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Eric Traub
Whitpain Township
960 Wentz Road
Blue Bell, PA 19422

Re: MCPC # 24-0244-001

1684 Dekalb Pike

(1 lot comprising .57 acres)

Situate: Intersection w/ Rt. 202 and Swede Rd.
Whitpain Township

Dear Mr. Traub,

We have reviewed the above-referenced land development in accordance with Section (502) Act 247, "The
Pennsylvania Municipalities Planning Code," as you requested on November 6, 2024. We forward this letter
as a report of our review.

BACKGROUND

The applicant, Blue Bell Motorcars is proposing to develop the property at 1684 Dekalb Pike for indoor and
outdoor vehicle storage, a maintenance building and a single-family dwelling unit. The property contains an
existing two-story house as part of the proposed development. The house will provide vehicle storage on
the first floor and the proposed dwelling unit on the second. The applicant is also proposing a 3,750 square
foot building to house maintenance operations and additional vehicle storage.

The property is zoned C-Commercial, which permits the maintenance, and indoor and outdoor storage of
motor vehicles by special exception. Single-family dwellings are permitted as accessory uses. The applicant
was granted relief for special exceptions and other variances (related to the house) by the Zoning Hearing
Board on August 28, 2024. Blue Bell Motorcars operates a dealership on Swede Road, across the
intersection from the proposed development.

COMPREHENSIVE PLAN COMPLIANCE

This submittal is generally consistent with the goals and objectives established in the County
Comprehensive Plan, Montco 2040: A Shared Vision. The parcel is located in the “Community Mixed Use”
future land use designation, which emphasizes commercial/retail uses with adjacent residential as primary
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uses and light industrial as a secondary use. Shared driveways are also a component of this land use. The
proposal also aligns with Whitpain Township’s Commercial Land Use designation.

RECOMMENDATION

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal,
however, in the course of our review we have identified a number of key issues that we believe should be
resolved prior to final plan approval. Our comments are as follows:

REVIEW COMMENTS

ACCESS

The location of the ingress/egress onto Dekalb Pike makes it very difficult to make a left turn because it
sits right at the Y-intersection of Dekalb Pike and Swede Road. Drivers would be making this turn
across several lanes, creating a potential safety hazard. The proposal also constitutes a significant
change in land use, which will likely require a Highway Occupancy Permit. The applicant should work
with PennDOT’s HOP Unit, District 6-0 to address this.

In addition, the business located behind the proposed development (Impriano Roofing) has typically
relied on this property for public road access to Mews Drive (as noted on the plan—“Access Right-of-
Way per Db 5625, Pg 1816”). The County recommends the applicant coordinate with the Township to
ensure that this right-of-way access will remain and be free of obstructions (e.g. parked cars, heavy
vehicles, fences, etc.).

ACTIVITY

Blue Bell Motorcars operates a dealership on Swede Road, located across the Y-intersection of Swede
Road and Dekalb Pike. If the applicant plans on transporting motor vehicles between the dealership
and proposed development, the Township should ask the applicant how they plan to safely undertake
this. Considering the dealership is across two streets from the proposed storage site, it is
recommended that the applicant clarify their plan for the safe transfer of vehicles and their plan to
effectively communicate this protocol to employees. In addition, it is not unreasonable to assume that
employees will cross back and forth on foot along this intersection after shuttling cars to and from the
dealership, creating pedestrian safety issues. While sidewalks and curb cuts are present, the applicant
might consider installing a crosswalk and/or flashing beacon across the Y-intersection to further ensure
safety.

STORMWATER MANAGEMENT

The property generally slopes away from Dekalb Pike, towards the adjacent Impriano Roofing and the
surrounding residential neighborhood. While the Post-Construction Stormwater Management Plan
indicates storm inlets and vertical relief standpipe facilities, the proposed development will add
significantly more impervious surface and likely increase the amount of stormwater runoff. It is
recommended that the applicant consider maintaining the wooded area along the eastern boundary
and installing bioswales or other facilities to mitigate stormwater runoff from the impervious lot.
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For more information on best practices, the applicant might consider consulting the County’s
Sustainable Green Parking Lots Guidebook at
https://www.montgomerycountypa.gov/DocumentCenter/View/9735/Green-Sustainable-Parking-
Guide-2 10 2016-Web?bWhilidld=

CONCLUSION

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our
suggested revisions will better achieve Whitpain Township’s planning objectives.

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

Sincerely,

David Greenberg, Senior County Planner
(610)-278-3741 — david.greenberg@montgomerycountypa.gov

c: Mitchell Parkin, Blue Bell Motorcars, Inc.
Kenneth Corti, Township Planning Commission
James Blanche, Township Engineer
Michael P. Clarke, Esq., Township Solicitor
Scott Burton, PennDOT

Attachment A: Aerial Image of Site
Attachment B: Reduced Copy of Applicant’s Proposed Site Plan
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