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AGENDA

1.

RESOLUTION - AMENDING THE ARDMORE INITIATIVE ARTICLES OF
INCORPORATION

2.

RESOLUTION AUTHORIZING STAFF TO SUBMIT A MONTCO 2040:
IMPLEMENTATION GRANT APPLICATION TO PERFORM STREAMBANK
STABILIZATION AT THE WYNNEWOOD VALLEY PARK

3.

AUTHORIZATION TO RELEASE FUNDS HELD IN ESCROW

4.

HISTORICAL COMMISSION - 1860 West Montgomery Avenue, Villanova, Clairemont,
Class 2, 2019-D-3

5.

CONDITIONAL USE APPLICATION - 111 W. Lancaster Avenue, McDonald’s, Ardmore,
LD# 3436AA

6.

AMENDMENT PLAN - 111 W. Lancaster Avenue, McDonald’s, Ardmore, LD# 3436AA

7.

PRELIMINARY LAND DEVELOPMENT PLAN – 900, 908, 920 and 922 Youngs Ford
Road and 941 Black Rock Road, Gladwyne, Gladwyne Montessori School, Ward 2

8.

PRELIMINARY LAND DEVELOPMENT PLAN - 637 W. Montgomery Avenue (AKA
625 Montgomery Avenue), Bryn Mawr Presbyterian Church, Bryn Mawr, Ward 10

9.

HISTORICAL COMMISSION - 637 W. Montgomery Avenue (AKA 625 Montgomery
Avenue), Bryn Mawr Presbyterian Church, Bryn Mawr, Class 2, 2019-R-2

10. PRELIMINARY LAND DEVELOPMENT PLAN – 101 N. Merion Avenue, Bryn Mawr
College, Bryn Mawr, Ward 10
11. HISTORICAL COMMISSION - 101 N. Merion Avenue, Bryn Mawr College, Bryn Mawr,
Class 1, 2018-LD-22
12. APPOINTMENT TO THE ENVIRONMENTAL ADVISORY COUNCIL
13. CERTIFICATE OF APPROPRIATENESS - 530 Old Lancaster Road, Haverford,
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Haverford Station Historic District, 19-05
14. CERTIFICATE OF APPROPRIATENESS - 949 Youngs Ford Road, Gladwyne,
Gladwyne Historic District, 19-06
15. BUILDING AND PLANNING DEPARTMENT DIRECTOR'S REPORT
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AGENDA ITEM INFORMATION
ITEM: RESOLUTION - AMENDING THE ARDMORE INITIATIVE ARTICLES OF
INCORPORATION
Consider for recommendation to the Board of Commissioners adoption of a resolution authorizing the
Ardmore Municipal District Authority known as the Ardmore Initiative (AI) to amend their Articles of
Incorporation changing the number of board members.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Issue Briefing

Issue Briefing

Resolution

Resolution
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TOWNSHIP OF LOWER MERION
Building & Planning Committee
Issue Briefing
Topic:

Resolution to amend the Articles of Incorporation of the Ardmore Business
District Authority “aka” Ardmore Initiative.

Prepared By: Eric Persson, Economic Development Specialist
Date:
I.

February 26, 2019
Action To Be Considered By The Board:
Adoption of a resolution authorizing the Ardmore Municipal District Authority
known as the Ardmore Initiative (AI) to amend their Articles of Incorporation
changing the number of board members.

II.

Why This Issue Requires Board Consideration:
An Authority can amend its by-laws without the involvement of the municipality that
created it. However, it can only amend the articles of incorporation with the approval
of the municipality. The AI Board of Directors have amended their By-Laws to
change the number of board members. Because the By-Laws change modifies the
number of board members, the Articles of Incorporation also requires amendment,
and that must be approved by the Township Board of Commissioners.

III.

Current Policy or Practice (If Applicable):
The Board of Commissioners have generally approved amendment requests from AI
in accord with the Articles of Incorporation. The last amendment approval was in
2007.

IV.

Other Relevant Background Information:
On September 14, 1993, the Lower Merion Township Board of Commissioners
executed Articles of Incorporation creating the Ardmore Business District Authority
(AI) as a Pennsylvania Municipal Authority in compliance with the Municipalities
Authorities Act of May 2, 1945, P.L. 382 as amended. Their current Articles of
Incorporation identifies a Board of Directors consisting of less than seventeen
members but more than eleven. The Municipal Authorities Act requires only that the
number of directors be no fewer than five.
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Exhibit A
Page 2 of 2
Following recommendations developed within the Ardmore Initiative Strategic Plan
in 2018, the board amended their by-laws to change the number of board members
from not more that fifteen (15) nor less than nine (9).
V.

Impact on Township Finances:
There is no impact on Township finances.

VI.

Staff Recommendation:
Staff recommends that the Board of Commissioners approve the resolution.
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TOWNSHIP OF LOWER MERION
RESOLUTION NO.______

WHEREAS, Under the Municipality Authorities Act of 1945 P.L.,382, as amended, the
Township of Lower Merion authorized the organization of the Ardmore 2000 Municipal
Business District Authority, also known as the Ardmore Initiative; and
WHEREAS, the original Articles of Incorporation of the Authority designated seventeen
persons as the initial Board of Directors, without designating a required number thereof;
and
WHEREAS, following its incorporation the Authority approved By-laws which set the
number of members of its Board of Directors at no less than eleven (11) nor more than
seventeen (17) persons as determined by the Board of Directors with the approval of the
Board of Commissioners; and
WHEREAS, The Authority has requested approval of an amendment to its By-laws to
provide for a Board of Directors of no less than nine (9) nor more than fifteen (15)
persons; and
WHEREAS, the Board of Commissioners concerns with the Authority that a reduction
in the required number of members of its Board of Directors will improve the efficiency
of the Authority.
NOW THEREFORE BE IT RESOLVED by the Board of Commissioners of the
Township of Lower Merion that Article IV, section 4.02 of the Board of Directors of the
Ardmore Business District Authority be amended to provide as follows:
Article IV. Directors
Section 4.02. Number, Term and Classification of Directors.
The Authority shall be governed by a Board of Directors (“the Board”) consisting
of not more than fifteen (15) nor less than nine (9) Directors, the number to be as
initially established by the Articles of Incorporation and thereafter determined by
resolution of the Board. The then-acting Solicitor for the Authority and three
members of the Board of Commissioners of the Township of Lower Merion shall
act as ex-officio members of the Board, not entitled to vote. All Directors shall
hold office until their successors have been appointed. Their terms are to be for
five (5) years.
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The Ardmore 2000 Municipal Business District Authority is authorized to take such
action as may be necessary to act on this approval.
This resolution shall take effect immediately.
RESOLVED, this ____ th day of_________, 2019
BOARD OF COMMISSIONERS
TOWNSHIP OF LOWER MERION

By:
Daniel S. Bernheim, President
ATTEST:

___________
Jody L. Kelley, Secretary
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AGENDA ITEM INFORMATION
ITEM: RESOLUTION AUTHORIZING STAFF TO SUBMIT A MONTCO 2040:
IMPLEMENTATION GRANT APPLICATION TO PERFORM STREAMBANK STABILIZATION
AT THE WYNNEWOOD VALLEY PARK
Consider for recommendation to the Board of Commissioners adoption of a resolution supporting the request
for grant funds from Montgomery County's Montco 2040 Program to perform streambank stabilization at the
Wynnewood Valley Park and agreeing that the Township will match funds toward the grant.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Staff Issues Memo

Issue Briefing

Resolution

Resolution
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TOWNSHIP OF LOWER MERION
Building & Planning Committee
Issue Briefing
Topic:

Montgomery County 2040 Implementation Grant Application

Prepared By: Robert Duncan, Assistant Manager
Date:

March 8, 2019

I.

Action To Be Considered By The Board: Adoption of a Resolution authorizing the
submission of a grant application, under Montgomery County’s 2040 Implementation Grant
Program to perform streambank stabilization at the Wynnewood Valley Park.

II.

Why This Issue Requires Board Consideration: The Board of Commissioners must
approve the grant submission because of the requirement for the Township to commit to
providing matching local funds.

III.

Current Policy Or Practice (If Applicable): The Board of Commissioners typically adopt
resolutions approving grant applications requiring local matching funds.

IV.

Other Relevant Background Information:
The Township has received notification that applications are being accepted for grants through
Montgomery County’s 2040 grant program. The Board of Commissioners must adopt a
Resolution authorizing the submission of the grant application. The grant application was
submitted on Friday, March 1, 2019, and the Board of Commissioners must authorize the grant
application prior to the county considering these applications by the end of March.
The grant will be used to perform approximately 1,550 feet of streambank stabilization at
Wynnewood Valley Park. This is one of the pollution reduction projects in the Township’s
current MS4 permit with the PA Department of Environmental Protection (DEP). The
Township is seeking the maximum $200,000 grant authorized under this program.
The county has informed staff that additional grant funding to Lower Merion Township in
2019 may be more difficult to obtain due to the limited funds available, the number of
applications anticipated, and the fact that Lower Merion received grant funds under this
program in 2018 for the Montgomery Avenue/Levering Mill intersection project.

V.

Impact On Township Finances:
The total estimated cost for project is $493,000. Any approved grant funding will reduce the
Township’s contribution.

VI.

Staff Recommendation: Recommend that the Township adopt the resolution applying for
the maximum $200,000 grant.
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TOWNSHIP OF LOWER MERION
RESOLUTION NO. ________
WHEREAS, Montgomery County has established the Montco 2040 Implementation Grant
Program as a competitive funding program to assist municipalities in implementing the goals of
the county comprehensive plan, Montco 2040: A Shared Vision; and
WHEREAS, Montgomery County is accepting applications for projects that advance specific
goals under one of the county comprehensive plan’s three themes: Connecting Communities,
Sustainable Places and a Vibrant Economy; and
WHEREAS, applications and projects must meet all stated requirements in the Montco 2040
Implementation Grant Program Guidebook; and
WHEREAS, the project is consistent with Connected Communities and Sustainable Places that
are General Categories and Adaptation and Resiliency that is a Focus Category in the Montco
2040 Implementation Grant Program Guidebook; and
WHEREAS, Lower Merion Township will be implementing flood mitigation and sediment
reduction measures, following the Pennsylvania Department of Environmental Protection
Stormwater Best Management Practices (BMPs) guidelines and in accordance with the
Township’s MS4 Permit Pollution Reduction Plan (PRP) and in keeping with the Clean Water
Act and Pennsylvania Clean Streams Law; and
WHEREAS, Lower Merion Township supports the request for implementation grant funds of
$200,000 and understands that the municipality can provide $293,500 towards the project which
exceeds the minimum 20% match for the total grant amount from the Township Capital
Improvement Plan or other funding sources; and
WHEREAS, Lower Merion Township fully understands the application requirements including
the contracting process if awarded grant funds from the Montco 2040 Implementation Grant
Program; and
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioner’s of Lower
Merion Township hereby authorizes the Township Manager to submit an application to
Montgomery County for a Montco 2040 Implementation Grant; and
BE IT FURTHER RESOLVED, that Lower Merion Township agrees, if selected for the
implementation grant, to:


Engage in contracting procedures including the competitive Request for Proposals and
budget allocation;



Sign grant agreement documents;



Agree to submit reimbursement invoices and progress reports along with necessary
supporting documentation on a quarterly basis;
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Take all necessary action to complete the project associated with the grant agreement within
the 24-month timeframe from the date of funding agreement contract.

This resolution shall take effect immediately.
RESOLVED, this ____ day of_____________, 2019.
BOARD OF COMMISSIONERS
TOWNSHIP OF LOWER MERION

By: _____________________________
Daniel S. Bernheim, President
ATTEST:

_______________________________
Jody L. Kelley, Secretary
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AGENDA ITEM INFORMATION
ITEM: AUTHORIZATION TO RELEASE FUNDS HELD IN ESCROW
Consider for recommendation to the Board of Commissioners approval of the release of funds held in escrow
as Improvement Guarantees in accordance with Section 135-5 of the Township Code for the following:
One Ardmore Place
Escrow Release no.1

$368,207

10 Union Avenue
Escrow Release no.3

$71,792

Waverly Heights
Escrow Release no.1

$173,797

47-65 Cricket Avenue
Escrow Release no.1

$163,001

PUBLIC COMMENT
ATTACHMENTS:
Description
Escrow Release Letters

Type
Backup Material
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13

14

15

16

17

18

19

20

21
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AGENDA ITEM INFORMATION
ITEM: HISTORICAL COMMISSION - 1860 West Montgomery Avenue, Villanova, Clairemont, Class 2,
2019-D-3
Consider for recommendation to the Board of Commissioners approval to demolish all structures on the
property.
On February 25, 2019, the Historical Commission recommended approval subject to a 90-day delay of the
demolition of all structures on the site, with the applicant to provide documentation of the garden follies, and
the interior and exterior of the main historic resource, and the carriage house.

PUBLIC COMMENT
ADDITIONAL INFORMATION:
The Commission strongly encourages the School District to consider salvage beyond the proposed limited
salvage and re-use of elements within the existing building, which it does support, but also through the re-use,
sale, etc. of other historic materials on the site. The wholesale moving or disassembly and reconstruction of the
carriage house for another purpose is also encouraged. Further, the Commission strongly urges the applicant to
consider meaningful historical interpretation to be integrated into the site and proposed building. The
Commission feels strongly that the total loss of a significant building and site, as this is documented to be, is a
great loss to the community, and the interpretation and remembrance of that period of history should be
recognized and acknowledged as part of the history of the community and the future history of the new
proposed building.
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AGENDA ITEM INFORMATION
ITEM: CONDITIONAL USE APPLICATION - 111 W. Lancaster Avenue, McDonald’s, Ardmore, LD#
3436AA
Consider for recommendation to the Board of Commissioners approval of a Conditional Use application to
renovate the facade of the existing building and deviate from the Architectural Design Standards of the MUST
District as follows:
A. Zoning Code §155-87.25.C.2.d - To provide 24% clear windows and doors on the ground floor of the
primary front façade where 50% is required.
B. Zoning Code §155-87.25.C.2.f.2 - To provide window head height of 8’7”, where 9 to 12 feet above the
sidewalk is required.
Expiration Date: 3/29/2019............................................................................Zoning: ASDD-1/C1/MUST
Applicant: Jonathon Baske, McDonald's Corporation
Property Owner: MCD Ardmore, LLC
Applicant's Representative: Leslie Gerstein, Klehr Harrison Harvey Branzburg, LLP
The Hearing Officer's recommendation is attached.

PUBLIC COMMENT
ATTACHMENTS:
Description
Hearing Officer Recommendation

Type
Backup Material
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Before the Conditional Use Hearing Officer
Township of Lower Merion
Montgomery County Pennsylvania
Application CU#3436
RECOMMENDATIONS FOR FINDINGS OF FACT,
CONCLUSIONS OF LAW AND ORDER
This conditional use application was filed by Core States Group seeking approval to deviate
from architectural design standards of the Mixed Use Special Transportation District pursuant to
Code §155-87.25.C.2.d and §155-87.25.C.2.f.2. A Conditional Use Hearing was held on February
12, 2019 before the Conditional Use Hearing Officer.
1.

The Applicant is Jonathan Baske on behalf of McDonald’s Corporation

(“Applicant”).
2.

The Applicant’s attorney is Leslie M. Gerstein, Esq. of Klehr, Harrison, Harvey,

Branzburg, LLP (“Gerstein”).
3.

The Applicant represents the title owner of 111 W. Lancaster Avenue, Lower Merion

Township (“Property”). It is located in the Ardmore commercial district, across from the intersection
of West Lancaster and Ardmore Avenues. It is adjacent to Ardmore West Shopping Center (west)
and traditional attached commercial buildings (east).
4.

