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SUBJECT: Tentative Sketch Plan Review — 604-608 Germantown Pike, Whitemarsh Township
MCPC #21-0192-003

TO: Mr. Charles L. Guttenplan, AICP, Director of Planning & Zoning

FROM: Tim Konetchy, Senior Community Planner, Montgomery County Planning Commission
Timothy.Konetchy@montgomerycountypa.gov - 610.292.4917

We have reviewed the above-referenced tentative sketch plan, as you requested on November 18, 2025. Please
note MCPC has previously reviewed two proposals for this site -- 604-608 Germantown Pike, Whitemarsh
Township -- under MCPC review #21-0912-001 (letter dated August 5, 2021) and review #21-0192-002 (letter
dated November 26, 2024).

The applicant, 608 Germantown Pike Associates, LLC, has submitted a tentative sketch plan to significantly
redevelop 606 and 608 Germantown Pike in Whitemarsh Township. The proposal provides for the construction
of two 2,400-square foot (30’ x 80’) building additions to the rear of existing buildings located at 606
Germantown Pike and 608 Germantown Pike, each of which would include 11 dwelling units (apartments). The
provided material does not specify if the proposed dwelling units will occupy only the proposed building
additions, or if they will be located throughout the existing buildings as well. The submitted tentative sketch
plan addresses vehicular access via a one-way entrance and egress, with the egress being located within a drive
access easement located on 604 Germantown Pike. A 38-space surface parking lot is proposed to the rear of the
lot, behind the existing and proposed buildings.

The property appears to be split between the VC-1 Village Commercial District and the B Residential District,
with the rear portion of the parcel falling within the B District. Townhomes, apartments, and condominiums are
permitted by Conditional Use in the VC-1 District. The lot area is roughly 1.23 acres and, with 22 proposed
dwelling units, the proposed residential density is approximately 18 dwelling units per acre. The proposed
residential density exceeds the maximum allowance for the VC-1 District and, as such, must pursue variance
relief from the Township Zoning Hearing Board.

The Montgomery County Planning Commission (MCPC) has reviewed the sketch plan, and we present the
following comments to serve as preliminary feedback based on the contents of that plan and the supporting
documents provided alongside it. We encourage the applicant to consider the following comments as the land
development process progresses as we believe that they will lead to an improved preliminary plan which better
achieves the township’s vision for residential development in the Village Commercial District. Please note that
these comments are preliminary and are subject to change upon the submission of a preliminary plan. Our
comments are as follows:
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COMPREHENSIVE PLAN CONSISTENCY

The proposal is generally consistent with the future land use plan contained in the county’s comprehensive plan,
Montco 2040: A Shared Vision (2015). Montco 2040 defines this portion of Whitemarsh Township for future use
as ‘Suburban-Residential,” which promotes the lower density multifamily development that is consistent with
character and type of housing found in the immediate neighborhood. The proposed multifamily development
provided for in this preliminary sketch plan proposal appears consistent with land uses immediately across
Germantown Pike (Westaway Apartments). Furthermore, the applicant’s intent to retain existing buildings as
part of this proposal will ensure that the established character of the community is not interrupted.

The proposal also appears to be generally consistent with the 2028 Future Land Use Plan recommendations
contained in the Whitemarsh Township Selective Comprehensive Plan Update (2020). The future land use vision
for this area is the ‘Mixed-Use Corridor’ Character Area, which promotes high-density, walkable development.

PROPOSED SITE LAYOUT

A. Overall Site Plan. We wish to commend the applicant for significantly revising the plan from our last review
(MCPC #21-0192-001) to retain the existing buildings. Retention and reuse of existing buildings is a key
aspect of the Village Commercial District. Additional details, which will be required should the applicant
proceed with a preliminary land development plan, will be necessary to ensure that the proposed building
and site design align with the township’s vision for the Village Commercial District.

B. Transportation Concerns:

1. Neither the proposed entrance nor egress driveway aligns with Westaway Drive, which is located across
Germantown Pike from the proposed development site. Although the specific location and design will
require coordination with and approval from PennDOT, as Germantown Pike is a PennDOT roadway,
MCPC recommends that the applicant and township discuss if a single ingress/egress point can be
provided that better aligns with Westaway Drive. If one-way ingress and egress are pursued, the nearest
driveway (presently proposed for ingress) should align more closely with Westaway Drive.

