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March 11, 2022 
 
Mr. Charles L. Guttenplan, AICP 
Director of Planning & Zoning Officer  
Whitemarsh Township  
616 Germantown Pike  
Lafayette Hill, Pennsylvania 19444 
 
Re:  MCPC #21-0287-002 
Plan Name: 7111 Sheaff Lane       
46 dwelling units comprising 51.23 acres    
Situate: Sheaff Lane (west)/ Skippack Pike (north)    
Whitemarsh Township  
 
 
Dear Mr. Guttenplan: 

We have reviewed the above-referenced subdivision proposal in accordance with Section 502 of Act 247, 
"The Pennsylvania Municipalities Planning Code," as you requested on January 26, 2022. We forward this 
letter as a report of our review. 

BACKGROUND  

The applicant, 7111 Sheaff Lane Partners, LLC c/o Salvatore Paone, has submitted a subdivision and land 
development plan that proposes the  subdivision of the 51.23 acre tract at 7111 Sheaff Lane into  46 
residential lots on  19.44 acres.  The plan proposes approximately 31.60 acres as preserved open space or +/- 
60% of the development area. The applicant’s development tract is Tax Parcel #65-00-10651-50-7, 
comprising four consolidated parcels and is situated in the township’s AAA- Residential Zoning District. It is 
located northwest of the intersection of Skippack Pike (PA Rt. 73) and Sheaff Lane and has frontage on both 
roadways. The tract lies east of the permanently preserved conservation lands of Wissahickon Trails (formerly 
Wissahickon Valley Watershed Association), which have roadway frontage along Butler Pike.  The 
development tract lies immediately northwest of the Highlands Mansion and Gardens, a 44-acre state historic 
site with a late 18th century Georgian Mansion with adjoining conservation lands and a two-acre formal 
garden. The plan shows that the existing 2-story, 36,957 sq. ft. contemporary residential structure and its 
garage, pool and other outbuildings will be demolished.  

The development plan is accompanied by a request for 11 waivers from the Whitemarsh Township 
Subdivision and Land Development Ordinance. The most recent letter to township regarding the subdivision 
of this tract was in a letter dated February 7, 2022 in which we provided review comments for a zoning 
amendment for the AAA and AAAA Residential Districts proposed by Sal Paone Builder. 

http://www.montcopa.org/
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A sketch plan- ”Development Study Exhibit- Option #4”-accompanied the amendment and it proposed a 
subdivision and land development of 51.23 acre tract into 32 residential lots and the preservation of 25.66 
acres (50.10 %) of the tract. The sketch showed 25 residential lots taking public access from Sheaff Lane using 
the driveway of the former Arbor Hill estate and 6 lots arranged on a cul-de-sac taking access from Skippack 
Pike. In our review letter we recommended the township proceed with its amendment update process and 
consider the county’s Land Preservation Model Ordinance that could assist in creating a new Conservation 
Design Subdivision (CDS) Ordinance for the township. It is our understanding from the recent phone 
conversation on February 28, 2022 that the township planning commission is in the final stage of 
development for the new ‘Open Space Conservation Overlay District (OSCO) Regulations. However, this plan 
is submitted under the existing AAA- Residential District, Dimensional Standards for Conservation Subdivision 
Design, Option #3 of Section 116-46.C. of the Zoning Code.       

CONSISTENCY WITH THE COUNTY COMPREHENSIVE PLAN  

Consistency with the MONTCO 2040 – County Comprehensive Plan-  
The adopted MONTCO 2040: a Shared Vision- the county comprehensive plan’s Future Land Use Map 
designates the applicant’s entire 51-acre development tract as a ‘Rural Resource Area’.  The goal of the Rural-
Resource Area’ is to encourage and promote preservation of farmland, open space, and low density 
residential development that is clustered or has a rural character. The applicant’s proposal is consistent with 
the county’s Future Land Use Map, 2040 as shown below.  
Consistency with the Whitemarsh Township Plan Update, 2020 
The subdivision and land development plan proposed for this tract is consistent with the township’s Future 
Land Use Plan, 2028. The Whitemarsh Township Selective Comprehensive Plan Update, November 2020 
identifies this area in the Future Land Use Plan, 2028 as a ‘Conservation-Residential Character Area’.  The 
intent of this character area is to preserve the area’s open space resources and character, and to encourage 
sensitive residential development with these resources.     
 