In terms of zoning, the Property is located in the Ardmore Special Development

District (“ASDD-1”) and is subject to the overlay Mixed Use Special Transit District (“MUST”).
5.

The property was renovated for McDonald’s fast food restaurant (“McDonald’s”)

approximately seventeen (17) years ago, prior to the enactment of the MUST district. Those
renovations included a red mansard roof to screen rooftop equipment, windows on the primary front
facade and a drive through lane.
6.

The Applicant proposes façade renovations and a new roof to create a more

contemporary roof. Similar façade renovations were recently completed at the McDonald’s in
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Rosemont which required conditional use approval to deviate from the Bryn Mawr Village Design
Standards.
7.

This conditional use application concerns the Applicant’s request to deviate from the

development design standards of the MUST, pursuant to Code 155§155-87.25.C.2 et seq., to provide
less than 50% clear glass on the primary front façade and to have window head heights less than nine
to twelve feet (9-12’) above sidewalk level.
8.

The Board of Commissioners may authorize deviations from the development design

standards of the MUST by conditional use approval if the Applicant has met its burden of proof,
pursuant to Code 155§155-87.25.C.3.
9.

The Lower Merion Building and Planning Department reviewed the conditional use

application and recommended approval, see Ex. T-2.
10.

The Lower Merion Planning Commission reviewed the conditional use application on

February 4, 2019 and recommends approval, see Ex. T-3.
11.

The Conditional Use Hearing Officer conducted a public hearing on February 12,

2019 in the Lower Merion Township building.
12.

Andrea Campisi, Senior Planner in the Lower Merion Township Building and

Planning Department, was present at the hearing and offered five (5) documents into evidence that
were admitted into the record:
a.
b.
c.
d.
e.
13.

Letter from Applicant dated 11/16/18 (Ex. T-1);
Campisi memo to Planning Commission dated 2/1/19 (Ex. T-2);
Township Engineer’s letter dated 1/28/19 (Ex. T-3);
Planning Commission recommendations dated 2/4/19 (Ex. T-4);
Proof of Advertisement of CU Hearing (Ex. T-5).
The Applicant offered three (3) documents in support of its conditional use

application which were admitted into the record:
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a. Preliminary Land Development Plans (Ex A-1);
b. Color Renderings (Ex. A-2)
c. MRP Program showing existing floor plan (Ex. A-3).
14.

Leslie M. Gerstein, Esq., representing the Applicant, testified that conditional use

approval is sought for alternative designs which deviate from prescribed architectural standards and
designs in the MUST. She explained that McDonald’s is upgrading restaurants nationwide to achieve
a sleek, modern design. Façade renovations at the Ardmore restaurant call for the existing windows
to remain in place, although the surrounding façade is changing. The windows were originally
installed as part of building renovations in the early 2000s before the enactment of the MUST
district.
15.

Martin Swaggard, P.E., a registered engineer in the Commonwealth of Pennsylvania,

testified for the Applicant. Swaggard is the Senior Project Manager employed by Core States Group
the company renovating the Property for the Applicant. He described the proposed replacement of
the existing red mansard roof with a rectangular shape to achieve a contemporary design. Since the
red mansard roof screens machinery on the rooftop, but the new rectangular roof will not, a new
parapet wall is proposed. The existing red mansard roof is sixteen-feet, fifteen-inches (16’15”) tall.
The new rectangular roof with parapet will be eighteen-feet (18’) tall. Increasing the height of the
building also increases the surface area of the façade. Some existing materials will be reused for the
new rectangular roof such as the trusses and joists. The primary front façade similarly will retain the
existing windows and two doors. Swaggard noted the Ardmore McDonald’s is not a high volume
store and the franchise owner is obligated to repay McDonald’s for renovation expenses. They have
gone “above and beyond” to meet Lower Merion township’s code requirements while trying to
contain costs, he testified.
16.

The existing windows currently comprise 27.2% of the primary front façade but after

renovations are complete, they will be 24%. This reduction in percentage of glazing is the direct
result of increasing the building height with a new parapet wall which also increases the surface area
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of the façade. MUST requires 50% glazing on the primary front façade. Swaggard testified window
size will not decrease and there is no reason to replace functional and attractive windows which were
previously approved in 2000. Moreover, retaining the existing windows helps keep renovation costs
down.
17.

The existing window head heights on the primary front façade are eight-feet seven-

inches (8’7”) above the sidewalk. MUST requires a minimum window head height of nine-feet (9’)
above the sidewalk on the primary front façade. Swaggard explained there is a de minimus difference
in window head height which should be acceptable because the building is being renovated, not
completely replaced. Likewise, the existing widow head heights were previously approved in 2000.
18.

Other improvements and renovations planned for McDonald’s which are intended to

meet the objectives of the MUST district include removing the pergola, adding benches, bicycle
racks, street furniture, path lighting, improved ADA compliant parking, pedestrian signage to reduce
conflicts with vehicles, a bypass lane and new landscaping.
APPLICABLE ORDINANCES
19.

Lower Merion’s Mixed Use Special Transit District (“MUST”) was established as an

overlay district to encourage the development of transit-supportive mixed-use neighborhoods that
foster economic vitality, pedestrian activity and a sense of community. It recognizes the importance
of public transit as a viable alternative to the automobile by permitting appropriate densities and a
mix of land uses within walking distance of transit stops, while at the same time providing sufficient
off-street parking to uses both within and adjacent to the MUST. Code §155-87.20.A.1.
20.

The MUST is intended to allow development that decreases auto dependency and

mitigates the effects of congestion and pollution. The regulations create accessible neighborhoods
and promote the health, safety and general welfare of the citizens of Lower Merion Township. It is
also intended to enhance the economic stability of the township by promoting the attractiveness,
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convenience and stability of those areas of the Township to which the MUST applies. Code §15587.20.A.2.
21.

General goals and objectives of the MUST include “enhancing the visual character

and physical comfort of the district by minimizing pedestrian and vehicular conflicts and
encouraging the renovation and erection of buildings and storefronts that provide direct connections
to the street and sidewalk.” Code §155-87.20.B.7.
22.

Development design standards in the MUST codified in Code §155-87.25 require

pedestrian oriented buildings and building entrances oriented toward streets, sidewalks and/or public
accessways. Windows must facilitate views into and out of buildings, The statutory intent, in
pertinent part, is to provide convenient, direct and accessible pedestrian access to and from public
sidewalks and residential and commercial uses; to provide safe, pleasant and enjoyable pedestrian
experiences by connecting activities between buildings in the MUST and within a structure to the
adjacent sidewalk; and to promote the use of pedestrian and mass transit modes of transportation to
access residential and commercial facilities.
23.

Architectural design standards in the MUST ensure the size and proportions of new

buildings relate to the scale of existing structures, especially at street level. Code §155-87.25.C.
24.

The Board of Commissioners may, by conditional use, approve the use of

architectural standards and designs that differ from those set forth in the Development Design
Standards if the Applicant demonstrates to the satisfaction of the Board that such designs and
standards are in furtherance of the legislative intent of the MUST. Code §155-87.25.C.3.
25.

The Applicant for conditional use approval must also comply with general

requirements found in Code §155-141.2, excerpted in pertinent part as follows:
Conditional Use Procedure and Standards
(…)
B. The Board of Commissioners may grant approval of a listed conditional
use under any district, provided that the following standards and criteria are
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complied with by the applicant for the conditional use. The burden of proving
compliance with such standards and criteria shall be on the applicant.
(1) The applicant shall establish by credible evidence that the use or other
subject of consideration for approval complies with the community
development objectives as stated in Article I of this chapter and the
declaration of legislative intent that may appear at the beginning of the
applicable district under which approval is sought.
(2) The applicant shall establish by credible evidence compliance with
conditions for the grant of conditional uses enumerated in that section
which gives the applicant the right to seek a conditional use.
(3) The applicant shall establish by credible evidence that the proposed use or
other subject of consideration for approval shall preserve the character of
the neighborhood.
(4) The applicant shall establish by credible evidence that the proposed use or
other subject of consideration for approval shall be properly serviced by
all existing public service systems. The peak traffic generated by the
subject of the approval shall be accommodated in a safe and efficient
manner or improvements made in order to effect the same.
(5) The applicant shall establish by credible evidence that the proposed use or
other subject of consideration for approval is properly designed with
regard to internal circulation, parking, buffering and all other elements of
proper land planning.
(6) The applicant shall provide sufficient plans, studies or other data to
demonstrate compliance with the regulations for the permitted use or
other such regulations, as may be the subject of consideration for a
conditional use approval.
(7) The Board of Commissioners shall impose such conditions as are
advisable to ensure compliance with the purpose and intent of this
chapter, which may include, without limitation, planting and buffers,
harmonious design of buildings, protection of watercourses,
environmental amenities and the elimination of noxious, offensive or
hazardous elements.

C. Standards of proof.
(1) An applicant for a conditional use shall have the burden of establishing
both:
(a) That his application falls within the provision of this chapter which
accords to the applicant the right to seek a conditional use; and
(b) That allowance of the conditional use will not be contrary to the public
interest.
(2) In determining whether the allowance of a conditional use is contrary to
the public interest, the Board shall consider whether the application, if
granted, will:
(a) Adversely affect the public health, safety and welfare due to changes
in traffic conditions, drainage, air quality, noise levels, natural
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features of the land, neighborhood property values and neighborhood
aesthetic characteristics.
(b) Be in accordance with the Lower Merion Township Comprehensive
Plan.
(c) Provide the required parking required under Article XX or as
otherwise provided for in other applicable provisions of this chapter.
(d) Adversely affect the logical, efficient and economical extension or
provision of public services and facilities such as public water,
sewers, refuse collection, police and fire protection and public
schools.
(e) Otherwise adversely affect the public health, safety, morals or welfare.
(3) In all cases, the applicant's burden of proof shall include the burden of
persuading the Board by credible evidence that the applicant has
satisfied the criteria set forth in Subsection C(1)(a) of this subsection. In
any case where the Board requests that the applicant produce evidence
relating to the criteria set forth in Subsection C(2) of this subsection or
where any other party opposing the application shall claim that an
allowance of the application will have any of the effects listed in
Subsection C(2) of this subsection, the applicant's burden of proof shall
include the burden of persuading the Board by credible evidence that
allowance of a conditional use will not be contrary to the public interest
with respect to the criteria so placed in issue.

FINDINGS OF FACT AND CONCLUSIONS OF LAW
26.

The MUST requires 50% clear windows and doors on the ground floor of the primary

front façade pursuant to Code §155-87.25.C.2.d.
27.

The Applicant has demonstrated with sufficient evidence that allowing the existing

windows to remain in place with 24% glazing coverage on the primary façade is an acceptable
alternative which meets the objectives of the MUST, see infra testimony of Swaggard, para. 16; see
also Ex. A-1 & A-2. The existing windows facilitate views into and out of the restaurant providing
connections to the street and sidewalk. Moreover, the reduction in percentage of glazing is directly
related to the increased height of the building and parapet. It is not an actual reduction the size of the
existing windows, see Campisi memo, Ex. T-2 at 2, see also Ex. A-2.
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28.

The MUST requires window head heights between nine (9) and twelve (12) feet

above sidewalk level, pursuant to Code §155-87.25.C.2.f.2.
29.

The Applicant has established through credible evidence that existing window head

heights of eight-feet seven-inches (8’7”) above the sidewalk is an acceptable alternative architectural
design, see infra testimony of Swaggard at para. 17; see also Ex. A-1 & A-2. Neither the Planning
Commission nor the Lower Merion Building and Planning Department staff find this de minimus
deviation objectionable. Campisi memo, Ex. T-2; Planning Commission recommendations Ex. A-4.
Moreover, the restaurant is being renovated and not completely replaced.
30.

The Applicant has adequately demonstrated that conditional use approval is

consistent with and promotes the relevant purposes of the MUST. It has worked with Township staff
to meet the requirements of the MUST except for minor deviations from architectural design
standards. Retaining existing windows that provide views into and out of the building and a direct
connection with the street and sidewalk meets the relevant purposes of the MUST. The scale and
proportion of the existing windows likewise meets the intent of the MUST, even with slight
variations from architectural design standards. Additional improvements will enhance the visual
character of the neighborhood and provide a pleasant pedestrian experience in the MUST: such as
new signage to reduce pedestrian and vehicle conflicts, improved ADA compliant parking, street
furniture, benches, and bike racks
31.

The Applicant has complied with the general standards for conditional use approval

pursuant to Code §155-141.2.B.2, supra. Some of these general standards overlap with specific
standards found in code requirements for the MUST found in §155-87.20 et seq. Compliance with all
applicable ordinances have been confirmed through reviews with Township staff (Ex. T-2), the
Township Engineer (Ex. T-3) and the Planning Commission (Ex. T-4).
32.

The Applicant has demonstrated that granting conditional use approval shall preserve

the character of the neighborhood through the testimony of witnesses and documentary evidence in
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compliance with Code §155-141.B.3. The proposed renovations are consistent with the pedestrian
oriented design and character of the MUST.
33.

The proposed renovated restaurant shall be serviced by existing public service

systems, pursuant to Code §155-141.B.4. The peak traffic generated by the proposed renovated
restaurant shall remain the same as current conditions while providing new amenities to attract
bicyclists and pedestrians. All modes of transportation shall be accommodated in a safe and efficient
manner.
34.

The proposed renovations have been properly designed with regard to internal

circulation, parking, buffering, and other elements of proper land planning, pursuant to Code §155141.B.5. The Applicant will install improved ADA compliant parking, pedestrian signage, a bypass
lane for vehicles and new landscaping among other things.
35.

Sufficient plans, studies, and other data showing compliance with regulations for the

permitted use have been submitted to Township staff, the Township Engeer and the Planning
Commission, pursuant to Code §155-141.B.6.
36.

The Applicant has agreed to comply with any condition which may be imposed by

the Lower Merion Township Board of Commissioners and accepted by the Applicant, in compliance
with Code §155-141.B.7.
37.

The Applicant has met all other Code requirements for conditional use approval to

deviate from select architectural design standards in the MUST, as specified in its application.
DISCUSSION
38.

The Applicant’s request for conditional use approval arises from the planned

renovation of McDonald’s tired façade and replacement of its red mansard roof, while retaining the
existing windows. One goal of the MUST is to provide for renovation of existing buildings providing
direct connections to the street and sidewalk to enhance the visual character and physical comfort of
the district. Code §155-87.20.B.7. If granted conditional use approval, McDonald’s restaurant will
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lose an outdated red mansard roof and gain a contemporary aesthetic with a new roof and parapet
wall. The newly renovated façade is designed to respect the scale, proportion and character of
existing structures within a five-hundred-foot radius of McDonald’s. This is not an easy task because
McDonald’s lies between traditional commercial attached buildings and Ardmore West shopping
center. The size and appearance of McDonald’s existing windows will not change, rather the façade
will be enlarged by the new parapet wall. Similarly, the placement of the windows will not change.
Slight deviations in the percentage of glazing and window head height from the MUST’s
architectural design standards should be acceptable because the Applicant’s project meets the goals
and objectives of the MUST. The existing windows and doors provide direct connections to the street
and sidewalk. New signage is intended to minimize pedestrian and vehicle conflicts. New benches,
street furniture, path lights, landscaping and bike racks will enhance the visual character and physical
comfort of the district and create a pleasant pedestrian experience. For the reasons set forth above,
the following order is recommended to the Board of Commissioners.
ORDER
AND NOW on this the ____ day of March, 2019, the application of Core States Group for
conditional use approval to deviate from architectural design standards of the Mixed Use Special
Transportation District found in Code §155-87.25.C.2.d and §155-87.25.C.2.f.2 of the Zoning Code
of the Township of Lower Merion is granted. This grant of conditional use approval is based on the
documents and plans submitted in support of the application, all of which are specifically
incorporated herein by reference thereto.