2. Pedestrian accommodations are lacking in the submitted preliminary sketch plan. As presented, the
existing buildings and proposed building additions do not connect to the sidewalk along Germantown
Pike, the proposed sidewalk along the entrance driveway, or the proposed sidewalk connecting to the
proposed parking area. The applicant is encouraged to revise their site plan to establish additional
pedestrian connections throughout the site, which will make it easier for future residents to get from
their apartments to Germantown Pike and to the proposed on-site parking area.

3. The 97 and 51 SEPTA bus routes stop immediately in front of 608 Germantown Pike. The applicant is
encouraged to provide suitable amenities for transit users at this bus stop. The recommended bus stop
treatment can be found within the Delaware Valley Regional Planning Commission’s SEPTA Bus Stop
Design Guidelines (December 2019; 2™ Edition): https://www.dvrpc.org/reports/18029.pdf.

ZONING ORDINANCE COMMENTS

A. §116-291, of Article XXXVIII, Village Commercial District. The material provided in this submission does not
include enough detail to determine if the proposal will comply with the various requirements of Section
291.B., Building Design. Future submissions should include additional detail on the design of the proposed
buildings to assist the township in ensuring compliance.
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B. §116-292, of Article XXXVIII, Village Commercial District:

1. Section 116-292.A requires that all conditional uses provide a shared driveway with an adjacent
property, shared parking, or both. The submitted tentative sketch plan does not appear to provide
shared parking. It is not clear if the proposed drive easement for 604 Germantown Pike, which is also
under the applicant’s control, is intended to meet the requirement for a shared driveway. The applicant
is encouraged to consider additional interconnection to adjacent properties outside their control,
potentially via a designed location for future interconnection (i.e., a stub street).

2. Section 116-292.C requires the provision of no less than one tree (2.5-inch caliper) per 5 parking spaces
in single bays and 2 trees for every 10 parking spaces in double bays. With 22 parking spaces in double
bays, four trees would be required. With 16 parking spaces in single bays, an additional three trees
would be required. It is unclear if the calculation of the requirement requires rounding up or down, so
an additional two trees may be required if remainders are rounded up to the nearest whole number.
The required trees are recommended to be planted within and surrounding the proposed parking area.

3. Section 116-292.D states that a maximum of eight dwelling units per acre are permitted in the VC
District. With 22 dwelling units on between 1.23 acres, the maximum permissible residential density is
exceeded in the submitted tentative sketch plan. This inconsistency may necessitate approval of a
variance by the Whitemarsh Township Zoning Hearing Board.

C. §116-294, of Article XXXVIII, Village Commercial District. The site plan should be revised to accommodate
pedestrian connections (i.e., sidewalk) between the proposed multifamily buildings on both 606 and 608
Germantown Pike and the parking area, refuse area, and to sidewalk along Germantown Pike. These
additional sections of sidewalk will likely require a recalculation of the proposed impervious surfacing.

D. § 116-118.3, of Article XXVI, Off-Street Parking and Loading. Section 118.3 requires the provision of two
electric vehicle charging stations for new, expanded, or reconstructed parking areas with 20 to 50 parking
spaces. The required electric vehicle charging stations must be publicly accessible, pursuant to Subsection
D.(2).

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS

The application material provided to MCPC includes a statement that no waivers are being requested from the
requirements of the Township Subdivision and Land Development Ordinance; however, MCPC has identified
several sections of the Subdivision and Land Development Ordinance that do not appear to be met by the
submitted tentative sketch plan. Should the applicant choose to proceed with a preliminary plan, the application
must either come into compliance with the identified issues or request waiver relief from each inconsistency.
Please note that the regulations discussed below are not exhaustive, but rather a list of discrepancies that may
alter the ultimate site layout. Our comments regarding compliance with the Subdivision and Land Development
Ordinance are as follows:

A. § 105-39 of Article V, Design Standards. Section 105-39 requires that a minimum of one tree for every two
parking spaces be provided in order to provide shade to parked vehicles. This section also requires that no
less than 10% of a parking lot facility be devoted to landscaping. These requirements do not appear to have
been met in the submitted tentative sketch plan.

B. § 105-41 of Article V, Design Standards. Section 105-41 requires that a stormwater management plan be
prepared for a land development. The submitted tentative sketch plan does not appear to allocate any space
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for stormwater management facilities. The applicant is encouraged to begin exploring how stormwater
management will be accommodated on site, as this may necessitate modification of the proposed layout.