 

 

 

Applicant’s development- 
tract- 51.23 acres 

The Highlands Historic 
House and Gardens - 40 
acres 

113 Skippack Pike – +/-18.3 acres, 
comprising 2-tax parcels, N/L Dennis 
Alter 

Wissahickon Valley Watershed Assn. Inc. 
lands – 58.07 acres 

 Dorsham Way (cul-de-sac) 
Residences- average +/- 5.0 acres 
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RECOMMENDATION  

The Montgomery County Planning Commission (MCPC) recognizes that the applicant’s development 
tract is a unique property, surrounded by significant areas of preserved open space and recognized 
conservation resources lands. We are generally supportive of the proposed subdivision and land 
development plan for this property and commend the decision to dedicate60% of the tract as preserved 
open space. We are, however, concerned that the significant open space areas bordering the tract are 
not connected in a meaningful way with this development and thus we have several concerns about the 
submitted open space plan. The site plan’s arrangement appears to preclude the establishment of any 
meaningful connecting open space between the adjacent open space resources.  We believe this 
represents a significant opportunity cost for the township’s future open space and greenway planning 
and does not further the goals of the conservation subdivision design.  We suggest its arrangement and 
the inclusion of the stormwater management facilities in the minimum calculation of the required open 
space diminishes the value of the site’s open space. The site development plan does not establish an 
effective central open space commons that is an important feature of a conservation subdivision design 
and the submitted plan.  The plan shows a reforestation area for this space. These and several other 
issues are discussed below.      

COMMENTS 

1. Open Space Issues      
a. Interconnection of Important Open Space Assets in the Township    

The plan proposes a nature trail that appears to provide a connection between the sidewalks of 
Road ‘A’ and the shared boundary between The Highlands, ultimately connecting to Skippack Pike 
via Open Space Area ‘A’. We recommend that the township ensure that the site development plans 
provide a connecting public trail between The Highlands and the adjacent preserved lands of the 
Wissahickon Watershed Lands northwest of the development tract (See the annotated aerial 
graphic below).  One of the key benefits that a Conservation Design Subdivision provides is its 
interconnection and linkages to neighboring open space areas.  In addition to a trail, a larger green, 
open space area could be established to link the surrounding open space assets.  As proposed, the 
green connecting space is interrupted by residential lots, stormwater basins, roadways and other 
infrastructure. We recommend the applicant consider an arrangement that provides greater green 
connections to the neighboring properties.    
 

b.  Legislative Intent- Section 116-267.F.  – Need for an Effective Central Open Space- Open Space Area ‘C’  

One of the stated goals of the Conservation Design Overlay District is to “Create neighborhoods with 

direct visual access to open land with amenities in the form of neighborhood open space, and with a 

strong neighborhood identity.” The applicant’s site development lacks an effective central open space 

area which we believe is an important asset for a conservation-design subdivision community where 

residential lots have limited recreational or informal play space.  The proposed central open space ‘C’  

does not comply with the minimum open space area of 3 acres ( 1.55 acres).  Not only is it too small but 

it has an arrangement that does not serve its role as a neighborhood common space.  It has a narrow 

street frontage which becomes wider further into the lot’s interior, making it less valuable asset.  We 

recommend the applicant modify the area designated as the Common Open Space (Open Space Area 
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‘C’) in a manner that better serves the surrounding community as a village green, with elements that 

support community gathering spaces.  We recommend the applicant consult the county’s Land 

Preservation District Model Ordinance for guidance on standards of central open space elements (pages 

21-22).  Internet address follows:    https://montcopa.org/DocumentCenter/View/20472/Land-

Preservation-District?bidId= 

 

c. Waiver for Section 105-95.B.2 - Minimum Area of 3 acres needed for Open Space Area ‘D’.   

The applicant’s open space arrangement for Open Space Area ‘D’ does not comply with the 
township’s minimum area of 3 acres needed for each designated open space area.  We are unable to 
support the waiver request and believe the area needs to be larger in size in part to accommodate 
the 400-ft. trail that is shown within this area.  It appears to be very narrow and wedged behind Lots 
#34 and Lot #35.  We recommend the applicant provide the minimum open space area of 3 acres for 
this designated open space area which would give the trail its needed additional space.  It would then 
become a more effective space to establish a nature trail. 

 
d. Configuration of Open Space Areas-  

Several of the designated Open Space Areas are oddly shaped, with irregular boundary lines which could 

be compromised over time without a clear delineation of the residential property boundary with the open 

space.  To ensure the integrity of these spaces, we recommend that the site plan include large trees 

planted at the boundary line, combined with open space signage to landmark and establish for adjacent 

property owners where the open space is located.  Evergreen trees are frequently used for this purpose, 

in addition to large shade tree species.  This can help ensure that the open space areas don’t become an 

extension of the rear yards of adjacent property owners.  