By:________________________________
Pamela M. Loughman, Esq.
Conditional Use Hearing Officer
Township of Lower Merion
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AGENDA ITEM INFORMATION
ITEM: AMENDMENT PLAN - 111 W. Lancaster Avenue, McDonald’s, Ardmore, LD# 3436AA
Consider for recommendation to the Board of Commissioners approval of an Amendment Plan. The Plan
prepared by Core States, Inc., dated September 7, 2018, last revised January 19, 2019 shows the removal of the
existing arbor, removal of brick hardscaping adjacent to the front entrance, regrading of a portion of the parking lot
and renovation of the façade of the building.
Expiration Date – N/A………..................……………………………….Zoning – ASDD1/MUST District
Applicant: Jonathon Baske, McDonald's Corporation
Property Owner: MCD Ardmore, LLC
Applicant's Representative: Leslie Gerstein, Klehr Harrison Harvey Branzburg, LLP
On February 4, 2019 the Planning Commission recommended approval subject to the following conditions:
Township Engineer’s Review:
1 . The Township Engineer’s review letter dated January 28, 2019 shall be incorporated by reference into
these conditions of approval to the extent the same is not in conflict with these conditions.
Landscape Plan:
2. The applicant shall replace any plant material required with the previous application that is no longer
present on the site. The applicant shall also work with staff to replace any plant material that is beyond its
useful life.
3.

The applicant shall provide native or non-invasive adapted plant species on the landscape plan.

4. Landscape improvements provided for this application shall be perpetually maintained in a healthy and/or
sound condition in compliance with Natural Features Code Section 101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. The
covenant shall also include maintenance and operations requirements for the proposed landscaping, landscape
walls and other landscape and streetscape amenities installed as part of this project. A draft covenant shall be
submitted with the Amended Final Plan.
5. A revised landscape plan complying with the applicable portions of the Natural Features Code Section
101-9, Zoning Code Section 155-87.25.E, and conditions herein shall be prepared and sealed by a Registered
Landscape Architect and submitted with the Final Plan. The landscape plan shall be subject to the approval of
Township staff.
Conditions from the Previous Approval:
6.

A minimum of two trash receptacles shall be provided in the seating area along Lancaster Avenue.
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7.

At every shift change employees shall remove trash from the site.

8 . No trash or product delivery vehicles shall access the site during the morning, afternoon and evening
peak operating hours.
9 . The minimum required plant size shall be increased to compensate for the reduced number of plants
provided. Deciduous trees shall be at least 4” inch caliper, evergreen trees 12-14 feet in height, and shrubs
36” inches in height.
Conditional Use:
10. The applicant shall comply with any conditional use conditions. The conditional use conditions shall be
listed on the Final Plan.
Architectural Elevations:
11.

A traditional storefront entrance with side lights and a double entry door shall be provided.

11. The applicant shall consider providing other low-cost accoutrements that can improve the façade.Two
inset panels shall be added to the stucco above the metal canopy on the front elevation.
1 3 . The building shall be constructed substantially as shown on the architectural elevations prepared by Core
States, Inc., dated September 7, 2018, last revised January 19, 2019 except for modifications required by these
conditions of approval and any conditional use conditions.

14. Architectural elevations and renderings of all sides of the proposed building shall be submitted with the
Final Plan and shall notate all proposed materials. The applicant shall provide a chart to demonstrate
compliance with the Architectural Design Standards in the MUST with the exception of any items approved
under the Conditional Use application.
15. The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on
the ground. If located on the roof, the screening shall be integrated into the architecture of the building to
improve the appearance and better mitigate noise from the unit(s).
16. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
Streetscape:
17. A bicycle rack shall be provided on the site.
1 8 . The applicant shall coordinate with the Township on the final design of all proposed street furniture
including benches, trash receptacles, tree grates and bicycle racks. Any changes made prior to construction
shall be subject to the approval of staff.
Pedestrian Access:
19. The crosswalks at the adjacent intersection of Lancaster Avenue and Ardmore Avenue shall be refurbished
as directed by the Township. The Township’s standard crosswalk detail and specification shall be used for the
right-of-way improvements.
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Construction Details:
20. A Minor Grading Permit shall be obtained for the construction. Escrow for any required improvement
shall be posted prior to issuance of the permit.
2 1 . During the active removal of the existing façade, the applicant shall ensure that the contractor takes
appropriate measures to minimize dust at all times during active work. Multiple hoses and/or a water truck shall
be provided on site to continually spray the building. The plan shall include the specific water measures to be
used to reduce the dust during demolition.
22. The applicant shall submit a demolition plan with the Final Plan. The demolition plan shall indicate how
dust and other air particles will be controlled, the procedure for demolishing the buildings and how the
demolished building materials will be removed from the site. If asbestos or any other regulated hazardous
material exists within the building, it shall be removed and certifications to that effect shall be filed with the
Pennsylvania Department of Environmental Protection. Notice of demolition shall be provided by posting of
the site at least seven days in advance of the proposed demolition.
2 3 . The applicant shall conduct regular street cleaning of all roadways adjacent to active portions of the
construction site. Staff shall have the right to order street cleaning more often if there is evidence of
construction related debris in the roadway during the project.
24. The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits.
25. All construction-related vehicles shall be parked on site or at a remote site not in the neighborhood. No
construction-related vehicles may park on the street. This includes vehicles operated by construction workers,
material suppliers, product vendors, and all construction trades engaged in the project.
Standard Conditions of Approval:
26. Three copies of the revised plan shall be submitted with any changes highlighted. A letter shall also be
provided with the revised plan indicating how each requested revision has been addressed in the re-submission.
27. If there are any proposed changes to outdoor lighting on the site, a lighting plan, sealed by a responsible
design professional, that includes illuminance patterns shall be submitted to and approved by the Director of
the Building and Planning Department prior to issuance of any permits. The location, luminaire type, wattage,
means of control and pole height shall be indicated. Lighting shall be designed to minimize the off-site
transmission of light, to shield the source of illumination and to prevent glare on adjacent properties. Exterior
luminaires shall be full cut-off unless it can be demonstrated that cut-off luminaires are more appropriate and
will result in less off-site light trespass.
28. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.
29. The location of all transformers and utility boxes shall be shown on the Final Plan and shall be adequately
screened as determined by staff. Additional utility improvements resulting in material changes to approved plan
including but not limited to the loss of required parking, changes to circulation patterns or the alteration of the
quantity or location of proposed landscaping shall require an amendment to the approved plan.
30. New and existing buildings shall have approved address numbers, building numbers or approved building
identification placed in a position that is plainly legible and visible from the street or road fronting on the
property. The address numbers shall be a minimum of four (4) inches (102mm) high with a minimum stroke
width of 0.5 inch (12.7mm).
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31. If required by a Township Public Safety Agency, all new buildings shall have approved radio coverage for
emergency responders within the building based upon the existing coverage levels of the public safety
communications systems at the exterior of the building.
32. Any changes to the approved plans shall require the submission of an as-built plan prior to the issuance of
a Certificate of Occupancy. Building and Planning staff can waive this requirement if the changes are
determined to be insignificant.
33. The Amended Final Plan, complying with all applicable conditions of approval, shall be filed with the
Department of Building and Planning within twelve (12) months from the date of approval by the Board of
Commissioners.
34. The owner shall make payment of fees and expenses of the Township’s professional consultants who
perform services on behalf of the Township with respect to these plans and the work contemplated thereunder
and will establish and maintain with the Township those escrows for the payment of such fees required by
Township Code. Owner agrees that any statement from the Township for such fees which remain unpaid for a
period of 30 days may be recorded against the property as a municipal lien.
35. The owner shall make payment of the Township Engineer’s inspection fees within 30 days of presentation.
A penalty of 1.5% per month will be due for late payments from the date of presentation. If any shares are not
paid within 60 days of presentation, the Township may elect to suspend any outstanding permits until all
pending charges are settled.
36. The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion
Township ordinances and laws regardless of specific mention herein.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Staff Issues Memo

Resolution

Township Engineer Review

Resolution

38

6.
February 1, 2019
TO:

Planning Commission Members

FROM:

Andrea Campisi, Senior Planner, Department of Building & Planning

SUBJECT:

AMENDMENT PLAN & CONDITIONAL USE PLAN, 111 W. Lancaster Avenue,
McDonald’s, Ardmore, AM# 3436AA & CU# 3436C, Ward 4.

Proposal
The applicant, Jonathan Baske, seeks to amend the previously approved Preliminary Plan as follows:
 Remove an existing arbor along Lancaster Avenue with the brick support posts to remain with pedestrian
scaled lighting added to them;
 Replacement of the brick pavers and brick crosswalk across the by-pass lane with a larger concrete paver
area and stamped concrete pavers;
 Minor regrading in the surface parking lot around two ADA parking spaces; and
 Renovation of the entire façade of the building.
The applicant seeks to amend the following conditions that were imposed on the original approval:
2. The entire exterior of the building shall consist of natural red brick with a limited amount of off-white
stucco. Trim may be white and the roof may be red, provided any trim around and on top of the roof
is white. All windows shall contain off-white muntins.
3. The commercial operation shall only be open for retail sales between 6 a.m. and 11 p.m. Sunday through
Thursday and 6 a.m. and 12 p.m. Friday through Saturday.
The applicant also seeks Conditional Use approval to use architectural designs which differ from those in
the Mixed Use Special Transportation District (MUST) as follows:
 Zoning Code §155-87.25.C.2.d - To provide 24% clear windows and doors on the ground floor of the
primary front façade where 50% is required. This façade currently contains 27% clear windows and
doors.
 Zoning Code §155-87.25.C.2.f.2 - To provide window head height of 8’7”, where 9 to 12 feet above the
sidewalk is required.
The applicant also seeks approval from the Board of Commissioners to use stucco on more than 50% of
the façade.


Zoning Code §155-87.25.C.2.j states: Stucco or artificial materials, except fire clay products such as
brick, shall not occupy more than 50% of the building facade unless the Board of Commissioners makes
a specific finding that more than 50% is appropriate, and similar to the architectural features on other
similar buildings in the district.

The Conditional Use Hearing before the Township Hearing Officer has been scheduled for February 12, 2019
at 4:00 p.m. in the Caucus Room of the Township Administration Building.
The proposal is illustrated on the attached set of plans that includes fifteen (15) sheets prepared by Core States,
Inc., dated September 7, 2018, last revised January 19, 2019. Architectural elevations are included in the plan
set.
1
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Changes to the Plan from December:
 Overall amount of glazing increased;
 Second front entrance door retained;
 Articulated feature added to bring prominence to front entrance on primary front façade;
 Overall amount of stucco decreased;
 Pedestrian scaled lighting added in place of the existing arbor;
 Benches and trash cans required from previous approval added to site plan; and
 One bike rack provided
Property Description
The property contains approximately .8 acres and is improved with a McDonald’s restaurant, associated drivethrough lane, and 30 parking spaces. The property is within the ASDD1/MUST Zoning Districts. On the draft
Zoning Update Map the property is proposed to be included in the TC1 Zoning District.
The property is located across from the intersection of Lancaster and Ardmore Avenues within the Ardmore
Commercial District. The site is located adjacent to a private Township-owned driveway that leads to Public
Parking Lot 16 and to the Ardmore West Shopping Center, a strip-style development. A 25-foot-wide access
easement along the rear portion of the property provides access from the site to adjoining properties, including
Ardmore West Shopping Center and the Township parking lot.
Property History
McDonald’s has operated in the current building for approximately 17 years. The site and existing building were
redeveloped by McDonald’s prior to the enactment of the MUST District. The proposal is part of a nationwide
remodeling program being undertaken by McDonald’s to renovate all existing restaurants to create a more
contemporary look. A similar renovation was completed at the Rosemont McDonald’s (1257 W. Lancaster
Avenue) which required Conditional Use to deviate from the Bryn Mawr Village Design Standards.
Montgomery County Planning Commission Review
The County is not required to review amendment plans and/or conditional use applications.
ISSUES
1. Conditional Use Requests
The applicant seeks the following Conditional Uses:


Zoning Code Section §155-87.25.C.2.f.2 to provide a window head height of 8’7”, where 9 to 12 feet above
sidewalk level is required.
Given the de minimus nature of the deviation and the fact that the windows are existing, the building is
being renovated, and is not new construction, staff does not have an issue with this request.



Zoning Code Section §155-87.25.C.2.d to provide 24% clear windows and doors on the ground floor of the
primary front façade where 50% is required. Currently the primary front façade contains 27% clear windows
and doors and the proposed elevations contain 24%.
Staff is not opposed to the reduction in glazing as it is directly related to the increased height of the
parapet and not an actual reduction in the existing glazing.
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Element
Stucco
Clear Windows/Doors
Window Head Height

Required
50%
maximum
permitted
50%
9-12’ above sidewalk

Existing
38.1%

Proposed
69.6%

27.2%
8.7”

24%
8.7”

While staff appreciates the applicant retaining the existing glass entry door on the front elevation we believe a
traditional commercial entry such as the one shown below (at left) would be even more appropriate for the site
given its location in the Ardmore Commercial District.

Regarding the amount of stucco on the building, the revised elevations (above right) contain 69.6% stucco where
the building currently contains 38.1% stucco. As noted above, the Board of Commissioners can authorize more
than 50% stucco if they make a specific finding that more than 50% is appropriate, and similar to the
architectural features on other similar buildings in the district. In order to further articulate the increased amount
of stucco, staff recommends the applicant provide two inset panels of a lighter color above the metal canopy
shown below.
It is the applicant’s burden to demonstrate compliance with the legislative intent below.
§ 155-87.25, Development design standards:
(1) The purpose of this section is to require pedestrian-oriented buildings and to require building entrances to be
oriented toward the streets, sidewalks and/or public accessways. Windows must facilitate views into and out of buildings.
Requirements for orientation and primary entrances are intended to:
(a) Provide for convenient, direct and accessible pedestrian access to and from public sidewalks, transit facilities,
and residential and commercial uses;
(b) Provide a safe, pleasant and enjoyable pedestrian experience by connecting activities between buildings in the
MUST District and within a structure to the adjacent sidewalk and/or transit stop; and
(c) Promote use of pedestrian and mass transit modes of transportation to access residential and commercial
facilities.
(2) New and renovated buildings may be either traditional in their architectural character or be a contemporary
expression of traditional styles and forms, respecting the scale, proportion, character and materials of structures within
a five-hundred-foot radius.
(3) The preservation and rehabilitation of existing buildings and structures is strongly encouraged in order to create
diversity of development, accent pedestrian-scale activity, and to preserve the character of Lower Merion's existing
commercial districts in the vicinity of the train stations.
C. Architectural design standards.
(1) The architectural design standards have been incorporated into this district to ensure that the size and
proportions of new buildings relate to the scale of the existing structures, especially at the street level. The first three
stories of new buildings must relate to the street level heights of existing buildings. The architectural features of the
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vertical and horizontal facade character of new buildings must relate to adjacent structures (especially at the street
level). The setback of the new buildings must relate to the setback established by the surrounding existing buildings.

