructing the contractor to maintain the public road in a 
debris free condition. 
 
66) We do not anticipate any off-site construction. 
 
67) We believe that the water quality concern has been addressed by this design 
 
68) A stormwater management design report is submitted with this response. 
 
69) A stormwater management design report is submitted with this response. 
 
70) A stormwater management design report is submitted with this response. 
 
71) The requested notation regarding limestone has been added. 
 
72) Detailed soils testing has been completed and included within the stormwater design 
report. 
 
73) The shade tree commission has reviewed and approved the landscape plan at their May 2nd 
meeting. 
 
74) The shade tree commission has reviewed and approved the landscape plan at their May 2nd 
meeting. 
 
75) Tree protection and the detail has been added to the plan 
 
 
76) The shade tree commission has determined that a pre-construction conference is not 
necessary for this site. 
 
77) In regard to the minor encroachment of the access drive onto the adjoining property, I note 
that this is a pre-existing condition that has been in place since 1979 and exceeds the 21 year 
statute of possession. This plan proposes no further expansion of this condition nor removal. 
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78) We are currently working with the Bucks County Water and Sewer Authority regarding 
modifying the existing pump station facility to match the proposed grading. 
 
 
Thank you for the Township’s kind consideration of this project. 
Should you have any questions or need any further information, please do not hesitate to 
contact my office. 
 
 
Respectfully, 
 
Bradford R. Grauel, PLS 
Owner/President 
OTM, LLC 
 
 
 
 
 
 
 
 
 
 
 
 
Cc w/encl: 
Mr. Charles Guttenplan, AICP, Director of Planning & Zoning 
Ms. Krista Heinrich, PE, Township Engineer 
Ms. Rebecca Padro, Owner 
Attorney George Ozorowski, Hughes, Kalkbrenner & Ozorowski 
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Thursday, June 15, 2023 
 
Whitemarsh Township 
Planning Commission 
Board of Supervisors 
616 Germantown Pike 
Lafayette Hill, Pa. 19444 
 
Re: Montgomery Animal Hospital Parking Lot expansion project 
Request for waivers of SALDO 
 
Dear Township Officials, 
On behalf of the owner of the Montgomery County Animal Hospital and applicant, we 
respectfully request the following waivers of the Whitemarsh Township Subdivision and Land 
Development ordinance as they relate to this project. 
 
1) Section 105-23(B)(1)(e): Location map scale. 
A waiver of this section is requested to permit a location map scale of 1”=600 ft. vs. the required 
scale of 1”= 800 ft. Please note that the location map at the current scale depicts all of the 
required information and that reducing the scale to the required scale would result in the map 
being illegible. 
 
2) Section 105-23(B)(1)(l): Survey locations of all improvements within 500 ft. of the property. 
A waiver of this section is requested to permit the use of aerial imagery to depict improvements 
in the general area of the site. 
 
3) Section 105-30: required right of way width of 60 ft.; installation of curbing; installation of 
sidewalks and Tree Zone. 
Please note that the existing legal right of way width is currently greater than the requirement 
and that curbing currently exists along the frontage of the property. As such a waiver of this 
section is being requested to not require the installation of sidewalks or a tree zone as the 
installation of these items would eliminate the current existing 8 parking spaces in the front of 
the building on parcel A and the installation of these improvements along the frontage of parcel 
B is made impossible by the existing bridge over Oreland Run. 
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4) Section 105-28(K): Installation of improvements within road right of way (existing wall and 
proposed sign) 
Please note that the existing wall received approvals by the Township as part of a zoning 
hearing application in 2017 and a hold harmless agreement with the Township was entered into 
at that time. 
The proposed sign location has been reviewed by the Township police department and found to 
be satisfactory from a sight distance standpoint. 
As such, a waiver of this requirement is respectfully requested. 
 
5) Section 105-38(A): Parking stall sizing and aisle widths 
Please note that the current aisle width for the 8 parking spaces in front of the building is 
currently only 20 ft. in width and is an existing condition. Widening this aisle width to the 24 ft. 
would eliminate the existing parking along the front of the building and as such exasperating 
the current lack of adequate parking for the property use. 
I also note that the proposed parking spaces have been designed to conform to the required 
dimensions of 9’x18’. 
Relative to the aisle widths for spaces 1 through 12 and 21 through 32, these aisles have been 
designed to a width of 22 ft. in order to minimize the amount of impervious surfacing. I also 
note that based on the current trend of vehicle sizing (avg. 16 ft. in length and 6 ft. in width) I 
respectfully submit that 22 ft. remains more than adequate for maneuverability in this instance. 
 