 
2. Parcel Interconnection- Future Roadway 

 Parcel Interconnection with a future roadway to the adjacent 18.3-acre tract.  

We recommend the applicant reserve the area between Lots #37 & Lot #36 for a potential 

interconnection with the adjacent 2 tax parcels which total +/- 18.3 acres.  This property may be 

subdivided and developed in the future by using the Conservation Design Subdivision regulations, and 

we believe an interconnection between these areas is in the public interest. Most importantly, it will 

ensure that first responders such as the local fire company will arrive at the 46 residential homes along 

Roadways  ‘A’ and ‘B’ much sooner rather than entering the development from Sheaff Lane by using 

Skippack Pike. We recommend the roadway between these lots be built to the township’s roadway 

standards at this time to ensure that residents know this interconnection is planned for the future. This 

area is highlighted in the annotated graphic below.  

 

https://montcopa.org/DocumentCenter/View/20472/Land-Preservation-District?bidId
https://montcopa.org/DocumentCenter/View/20472/Land-Preservation-District?bidId
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Annotated Review Comments shown with Site Plan Aerial 

 
3. Stormwater Management Facilities      

a.    Waiver of Section 105-95.B (1) – Stormwater Basins and Open Space  
We do not support the waiver for these regulations and suggest that allowing the stormwater 
management basins to be credited in achieving the minimum open space requirement is contrary to 
the Legislative Intent, as stated by Section 116-267.A. The purpose is to set aside areas that contain 
sensitive natural features such as woodlands, streams, floodplains, and other vulnerable 
environmental resources from development. The inclusion of areas that contain infrastructure for 
the site’s development runs contrary to this goal.   
 

b.  Proposed Stormwater Basin in an existing Woodland Area  
The site development plan proposes 2 stormwater management basins situated along both sides of  
Road ‘A’, immediately outside the development’s residential development area. We have concerns 
about the largest stormwater basin shown on the aerial in an existing woodland area immediately 
behind Lots # 44, # 45 and #46 and west of Lands of Jose & Lisa Ramos.  It appears that established 
woodlands would be removed to create this large basin.  The township values its tree canopy and the 
preservation of woodlands is a primary goal of the Conservation Design Subdivision. The dilemma at 

Establish an access easement to the property 
boundary between Lots 36 & 37 - to ensure a 
permanent connection is feasible to Skippack 
Pike from this development  

Interconnection is needed between 
the  significant preserved open 
space resource areas that border the 
development & The Highlands    

Proposed ‘Central Open Space’ – re-
arrange and design to function as a 
community gathering area. Remove 
Reforestation planting that is 
inconsistent with a central open space.    

Large Stormwater Basin proposed 
with extensive grading and 
woodlands impacted – Consider 
rearrangement to mitigate extensive 
woodland impacts  

Preserved open space 

The Highlands Estate & Gardens  

Reforestation planting proposed in a 
2.1 acre, open field- Planting Plan 
Needed for this area- Consider 
including native meadow plantings 
in some of this area.  
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this location is that significant trees are being removed, while in Open Space ‘B’, that is not wooded 
but open fields, a significant tree reforestation planting is proposed over a large area. We recommend 
the applicant consider a re-arrangement of the proposed stormwater management design that relies 
less upon this basin to manage run-off and reduce the development footprint on this wooded area.  
Preserving a greater area of woodlands in this area would be beneficial and could serve as a more 
substantial open space connection between the site development and The Highlands.  
  

4. Landscape Plan   - Comments shown on the aerial site plan graphic above 
a.   Reforestation in the Open Space Area ‘C’  (Common Green)    

The site plan proposes reforestation plantings within several open space areas of the development.  

There is no accompanying documentation provided that we believe is needed for the township to 

evaluate the proposal. The reforestation planting could mean a wide range of alternatives and more 

detailed planting plans are needed.  The reforestation planting for Open Space ‘C’- Common Green is 

inappropriate landscape improvement for a community common space. This area needs shade trees 

in a designed space rather than a reforestation planting. While some large shade trees are needed, 

the ‘reforestation area’ symbols used on the plan suggests a widespread use at regular intervals of 

trees and woody plants.   