2. Streetscape & Landscaping
While staff appreciates the connection from the street provided by the arbor, given its deteriorated state the
addition of pedestrian scaled lighting is an acceptable alternative as it will help frame the building entrance and
emphasize the existing path from the sidewalk to the front
door. The applicant has also updated the site plan to replace
the required benches and trash cans required by the previous
approval and to add the bike rack required by MUST.
The applicant also agreed to replace any plant material that
was required with the original application, but which no longer
exists on the site. Given that a large majority of the original
plant material is missing and much of the remaining material, particularly the shrubs, is beyond its useful life,
this is a great opportunity to completely renovate the remaining landscaping to provide greater wildlife and
aesthetic value. Existing mature and healthy large trees should be retained but much of the understory shrub
layer should be replaced. A condition has been included requiring the applicant to work with staff and the EAC
to select appropriate species to accomplish this goal.
3. Hours of Operation
As noted above, the applicant seeks to amend the following condition of approval to allow the drive-through to
operate 24 hours on the weekends:


The commercial operation shall only be open for retail sales between 6 a.m. and 11 p.m. Sunday through
Thursday and 6 a.m. and 12 a.m. Friday through Saturday.

While the restaurant portion of the commercial operation complies with the condition, the drive-through is
currently open 24 hours on the weekends.
ACTION:
The Planning Commission must make the following recommendations on this application:
1. A recommendation to the Hearing Officer on the Conditional Use requests.
 To reduce the amount of glazing on the primary front façade from 27% to 24% as required in
Zoning Code Section §155-87.25.C.2.d.
 To provide a window head height of 8’7”, where 9 to 12 feet above sidewalk level is required in
Zoning Code Section §155-87.25.C.2.f.2.
2. A recommendation to the Building and Planning Committee on the following:
 To use stucco on more than 50% of the façade.
 To operate the drive-through 24-hours on the weekend
 To amend the following condition: “The entire exterior of the building shall consist of natural red
brick with a limited amount of off-white stucco. Trim may be white, and the roof may be red,
provided any trim around and on top of the roof is white. All windows shall contain off-white
muntins.”
3. A recommendation to the Building & Planning Committee on the Amendment Plan.


Staff’s recommended conditions of approval on the Amendment Plan are attached.
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AGENDA ITEM INFORMATION
ITEM: PRELIMINARY LAND DEVELOPMENT PLAN – 900, 908, 920 and 922 Youngs Ford Road
and 941 Black Rock Road, Gladwyne, Gladwyne Montessori School, Ward 2
Consider for recommendation to the Board of Commissioners approval of a Preliminary Land Development
Plan. The Plan prepared by Site Engineering Concepts, LLC, dated December 3, 2018, last revised February 15,
2019, shows the demolition of the single-family dwellings and all associated improvements located at 941 Black
Rock Road and 908 Youngs Ford Road and the consolidation of those lots with 920, 922 Youngs Ford Road and a
portion of 900 Youngs Ford Road. The plan also shows the construction of a playground, play areas, play field,
orchard and campus trail; the construction of an addition with a 1,666 sq. ft. footprint on the Savett Building, a
400 sq. ft. welcome gazebo/kiosk at the rear of the main school building, a 392 sq. ft. greenhouse at the rear of
900 Youngs Ford Road and the reconfiguration of driveways and parking areas with the installation of 35 additional
parking spaces.
Expiration Date – 3/31/2019…………………………………................……………Zoning – R1/HROD
Applicant: Fred Fromhold, Esquire, Fromhold Jaffe & Adams
Property Owner: Gladwyne Montessori School
Applicant's Representative: Fred Fromhold, Esquire, Fromhold Jaffe & Adams
On Monday, March 4, 2019 the Planning Commission recommended approval subject to the following
conditions shall be complied with prior to recording the Final Plan by means of plan revision, completion or
financial guarantee, unless specifically exempted.

Township Engineer’s Review:
1. The Township Engineer’s review letter dated February 25, 2019 shall be incorporated by reference into
these conditions of approval to the extent the same is consistent with these conditions of approval.
Stormwater Management:
2. The proposed stormwater management seepage beds shall be sized to recharge the 100 year direct runoff
from all new roof areas.
3. The applicant shall incorporate green stormwater infrastructure into the surface parking lot by adding cuts
to the curbs of some or all of the planted islands.
Architectural Elevations/Site Design:
4 . Architectural elevations and renderings of all sides of the proposed building shall be submitted with the
Final Plan, including the proposed materials.
5 . The proposed building addition shall be constructed substantially consistent as shown onwith the
architectural elevations prepared by CuetoKearney Design Architects, dated November 11, 2018, with the
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exception of any de minimis changes, including those mutually agreed to with staff.
6 . All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
7. The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on
the ground. If located on the roof, the screening shall be integrated into the architecture of the building to
improve the appearance and better mitigate noise from the unit(s).
8 . The mean grade of the structure shall be calculated and shown on the Final Plan. The architectural plans
shall be coordinated with and shall comply with the grading proposed with this application.
Historical Commission:
9. The applicant shall consider submitting an application to the Historical Commission to add the property at
900 Youngs Ford Road to the Township’s Historic Resource Inventory.
Landscape Plan:
1 0 . A revised landscape plan complying with Natural Features Code Section 101-9, Subdivision Code
Section 135-30 and conditions herein shall be prepared and sealed by a Registered Landscape Architect and
submitted with the Final Plan.
11. The applicant shall provide native or non-invasive adapted plant species on the landscape plan.
12. The maintenance and operations plan provided on the landscape plan shall be revised to provide additional
details.
13. A note shall be added to the landscape plan requiring the removal of wire baskets and all burlap except for
the very bottom of the root ball.
14. At least one bicycle rack shall be provided on the site.
15. Landscape improvements provided for this application shall be perpetually maintained in a healthy and/or
sound condition in compliance with Natural Features Code Section 101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. A draft
covenant shall be submitted with the Final Plan.
16. The Where feasible, buffer previously planted on the side and rear of 910 Youngs Ford Road shall be
brought up to current standards as directed by the Zoning Officer. Aadditional Skip Laurel shrubs (Prunus
laurocerasus 'Schipkaensis') or other appropriate plant material approved by staff shall be planted along the
fence line on the side and rear of 910 Youngs Ford Road to enhance the previously approved and planted
buffer. in a “W pattern" which may require that some of the existing shrubs be replanted elsewhere on the site.
Crosswalks & Access:
17. The existing handicap ramps associated with the two existing crosswalks over Youngs Ford Road on/near
the school frontage shall be upgraded to ADA compliant designs. The pavement markings shall be re-furbished
with high-visibility, durable materials in compliance with Township standards.
18. The existing flashing sign for the crosswalks shall be replaced with push-button activated rapid flashing
beacons to be installed by the applicant. PennDOT review and approval for the flashing devices shall be

47

obtained and the Township shall be copied on all correspondence with PennDOT regarding the installation.
Construction Details:
1 9 . The applicant shall conduct regular street cleaning of all roadways adjacent to active portions of the
construction site. Staff shall have the right to order street cleaning more often if there is evidence of
construction related debris in the roadway during the project.
20. A certification by a civil engineer of the condition of any existing retaining walls in the project area to
remain shall be provided. Any recommended improvements/repairs shall be included as a condition of the
grading permit.
Phasing:
21. The applicant shall demonstrate that the project phasing is self-sustaining and independently complies with
zoning and shall post , the required infrastructure must be installed in Phase 1, and the escrow guarantee for
the entire project must be posted prior to the commencement of Phase 1.
Demolition:
22. The applicant shall utilize the services of an architectural salvage or deconstruction company, to preserve
or recycle building materials on the existing structures, including but not limited to stone, brick, and wood.
Architectural details such as windows and interior and exterior details including but not limited to fixtures and
any wood, glass and metalwork of quality and good condition shall be salvaged. The applicant shall provide
documentation to planning staff indicating how this condition will be met.
2 3 . The applicant shall document compliance with the notification requirements of the Federal Asbestos
National Emission Standards for Hazardous Air Pollutants (NESHAP) and shall submit an Asbestos
Abatement and Demolition/Renovation form to the Pennsylvania Department of Environmental Protection and
the EPA at least 10 days prior to commencing demolition. Copies of these documents shall be provided to the
Township prior to the issuance of a building permit.
24. The applicant shall submit a demolition plan with the Final Plan. The demolition plan shall indicate how
dust and other air particles will be controlled, the procedure for demolishing the buildings and how the
demolished building materials will be removed from the site. If asbestos or any other regulated hazardous
material exists within the building, it shall be removed and certifications to that effect shall be filed with the
Pennsylvania Department of Environmental Protection. Notice of demolition shall be provided by posting of
the site at least seven days in advance of the proposed demolition.
25. During demolition of the existing structures the applicant shall ensure that the contractor takes appropriate
measures to minimize dust at all times during active demolition. Multiple hoses and/or a water truck shall be
provided on site to continually spray the building during demolition. The demolition plan shall include the
specific water measures to be used to reduce the dust during demolition.
Utilities:
26. The location of all transformers and utility boxes shall be shown on the Final Plan. Additional utility
improvements resulting in material changes to approved plan including but not limited to the loss of required
parking, changes to circulation patterns or the alteration of the quantity or location of proposed landscaping
shall require an amendment to the approved plan.
Standard Conditions of Approval:
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27. A deed of consolidation shall be recorded subsequent to the recording of the Final Plans.
28. The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits.
29. All construction-related vehicles shall be parked on site or at a remote site not in the neighborhood. No
construction-related vehicles may park on the street. This includes personal vehicles operated by construction
workers or vehicles operated for construction workers, material suppliers, product vendors, and all
construction trades engaged in the project.
30. An outdoor lighting plan sealed by a responsible design professional that includes illuminance patterns shall
be submitted to and approved by the Director of the Building and Planning Department prior to issuance of
any permits. The location, luminaire type, wattage, means of control and pole height shall be indicated. Lighting
shall be designed to minimize the off-site transmission of light, to shield the source of illumination and to
prevent glare on adjacent properties. Exterior luminaires shall be full cut-off unless it can be demonstrated that
cut-off luminaires are more appropriate and will result in less off-site light trespass.
31. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.
32. If required by a Township Public Safety Agency, all new buildings shall have approved radio coverage for
emergency responders within the building based upon the existing coverage levels of the public safety
communications systems at the exterior of the building.
33. Any changes to the approved plans shall require the submission of an as-built plan prior to the issuance of
a Certificate of Occupancy. Building and Planning staff can waive this requirement if the changes are
determined to be insignificant.
34. New and existing buildings shall have approved address numbers, building numbers or approved building
identification placed in a position that is plainly legible and visible from the street or road fronting on the
property. The address numbers shall be a minimum of four (4) inches (102mm) high with a minimum stroke
width of 0.5 inch (12.7mm).
35. A copy of the revised plan shall be submitted with any changes highlighted. A letter shall also be provided
with the revised plan indicating how each requested revision has been addressed in the re-submission.
36. The Final Plan, complying with all applicable conditions of approval, shall be filed with the Department of
Building and Planning within twelve (12) months from the date of the Preliminary Plan approval by the Board
of Commissioners.
37. The owner shall make payment of fees and expenses of the Township’s professional consultants who
perform services on behalf of the Township with respect to these plans and the work contemplated thereunder
and will establish and maintain with the Township those escrows for the payment of such fees required by
Township Code. Owner agrees that any statement from the Township for such fees which remain unpaid for a
period of 30 days may be recorded against the property as a municipal lien.
38. The owner shall make payment of the Township Engineer’s inspection fees within 30 days of presentation.
A penalty of 1.5% per month will be due for late payments from the date of presentation. If any shares are not
paid within 60 days of presentation, the Township may elect to suspend any outstanding permits until all
pending charges are settled.
39. The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion
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Township ordinances and laws regardless of specific mention herein.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Staff Issues Memo

Resolution

Township Engineer Review

Resolution

County Review

Resolution
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6.
March 1, 2019
TO:

Planning Commission Members

FROM:

Jillian Dierks, Planner, Department of Building & Planning

SUBJECT:

PRELIMINARY LAND DEVELOPMENT PLAN – 900, 908, 920, 922 Youngs Ford Road and 941
Black Rock Road, Gladwyne, Gladwyne Montessori School, LD# 3814, Ward 2.

Proposal
The applicant, Fred Fromhold, is seeking Preliminary Land Development Plan approval on behalf of Gladwyne
Montessori School to:










Demolish the single-family dwellings and all associated improvements located at 941 Black Rock Road and 908
Youngs Ford Road;
Consolidate 941 Black Rock Road and 908 Youngs Ford Road with 920 and 922 Youngs Ford Road and a portion
of 900 Youngs Ford Road for school use;
Install a playground, natural play areas, a play field, a campus trail and an orchard;
Construct an addition with a 1,666 sq. ft. footprint on the Savett Building;
Construct a 400 sq. ft. welcome gazebo/kiosk at the rear of the main school building;
Construct a 392 sq. ft. greenhouse at the rear of the existing property at 900 Youngs Ford Road;
Install 35 additional parking spaces;
Install five underground stormwater management basins; and
Reconfigure existing driveways and parking areas.

The proposal is illustrated on the attached set of plans that includes twenty-one (21)
sheets prepared by Site Engineering Concepts, LLC dated December 3, 2018, last
revised February 15, 2019. The applicant also submitted architectural elevations
prepared by CuetoKearney Design Architects, dated November 11, 2018.
Property Descriptions & Institutional History
Gladwyne Montessori School, originally called The Children’s House, was
established in 1962 in a carriage house at the Mildred Sullivan School in Rosemont
before finding their permanent home in 1968 at the then abandoned Merion Square
School in Gladwyne.


922 Youngs Ford Road (Lot 5) is a .13-acre property improved with a detached
single-family dwelling and is a Class I Historic Resource. According to the Historic Resource Inventory, the residence
was built in 1840. During the time the public school was in service, the residence was used as the caretaker’s home.
This property is a contributing resource in the Gladwyne Historic District.



920 Youngs Ford Road (Lot 1) is a 3.17-acre property, improved with school buildings, play areas, driveway and
parking areas, encompassing the Gladwyne Montessori School. The property is a Class I Historic Resource. The
former Merion Square School was built in the 1880s from a design by notable Philadelphia architect Frank Furness.
Mainly constructed from stone, it exemplifies the “Stick” style of architecture popular in the late-Victorian era. An
addition to the building was made in 1900 and a gymnasium was added in 1929. Left vacant after the public school
moved to the present Gladwyne Elementary School building in 1958, Gladwyne Montessori (then called “Children’s
House”) refurbished the historic building and began to occupy it in 1968. Various modifications and modernizations
have kept the original stone school house intact. This property is a contributing resource in the Gladwyne Historic
District.
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908 Youngs Ford Road (Lot 2) is a rear lot improved with a single-family detached dwelling (c. 1977). This property
is not located within the Gladwyne Historic District.



900 Youngs Ford Road (Lot 3) is a
rectangular shaped lot with
frontages along Youngs Ford Road
and Merion Square Road, improved
with a single-family detached
dwelling. The residence was likely
built in the early 20th century from
a Mediterranean-inspired design.
The architect and exact construction
date are unknown. A house is
shown on the property as far back
as the 1880s, though the present
home’s
architecture
suggests
construction (or an extensive
modification) of a later time. This
property is not located within the
Gladwyne Historic District.



941 Black Rock Road (Lot 4) is a
rear lot improved with a singlefamily detached dwelling (c. 1976).
This property is a noncontributing resource in the Gladwyne Historic District.