6) Section 105-38(C) Truck turning movements: 
Respectfully, I submit that the current site conditions do not adequately provide for movements 
of “trucks or fire vehicles” and due to the site constraints, there remains no possibility to correct 
this situation. I note that the building is located only 40 ft. from Bethlehem Pike and would 
assume that in the case of a fire or emergency situation that the emergency vehicles would be 
staged along Bethlehem Pike. Relative to the pickup and disposal of refuse, this service is 
contracted by the owners and pickup is scheduled during times of low or no usage of the 
parking lot, permitting adequate area for the refuse truck to maneuver. 
 
7) Section 105-38(F) Installation of curbing within parking lots 
A waiver of this section of the ordinance is requested due to the parking lots being both private 
in nature and installation of curbing will only serve to impede the proposed design of storm 
water management. 
 
8) Section 105-38(H) Parking area setbacks of 15 ft. from property lines and rights of way 
Respectfully, while acknowledging this requirement, I note that both Mrs. Schrader and her 
husband John are technically the owners of both parcels A and B and while the parcels not 
being joined in a common deed, that they have raised no objections to the proposed parking 
layout. Additionally, I note the existing non-conformity of the current parking lot and that the 
parking lot on Parcel B is designed to not encroach within the current road right of way.  
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9) Section 105-39(A) Installation of one 3” caliper tree per every two parking spaces 
Respectfully, I submit that adherence to this requirement would require the planting of 16 trees 
which is simply not possible given the current available development area of the site. 
 
10) Section 105-39(C) 10% landscaping of parking lots over 2,000 square feet 
Respectfully, I submit that the parking lots as proposed are private parking lots designated 
specifically for the current use and not for public parking. 
Imposition of this requirement would severely reduce the number of parking spaces available 
for both employee and patron use. 
 
11) Section 105-40(A) Provision of off-street loading facilities 
Respectfully, I submit that the current use of a veterinary clinic and hospital does not require 
large scale deliveries of material that would require an off-street loading/parking space. 
 
12) Section 105-46: Installation of curbing 
A waiver of this section of the ordinance is requested due to the parking lots being both private 
in nature and installation of curbing will only serve to impede the proposed design of storm 
water management. 
 
13) Section 105-46: Replacement of existing curb depression 
Respectfully, I submit that the subject depressed curb is proposed to not be used as access to 
the site. As removal of this portion of curbing would entail extensive repairs/replacement of 
macadam surfacing along Bethlehem Pike, I suggest that in lieu of replacement that a suitable 
barrier (fencing, etc.) subject to approval by the Township Engineer may be considered. 
 
14) Section 105-47(A): Installation of sidewalks 
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk. 
The owner/applicants are amenable to installing cross walks at each driveway entrance  
   
15) Section 105-48: Installation of Street Trees 
 Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees.  
 
 
 
 
 
 
 
16) Section 105-48(E): Installation of Street Trees 
Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
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exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees. 
 
17)  Section 105-51(G): Visible seclusion of parking areas 
Respectfully I submit that the existing parking area in front of the building is an existing 
condition. The expansion of the parking lot to the rear of the building is only visible to the 
existing commercial bank parking lot to the South and the proposed parking lot on Parcel B is 
only visible from Bethlehem Pike for a short distance of less than 100 ft. 
 
18) Section 105-52: Buffer Yards between developments and existing streets 
Respectfully I submit that this site remains an existing condition and that imposition of this 
requirement cannot be achieved without abandonment of the current use. 
 
19) Section 105-52(B)(2): Required Buffer widths of 50 ft. 
Respectfully, I submit that no additional landscape buffers should be required in this instance 
due to the existing conditions whereas there are currently no “buffers” to the South between 
this property and the Bank property and the site is “buffered” to the North by the existence of 
the Oreland Run Creek and heavy vegetation. 
 
20) Section 105.56.1(C): Provision of future access to adjoining properties. 
Respectfully, I submit that this project represents merely an expansion of parking facilities on an 
existing property with an existing use and should not be subject to this requirement. 
 