 

b.   Reforestation in Open Space Area ‘B’  

We support the reforestation planting proposal shown for Open Space Area ‘B’.  We recommend the 

planting plan include specifications that would guide a site’s preparation and include the removal of 

invasive trees, shrubs and vines prior to planting.  We suggest an open native meadow area in the 

open space that is intentionally planted would be both environmentally and aesthetically beneficial. 

It appears that +/- 2.0 acres of the 11.8 acre open space is now open grass fields. We suggest creating 

an open area with meadows and lower vegetation to transition to the reforested areas along the 

edges of the open space. We recommend the applicant use this area as an opportunity to provide a 

native meadow with under-story trees, and provide the township with a landscape planting plan and 

schedule for this area.   

 

5. Central Water and Sewage Facilities-  
We recommend the applicant provide the township with the information regarding how centralized 
water and sewage facilities will be provide to the proposed residential subdivision. It is unclear if the 
public systems are available at this location or if public infrastructure will need to be extended to this 
location.  

 

CONCLUSION  

We recommend the township address the above mentioned review comments to your satisfaction. 
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.  
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Please be aware that the MCPC #21-0287-002 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.  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:  Chairperson, Township Planning Commission  
 Township Engineer 
 Township Solicitor  
  
Attachments 
Aerial & Site Plan 

 

mailto:bjeffrie@montcopa.org
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Building on a Foundation of Excellence 
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65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
May 20, 2022 
 
File No. 2022-04052 
 
Mr. Richard L. Mellor, Jr., Township Manager 
Whitemarsh Township Municipal Building 
616 Germantown Pike 
Lafayette Hill, PA  19444 
 
 
Reference: Preliminary Major Subdivision Plan 

7111 Sheaff Lane 
Whitemarsh Township, Montgomery County, Pennsylvania 
SLD #03-22 

 
 
Dear Mr. Mellor: 
 
As requested, we have reviewed plans for the above referenced application prepared by Woodrow & 
Associates, Inc., dated November 17, 2021, with no noted revisions. The following comments are offered for 
your consideration: 
 
SUMMARY OF WAIVERS REQUESTED: 
 
 Section Description 

 
1. 105-21(B)(1)(n) 

 
The applicant is requesting a waiver from the requirements of this section of the 
ordinance, which requires the plans to show existing principal buildings (and their 
respective uses), and driveways on the adjacent peripheral strip: sewers 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.  
An aerial photo has been included in the plan set which shows the required features. 

 
2. 105-21(B)(12)(a) The applicant is requiring a waiver from the requirements of this section of the 

ordinance, which requires the plans to include a map showing the relationship of the 
subject tract to natural and man-made features existing within 1,000 feet of the tract 
boundaries. 

 
3. 105-21(B)(13) The applicant is requiring a waiver from the requirements of this section of the 

ordinance, which requires that an Existing Resources and Site Analysis Plan (ERSAP) 
shall be prepared and shall provide a comprehensive analysis of existing conditions, 
both on the proposed development tract and within 500 feet of the tract boundaries.  
Conditions beyond the tract boundaries may be described on the basis of existing 
published data available from governmental agencies and from aerial photographs.  
We have no objection to the granting of a waiver to allow aerial imagery to show the 
required features beyond the tract boundaries.   
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 Section Description 

 
4. 105-30.1(A)(4) The applicant is requiring a waiver from the requirements of this section of the 

ordinance in order to allow the use of a nature trail in lieu of concrete sidewalks along 
Skippack Pike.  The waiver request may not be appropriate to the requirements of 
this section of the ordinance, which states that “streets shall be interconnected as far 
as practicable and shall employ culs-de-sac only where essential. Where culs-de-sac 
are deemed to be unavoidable, continuous pedestrian circulation shall be provided by 
connecting sidewalks that link the end of the cul-de-sac with the next street or open 
space.” 

 
5. 105-48 The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to allow a portion of the required street trees to be planted in other 
locations on site instead of along streets and to plant fewer street trees than are 
required. 

 
6. 105-69(C) The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to not require that improvements shall be made to the street along 
the existing street on which a subdivision or land development abuts.  We have no 
objection to the granting of this waiver. 

 
7. 105-73 The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to allow the use of a nature trail in lieu of concrete sidewalks along 
Skippack Pike.   

 
8. 105-74 The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to not require curbs to be constructed along Skippack Pike.  We 
have no objection to the granting of this waiver, unless PennDOT requires curbing, 
since Skippack Pike is a State Route. 