Application Summary and Approvals
 Zoning Hearing Board: On July 26, 2018 the Zoning Hearing Board (ZHB) granted a special exception under
Code §155-11.X to expand the educational use on the subject properties. The zoning hearing process consisted of
several meetings over several months. At the outset of the hearings, neighbors contested the project; however
mid-way through the process the applicant and some of the neighbors engaged in productive discussions that led
to a private agreement. The land development plan reflects some of the discussion/compromise between the
applicant and the neighbors during the process. Since the agreement is private, staff is not privy to the details.
The relief was conditioned on the applicant adhering to the limitations on enrollment and programs set forth in
paragraphs a-d and f in Exhibit A-36 (with the reference to “Exhibit D” in paragraph f); paragraph i) being
understood to refer to Exhibit A-35 introduced at the hearings).


Tentative Sketch Plan: On October 17, 2018 the Board of Commissioner’s approved the Tentative Sketch Plan.
Relief of the Natural Features Code Section 101-5.C.2.b to disturb man-made slopes exceeding 25% was also
granted.

Programmatic Changes Proposed
Gladwyne Montessori School is an accredited educational institution use and currently includes educational programming
for nursery, preschool and kindergarten through sixth grades. While the applicant does not propose an increase in student
enrollment from the cap of 310 that the ZHB approved in 1999, it does propose to increase the number of faculty and staff
from 50 to 63, and to add five student teachers (which will be considered faculty/staff). The Applicant also proposes to
host a nursery program for up to 10 infants, aged six weeks to 23 months, and a teacher education program for up to 30
participants, which would occur during the summer months, with occasional seminars on weekends during the school
year.
Additionally, the applicant proposes to move the school’s administrative offices to the existing dwelling at 922 Youngs
Ford Road, which is currently owned by the School and is used as a single-family dwelling.
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Environmental Advisory Council (EAC)
The EAC reviewed the plan at their February 26, 2019 meeting. The EAC reiterates their comments made on the
Tentative Sketch Plan that the applicant should incorporate an element of green stormwater infrastructure into the
proposed surface parking lot to provide primary treatment of runoff such as adding cuts to the curbing around all planted
islands, so runoff can infiltrate into the ground. This is discussed in further detail below.
Historical Architectural Review Board (HARB)
All but two of the properties are located within the Gladwyne Historic District. The applicant appeared before the HARB
on September 11, 2018, to present the application. Because HARB’s purview only affects what is visible from the public
way, and the residences proposed for demolition are non-contributing resources to the Gladwyne Historic District,
HARB’s comments were limited to street improvements and general comments about the plan. HARB voted to
recommend approval of the application as submitted, citing Secretary of the Interior’s Standards 2, 6, and 9. In their
official motion, HARB encouraged the School to submit an application to the Historical Commission to add the property
at 900 Youngs Ford Road (Lot #3) to the Historic Resource Inventory as a Class II historic resource.
Montgomery County Planning Commission
The County’s review is attached, and their comments have been incorporated into the issues discussed below or have been
included as recommended conditions of approval.
Bulk & Setback Requirements
The following table details the bulk, area and setback requirements for the proposed conditions:
R-1 Requirements
Minimum Net Lot Area
Minimum Lot Width
Maximum Building Area
Minimum Front Yard
Minimum Side Yard
Rear Yard
Maximum Impervious Surface

Landscape Buffer
Parking

5.4 acres
233,233 sq. ft.
216’
9.1%
(21,330 sq. ft.)
9.9’*
1.8’*
25’
34.7%
(80,930 sq. ft.)
(458 sq. ft. remaining)

Proposed Lot 3
(900 Youngs Ford
Road)
.7 acres
30,398 sq. ft.
387’
7.5%
(2,285 sq. ft.)
6’** & 31**
9’*
138’
20.9%
(6,379 sq. ft.)
(5 sq. ft. remaining)

22’

N/A

83

2

Proposed
Consolidated Lots

Required
.68 acres
30,000 sq. ft.
125’
15%
50’
15’/40’ aggregate
25’
Consolidated Lots: 35%***
(81,388 sq. ft.)
Lot 3: 21% (6,383 sq. ft.)
Consolidated Lots: 22’
Lot 3: Not Required
Consolidated Lots: 66****
Lot 3: 2

* Existing non-conforming condition.
** This property has two front yards (The existing non-conforming conditions include a 6’ Front Yard Setback along Youngs Ford Road & a 31’
Front Yard Setback along Merion Square Road).
***Lots 1, 2, 4 & 5 are existing non-conforming to impervious surface. The properties will maintain their existing non-conforming impervious
surface and are eligible for the 1% impervious surface expansion permitted by Zoning Code Section 155-141.5.
****GMS is currently non-conforming to the parking requirement of Zoning Code Section 155-95.AA.1. The property contains 48 parking spaces,
the proposal includes the addition of 18 faculty/staff, which increased the required parking to 66 spaces. The proposal increases the number of
parking spaces to 83 and 18 overflow spaces that can be accommodated in the hard surface play area.
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Phasing
The applicant intends to construct the proposed improvements in two phases, as follows:
Phase 1:
 Subdividing 900 Youngs Ford Road (Lot 3), demolishing all improvements on 908 Youngs Ford Road (Lot 2),
and consolidate the rear portion of 900 Youngs Ford Road (Lot 3) with 908 & 920 Youngs Ford Road (Lots 1 and
2) to create an approximately 4.5 acre lot;
 Construct a 1,666 sq. ft. addition and enclose an existing porch to create an additional 210 of interior space on the
Savett Building;
 Constructing the 392 sq. ft. green house;
 Constructing a nature play area, an open play area, and an orchard garden with greenhouse, and a five-foot wide
nature trail.
 Installing stormwater infiltration beds 4 and 5 to manage the proposed improvements of this Phase 1.
Phase 2:
 Removing the improvements (house/driveway/etc.) on 941 Black Rock Road (Lot 4);
 Consolidating the merged 4.5 acre lot parcel from Phase 1 with 941 Black Rock Road (Lot 4) and 922 Black Rock
Road (Lot 5) to create an approximately 5.35 acre lot.
 Reconstructing and enlarging the existing parking area;
 Modifying the vehicular driveway onto Youngs Ford Road,
 Constructing additional playground space and a continuation of the nature trail;
 Installation of stormwater infiltration beds 1, 2, and 3 to manage the proposed improvements of this Phase 2.
The applicant has stated that it is their intention for Phase I to commence following the end of this school year (Summer
of 2019) and Phase II to commence after the end of the next school year (Summer of 2020). According to the Township
Solicitor, the phasing must be self-sustaining and independently comply with the Zoning Code and ZHB order, the
required infrastructure (i.e. Stormwater management) must be installed in Phase 1, and the escrow guarantee for the entire
project must be posted prior to the commencement of Phase 1. These have been included as conditions of approval.
Issues
1.

Historic Resource

As recommended by the HARB, the Board of Commissioners imposed a condition on the Tentative Sketch Plan requiring
the applicant to consider submitting an application to the Historical Commission to include the property at 900 Youngs
Ford Road (Lot #3) on the Historic Resource Inventory as a Class II historic resource. In response to this requirement the
applicant stated that they felt it would not be eligible for inclusion in the Gladwyne Historic District.
While it may not be eligible for inclusion in the Gladwyne Historic District, which is focused around houses and
commercial properties dating to an earlier era, the house at 900 Youngs Ford Road appears to retain architectural and
historical integrity. As a result, the house is likely individually eligible for Class II status on the Township’s Historic
Resource Inventory.
2.

Access Driveway

The proposal includes a widened landscape island that further separates
access driveway lanes and increases the curb cut at Youngs Ford Road
from 55’ feet to 84’ feet. Staff recommends that the applicant investigate
extending the island and providing a sidewalk through it at grade. This
would minimize the visual appearance of the expanded curb cut, which
is inappropriate for a village setting, and will provide additional
pedestrian security.
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3. Stormwater Best Management Practices
In their review, the EAC recommended that the curbing for the landscape islands
in the parking lot include cuts to allow for stormwater absorption. Staff has
included this as a recommended condition of approval.
4. Action
The Planning Commission must take the following actions for this application:
A. A recommendation on the Preliminary Land Development Plan.
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MONTGOMERY COUNTY
BOARD OF COMMISSIONERS
VALERIE A. ARKOOSH, MD, MPH, CHAIR
KENNETH E. LAWRENCE, JR., VICE CHAIR
JOSEPH C. GALE, COMMISSIONER

MONTGOMERY COUNTY
PLANNING COMMISSION
MONTGOMERY COUNTY COURTHOUSE • PO BOX 311
NORRISTOWN, PA 19404-0311
610-278-3722
FAX: 610-278-3941• TDD: 610-631-1211
WWW.MONTCOPA.ORG

Jody L. Holton, AICP
EXECUTIVE DIRECTOR

January 4, 2019

Mr. Christopher Leswing, Director of Building & Planning
Building & Planning Department
Township of Lower Merion
75 East Lancaster Avenue
Ardmore, PA 19003
Re: MCPC #18-0169-002
Plan Name: Gladwyne Montessori School
(2,668 sq. ft. institutional on approximately 5.35 acres)
Situate: Youngs Ford Road (W); Merion Square Road (N)
Township of Lower Merion

Dear Mr. Leswing:
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 December 6, 2018. We forward this letter as a report of our review and recommendations.
BACKGROUND
The applicant, Gladwyne Montessori School, owns several properties in the vicinity of Youngs Ford
Road and Merion Square Road in Lower Merion Township. The applicant proposes to improve the
properties in two phases:


Phase 1 (see Attachment A): Subdivide Parcel 3, demolish all improvements on Parcel 2, and
consolidate the rear portion of Parcel 3 with Parcels 1 and 2 to create an approximately 4.5
acre lot. Construct a 2,268 sq. ft. expansion of the rear school building, a proposed nature play
area, an open play area, and an orchard garden with greenhouse. Additional improvements
shown in Phase 1 include underground stormwater management facilities and a five-foot wide
nature trail.
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Mr. Christopher Leswing
Director of Building & Planning
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January 4, 2019

Phase 2 (see Attachment B): Consolidate the merged parcel from Phase 1 with Parcels 4 and 5
to create an approximately 5.35 acre lot. Demolish all improvements on Parcel 4 (except some
portions of existing driveway as noted) and construct an expanded surface parking lot with
additional vehicle queuing space, playgrounds, and a hard surface play area and overflow
parking. Additional improvements shown in Phase 2 include modifications to the vehicular
driveway onto Youngs Ford Road, underground stormwater management facilities, and a
continuation of the nature trail.

The property is located in the Township’s R1 Residence zoning district.
previously reviewed in a review letter dated August 28, 2018.

This proposal was

RECOMMENDATION
The Montgomery County Planning Commission (MCPC) generally supports the applicant‘s
proposal. However, in the course of our review we identified the following issues that we feel
should be addressed prior to moving forward with the subdivision and land development. Our
review comments are as follows:
REVIEW COMMENTS
STORMWATER MANAGEMENT
Two large underground stormwater management facilities are shown as part of Phase 2 of the
proposed development: one under the hard surface play area/overflow parking and one under
the northernmost part of the expanded surface parking lot. The discharge locations for the
stormwater management facilities appear to be located upslope from and in close proximity to the
driveway to 939 Black Rock Road. These stormwater discharge points should be located and
designed to minimize the potential for stormwater runoff to pond or cause icing on the driveway
to the neighboring property. We defer to the Township engineer to review the proposed
stormwater management system.
CONCLUSION
We wish to reiterate that MCPC generally supports the applicant’s proposal to construct an
expanded parking lot, playing fields, and other improvements to the Gladwyne Montessori School;
however, we feel that the design of the proposed stormwater management system should be
evaluated to ensure potential impacts on neighboring properties are being minimized.
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.
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Mr. Christopher Leswing
Director of Building & Planning
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January 4, 2019

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,

Marley Bice, AICP, Principal Planner
610-278-3740 – mbice@montcopa.org

c: Gladwyne Montessori School, Applicant
Site Engineering Concepts, LLC, Applicant’s Engineer
Gilbert P. High, Jr., Esq., Twp. Solicitor
Ernie B. McNeely, Twp. Manager
Edward P. Pluciennik, P.E., Twp. Engineer
Attachment A:
Attachment B:
Attachment C:

Reduced Copy of Applicant’s Proposed Site Plan for Phase 1
Reduced Copy of Applicant’s Proposed Site Plan for Phase 2
Aerial Image of Site
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AGENDA ITEM INFORMATION
ITEM: PRELIMINARY LAND DEVELOPMENT PLAN - 637 W. Montgomery Avenue (AKA 625
Montgomery Avenue), Bryn Mawr Presbyterian Church, Bryn Mawr, Ward 10
Consider for recommendation to the Board of Commissioners approval of a Preliminary Land Development Plan.
The Plan prepared by Site Engineering Concepts, LLC dated January 7, 2019, last revised February 14, 2019
shows the enclosure of an existing port cochere with the construction of a building addition connecting the Ministry
Center and the Sanctuary; construction of an open porch on the northern side of the Education Building;
construction of an ADA accessible entrance to the Education Building; creation of a drop-off driveway using the
existing driveways on Montgomery Avenue; installation of two stormwater management seepage beds and various
pedestrian improvements.

In addition, the application requires the following relief which has been recommended for approval by the
Planning Commission:
A. Subdivision and Land Development Code Section §135-7.A. to not provide a Tentative Sketch Plan.
Expiration Date – 4/7/2019…..............................………………..………………....Zoning – R3/R7/HROD
Applicant: George Broseman, Esquire, Kaplin Stewart
Owner: Bryn Mawr Presbyterian Church
Applicant's Representative: George Broseman, Esquire, Kaplin Stewart
On Monday, March 4, 2019 the Planning Commission recommended approval subject to the following
conditions shall be complied with prior to recording the Final Plan by means of plan revision, completion or
financial guarantee, unless specifically exempted.
Township Engineer’s Review:

1. The Township Engineer’s review letter dated February 25, 2019 shall be incorporated by reference into these
conditions of approval to the extent the same is consistent with the conditions except item B.29, the
applicability of which shall be determined by the Board of Commissioners under Code §135-27.L(2). With
respect to item B.31, the applicant may provide an indemnity satisfactory to the Township to allow the Final
Plan to be recorded.of approval set forth below.
Zoning Hearing Board:
2. The applicant shall comply with Zoning Hearing Board order 4451 and the conditions imposed, which shall
be listed on the Final Plan.
3. The applicant shall provide the required buffer for Areas 2 and 3 as shown on exhibits A-9 and A-11
presented to the Zoning Hearing Board. The final details of the buffer areas shall be subject to the approval of
Township staff during the Final Plan approval process.
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4. The property at 121 Fishers Road shall be combined with the overall church property.
Architectural Elevations:

5. The applicant shall provide record drawings of the Sanctuary-Activities building addition that clarify notes
regarding paving and building materials. The applicant shall submit product data for these items.
6. Adopting the recommendation of the Historical Commission, tThe applicant shall comply with the following
on the addition to the Education Building:
a. Provide additional material and product data for the windows, porch and roofing materials.
b. The roofing material shall match the lead-coated copper found elsewhere on the campus.
c. Perform minor modification to the scale of the proposed openings at the entrance, to change the scale
of the openings to more closely be sympathetic to the existing details of the building.
d. Provide clarification regarding the treatment of the exposed stone foundation (yet to be unearthed).
e. Provide clarification of the materials comprising the retaining walls.
7. The applicant shall provide additional material and product data for the contemplative garden along with a
record set of the site or landscape plan indicating paving, lighting, gate, foundation, etc.
8. Additional information related to the building additions shall be subject to the review of a subcommittee of
the Historical Commission.
9. Architectural elevations and renderings of all sides of the proposed building additions shall be submitted with the
Final Plan, including the proposed materials.
The proposed building additions shall be constructed substantially as shown on the architectural elevations
prepared by Voith & Mactavish Architects LLP dated February 15, 2019 with the exception of any changes
required by these conditions of approval.