21) Section 105-56.1: Provision of sidewalks 
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
 
22) Section 105-56.1(l): Installation of street lighting poles and fixtures 
Respectfully, a waiver of this requirement is being requested until such time as a more 
comprehensive plan for the overall neighborhood has been developed, funded and implemented 
for this section of the municipality. 
 
23) Section 105-73: Installation of sidewalk  
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
 
 
 
 
 
 
 
24) Section 105-74: Installation of curbing 
Respectfully, I submit that the entire frontage of the property is current curbed  
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25) Section 105-83: Street trees and required plantings 
Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees. 
Respectfully, I submit that no additional landscape buffers should be required in this instance 
due to the existing conditions whereas there are currently no “buffers” to the South between 
this property and the Bank property and the site is “buffered” to the North by the existence of 
the Oreland Run Creek and heavy vegetation. 
 
 
On behalf of my clients, thank you for the Township’s kind attention to both the project and 
these requests. 
Should you have any questions or need any further information, please do not hesitate to 
contact me directly at (484) 638-0206 or via email at bradgr.otm@gmail.com. 
 
 
Sincerely, 
 
Bradford R. Grauel, PLS 
Owner/President 
OTM, LLC 
 
 
 
 
Cc:  
Mr. Charles Guttenplan, AICP, Whitemarsh Township 
Ms. Krista Heinrich, PE Gilmore and Associates (via email) 
Mr. Sean Kilkenny, Esq. Whitemarsh Township solicitor (via email) 
Dr. Rebecca S. Padro, Owner/applicant (via email) 
Mr. George Ozorowski, Esq. (via email) 
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65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
August 1, 2023 
 
File No. 2022-09085 
 
Mr. Richard L. Mellor, Jr., Township Manager 
Whitemarsh Township Municipal Building 
616 Germantown Pike 
Lafayette Hill, PA  19444 
 
 
Reference: Preliminary/Final Minor Land Development Plan Review 

827 Bethlehem Pike – Montgomery Animal Hospital 
Whitemarsh Township, Montgomery County, Pennsylvania 
SLD #10-22 

 
 
Dear Mr. Mellor: 
 
As requested, we have reviewed plans for the above referenced Preliminary/Final Minor Land Development 
Plan Submission consisting of a 7-Sheet “Minor Land Development Plan” prepared by OTM LLC, dated 
August 26, 2022, and last revised June 13, 2023.  The following comments are offered for your 
consideration: 
 
 

SUMMARY OF REQUESTED WAIVERS: 
 
 Section Description 

 
1. 105-23(B)(1)(e) The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to allow the location map to be shown at a scale of one-inch 
equals 600 feet instead of one-inch equals 800 feet.  We have no objection to the 
granting of this waiver. 

 
2. 105-23(B)(1)(l) The applicant is requesting a waiver from the requirements of this section of the 

ordinance to not require the plans to show existing principal buildings (and their 
respective uses) and driveways on the adjacent 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.  The granting of this waiver should be conditioned upon the inclusion of an 
aerial photo in the plan set which shows the required features. 
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 Section Description 

 
3. 105-30  The applicant is requesting a waiver from the requirements of this section of the 

ordinance.  As defined by Section 105-29(C) and 105-30(A), streets adjacent to the 
site are subject to the following requirements: 

 
The waiver is being requested to not require the provision of sidewalks or a Tree 
Zone. 

Street Name Classification Required 
Ultimate 
R.O.W 

Required 
Cartway 
Width 

Curbs Sidewalks Tree Zone 

Bethlehem Pike Arterial 60 feet * Required Required Required 
* As recommended by PADOT or the Montgomery County Roads & Bridges Dept. 

 
4. 105-28(K) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which states that structures, including but not limited to mailboxes, fences 
and poles, shall not be erected within street rights-of-way.  The waiver is being 
requested to permit an existing wall and a proposed sign to be located within the 
Ultimate Right-of-Way of Bethlehem Pike. 

 
5. 105-38(A) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which 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 9ft x 18ft.  
The relief is being requested to allow the following: 

• The existing two-way drive aisle along the front 8-space parking area appears to 
be approximately 20 feet wide, where a minimum of 24 feet is required for two-
way traffic. 