 
9. 105-95(B)(1) The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to allow stormwater facilities within the common open space area 
and that the acreage of the rain gardens be credited towards the minimum common 
open space area.  This section of the ordinance states “the Board of Supervisors may 
grant approval of structures and improvements required for storm drainage, water 
supply and sewage treatment within the common open space, provided that such 
facilities would not be detrimental to the common open space (and that the acreage 
of lands required for such uses is not credited towards minimum common open space 
acreage requirements for the tract, unless the land they occupy is appropriate for 
passive recreational use).” 

 
10. 105-95(B)(2) The applicant is requesting a waiver from the requirements of this section of the 

ordinance in order to allow open space areas smaller than 3 Acres.   
 

11. II(C)(3) The applicant is requesting a waiver from the requirements of this section of the 
ordinance in order to not require designs for stormwater management systems and 
facilities to 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.  Since a stormwater management report has not 
been submitted to date, we are not prepared to make a recommendation with regard to 
this waiver request. 
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 Section Description 

 
12. II(E)(2)(g)(iv) The applicant is requesting a waiver from the requirements of this section of the 

ordinance which requires that the minimum diameter of all storm drainage pipes is 
eighteen inches or equivalent thereto and to be constructed of reinforced concrete 
pipe.  We have no objection to the granting of this waiver. 

 
 
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 
 
 Section Description 

 
13. 105-21(B)(1)(f) The location map must show the relation of site to adjoining properties and streets, 

within 1,000 feet and be shown at a scale of 1”=800’. 
 

14. 105-21(B)(1)(o)[1] 
105-21(B)(16)(c) 

The plans must be revised to indicate the tentative names of all proposed streets. 

 
15. 105-21(B)(3) The plans must be revised to include a vegetation map, showing forest areas, Large 

trees over six inches caliper standing alone and other significant vegetation. 
 

16. 105-21(B)(5) The plans must be revised to include a sedimentation and erosion control plan 
pursuant to the Whitemarsh Township Grading Ordinance. 

 
17. 105-21(B)(7) The plans must be revised to include a Tree Survey Plan indicate any existing 

vegetation to be removed, and existing vegetation to be preserved. 
 

18. 105-21(B)(9) 
            (c)[2] 

The applicant is advised that the Planning Commission, at its discretion, may request 
the preparation of a traffic impact study for any subdivision or land development. 

 
19. 105-21(B) 

   (10)(a) 
The applicant shall submit a letter from the appropriate municipal authority indicating 
the availability of public sanitary sewer facilities. 

 
20. 105-21(B) 

     (10)(b) 
The applicant shall submit a letter from the appropriate municipal authority indicating 
the availability of central water supply. 

 
21. 105-21(B)(14)(a) 

105-21(B)(16)(a) 
This section of the ordinance state that Common open space shall include all primary 
conservation features areas and those parts of the remaining buildable lands with the 
highest resource significance, as described below and in § 116-273, Site capacity 
calculations, and § 116-275, common open space land use and design standards of 
Chapter 116, Zoning.  The “Development Plans” (Sheets 8 – 11) must be revised to 
show all primary conservation features areas and those parts of the remaining 
buildable lands with the highest resource significance, in order to facilitate review. 

 
22. 105-21(B)(14)(b) 

105-21(B)(16)(a) 
Building sites shall be located outside all primary conservation features and any 
secondary conservation features to be preserved, taking into consideration the 
potential negative impact of residential development on such areas as well as the 
potential positive benefits of such locations to provide attractive views and visual 
settings for residences. The “Development Plans” (Sheets 8 – 11) must be revised to 
show all primary conservation features and any secondary conservation features, in 
order to facilitate review. 
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 Section Description 

 
23. 105-21(B)(14) 

             (d)[4] 
The plans must be revised in order to demonstrate compliance with the requirements 
of this section of the ordinance, which states that at least 3/4 of the lots shall directly 
abut or face common open space across a street. 

 
24. 105-21(B)(15) A Preliminary Resource Impact and Conservation Plan (the “Preliminary Impact 

Plan”) shall be prepared for all Major Subdivision and Land Development applications 
to categorize the impacts of the proposed activities and physical alterations on those 
resources shown on the ERSAP. All proposed improvements, including but not 
necessarily limited to grading, fill, streets, buildings, utilities and stormwater 
management facilities, as proposed in the other Preliminary Plan documents, shall be 
taken into account in preparing the Preliminary Impact Plan, which shall clearly 
demonstrate that the applicant has minimized site disturbance to the greatest extent 
practicable. 