11. The applicant shall utilize the services of an architectural salvage or deconstruction company, to preserve or
recycle building materials on the existing structures, including but not limited to stone, brick, and wood.
Architectural details such as windows and interior and exterior details including but not limited to fixtures and
any wood, glass and metalwork of quality and good condition shall be salvaged. The applicant shall provide
documentation to planning staff indicating how this condition will be met.
11. Selected materials and significant architectural elements from the structures to be demolished shall be
salvaged where determined reasonably feasible by the applicant.
12. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
13. The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on the
ground. If located on the roof, the screening shall be integrated into the architecture of the building to improve the
appearance and better mitigate noise from the unit(s).
14. The mean grade of the structure shall be calculated and shown on the plan. The architectural plans shall be
coordinated with and comply with the grading proposed with this application.

Pedestrian and Bicycle Connections:
15. A five foot wide sidewalk shall be installed along Radnor Street where sidewalks do not currently exist. The
existing step at 127 Radnor Street shall be removed and the area regraded to provide a smooth transition to the
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newly installed sidewalk.
16. The existing sidewalk extending out to Radnor Street from the rear parking lot of the church shall be
extended to meet the public sidewalk.
Landscape Plan:
17.15. The chart demonstrating compliance with Natural Features Code Section 101-9 on sheet 10 of the plan
set shall be revised as follows:
a. To remove any references to existing trees and shrubs to remain. (Credit is not given for existing plant
material.
b. To reflect the accurate number of required plant material.
18.16. The size of all shrubs provided shall be listed in inches rather than gallons. The minimum size of shrubs
shall be 24 inches in height.
19.17. The applicant shall provide native or non-invasive adapted plant species on the Landscape Plan.
20.18. A revised landscape plan complying with the applicable portions of the Natural Features Code Sections
101-9, Subdivision and Land Development Code Section 135-30 and these conditions of approval shall be
prepared and sealed by a Registered Landscape Architect. The landscape plan shall be subject to the approval
of Township staff.
21.19. Landscape improvements provided for this application shall be perpetually maintained in a healthy
and/or sound condition in compliance with Natural Features Code Section 101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. A draft
covenant shall be submitted with the Final Plan.
Stormwater Management:

22.20. The seepage beds shall be designed with separate distribution and collection pipe systems and shall not
be connected together as presently shown on the details.
23.21. Inlets and other structures shall be numbered on the plan for reference.
Construction Details & Coordination:

24.22. A detail of the retaining wall shall be provided. Top and bottom of wall elevations shall be provided and
the limits of the wall location shall be clearly shown. Calculations shall be provided for wall heights exceeding
four (4’) feet.
25.23.A fill material and topsoil stockpile location shall be provided. Notes shall be added regarding stabilization of
the stockpiles.
26.24. A certification by a civil engineer of the condition of any existing retaining walls to remain in the project area
shall be provided. Any recommended improvements/repairs will be a condition of permit issuance.

27.25. A full reveal and depressed granite curb detail shall be provided on the plan.
28.26. Depressed granite curb and concrete apron shall be indicated at all driveway access locations where work is
proposed. The length of depressed curb shall be dimensioned on the plan.
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29.27. Details of the concrete apron and sidewalk shall be provided and shall conform to Township standards.
30.28. Sidewalks across all drives associated with the proposed improvements shall be carried across the drive at
grade. The notes on the plan referring to installation of ADA ramps at the drives shall be removed.
31.29. All new stair risers, treads, landings and railings shall comply with Township building code requirements.
32.30. Dimensions shall be added to all hardscape areas on the plan to clearly define the limits.
33.31. The 422’ elevation contour shall be shown in the paved area in front of the Ministry Center link.

34.32. The porous paving specification shall be submitted for review and shall be subject to the approval of the
Township Engineer. The recharge stone shall be AASHTO No. 3 stone or equal.
35.33. Notes shall be added to the requested full reveal and depressed granite curb detail that include the following:
a. The depressed curb height for the driveway shall be ¼ inch for each inch of existing curb reveal.
b. Any curb replacement shall meet existing curb reveal height.
c. One foot cut back is needed in the street area where any curb is adjusted and/or replaced. All joints
shall be sealed.An additional concrete support is needed mid-span of each section of depressed curb in
the driveway area.
36.34. The applicant shall conduct regular street cleaning of all roadways adjacent to active portions of the
construction site. Staff shall have the right to order street cleaning more often if there is evidence of
construction related debris in the roadway during the project.
37.35. The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits.
38.36. All construction-related vehicles shall be parked on site or at a remote site not in the neighborhood. No
construction-related vehicles may park on the street. This includes personal vehicles operated by construction
workers or vehicles operated for construction workers, material suppliers, product vendors, and all
construction trades engaged in the project.
Standard Conditions of Approval:

39.37. The location of all transformers and utility boxes shall be shown on the Final Plan. Additional utility
improvements resulting in material changes to approved plan including but not limited to the loss of required
parking, changes to circulation patterns or the alteration of the quantity or location of proposed landscaping
shall require an amendment to the approved plan.
40.38. An outdoor lighting plan, sealed by a responsible design professional, that includes illuminance patterns
shall be submitted to and approved by the Director of the Building and Planning Department prior to recording
the Final Plan. Lighting shall be designed to shield the source of illumination and to prevent glare on adjacent
properties. The location, fixture type, wattage, means of control and pole height shall be indicated.
41.39.The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.
42.40. Adjacent roads shall be labeled on the lighting plan.

43.41. A copy of the revised plan shall be submitted with any changes highlighted. A letter shall also be
provided with the revised plan indicating how each requested revision has been addressed in the re-submission.
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44.42. Any changes to the approved plans shall require the submission of an as-built plan prior to the issuance
of a Certificate of Occupancy. Building and Planning staff can waive this requirement if the changes are
determined to be insignificant.
45.43. New and existing buildings shall have approved address numbers, building numbers or approved
building identification placed in a position that is plainly legible and visible from the street or road fronting on
the property. The address numbers shall be a minimum of four (4) inches (102mm) high with a minimum stroke
width of 0.5 inch (12.7mm).
46.44. The Final Plan, complying with all applicable conditions of approval, shall be filed with the Department
of Building and Planning within twelve (12) months from the date of the Preliminary Plan approval by the
Board of Commissioners.
47.45. The owner shall make payment of fees and expenses of the Township’s professional consultants who
perform services on behalf of the Township with respect to these plans and the work contemplated thereunder
and will establish and maintain with the Township those escrows for the payment of such fees required by
Township Code. Owner agrees that any statement from the Township for such fees which remain unpaid for a
period of 30 days may be recorded against the property as a municipal lien.
48.46. The owner shall make payment of the Township Engineer’s inspection fees within 30 days of
presentation. A penalty of 1.5% per month will be due for late payments from the date of presentation. If any
shares are not paid within 60 days of presentation, the Township may elect to suspend any outstanding permits
until all pending charges are settled.
49.47. The property owner(s) shall comply with all applicable federal, state, county, local and Lower Merion
Township ordinances and laws regardless of specific mention herein.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Staff Issues Memo

Resolution

Township Engineer Review

Resolution

County Review

Resolution
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5.
March 1, 2019
TO:

Planning Commission Members

FROM:

Andrea M. Campisi, Senior Planner, Building and Planning Department

SUBJECT:

PRELIMINARY LAND DEVELOPMENT PLAN, 637 W. Montgomery Avenue, (aka 625
Montgomery Avenue), Bryn Mawr Presbyterian Church, Bryn Mawr, LD# 3826, Ward 10.

Proposal
The applicant, George Broseman, Esquire, on behalf of Bryn Mawr Presbyterian Church, is seeking
Preliminary Land Development Plan approval for the following:

Enclosure of an existing port cochere with the construction of a 2,261 sq. ft. building
addition connecting the Ministry Center and the Sanctuary;

Construction of an open porch with a 1,006 sq. ft. footprint on the northern side of the
Education Building;

Construction of an ADA accessible lobby entrance with a 289 sq. ft. footprint on the
Education Building at the Fishers Road driveway;

Installation of a 100 sq. ft. shed on the northern side of the Education Building;

Installation of a contemplative garden and fountain in front of the Chapel;

Creation of a drop-off driveway using the existing driveways on Montgomery Avenue;

Installation of two stormwater management seepage beds; and

Various pedestrian improvements.
The overall intent of the project is to improve access into, through and between the existing buildings and enhance
the functions of the various church programs. The project will not increase of number of visitors to the site or the
number of automobile trips generated to and from the site.
The proposal is illustrated on the attached set of plans that includes 10 sheets prepared by Site Engineering Concepts,
LLC dated January 7, 2019, last revised February 14, 2019. A landscape plan prepared by Robinson Anderson
Summers, Inc. consisting of three sheets dated February 14, 2019 was also submitted.
The following additional information was also submitted:
 A Transportation Impact Assessment prepared by F. Tavani and Associates, Inc. dated November 30, 2018.
 Historic Resource Impact Study prepared by Voith & Mactavish Architects dated November 28, 2018.
 Architectural elevations prepared by Voith & Mactavish Architects dated February 15, 2019.
Zoning Hearing Board (ZHB)
On February 21, 2019 the ZHB granted a special exception under §155-11.S(4) and/or 11.X for the proposal subject
to a condition that the applicant provide buffer areas, the particulars of which are to be determined by the Township
in the final plan approval process for Area 2 and Area 3 as shown on exhibits A-9 and A-11.
Environmental Advisory Council
The EAC reviewed the plan at their February 26, 2019 meeting and recommended the applicant investigate capturing
and infiltrating stormwater runoff on the surface of the ground rather than beneath it. If the applicant investigated
surface treatment as an option but opted not to pursue it, the EAC is interested in learning why.
1
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Historical Commission
The property is a Class II historic resource on the Historic Resource Inventory. The Historical Commission reviewed
the proposal at their February 25, 2019 meeting and recommended approval of the following:
 The Sanctuary-Activities Building link as submitted, with record drawings to be provided that clarify notes
regarding paving and building materials, with the applicant to submit product data relating to those items.
 The addition and porch on the Education Building with the applicant to provide additional material and
product data relating to the windows, porch and roofing materials with a request that the roofing material
match the lead-coated copper found elsewhere on the campus. The Commission suggested minor
modification to the scale of the proposed openings at the entrance to change the scale of the openings to
more closely be sympathetic to the existing details of the building. In addition, the Commission requested
clarification from the applicant regarding the treatment of the exposed stone foundation (yet to be
unearthed), and clarification of the materials comprising the retaining walls.
 The contemplative garden, with additional material and product data to be provided along with a record set
of the site or landscape plan indicating paving, lighting, gate, foundation, etc.
A subcommittee of the Historical Commission will review requested additional information when submitted by the
applicant.
Property Description & History
The 5.4-acre parcel is bound on three sides by the following streets: Montgomery Avenue, Radnor Street and Fishers
Road. The church campus includes several buildings constructed at varying times of which the sanctuary is the focal
point. Other buildings include a chapel, education building, activity building, adult daycare building, staff building,
two residences and parking areas. The property is listed as a Class II Resource on the Historic Resource Inventory.
The church also owns several outparcels located at 119, 125, 127, 129, 140 Radnor Street and 118 and 121 Fishers
Road.
Montgomery County Planning Commission Review
The County review letter is attached. The County did not identify any issues with the proposal.
Bulk & Area Requirements
The parcels are split zoned between the R3 and R7 residence districts. The following table details the bulk, area
and setback requirements of the proposal:
R3/R7 Zoning Requirements*
Minimum Lot Area

5,000

Lot Width (Min.)

50’

Building Area (Max.)

40%

Side Yard (Min.)
Rear Yard (Min.)

20’ & 20’
25’

Existing

Proposed

237,023 sq. ft. (5.4 acres) 237,023 sq. ft. (5.4 acres)
>50’
23.3%
55,226 sq. ft.
20’
N/A**
57.8%***
136,999 sq. ft.

>50’
24.5%
58,070 sq. ft.
20’
N/A**
57.8%***
136,999 sq. ft.

Impervious Surface (Max.)

50%

Building Height (Max.)

65’

74.8’

74.8’

****

135

135

Parking

*The site is split zoned between the R3 and R7 districts. The applicant is applying the boundary tolerance provisions in the Code to extend the
provisions of the R7 district 100 feet into the R3 district as approved by the ZHB in prior applications.
**Because the site is bound on four sides by streets, no rear yard is required.
***Existing non-conformity that is permitted to remain.
****Parking for institutional uses is based on the largest area of public assembly which will not change as a result of this application. Therefore,
no additional parking is required.
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Issues
1. Pedestrian Connections
Since the property is in close proximity to commercial and other institutional uses and is within a Priority Three
area on the Prioritized Pedestrian Improvement Map in the Comprehensive Plan, staff recommends that the
applicant install sidewalks along those portions of Radnor Street where they do not already exist.
Sidewalks exist along the entire frontage of the property along Montgomery Avenue and
Fishers Road. In addition, a portion of the frontage along Radnor Street contains a
blacktop walkway that terminates in a step down to the driveway serving the residence
at 127 Radnor Street. If sidewalks are added to the rest of Radnor Street, staff
recommends the step be removed and the area regraded to provide a smooth transition.
In addition, the existing sidewalk extending out to Radnor Street from the rear parking
lot of the church (shown in the graphic) should be extended to meet the public sidewalk.
If sidewalks are not installed then relief from Subdivision and Land Development Code
Section 135-28 is required. Currently the applicant has not submitted a request for relief.
2. Landscape Plan
While the applicant has provided more than the required number of trees and shrubs, the chart on sheet 10 of the
plan set is not accurate. According to staff’s calculations, the following chart demonstrates the number of trees
and shrubs required by the Natural Features Code. The chart on the plan should be updated to reflect the numbers
below.
Deciduous Deciduous Evergreen Evergreen
Trees
Shrubs
Trees
Shrubs
Required
8
15
16
52
Provided
15
19
19
119
Surplus
7
4
3
67
In addition to the planting requirements of the Natural Features Code, the application requires the installation of
street trees per Subdivision and Land Development Code Section 135-30 which requires new street trees every
30 feet on center along all public streets. The landscape plan shall be revised to show the required street trees.
The applicant must also revise the landscape plan to comply with the Zoning Hearing Board order that requires
buffer areas to be installed along portions of the property that abut adjoining residences. The required buffer
areas are shown to the right. Staff recommends some evergreen plant material be used in the buffer areas.