• The proposed two-way drive aisle leading to parking spaces 21-32 appears to 
be approximately 22 feet wide, where a minimum of 24 feet is required for two-
way traffic.   

• The proposed two-way drive aisle leading to parking spaces 1-12 appears to be 
vary between approximately 11 feet and 22 feet wide, where a minimum of 24 
feet is required for two-way traffic. 

If granted, any waiver should be conditioned upon the applicant providing testimony in 
sufficient detail to demonstrate the suitability of the 11-foot wide access drive to 
provide access to parking spaces 1-12.  Consideration should be given to providing 
warning and/or regulatory signage and/or restricting parking in this area to employees 
only or during certain times. 

 
6. 105-38(C) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which 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 granting of this waiver should be conditioned upon the applicant obtaining 
a letter of approval from the Township Fire Marshal in order to ensure that adequate 
fire protection is provided. The applicant must also provide testimony in sufficient 
detail to demonstrate suitable access for trash collection to the proposed dumpsters; 
access to which is proposed via a proposed 11 foot wide 2-way drive aisle. 

 
7. 105-38(F) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that all parking lots and bays shall be confined by curbing. 
The granting of any waiver should be conditioned upon concrete curb stops being 
provided along proposed parking spaces 21-32, to provide drop off protection. 
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 Section Description 

 
8. 105-38(H) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that 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.  It is our understanding that the lots are not proposed to be 
consolidated; and therefore at least 16 proposed and 8 existing parking spaces would 
be located within the required setback.   

 
9. 105-38(O) Parking areas shall be located at least 10 feet from any building or structure.  The 

plans show 8 existing parking spaces as being less than 10 feet from the building, 
which must be revised, or a waiver must be obtained. 

 
10. 105-39(A) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that all parking areas shall have at least one tree of three 
inches minimum caliper for every two parking spaces provided. 

 
11. 105-39(C) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires 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.   

 
12. 105-40(A) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which states that 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 applicant’s engineer has indicated that off street loading is not 
anticipated. 

 
13. 105-46 The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires curbing to be provided in all subdivisions and land 
developments in accordance with Sections 105-30, and 105-74. Additionally, existing 
depressed curbing along Bethlehem Pike not being utilized must be removed and 
replaced with full reveal concrete curbing.  If granted, any waiver should be 
conditioned upon a suitable barrier being provided at the location of the existing curb 
depression, in lieu of concrete curbing. 

 
14. 105-47(A) 

 
The applicant is requesting a waiver from the requirements of this section of the 
ordinance which requires that 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.  

 
15. 105-47(B) The applicant should request a waiver from the requirements of this section of the 

ordinance which requires that the minimum width of all sidewalks and pedestrian 
paths shall be five feet. 

 
16. 105-48 The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires the installation of street trees along all streets where 
suitable trees do not exist.   
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 Section Description 

 
17. 105-48(E) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that street trees shall be planted within a tree planting zone 
of lawn area or other material approved by the Shade Tree Commission, situated 
between the sidewalk and curb and measuring a minimum of five feet in width from the 
planting edge of the curb to the planting edge of the sidewalk. 

 
18. 105-51(G) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that parking areas shall be located and designed in such a 
manner that they are visibly secluded from eye level in the surrounding area. 

 
19. 105-52 The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires buffer yards to be provided between land developments 
and along existing streets to soften visual impact, to screen glare, and to create a 
visual barrier between conflicting land uses.   

 
20. 105-52(B)(2) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which 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.   

 
21. 105-56.1(C) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires all developments in the Village Commercial District to 
provide for future access to adjacent properties within the 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. 

 
22. 105-56.1(G) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that sidewalks shall be provided along all street lines and 
shall be six feet in width and of material compatible with 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 onto a property. 

 
23. 105-56.1(I) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which states that all Village Commercial subdistricts shall contain street 
lighting poles and fixtures as approved by the Board of Supervisors. 

 
24. 105-73 The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires sidewalks to be constructed as required by Sections 105-
30 and 105-47, including the replacement of any sidewalk along the property 
frontage found to be in disrepair.   

 
25. 105-74 The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires curbs to be constructed as required by section 105-30, 
including the replacement of any curbing along the property frontage found to be in 
disrepair.   

 
26. 105-83 The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that street trees and other required plantings shall be in 
accordance with §§ 105-39, 105-48, 105-52 and Chapter 55. 