 
25. 105-21(B)(16)(h) The plans must be revised in order to show the Limit-of-disturbance line as 

determined pursuant to Chapter 55, Tree Protection Standards, of the Code of 
Whitemarsh Township. The limit-of-disturbance line must be exact in relation to the 
dripline of existing trees proposed to be saved. 

 
26. 105-21(B)(17) The applicant must prepare and Erosion and Sedimentation Control Plan and 

Stormwater Management Calculations.   
 

27. 105-21(B)(17) For all subdivision and land development applications which propose lands and/or 
facilities to be used or owned in common by all the residents of that subdivision or 
land development (collectively, the common facilities) and not deeded to the 
Township, the common facilities shall be controlled and maintained by a 
homeowners' association or condominium association (the community association) 
formed in accordance with all applicable laws of the Commonwealth of Pennsylvania, 
and governed by a community association document, also known as a "homeowners' 
association document" or a "condominium association document." 

 
28. 105-21(B)(18) The applicant shall submit a ‘Preliminary Common Open Space Ownership and 

Management Plan’ consistent with the requirements of this section of the ordinance.  
 

29. 105-21.1(K)(2) Within the North Transportation Service Area an impact fee in the amount of Two 
Thousand Eight Hundred and Twenty-Five Dollars ($2,825.00) per anticipated peak 
hour trip must be provided by the applicant.  Based on data documented within the 
latest edition of the ITE Trip Generation Manual, the proposed development will 
generate 46 PM peak hour trips.  Therefore, the traffic impact fee totals $129,950.00 
($2,825.00x 46 peak hour trips). 

 
30. 105-26(E) Land subject to subsidence and land deemed to be topographically unsuitable, may 

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

 
31. 105-30  As defined by Section 105-29(C) and 105-30(A), streets adjacent to the site are 

subject to the following requirements: 

* As recommended by PennDOT.  

The plans must be revised in order to demonstrate compliance with the requirements 
of this section of the ordinance. At a minimum, the following must be addressed: 

• Proposed sidewalks must be provided along the entire property frontage along 
Skippack Pike and Sheaff Lane, or a waiver must be obtained. 

• A tree zone of at least 5 feet in width must be provided between the curb and 
sidewalk, as required by Section 105-48.  The plans appear to show a 
proposed tree zone having a width of 4 feet. 

• Proposed sidewalks are required along both sides of any road, including along 
Proposed Road ‘A’ from Sheaff Lane to Proposed Road ‘B’ and around the 
entirety of the cul-de-sac bulb. 

• The plans must be revised to provide the required Right-of-way and cartway 
widths, or a waiver must be obtained. 

Street Name Classification Required 
Ultimate 
R.O.W 

Required 
Cartway 

Width 

Curbs Sidewalks Tree 
Zone 

Skippack Pike Arterial 100 feet * Required Required Required 

Sheaff Lane Minor Collector 60 feet 40 feet Required Required Required 

Proposed Road ‘A’ Local Street 56 feet 36 feet Required Required Required 

Proposed Road ‘B’ Local Street 56 feet 36 feet Required Required Required 

 
32. 105-30.1(A)(3) Streets shall be aligned so that their terminal vistas are aligned with greens or other 

open space, or civic or institutional buildings, wherever possible. Where this is not 
possible, every effort shall be made to terminate those streets with buildings of 
above-average size, whose architecture shall be encouraged to be special in one 
way or another. 

 
33. 105-30.1(A)(5) Streets shall be designed to have maximum lengths of 600 feet between 

intersections, and maximum lengths of 1,200 feet before terminating at three-way T-
intersections or angling off in a diagonal direction. Blocks greater than 600 feet long 
shall generally be provided with cross-block pedestrian connections at midblock 
locations. 

 
34. 105-30.1(B), 

105-56(A)(1)(b) 
The table below indicates the Residential Street design standards for Local Access 
Streets within the Conservation Design Overlay District: 

Type of 
Street 

Total 

Lanes 

Parking 

Lanes 

Pavement 

Width 

(feet) 

Shoulders 

(feet) 

Right-of- 

Way 

Lots 80 feet 
or more 

2 0 18 

(20 curbed) 

3 grassed 50 

The plans must be revised to include signage restricting parking along the proposed 
streets. 

