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December 11, 2025 

VIA HAND DELIVERY  
& EMAIL (jrowe@plymouthtownship.org) 
 
Joel Rowe, Zoning and Planning Officer 
700 Belvoir Road 
Plymouth Meeting, Pennsylvania 19462 
 
RE: KH PLY MTG, LLC – 640 Fountain Drive  

Zoning Hearing Board Application                                      
 
Dear Joel:  
 
My firm represents KH PLY MTG, LLC (“Applicants”), owners of the property at 640 Fountain 
Drive, Plymouth Meeting, PA 19462 (“Property”) further identified as TMP 49-00-04927-00-1. 
Enclosed is an application to the Plymouth Township Zoning Hearing Board seeking a special 
exception pursuant to Section 3200.F of the Zoning Code to permit use of the Property for an apartment 
house/multiple dwelling as a use of the same general character as a permitted use in the Planned Office 
Campus Zoning District (“Application”).   
 
In support of the Application, I have enclosed the following: 

1. 25 copies of an executed1 and notarized Plymouth Township Form Application as well as 
narrative/addendum to the Application attaching the following exhibits: 

A. Deed to the Property; and 

B. Survey Plan2; 

2. A check in the amount of $1,000.00 representing the required application fee.   

Also enclosed is an additional copy of the Application.  Please have this additional copy time-stamped 
and returned to me with my messenger as proof of filing.   

 
1 The executed original Application will be delivered under separate cover. 
2 Application includes 15 full sized copies of the plot plan.  



Joel Rowe, Zoning Officer 
December 11, 2025 
Page 2 

  
If you have any questions or require any further information, please contact me at your earliest 
convenience. 

 
Sincerely,  

 
Craig R. Lewis  
 
w/enclosures  
 
 
cc via email:   KH PLY MTG, LLC 
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Craig R. Lewis, Esquire 
Kaplin Stewart Meloff Reiter & Stein, PC    Attorney for Applicant 
Union Meeting Corporate Center 
910 Harvest Drive7 
Post Office Box 3037 
Blue Bell, PA  19422 
(610) 941-2584 
rlewis@kaplaw.com 
 

BEFORE THE ZONING HEARING BOARD OF  
PLYMOUTH TOWNSHIP  

MONTGOMERY COUNTY, PENNSYLVANIA 

In the Matter of:      
 
KH PLY MTG, LLC  
Parcel ID No.  49-00-04927-00-1 
 
 

KH PLY MTG, LLC (“KH PLY MTG” or “Applicant”) by and through its attorney, 

Craig R. Lewis, Kaplin Stewart Meloff Reiter & Stein, hereby files this addendum to their 

Application (“Application”) to the Plymouth Township Zoning Hearing Board seeking a special 

exception in accordance with Section 3200.F of the Plymouth Township Zoning Ordinance 

(“Zoning Ordinance”) to permit use of the Property for multiple dwelling/apartment house as a 

use of the same general character as a permitted use (herein defined),  and in support thereof states 

as follows:  

1. Name and Address of Applicant.   In accordance with a Deed, dated April 27, 

2022, and recorded on May 11, 2022, in Montgomery County Deed Book 6281 Page 01137 

(“Deed”), Applicant is the legal owner of the property located at 640 Fountain Drive, Walton Road, 

Plymouth Meeting, Pennsylvania 19462. A copy of the Deed is attached hereto as Exhibit “A”. 

2. Description of Property.   The Property that is the subject of this Application  

is located at 640 Fountain Drive, Plymouth Meeting, Pennsylvania 19462 (“Property”) and is 

more particularly identified as Montgomery County Tax Parcel No. 49-00-04927-00-1.  As 

mailto:rlewis@kaplaw.com
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detailed on the ALTA/NSPA Land Title Survey, prepared by Charles E. Shoemaker, Inc. dated 

December 22, 2021, last revised April 22, 2022 (“Survey Plan”), the Property is an approximately 

7.93 acre (+/-) irregularly shaped parcel located along Fountain Drive near its intersection with 

Hickory Road. A copy of the Survey Plan is attached hereto as Exhibit “B”.  As detailed on the 

Survey Plan, the Property is improved with a six-story, approximately 38,000 s.f. masonry building 

(“Existing Building”).  The Existing Building was developed and has been continuously occupied 

as an all-suites style hotel (“Hotel Use”).  The Hotel Use consists of 253 individual suites as well 

as common amenities spaces.   The Hotel Use is served by 347 off-street parking spaces.   

3. Zoning.            Pursuant to the Plymouth Township Zoning Code (“Code”) and  

Plymouth Township Zoning Map, the Property is located in the Planned Office Campus Zoning 

District (“POC District”) of Plymouth Township (“Township”).  