Mr. Richard L. Mellor, Jr. Page 5 
S/LD# 10-22 (G&A # 2022-09085) August 1, 2023  

 

 

 

 
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 
 
 Section Description 

 
27. 105-45 It is our understanding that the lots are not proposed to be consolidated; therefore, 

access easements and maintenance agreements or other suitable legal mechanisms 
for shared driveway access should be established. 

 
28. 105-45(C) The plans show overhead PECO electrical wires traversing the lot.  The applicant 

must obtain the approval of the utility with regard to the location of proposed 
improvements within a utility easement.  Please note no structure requiring a building 
permit or plantings, except for a lawn, shall be set or put within the area of a utility 
easement without approval from the utility owner, and/or a waiver of damage rights.  
Please note that, typically, any materials placed within the boundaries of a utility 
easement are subject to damage and are not the responsibility of the utility owner.  

 
29. 105-45(C) The applicant must obtain the approval of the Bucks County Sewer and Water 

Authority (BCWSA) with regard to the location of proposed improvements within a 
sanitary sewage easement.  Please note no structure requiring a building permit or 
plantings, except for a lawn, shall be set or put within the area of a utility easement 
without approval from the utility owner, the BCWSA, and/or a waiver of damage 
rights.  Please note that, typically, any materials placed within the boundaries of a 
utility easement are subject to damage and are not the responsibility of the utility 
owner.  

 
30. 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. 

 
31. 105-56.1(H) Crosswalks shall be provided at driveways and 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 
plans must be revised to show proposed striped crosswalks across the driveway 
entrances. 

 
32. 105-72(A) Monuments shall be placed at each change in direction of a boundary and at all 

property line corners.   
 

33. 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. 

 
34. 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. 
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GRADING, EROSION CONTROL, STORMWATER MANAGEMENT AND BEST MANAGEMENT 
PRACTICES ORDINANCE: 
 
 Section Description 

 
35. 58-4(B)(2)(o) The pervious paving detail on Sheet 5 of 7 must be revised call for non-woven 

geotextile. 
 

36. 58-4(B)(2)(q) The plan must be revised to include an estimated development schedule and 
construction sequence for the site. 

 
37. 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.   
 

 
RESOLUTION 2004-8: 
 
 Section Description 

 
38. 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 not underlain by limestone.” 

 
 
ADDITIONAL COMMENTS 
 

39.  The plans show portions of the proposed two-way drive aisle leading to parking spaces 1-12 to be 
located outside of the boundary lines of the subject property, partially on the adjacent property at 
835 Bethlehem Pike. The plans cannot be approved until all structures and/or uses for the lot(s) 
are located entirely within the property boundaries or easements or some other agreement is 
established to permit the encroachments. 

 
40.  The applicant must obtain the approval of the Bucks County Sewer and Water Authority 

(BCWSA) with regard to the alteration of an existing sewer monitoring manhole and electric 
panel. 
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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, 
 
        

 
 

     
Krista Heinrich, P.E. 
Township Engineer 
Gilmore & Associates, Inc. 
 
KH/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. Craig McAnally – Acting Assistant Township Manager 
 Mr. Robert A. Sztubinski, B.C.O. – Director of Building & Codes (via email) 

 Mr. Andrew Thomas - Fire Marshal/Emergency Management Coordinator 
 Mr. Allen B. Mason, P.E., Carroll Engineering - Whitemarsh Township Authority Engineer 
 Ms. Rebecca S. Padro– Owner/Applicant  
 Ms. Karen P. Schrader– Owner/Applicant 
 Mr. Bradford R. Grauel, PLS, Applicant’s Surveyor 
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Wednesday, August 2, 2023 
 
Whitemarsh Township 
Planning Commission 
Board of Supervisors 
616 Germantown Pike 
Lafayette Hill, Pa. 19444 
 
Re: Montgomery Animal Hospital Parking Lot expansion project 
Request for waivers of SALDO 
 
Dear Township Officials, 
On behalf of the owner of the Montgomery County Animal Hospital and applicant, we 
respectfully request the following waivers of the Whitemarsh Township Subdivision and Land 
Development ordinance as they relate to this project. 
 