3
70

3. Relief
The applicant has request relief from the following code section:
A. Subdivision and Land Development Code Section §135-7.A, to not provide a Tentative Sketch
Plan.
Given the scope of the proposal staff supports relief from this requirement.
4. Action
The Planning Commission must take the following actions for this application:
A. A recommendation on the Preliminary Land Development Plan.
B. A recommendation on the following relief:
a. Subdivision and Land Development Code Section §135-7.A. to not provide a Tentative Sketch
Plan.
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MONTGOMERY COUNTY
BOARD OF COMMISSIONERS
VALERIE A. ARKOOSH, MD, MPH, CHAIR
KENNETH E. LAWRENCE, JR., VICE CHAIR
JOSEPH C. GALE, COMMISSIONER

MONTGOMERY COUNTY
PLANNING COMMISSION
MONTGOMERY COUNTY COURTHOUSE • PO BOX 311
NORRISTOWN, PA 19404-0311
610-278-3722
FAX: 610-278-3941• TDD: 610-631-1211
WWW.MONTCOPA.ORG

Jody L. Holton, AICP
EXECUTIVE DIRECTOR

February 6, 2019

Mr. Christopher Leswing, Director of Building & Planning
Building & Planning Department
Township of Lower Merion
75 East Lancaster Avenue
Ardmore, PA 19003
Re: MCPC #19-0008-001
Plan Name: Bryn Mawr Presbyterian Church
(2,905 sq. ft. institutional on approximately 5.4 acres)
Situate: Montgomery Avenue (N); Fishers Road (W)
Township of Lower Merion

Dear Mr. Leswing:
We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 247,
"The Pennsylvania Municipalities Planning Code," as you requested on January 10, 2019. We forward this
letter as a report of our review and recommendations.
BACKGROUND
The applicant proposes to make several improvements to the existing Bryn Mawr Presbyterian Church site,
including: enclosing an existing porte-cochere and constructing a building addition to connect the Ministry
Center and Sanctuary buildings; constructing a ground floor open porch and new, more accessible entrance
to the Education Building; and creating a drop-off loop driveway off of Montgomery Avenue using existing
driveway curb cuts. Additional improvements shown at this site include various pedestrian pathways,
plazas, and landscaping. The property is partially located in the Township’s R3 and R7 Residence zoning
districts.
RECOMMENDATION
The Montgomery County Planning Commission generally supports the applicant’s proposed improvements
to the Bryn Mawr Presbyterian Church without comment as we have not identified any significant issues.
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Mr. Christopher Leswing
Director of Building & Planning

-2-

February 6, 2019

We commend the applicant for finding ways to creatively improve their property while simultaneously
preserving the historic resources on the site.
CONCLUSION
We wish to reiterate that the Montgomery County Planning Commission generally supports the proposed
land development without comment as we have not identified any significant issues.
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.
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,

Marley Bice, AICP, Principal Planner
610-278-3740 – mbice@montcopa.org
c: Bryn Mawr Presbyterian Church, Applicant
George Broseman, Applicant’s Representative
Site Engineering Concepts, LLC, Applicant’s Engineer
Gilbert P. High, Jr., Esq., Twp. Solicitor
Ernie B. McNeely, Twp. Manager
Edward P. Pluciennik, P.E., Twp. Engineer
Attachment A:
Attachment B:

Reduced Copy of Applicant’s Site Plan
Aerial Image of Site
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AGENDA ITEM INFORMATION
ITEM: HISTORICAL COMMISSION - 637 W. Montgomery Avenue (AKA 625 Montgomery Avenue),
Bryn Mawr Presbyterian Church, Bryn Mawr, Class 2, 2019-R-2
Consider for recommendation to the Board of Commissioners approval to make several modifications to the
historic church complex, including site improvements and small additions to existing buildings to aid
accessibility.
On February 25, 2019, the Historical Commission recommended approval of the following:
a. The Sanctuary-Activities Building link as submitted, with record drawings to be provided that clarify
notes regarding paving and building materials, with the applicant to submit product data relating to those
items.
b. The addition and porch on the Education Building, with the applicant to provide additional material
and product data relating to the windows, porch, and roofing materials, with a request that the roofing
material match the lead-coated copper found elsewhere on the campus. The Commission suggests
minor modification to the scale of the proposed openings at the entrance, to change the scale of the
openings to more closely be sympathetic to the existing details of the building. In addition, the
Commission requests clarification from the applicant regarding the treatment of the exposed stone
foundation (yet to be unearthed), and clarification of the materials comprising the retaining walls.
c. The contemplative garden, with additional material and product data to be provided along with a
record set of the site or landscape plan indicating paving, lighting, gate, foundation, etc.

PUBLIC COMMENT
ADDITIONAL INFORMATION:
A subcommittee will review requested additional information when it has been submitted by the applicant.
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AGENDA ITEM INFORMATION
ITEM: PRELIMINARY LAND DEVELOPMENT PLAN – 101 N. Merion Avenue, Bryn Mawr College,
Bryn Mawr, Ward 10
Consider for recommendation to the Board of Commissioners approval of a Preliminary Land Development
Plan. The plan prepared by Site Engineering Concepts, LLC, dated July 13, 2018, last revised February 15,
2019, shows the demolition of three structures including Cartref (229 N. Merion Avenue), the Pagoda (714
New Gulph Road), and the Health Center (712 Old Gulph Road), and the construction of a new two-story
Student Life and Wellness Center with an 11,399 square foot footprint. The plan also shows the construction
of 16 parking spaces located along N. Roberts Road adjacent to the Pensby Center (229 N. Roberts Road).
Expiration Date - 4/7/2019..........................................................................................Zoning - R2/HROD
Applicant: George Broseman, Esquire, Kaplin Stewart
Owner: Bryn Mawr Presbyterian Church
Applicant's Representative: George Broseman, Esquire, Kaplin Stewart
On Monday, March 4, 2019 the Planning Commission recommended approval subject to the following
conditions shall be complied with prior to recording the Final Plan by means of plan revision, completion or
financial guarantee, unless specifically exempted.
Zoning Hearing Board:
1. The plan shall comply with the Zoning Hearing Board decision in Appeal No. 4447 which shall also be
listed on the Final Plan.
Township Engineer’s Review:
2. The Township Engineer’s review letter dated February 25, 2019 shall be incorporated by reference into
these conditions of approval to the extent the same is consistent with these conditions. With respect to item
B.42, the applicant may provide an indemnity satisfactory to the Township to allow the final plan to recorded.
Access & Circulation:
3.

The applicant shall provide either:
a. A four foot (4’) wide painted pedestrian/bicycle pathway within the existing drive that connects the
proposed sidewalk to the lower parking lot adjacent to Erdman Hall to the existing sidewalk along Morris
Avenue. The applicant shall also provide directional signage at both Morris Avenue and New Gulph
Road to indicate that the pathway connects New Gulph Road to Morris Avenue;
b. A porous walkway adjacent to the curb line of the existing drive that connects the proposed sidewalk
to the lower parking lot adjacent to Erdman Hall to the existing sidewalk along Morris Avenue. The
applicant shall also provide directional signage at both Morris Avenue and New Gulph Road to indicate
that the pathway connects New Gulph Road to Morris Avenue.
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4. The applicant shall install the following improvements provided their installation does not result in
additional improvements from PennDOT as part of the overall plan for the intersection.
a. Three ADA ramps at the intersection of New Gulph Road, Morris Avenue and Pembroke Road; and
b. A painted crosswalk across New Gulph Road.
5. Depressed curb shall be indicated at the revised driveway access locations. The length of depressed curb
shall be dimensioned on the plan. Concrete curb can be specified for use on Roberts Road.
6. The existing crosswalks across Merion Avenue shall be shown on the plan. Crosswalks shall be noted to
be refurbished if/as required. A detail of the Township standard crosswalk shall be included on the plan.
1.

Sidewalk shall be carried across the one-way drive off New Gulph Rd at grade.

1.

The applicant shall investigate pedestrian improvements

Architectural Elevations:
7. The applicant shall seek to preserve Cartref and pursue alternatives to the demolition of Cartref, including
but not limited to either replacing approximately 1,000 sq. ft. of impervious walkways with porous pavement,
pursuing Conditional Use approval to exceed the allowable impervious surface or delaying the demolition until
the proposed zoning code is adopted.
8. The proposed building shall be constructed substantially as shown on the architectural elevations
prepared by Ewing Cole, dated February 25, 2019 with the exception of any recommendations made by the
Planning Commission.
9. All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
10. The HVAC/mechanical equipment shall be screened on all sides whether on the roof of the building or on
the ground. If located on the roof, the screening shall be integrated into the architecture of the building to
improve the appearance and better mitigate noise from the unit(s).
11. The mean grade of the structure shall be calculated and shown on the plan. The architectural plans shall be
coordinated with and shall comply with the grading proposed with this application.
Landscaping & Site Design:
12. Landscape improvements provided for this application shall be perpetually maintained in a healthy and/or
sound condition in compliance with Natural Features Code Section 101-11. The applicant shall record a
covenant on the property in a form acceptable to the Township Solicitor to guarantee this requirement. A draft
covenant shall be submitted with the Final Plan.
13. A landscape plan complying with applicable Natural Features Code Sections 101-9 and 101-5B, Zoning
Code Section 155-167.4, Subdivision & Land Development Code Section 135-30 and conditions herein shall
be prepared and sealed by a Registered Landscape Architect and submitted with the Final Plan.
14. The applicant shall replace the Quercus (QUA), a deciduous canopy tree, located to the east of the stairs
of the proposed building with a species from the Acer Genus or a male Sweetgum, Liquidambar styraciflua
‘Rotundiloba’.
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15. The applicant shall identify the botanical name, size, and quantity of plants proposed under the three (3)
TIAR- Tilia American ‘Redmond’ shown in the planted islands in the Roberts Road parking lot.
16. The applicant shall add four (4) additional street trees along N. Merion Avenue.
17. The Natural Features Code compliance charts shall be revised to include the accurate square footage
of parking/loading area.
Stormwater Management:
18. All inlets in non-paved areas shall be graded in a twelve (12”) inch sump condition in order to increase the
efficiency of runoff collection. Spot elevations shall be added to the plan to clarify grading.
19. A detail shall be provided for all basin outlet structures. The elevations and dimensions of the controls and
the overall structure shall be listed. The information shown shall be consistent with the final stormwater
calculations.
20. The existing trench drain located at the edge of the main parking area of the Wellness Center shall be
replaced with a type M inlet that is graded in a sump condition. Spot elevations shall be added to clarify the
grading. Adequate stone stabilization shall be added around the grate. The stone reinforcing the bank shall be
noted on the plan to be replaced/refurbished as required or as directed by the Township Engineer.
Construction Details:
21. A detail of the retaining wall shall be provided. Top and bottom of wall elevations shall be provided.
Calculations shall be provided for wall heights exceeding four (4’) feet.
Demolition:
22. The applicant shall submit a parking plan with the Final Plan detailing where construction vehicles will be
parked. The plan shall be subject to the approval of the Township prior to the issuance of any permits.
23. All construction-related vehicles shall be parked on site or at a remote site not in the neighborhood. No
construction-related vehicles may park on the street. This includes personal vehicles operated by construction
workers or vehicles operated for construction workers, material suppliers, product vendors, and all
construction trades engaged in the project.
24. The applicant shall conduct regular street cleaning of all roadways adjacent to active portions of the
construction site. Staff shall have the right to order street cleaning more often if there is evidence of
construction related debris in the roadway during the project.
25. The applicant shall document compliance with the notification requirements of the Federal Asbestos
National Emission Standards for Hazardous Air Pollutants (NESHAP) and shall submit an Asbestos
Abatement and Demolition/Renovation form to the Pennsylvania Department of Environmental Protection and
the EPA at least 10 days prior to commencing demolition. Copies of these documents shall be provided to the
Township prior to the issuance of a building permit.
26. The applicant shall submit a demolition plan with the Final Plan. The demolition plan shall indicate how
dust and other air particles will be controlled, the procedure for demolishing the buildings and how the
demolished building materials will be removed from the site. If asbestos or any other regulated hazardous
material exists within the building, it shall be removed and certifications to that effect shall be filed with the
Pennsylvania Department of Environmental Protection. Notice of demolition shall be provided by posting of
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the site at least seven days in advance of the proposed demolition.
27. During demolition of the existing structures the applicant shall ensure that the contractor takes appropriate
measures to minimize dust at all times during active demolition. Multiple hoses and/or a water truck shall be
provided on site to continually spray the building during demolition. The demolition plan shall include the
specific water measures to be used to reduce the dust during demolition.
28. The applicant shall utilize the services of an architectural salvage or deconstruction company, to preserve
or recycle building materials on the existing structures, including but not limited to stone, brick, and wood.
Architectural details such as windows and interior and exterior details including but not limited to fixtures and
any wood, glass and metalwork of quality and good condition shall be salvaged. The applicant shall provide
documentation to planning staff indicating how this condition will be met.
Plan Requirements:
29. The following items shall be dimensioned on the plan:
a. The aisle width of the proposed parking area off Roberts Road.
b. The back-up area for the last parking space shall be dimensioned on the plan.
c. The aisle width for the parking area adjacent to the Wellness Center shall be dimensioned on the plan.
d. The aisle paving width for the modified drive off Roberts Road.
e. The radius of the eastern drive return.
f. The width of the one-way access drive from New Gulph Road.
g. The proposed angled parking spaces.
30. Additional dimensions shall be provided for all patios, walks, and other impervious surfaces to clarify the
limits of each.
31. Dimensions for the ADA spaces shall be added to the plan and shall comply with minimum design
standards.
32. The concrete apron on N. Merion Avenue at the end of the walkway to be removed shall be removed and
replaced with full reveal granite curb. The width of curb to be raised to full reveal shall be dimensioned on the
plan.
33. Depressed granite curb shall be provided for the new one way access drive off New Gulph Road. The
length of depressed curb shall be dimensioned on the plan.
Lighting:
34. An outdoor lighting plan sealed by a responsible design professional that includes illuminance patterns
shall be submitted to and approved by the Director of the Building and Planning Department prior to issuance
of any permits. The location, luminaire type, wattage, means of control and pole height shall be indicated.
Lighting shall be designed to minimize the off-site transmission of light, to shield the source of illumination and
to prevent glare on adjacent properties. Exterior luminaires shall be full cut-off unless it can be demonstrated
that cut-off luminaires are more appropriate and will result in less off-site light trespass.
35. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE Standard 90.1.
Standard Conditions of Approval:
36. If required by a Township Public Safety Agency, all new buildings shall have approved radio coverage for
emergency responders within the building based upon the existing coverage levels of the public safety
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communications systems at the exterior of the building.
37. Any changes to the approved plans shall require the submission of an as-built plan prior to the issuance of
a Certificate of Occupancy. Building and Planning staff can waive this requirement if the changes are
determined to be insignificant.
38. New and existing buildings shall have approved address numbers, building numbers or approved building
identification placed in a position that is plainly legible and visible from the street or road fronting on the
property. The address numbers shall be a minimum of four (4) inches (102mm) high with a minimum stroke
width of 0.5 inch (12.7mm).
39. The Final Plan, complying with all applicable conditions of approval, shall be filed with the Department of
Building and Planning within twelve (12) months from the date of the Preliminary Plan approval by the Board
of Commissioners.
40. A copy of the revised plan shall be submitted with any changes highlighted. A letter shall also be provided
with the revised plan indicating how each requested revision has been addressed in the re-submission.
41. The owner will make payment of fees and expenses of the Township’s professional consultants who
perform services on behalf of the Township with respect to these plans and the work contemplated thereunder
and will establish and maintain with the Township those escrows for the payment of such fees required by
Township Code. Owner agrees that any statement from the Township for such fees which remain unpaid for a
period of 30 days may be recorded against the property as a municipal lien.
42. The owner shall make payment of the Township Engineer’s and/or Clerk of the Works’ inspection fees
within 30 days of presentation. A penalty of 1.5% per month will be due for late payments from the date of
presentation. If any shares are not paid within 60 days of presentation, the Township may elect to suspend any
outstanding permits until all pending charges are settled.
43. The property owner(s) shall comply with all federal, state and applicable Lower Merion Township
ordinances and laws regardless of specific mention herein.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Staff Issues Memo

Resolution

Township Engineer Review

Resolution

County Review

Resolution
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4.
March 1, 2019
TO:

Planning Commission Members

FROM:

Jillian Dierks, Planner, Building & Planning Department

SUBJECT:

PRELIMINARY LAND DEVELOPMENT PLAN, 101 N. Merion Avenue, Bryn Mawr College, Bryn
Mawr, LD# 3813, Ward 10.