 
35. 105-30.1(C)(1) The plans must be revised to so that proposed Street Trees are planted between the 

cartway edge and the right-of-way line, or a waiver must be obtained. 
 

36. 105-30.1(C)(2)(g) The species of trees shall be subject to the prior approval of the Shade Tree 
Commission. Species are to be hardy to the area, noninvasive and not subject to 
blight or disease.  
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 Section Description 

 
37. 105-30.1(D)(3) In neighborhoods where lot sizes are 15,000 square feet or less, on-street parking 

shall be provided in parking lanes parallel to curbs. Parking lanes shall be 
encouraged to be surfaced with alternative materials, textures and/or colors (such as 
asphalt with red-colored stone chips steamrolled in just after the asphalt is laid). Such 
on-street parking shall be supplemented, wherever necessary, by off-street parking 
areas that are screened from the street by landscaping and low fences or walls 
reaching standard vehicle hood-height. 

 
38. 105-31(C) The plans must be revised such that grades across culs-de-sac shall not exceed 3%, 

or a waiver must be obtained. 
 

39. 105-32, 
105-56(B)(2) 

The plans must be revised to indicate whether the proposed streets are intended to 
be privately owned or dedicated to the Township.  Please note, private residential 
streets will be approved only if they meet the following requirements: 

A. No more than eight lots may be permitted to front on a private street. 
B. The private street shall have a right-of-way width and a horizontal and vertical 

alignment consistent with the requirements for public streets. 
C. The private street shall meet minimum pavement structure requirements. 
D. The private street shall be owned and maintained by all abutting property 

owners. A homeowner's association or other legal entity approved by the 
Board of Supervisors shall be formed in order to properly administer such 
maintenance responsibilities. 

E. The Board of Supervisors shall reserve the right to order the reconstruction of 
the private street up to Township standards and subsequent dedication as a 
public street, if such private street is deemed to be a safety or health hazard. 
Costs of such reconstruction shall be assessed against all abutting property 
owners and shall be borne by said property owners. 

F. Private streets shall be indicated as such on the record plan and shall be 
subject to contract and guaranty requirements as described in Article VIII. 

 
40. 105-33(B) The plans must be revised to provide minimum center-line radii for horizontal curves 

for Local streets and courts of 150 feet, or a waiver must be obtained.  
 

41. 105-37 The plans must be revised to indicate the available sight distances at all proposed 
street intersections to demonstrate compliance with the 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. 

 
42. 105-41 (A) 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’. 

 
43. 105-42 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’.  

 
44. 105-45 The plans must be revised to indicate whether numerous existing easements are 

proposed to be vacated.  
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 Section Description 

 
45. 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. See 
comment 105-30 of this report for related comment. 

 
46. 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. 

 
47. 105-48.1(B)(4)(a) The landscaping plan should be revised to locate a portion of the required 

Landscaping and screening plantings between proposed features and existing 
adjacent residential uses; particular within the following lots: 23, 24, and 37-43. 

 
48. 105-48.1(B)(4)(e) No plantings shall be placed with their center closer than five feet from the side or 

rear property lines of the tract. 
 

49. 105-48.1(C)(1)(b) This section of the ordinance states the applicant shall submit a delineation of view of 
the applicant's tract as it would be developed and as seen from adjoining properties 
used or zoned for residential or institutional purposes, and from existing adjoining 
public roads. Such views shall be classified, by agreement between the applicant and 
the Township, according to whether views of the applicant's proposed improvements 
would be hidden, filtered, or unobstructed.  

 
50. 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. 

 
51. 105-53(D) 

105-21(B)(16)(i) 
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. 

 
52. 105-70 Note 28 on Sheet 1 must be revised to indicate that the Developer shall erect street 

signs. 
 

53. 105-70(C) The plans indicate a mid-block crossing of Sheaff Lane at Williams Road.  The plans 
must be revised to provide a safe mid-block crossing, including signage, striping and 
Rectangular Rapid Flashing Beacons (RRFBs). 

  
54. 105-72(A) Monuments shall be placed at the beginning and end of curves along both sides of 

the street intersection with Sheaff Lane. 
 

55. 105-76(B) Water mains shall be designed with adequate capacity and appropriately spaced fire 
hydrants for fire-fighting purposes pursuant to the specifications of the Middle 
Department Association of Fire Underwriters Review, and approval by the Township 
Engineer and the Township Fire Marshal is required in order to ensure that adequate 
fire protection is provided.   
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 Section Description 

 
56. 105-78 The applicant must obtain the approval of the Whitemarsh Township Authority with 

regard to proposed sanitary sewerage facilities. 
 