1) Section 105-23(B)(1)(e): Location map scale. 
A waiver of this section is requested to permit a location map scale of 1”=600 ft. vs. the required 
scale of 1”= 800 ft. Please note that the location map at the current scale depicts all of the 
required information and that reducing the scale to the required scale would result in the map 
being illegible. 
 
2) Section 105-23(B)(1)(l): Survey locations of all improvements within 500 ft. of the property. 
A waiver of this section is requested to permit the use of aerial imagery to depict improvements 
in the general area of the site. 
 
3) Section 105-30: required right of way width of 60 ft.; installation of curbing; installation of 
sidewalks and Tree Zone. 
Please note that the existing legal right of way width is currently greater than the requirement 
and that curbing currently exists along the frontage of the property. As such a waiver of this 
section is being requested to not require the installation of sidewalks or a tree zone as the 
installation of these items would eliminate the current existing 8 parking spaces in the front of 
the building on parcel A and the installation of these improvements along the frontage of parcel 
B is made impossible by the existing bridge over Oreland Run. 
Please note that the Tree zone portion of this waiver has been reviewed and recommended 
for approval by the Township Shade Tree commission at their meeting on 7/18/2023 
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4) Section 105-38(A): Parking stall sizing and aisle widths 
Please note that the current aisle width for the 8 parking spaces in front of the building is 
currently only 20 ft. in width and is an existing condition. Widening this aisle width to the 24 ft. 
would eliminate the existing parking along the front of the building and as such exasperating 
the current lack of adequate parking for the property use. 
I also note that the proposed parking spaces have been designed to conform to the required 
dimensions of 9’x18’. 
Relative to the aisle widths for spaces 1 through 12 and 21 through 32, these aisles have been 
designed to a width of 22 ft. in order to minimize the amount of impervious surfacing. I also 
note that based on the current trend of vehicle sizing (avg. 16 ft. in length and 6 ft. in width) I 
respectfully submit that 22 ft. remains more than adequate for maneuverability in this instance. 
 
5) Section 105-38(C) Truck turning movements: 
Respectfully, I submit that the current site conditions do not adequately provide for movements 
of “trucks or fire vehicles” and due to the site constraints, there remains no possibility to correct 
this situation. I note that the building is located only 40 ft. from Bethlehem Pike and would 
assume that in the case of a fire or emergency situation that the emergency vehicles would be 
staged along Bethlehem Pike. Relative to the pickup and disposal of refuse, this service is 
contracted by the owners and pickup is scheduled during times of low or no usage of the 
parking lot, permitting adequate area for the refuse truck to maneuver. 
The plan has been reviewed by the Township fire marshal with no objections subject to the 
delination of the access drive to spaces 1 through 12 being marked and signage placed for a 
“no parking fire lane” of which the plans have been updated to reflect this condition 
 
6) Section 105-38(F) Installation of curbing within parking lots 
A waiver of this section of the ordinance is requested due to the parking lots being both private 
in nature and installation of curbing will only serve to impede the proposed design of storm 
water management. 
 
7) Section 105-38(H) Parking area setbacks of 15 ft. from property lines and rights of way 
Respectfully, while acknowledging this requirement, I note that both Mrs. Schrader and her 
husband John are technically the owners of both parcels A and B and while the parcels not 
being joined in a common deed, that they have raised no objections to the proposed parking 
layout. Additionally, I note the existing non-conformity of the current parking lot and that the 
parking lot on Parcel B is designed to not encroach within the current road right of way.  
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8) Section 105-39(A) Installation of one 3” caliper tree per every two parking spaces 
Respectfully, I submit that adherence to this requirement would require the planting of 16 trees 
which is simply not possible given the current available development area of the site. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
9) Section 105-39(C) 10% landscaping of parking lots over 2,000 square feet 
Respectfully, I submit that the parking lots as proposed are private parking lots designated 
specifically for the current use and not for public parking. 
Imposition of this requirement would severely reduce the number of parking spaces available 
for both employee and patron use. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
10) Section 105-40(A) Provision of off-street loading facilities 
Respectfully, I submit that the current use of a veterinary clinic and hospital does not require 
large scale deliveries of material that would require an off-street loading/parking space. 
 
11) Section 105-46: Installation of curbing 
A waiver of this section of the ordinance is requested due to the parking lots being both private 
in nature and installation of curbing will only serve to impede the proposed design of storm 
water management. 
 