Proposal
The applicant, George Broseman, Esquire, is seeking Preliminary Land Development Plan approval for the following on
behalf of Bryn Mawr College, the property owner:






Demolition of three structures and associated sidewalks including Cartref (229 N. Merion Avenue), the Pagoda (714
New Gulph Road), and the Health Center (712 Old Gulph Road);
Construction of a new two-story Student Life and Wellness Center with an 11,399 square foot footprint;
Extension of an existing one-way driveway into the site to connect to an existing surface parking lot adjacent to
Erdman Hall. Four new parking spaces are proposed along this new driveway;
Installation of 16 new parking spaces located along North Roberts Road adjacent to the Pensby Center (229 N.
Roberts Road); and
Installation of underground stormwater management systems.

The proposal is illustrated on the attached set of plans that includes seven sheets prepared by Site Engineering Concepts,
LLC, dated July 13, 2018, last revised February 15, 2019 and architectural elevations prepared by Ewing Cole, dated
February 25, 2019.
Project Description
The applicant has stated that the proposal will not result in any increase in the College’s student body, faculty or employees.
Application History
 Zoning Hearing Board: On September 13, 2018 the applicant appeared before the Zoning Hearing Board (ZHB) to
request a special exception under §155-11S(2) and/or §155-11X to 1) demolish Cartref, the Pagoda and the Health
Center buildings and construct a new 11,399 sq. ft. (footprint) two-story Student Life and Wellness Center building
and 2) install 20 parking spaces near the Pensby building along N. Roberts Road. On October 25, 2018 the Zoning
Hearing Board approved the special exception. The decision is attached.
 Tentative Sketch Plan: The applicant received Tentative Sketch Plan approval on November 19, 2018. Relief from
the Natural Features Code, Section 101-5.C.2.b, to disturb slopes greater than 25% for the expanded driveway on N.
Roberts Road and for proposed utility work and stormwater connections/improvements was granted by the Board of
Commissioners.
Changes to the Plan
Since the Planning Commission reviewed the application the following changes have been made to the plan:
 A sidewalk was added adjacent to the driveway located on New Gulph Road;
 The configuration of the interior walkways was adjusted; and
 The striping of the surface parking lot was adjusted to allow for an additional ADA parking space.
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The following table details the bulk, area and setback requirements for the existing and proposed conditions of the site.
Existing
Proposed
R-2 Zoning District Requirements
Bryn Mawr College
Bryn Mawr College
12.3%
12.7%
Maximum Building Area
18%
(83,540 sq. ft.)
(86,451 sq. ft.)
24%
35.5%
36.4%
Maximum Impervious Surface
519,235 sq. ft.
(240,222 sq. ft.*)
(246,693 sq. ft.*)
*Existing nonconformity. The applicant maintains an impervious surface non-conformity of 36.7% (248,405 sq. ft.). After this project is
complete, there will be 1,712 sq. ft. of impervious surface available.

Montgomery County Planning Commission Review
The County review letter is attached. The County recommendations have been either addressed on the attached plan or have
been incorporated into the issues below as well as into the recommended conditions of approval.
Historical Commission
On September 24, 2018, the applicant appeared before the Historical Commission to present the project. The Commission
recommended approval and agreed with the siting and general massing of the building as shown, including the demolition of
the existing Wellness Center to the east.
The applicant appeared before the Historical Commission again on February 25, 2019. The Historical Commission
determined that the new construction would have a limited impact to surrounding historic resources. The Commission
strongly encouraged the College to explore additional methods to re-use, re-purpose, or re-invent the Cartref building, as the
loss of such a resource, listed on the Inventory or not, would be a deep loss to Bryn Mawr College, its history, and the
community it fosters. In addition, the Commission strongly urged the College to document the building if it is demolished,
and to provide those documents to the Lower Merion Historical Society.
Environmental Advisory Council
The EAC reviewed the plan at their February 26, 2018 meeting and recommended locally adaptive native species be
provided on the landscape plan where feasible.
Issues
1. Historic Preservation
As discussed at the Tentative Sketch Plan phase, the proposal includes the demolition of Cartref. While not individually
listed on the Township’s Historic Resource Inventory, the Historical Commission noted that the building retains a great deal
of integrity and is vital to the history of the College. The building is also listed under the “Additional Buildings in District”
category on the original National Register of Historic Places nomination form for the Bryn Mawr College Historic District.
During their review of the Tentative Sketch Plan, the Historical Commission urged the College in the strongest terms to
consider retention of Cartref amongst the three buildings proposed for demolition.
A condition of Tentative Sketch Plan approval required the
applicant to “consider alternatives to the demolition of Cartref Max Permitted
and the Pagoda”. In their response to the conditions, the Impervious
applicant stated that they are considering possible
alternatives.
Proposed

%

Sq. Ft.

36.7

248,405

36.5

246,693
(1,712 sq. ft. under
max.)
249,395
(990 sq. ft. over max.)

While the retention of Cartref would not conflict with the Proposed +
36.8
proposed footprint of the new building, it’s demolition would Cartref
(.1 over)
increase the available impervious surface for future
development. The applicant could either pursue Conditional Use to increase the permitted impervious surface pursuant to
Zoning Code Section 155-152 or remove approximately 1,000 sq. ft. of existing impervious walkways and replace them with
porous paving. The current proposal includes the installation of 2,000 sq. ft. of porous paving.
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Lastly, the Township anticipates adopting a new Zoning Code in July 2019 that contains Institutional Zoning Districts. As
currently drafted, the code increases the available impervious surface up to 40% with a campus master plan.
Staff recommends that the applicant preserve Cartref, by either replacing approximately 1000 sq. ft. of impervious paved
areas with porous pavement, pursuing Conditional Use, or delaying the demolition until the proposed zoning code is adopted.
2. Pedestrian Connections & Improvements
The following condition was imposed on the Tentative Sketch Plan:


The applicant shall investigate providing a pedestrian pathway from the lower parking lot adjacent to Erdman Hall to
connect to the existing sidewalk along Morris Avenue. If determined feasible, the connection shall be shown on the
Preliminary Plan.

Staff met with the applicant on-site to discuss the possibility of making this pedestrian connection. The applicant reiterated
concerns related to the impact to slopes, cost and the need for the connection. In our Tentative Sketch Plan review staff
indicated that this is an important link in providing a cohesive pedestrian network as this site is located within a half mile of
the Bryn Mawr Train Station on the Prioritized Pedestrian Improvement Map that was created as part of the Comprehensive
Plan. The site is also within close proximity to several other institutional complexes as well as residential neighborhoods. A
new sidewalk will be installed on New Gulph Road along the frontage of the Church of the Redeemer and it is important to
add as many links as possible to provide a complete pedestrian network.
Considering the cost, impact to the slopes and the impervious surface
limitations, staff recommends the applicant provide one of the following
options:
A. A four foot (4’) wide painted pedestrian/bicycle pathway be
provided within the existing drive that connects the proposed
sidewalk to the lower parking lot adjacent to Erdman Hall to the
existing sidewalk along Morris Avenue. The applicant should also
provide directional signage at both Morris Avenue and New Gulph
Road to indicate that the pathway connects New Gulph Road to
Morris Avenue; or
B. A porous walkway adjacent to the curb line of the existing drive
that connects the proposed sidewalk to the lower parking lot
adjacent to Erdman Hall to the existing sidewalk along Morris
Avenue. The applicant should also provide directional signage at
both Morris Avenue and New Gulph Road to indicate that the pathway connects New Gulph Road to Morris Avenue.
The existing driveway currently measures approximately 20 feet wide and accommodates two-way traffic. In his preliminary
review, the Township Engineer stated that since the driveway appears to have low traffic volume that either of the above
alternatives are feasible. Both options have been included in the attached conditions of approval.
In his review, the Township Engineer also noted that pedestrian activity in this area could increase with the proposed
development and recommended that flashing warning devices be added or updated at the two existing crosswalks on New
Gulph Road.
In addition, the Township is in the process of performing minor pedestrian upgrades to the intersection of Morris Avenue and
Pembroke Road which includes the installation of a painted crosswalk across Morris Avenue, removal of an existing dead
tree and minor grading and/or the installation of a small retaining wall to allow a small concrete pad to be installed. The
Township requests that the applicant consider installing the following additional amenities to further improve pedestrian
connections in the vicinity:


Three ADA ramps at the intersection of New Gulph Road, Morris Avenue and Pembroke Road; and
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A painted crosswalk across New Gulph Road.

Staff requests the applicant install these items provided it does not result in additional improvements being requested by
PennDOT as part of the overall plan of improvement for the intersection.
3. Architectural Elevations
The Historical Commission reviewed the architecture of the new building and expressed concerns regarding the choice and
combination of building materials. Staff strongly recommends that the applicant consider these concerns. Since many of the
buildings on the campus exhibit thoughtful, original design and complementary modern adaptations, staff would like the
proposed structure to continue that tradition.
4. Relief
At Tentative Sketch Plan review, the following relief was granted and remains in effect with this application. No further
action is needed.


Natural Features Code Section 101-5.C.2.b, to disturb slopes greater than 25% for the expanded driveway on N.
Roberts Road and for proposed utility work and stormwater connections/improvements.

5. Action
The Planning Commission must take the following action for this application:
A. Provide a recommendation on the Preliminary Land Development Plan.
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Jody L. Holton, AICP
EXECUTIVE DIRECTOR

February 6, 2019

Mr. Christopher Leswing, Director of Building & Planning
Building & Planning Department
Township of Lower Merion
75 East Lancaster Avenue
Ardmore, PA 19003
Re: MCPC #13-0160-004
Plan Name: Bryn Mawr College – Student Life Center
(20,500 sq. ft. institutional on approximately 16.0 acres)
Situate: Merion Avenue (S); New Gulph Road (W)
Township of Lower Merion

Dear Mr. Leswing:
We have reviewed the above-referenced land development plan in accordance with Section 502 of Act 247,
"The Pennsylvania Municipalities Planning Code," as you requested on January 10, 2019. We forward this
letter as a report of our review and recommendations.
BACKGROUND
The applicant proposes to demolish the existing health center, Pagoda building, and Cartref building on the
Bryn Mawr College campus and construct a new two-story wellness center with a total building area of
approximately 20,500 square feet. Additional improvements shown at this time include: a new vehicular
driveway off of New Gulph Road near the proposed wellness center, a parking lot with 16 parking spaces
off of North Roberts Road, underground stormwater management facilities, and rearrangement of the
pedestrian walkways. The property is located in the Township’s R2 Residence zoning district. This proposal
was previously reviewed in a review letter dated September 6, 2018.
RECOMMENDATION
The Montgomery County Planning Commission generally supports the proposed construction of a new
wellness center for the Bryn Mawr College. However, in the course of our review we identified the
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following issues that we feel should be addressed prior to moving forward with the land development. Our
review comments are as follows:
REVIEW COMMENTS
HISTORIC PRESERVATIO N
The applicant proposes to demolish the existing health center and construct a new wellness center further
back from New Gulph Road in the vicinity of the existing health center. However, the applicant also
proposes to demolish the Cartref and Pagoda buildings near the intersection of Merion Avenue and New
Gulph Road. These buildings are both listed as “Additional Buildings in District” on the original National
Register of Historic Places Inventory Nomination Form for the Bryn Mawr College Historic District.
According to this document, the Cartref building was built in 1885 as the residence of the first president of
the college, James E. Rhoads, and the Pagoda building was built in 1913 and was originally used as a
classroom for an open air model school.
The demolition of these buildings does not appear to be necessary for the construction of the proposed
wellness center. We wish to reiterate that we strongly encourage the applicant to work with the Township
to explore the opportunity to preserve the historic Cartref and Pagoda buildings and evaluate the
applicability of incentives provided for in Article XXVIA of the Township’s Zoning Ordinance and Historic
Resource Overlay District.
PEDESTRIAN CIRCULATION
The applicant proposes to expand the vehicular driveway off of North Roberts Road in the vicinity of the
Pensby Center and construct a 16-space parking area. We wish to reiterate that the expansion of the
vehicular driveway off of North Roberts Road appears to necessitate the relocation of an existing crosswalk
across North Roberts Road connecting to the Brecon Hall. Future versions of the plans should show how
this important pedestrian linkage will be maintained.
LANDSCAPING DESIGN
We encourage the applicant to consider incorporating additional landscaping, including shade trees, into
the existing large parking area located between the proposed student life and wellness center and Erdman
Hall. For example, additional shade trees and/or attractive ground cover vegetation could be incorporated
into the large existing median in the center of the parking lot.
CONCLUSION
We wish to reiterate that MCPC generally supports the applicant’s proposal to construct a new wellness
center for the Bryn Mawr College; however we strongly encourage the applicant to explore ways to
preserve some of the existing historic structures as part of the proposed development.
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.
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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,

Marley Bice, AICP, Principal Planner
610-278-3740 – mbice@montcopa.org
c: Bryn Mawr College, Applicant
George Broseman, Applicant’s Representative
Site Engineering Concepts, LLC, Applicant’s Engineer
Gilbert P. High, Jr., Esq., Twp. Solicitor
Ernie B. McNeely, Twp. Manager
Edward P. Pluciennik, P.E., Twp. Engineer
Attachment A:
Attachment B:
Attachment C:

Reduced Copy of Applicant’s Site Plan – Wellness Center
Reduced Copy of Applicant’s Site Plan – Roberts Road Parking
Aerial Image of Site
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AGENDA ITEM INFORMATION
ITEM: HISTORICAL COMMISSION - 101 N. Merion Avenue, Bryn Mawr College, Bryn Mawr, Class 1,
2018-LD-22
Consider for recommendation to the Board of Commissioners approval to construct a Student Life and
Wellness Center and make related improvements to the campus.
On February 25, 2019, the Historical Commission recommended approval of the proposed new building,
finding that the new construction would have a limited impact to surrounding historic resources.

PUBLIC COMMENT
ADDITIONAL INFORMATION:
The Commission would strongly encourage the College to explore additional methods to re-use, re-purpose, or
re-invent the Cartref building. The loss of such a resource, listed on the Inventory or not, would be a deep loss
to Bryn Mawr College, its history, and the community it fosters. In addition, the Commission would strongly
urge the College to document the building if it is demolished, and to provide those documents to the Lower
Merion Historical Society.
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AGENDA ITEM INFORMATION
ITEM: APPOINTMENT TO THE ENVIRONMENTAL ADVISORY COUNCIL
Consider for recommendation to the Board of Commissioners the appointment of Jennifer Pavao to the
Environmental Advisory Council for a four year term, such term to expire March 2023.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: CERTIFICATE OF APPROPRIATENESS - 530 Old Lancaster Road, Haverford, Haverford
Station Historic District, 19-05
Consider for recommendation to the Board of Commissioners approval to side a third floor gable dormer with
Hardie Plank horizontal siding. The dormer is currently clad in asphalt roofing-type shingles.
On March 5, 2019, the HARB recommended approval of the application, citing Secretary of the Interior’s
Standards 2 and 9, with the suggestion that straight-edge shingles are preferable, and to allow for the use of
corner boards if needed.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: CERTIFICATE OF APPROPRIATENESS - 949 Youngs Ford Road, Gladwyne, Gladwyne
Historic District, 19-06
Consider for recommendation to the Board of Commissioners approval to install an awning onto a side
entrance door of this commercial building.
On March 5, 2019, the HARB recommended approval of the application, with the height to be reduced from
48” to 42” and the width to be reduced from 6 ft. to 5 ft.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: BUILDING AND PLANNING DEPARTMENT DIRECTOR'S REPORT
The Director of Building and Planning will provide an update on matters of importance affecting the
Department.

PUBLIC COMMENT
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