57. 105-79 All preliminary plan submissions shall include a completed sewage facilities planning 
module (the planning module) for land development provided by DEP. 

 
58. 105-81 All electric, telephone and communication service facilities, both main and service 

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

 
59. 105-83(E) No Removal of a tree shall be permitted unless the applicant obtains a recommendation 

from the Shade Tree Commission based on a tree survey and removal plan submitted in 
accordance with Chapter 55 of the Whitemarsh Township Code. 

 
60. 105-89 The developer shall enter into a written agreement with the Township in the manner 

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

 
 

CHAPTER 55 - TREE PROTECTION STANDARDS 
 
 Section Description 

 
61. 55-4(A) A Tree Survey Plan prepared in accordance with the requirements contained in this 

section of the ordinance must be submitted to the Township. The tree survey plan 
shall be reviewed by the Shade Tree Commission in a public meeting. 

 
62. 55-4(A)(7) Heritage trees and boundary trees shall be individually noted on the tree survey plan. 

 
63. 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. 

 
64. 55-4(B)(6)(a) This section of the ordinance requires that every tree determined to be living and 

healthy, with a DBH of 6 inches or greater and which is designated to be removed or 
which is destroyed, shall be replaced with one or more new shade trees of a type 
approved by the Township with a trunk diameter of not less than 3 inches in caliper. 
The total caliper of replacement trees, measured at 6 inches above the ground line, 
shall equal or exceed the DBH of the tree removed. Calculations that indicate 
compliance with the tree replacement requirements contained in this section of the 
ordinance must be added to the plans.  
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 Section Description 

 
65. 55-4(B)(6)(c) Replacement trees shall be planted in addition to the trees required by planting 

requirements otherwise set forth in the Subdivision and Land Development Code. 
  
 

GRADING, EROSION CONTROL, STORMWATER MANAGEMENT AND BEST MANAGEMENT 
PRACTICES ORDINANCE:  
 
The plans will be reviewed for stormwater management and best management practices following the 
submission of 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 on the site. 
 
 Section Description 

 
66. 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. 
 

67. 58-4(B)(2)(q) The plan must be revised to include an estimated development schedule and 
construction sequence for the site. 

 
68. 58-4(B)(3) The applicant must submit plans and written procedures for minimizing erosion and 

sedimentation. 
 

69. 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. 

 
70. 58-4(D)(1) Since the limit of disturbance is greater than one acre, the applicant must obtain a 

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

 
71. 58-5(A) No regulated earth disturbance activities within the Township shall proceed until 

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

 
72. 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. 
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 Section Description 

 
73. 58-8(B) Stormwater facilities shall be accessible to permit periodic maintenance and an 

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

 
74. 58-11(G)(3) An as-built survey of all stormwater BMPs must be submitted to the Township in 

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

 
75. 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.  
 

76. 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. 

 
 
RESOLUTION 2004-8: 
 
 Section Description 

  
77. 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.  

 
78. 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. 

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

grading. 
 

80. II(A)(8) The plans indicate a proposed connection to an existing stormwater conveyance 
system on Sheaff Lane.  The applicant must provide evidence in sufficient detail to 
demonstrate the condition and suitability of the existing system in order to 
demonstrate its capability to adequately convey the runoff from the site. 
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81. 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. 

 
82. 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. 

 
83. 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.” 

 
84. II(D)(20) Fencing shall be provided around the perimeter of all detention/retention basins 

capable of holding water to a depth of four feet of more at any point in accordance 
with the requirements of section 116-31.1(C) of the Whitemarsh Township Zoning 
Ordinance. 

 
85. 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. 

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

 
 
 

Krista Heinrich, P.E. 
Township Engineer 
Gilmore & Associates, Inc. 
 
cc: Mr. Charles L. Guttenplan, AICP – Director of Planning and Zoning 

Mr. Sean Kilkenny, Esq.; The Law Offices of Sean Kilkenny, LLC – Township Solicitor (via email) 
Mr. Sean Halbom – Assistant Township Manager 

 Mr. Robert A. Sztubinski, B.C.O. – Director of Building & Codes (via email) 
 Mr. Nick Weaver – Fire Marshal 
 Mr. Salvatore Paone, 7111 Sheaff Lane Partners – Owner/Applicant 
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