12) Section 105-46: Replacement of existing curb depression 
Respectfully, I submit that the subject depressed curb is proposed to not be used as access to 
the site. As removal of this portion of curbing would entail extensive repairs/replacement of 
macadam surfacing along Bethlehem Pike, I suggest that in lieu of replacement that a suitable 
barrier (fencing, etc.) subject to approval by the Township Engineer may be considered. 
 
13) Section 105-47(A): Installation of sidewalks 
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk. 
The owner/applicants are amenable to installing cross walks at each driveway entrance  
   
 
 
 
 
 
 
 
 
 
14) Section 105-48: Installation of Street Trees 
 Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
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exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees.  
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
15) Section 105-48(E): Installation of Street Trees 
Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
16)  Section 105-51(G): Visible seclusion of parking areas 
Respectfully I submit that the existing parking area in front of the building is an existing 
condition. The expansion of the parking lot to the rear of the building is only visible to the 
existing commercial bank parking lot to the South and the proposed parking lot on Parcel B is 
only visible from Bethlehem Pike for a short distance of less than 100 ft. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
17) Section 105-52: Buffer Yards between developments and existing streets 
Respectfully I submit that this site remains an existing condition and that imposition of this 
requirement cannot be achieved without abandonment of the current use. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
18) Section 105-52(B)(2): Required Buffer widths of 50 ft. 
Respectfully, I submit that no additional landscape buffers should be required in this instance 
due to the existing conditions whereas there are currently no “buffers” to the South between 
this property and the Bank property and the site is “buffered” to the North by the existence of 
the Oreland Run Creek and heavy vegetation. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
 
 
 
 
 
 
 
19) Section 105.56.1(C): Provision of future access to adjoining properties. 
Respectfully, I submit that this project represents merely an expansion of parking facilities on an 
existing property with an existing use and should not be subject to this requirement. 
 
20) Section 105-56.1: Provision of sidewalks 
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Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
 
21) Section 105-56.1(l): Installation of street lighting poles and fixtures 
Respectfully, a waiver of this requirement is being requested until such time as a more 
comprehensive plan for the overall neighborhood has been developed, funded and implemented 
for this section of the municipality. 
 
22) Section 105-73: Installation of sidewalk  
Respectfully, I submit that the installation of sidewalks along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of sidewalk.  
 
23) Section 105-74: Installation of curbing 
Respectfully, I submit that the entire frontage of the property is current curbed  
 
24) Section 105-83: Street trees and required plantings 
Respectfully, I submit that the installation of street trees along the frontage of the property 
would eliminate the existing 8 parking spaces along the front of the building and would further 
exasperate the current parking situation. Additionally a majority of the frontage of Parcel B is 
encompassed by the current bridge over Oreland Run which inhibits the installation of street 
trees. 
Respectfully, I submit that no additional landscape buffers should be required in this instance 
due to the existing conditions whereas there are currently no “buffers” to the South between 
this property and the Bank property and the site is “buffered” to the North by the existence of 
the Oreland Run Creek and heavy vegetation. 
Please note that this waiver has been reviewed and recommended for approval by the 
Township Shade Tree commission at their meeting on 7/18/2023 
 
25) Section 105-72(A) Installation of monuments at property corners. 
Respectfully, I submit that this is an existing property with no proposed new lots, or changes in 
the current property boundaries. As such, appropriate property line markers will be installed if 
requested by the property owner. 
 
 
 
 
 
 
 
 
 
 
 
On behalf of my clients, thank you for the Township’s kind attention to both the project and 
these requests. 
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Should you have any questions or need any further information, please do not hesitate to 
contact me directly at (484) 638-0206 or via email at bradgr.otm@gmail.com. 
 
 
Sincerely, 
 
Bradford R. Grauel, PLS 
Owner/President 
OTM, LLC 
 
 
 
 
Cc:  
Mr. Charles Guttenplan, AICP, Whitemarsh Township (via email) 
Ms. Krista Heinrich, PE Gilmore and Associates (via email) 
Mr. Sean Kilkenny, Esq. Whitemarsh Township solicitor (via email) 
Dr. Rebecca S. Padro, Owner/applicant (via email) 
Mr. George Ozorowski, Esq. (via email) 
 
 
 

mailto:bradgr.otm@gmail.com
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