C. §105-48 of Article V, Design Standards. Section 105-48 requires the installation of street trees along existing
and proposed streets where suitable street trees do not exist. With a SEPTA bus stop immediately in front of
the proposed development site, we recommend that street trees be planted in a manner that would offer
shade to those waiting for the bus.

D. § 105-54 of Article V, Design Standards. Section 105-54 requires the provision of open space suitable for
recreation, including lawn, natural areas, and recreation areas. The applicant is encouraged to
accommodate usable recreation space for residents on the property, which may include lawn, seating, and
picnic areas. The green space behind the proposed refuse area may be suitable for the provision of such.
Future submissions should indicate where such facilities will be provided.

E. § 105-56.1 of Article V, Design Standards. The provided tentative sketch plan does not include enough detail
to confirm if the requirements of Section 105-56.1, Additional Design Standards for the VC-1 and VC-2
Village Commercial Districts, are met. Future submissions should include additional details to address if/how
these requirements will be met.

1. Subsection A requires the submission of architectural drawings for evaluation of the proposed principal
building expansion, including building elevation and colored renderings. Suitable documentation has not
been provided.

2. Subsection B requires that parking areas be split into parking areas of no more than 20 spaces, while the
proposal includes a 22-space parking area and a row of 16 parking space (these may be considered one
parking area or two, depending on interpretation).

3. Subsection C requires that future shared access be provided for, which is not accommodated on the
submitted tentative sketch plan.

4. Subsection G requires that a 6-foot-wide sidewalk be provided along the street line and primary
accessways. The submitted tentative sketch plan lacks sidewalks on both sides of the proposed egress
driveway and along one side of the proposed entrance driveway.

5. Subsection H requires that crosswalks be provided at all driveway intersections. Crosswalks are not
provided for in the submitted tentative sketch plan.

6. Subsection | requires that street lighting be provided; however, no details on such has been provided.

7. Subsection J requires that landscape buffering be provided. The submitted tentative sketch plan does not
include detail on proposed landscaping.

BIKE MONTCO: THE BICYCLE PLAN FOR MONTGOMERY COUNTY (2018)

The development site is located on Germantown Pike, which is identified in Bike Montco : The Bicycle Plan for
Montgomery County as a ‘Principal Arterial’ route connecting Butler Pike, the City of Philadelphia, and the
nearby Wissahickon Valley Park (pg. 71). The plan, adopted by the Montgomery County Board of Commissioners
in June 2018, seeks to improve bicycle mobility, connectivity, and safety throughout the county. The township
and applicant are encouraged to discuss if bicycle infrastructure can be accommodated as part of this proposal,
whether that be through on-site infrastructure (i.e., bicycle storage and/or maintenance facilities) or through
on-street signage or pavement markings (e.g., sharrows, “share the road” signage, etc.).
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PENNDOT HIGHWAY OCCUPANCY PERMIT REQUIRED

Germantown Pike is a PennDOT roadway and, as such, a PennDOT highway occupancy permit will be required
for any work within the right-of-way. The township and applicant are encouraged to begin coordination with
PennDOT early on in the process to ensure that ingress/egress points are properly planned for and to avoid
future revisions. We have copied PennDOT staff on this letter.

CONCLUSION

MCPC wishes to convey our desire to assist the township as they continue to review and consider this proposal.
MCPC recommends that the township work with the applicant to address the identified issues included in our
review comments. Please note that the review comments and recommendations contained in this report are
advisory to the municipality. Please also note that MCPC must be afforded the opportunity to review any
subsequent submissions for preliminary land development plan review, pursuant to Section 502 of the
Municipalities Planning Code.

c: J.B. Reibstein, Applicant
Timothy P. Woodrow, PE, Woodrow & Associates, Inc., Applicant’s Representative
Craig McAnally, Township Manager
David Sander, Esq., Township Solicitor
Krista Heinrich, PE, Township Engineer
Aaron Kostyk, Chairman, Township Planning Commission
John Gallagher, PennDOT
Mirlene Saintval, PennDOT
Fran Hanney, P.E., PennDOT District 6-0

Attachments: A. Aerial Image of Site
B. Applicant’s Submitted Sketch Plan
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GENERAL PLAN NOTES
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