4. Proposed Use.      The Applicant proposes to convert the Hotel Use to a multiple 

dwelling consisting of 173 apartments (“Proposed Use”).  The Proposed Use will be comprised 

of 40 two-bedroom units and 173 one-bedroom or studio units.   

4. Analysis of Zoning Code & Request for Relief.  As noted above, in accordance 

with the Code and Plymouth Township Zoning Map, the Property is located in the POC District of 

the Township.  Use of property in the POC District is governed by Article XXXII.  The Proposed 

Use is not a specifically permitted use in the POC District.  However, Section 3200.F provides that 

any property in the POC District may be used as follows: 

Any use of the same general character as any of the above permitted uses when 
authorized as a special exception by the Zoning Hearing Board, provided that such 
use shall be permitted subject to such reasonable restrictions as the Zoning Hearing 
Board shall impose. 
 

Section 3200.E provides that the Property may be used for a “Hotel”.  The Code defines a 

“Hotel” as “a facility offering transient lodging accommodations to the general public and 
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providing additional services such as restaurants, meeting rooms and recreational facilities.”  As 

an all-suites facility, the Hotel Use has been characterized by extended-stays where guests reside 

for a period of time in a manner more consistent with a residence.  The Code defines an 

“apartment” as a dwelling unit in an apartment house arranged, designed, used occupied, or 

intended to be used and occupied as a housekeeping unit.”  An Apartment House is defined as “a 

multiple dwelling with common outside access.  The Code defines a Multiple Dwelling as “a 

building not a single-family, duplex, twin, townhouse, triplex or quadraplex dwelling designed for 

and occupied primarily for dwelling purposes by three or more families living independently of 

one another.” 

Whether a use is “of the same general character” as permitted uses is a question of law. 

Cook v. Zoning Hearing Bd. of Twp. of Ridley, 408 A.2d 1157, 1158-59 (Pa. Cmwlth. 1979).  The 

Commonwealth Court has held that, where an ordinance requires that a proposed use be of the 

“same general character,” the ordinance “does not require the [p]roposed [use] to have the ‘same 

character,  ’but rather a similarity to other uses permitted….” MarkWest Liberty Midstream & Res., 

LLC v. Cecil Twp. Zoning Hearing Bd., 102 A.3d 549, 558 (Pa. Cmwlth. 2014). Under 

Pennsylvania law the principles of statutory construction require that the broadest interpretation of 

the Zoning Ordinance must be applied so that the property owner may have the benefit of the least 

restrictive use of its land. Hafner v. Zoning Hrg. Bd. of Allen Tp., 974 A.2d 1204 (Pa. Cmwlth. 

2009); Burgoon v. Zoning Hrg. Bd. of Charlestown Tp., Chester County, 277 A.2d 837, 841 (Pa. 

Cmwlth. 1971). 

As will be demonstrated by exhibits and testimony in this matter, the Proposed Use is of 

the same general character as the Hotel Use; a permitted use in the POC District. 
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A special exception is a use that is expressly permitted under the zoning ordinance absent 

showing of a detrimental effect on the community. Manor Healthcare Corp. v. Lower Moreland 

Twp. Zoning Hearing Bd., 590 A.2d 65 (Pa.Cmwlth. 1991).  As a matter of law, an applicant has 

an absolute right to a special exception, unless it is injurious to the public health, safety and 

welfare. Id. An applicant for a special exception bears the initial burden of proving that the 

proposed use complies with the objective requirements of the Zoning Ordinance.  Mann v. Lower 

Makefield Twp., 634 A.2d 768 (Pa.Cmwlth. 1993).  Once an applicant for a special exception 

proves that the proposed use complies with the specific objective standards in the ordinance, the 

special exception may not be denied unless objectors have carried their burden proving that the 

applicant’s proposed use would be more detrimental to the public health than would normally be 

expected from the same use.  In re Martin, 529 A.2d 582 (Pa.Cmwlth. 1987). 

The Code does not provide any specific objective standards for a use “of the same general 

character” as a permitted use in the POC District. 

As will be demonstrated by testimony and evidence at the hearing in this matter, the 

Proposed Use is of the same general character as the Hotel Use and is therefore a legislatively 

permitted special exception use of the Property. Thus, unless an objector to the Proposed Use 

demonstrates that the Proposed Use will cause greater injury to the public health   
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safety and welfare than would the Hotel Use, the requested special exception in accordance with  

§3200.F must be granted.  

Respectfully Submitted, 

 
         
CRAIG R. LEWIS, ESQUIRE 

        Attorney for Applicant 
 
Date: December 12, 2025 
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EXHIBIT “A” 
Deed 
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EXHIBIT “B” 
Survey 
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