TOWNSHIP OF LOWER MERION
BUILDING AND PLANNING
COMMITTEE
Chairperson:
Vice Chairperson:

Thursday, October 10, 2019
7:00 PM (Approximately)

Joshua L. Grimes, Elizabeth Rogan
George T. Manos, Todd M. Sinai
FINAL AGENDA

1.

AUTHORIZATION TO RELEASE FUNDS HELD IN ESCROW

2.

HISTORICAL COMMISSION - 120 East Athens Avenue, Ardmore, Arbors at Athens,
Class 2, 2019-R-24

3.

CONDITIONAL USE APPLICATION - 321 Caversham Road & 719 New Gulph Road,
Bryn Mawr College, Bryn Mawr, 3840C

4.

PRELIMINARY LOT LINE CHANGE PLAN - 321 Caversham Road & 719 New Gulph
Road, Bryn Mawr College, Bryn Mawr, LLC# 3840

5.

PRELIMINARY LAND DEVELOPMENT PLAN - 1860 W. Montgomery Avenue & 421
Saybrook Road, Lower Merion School District, Villanova, LD# 3829, Ward 6

6.

AUTHORIZATION TO ADVERTISE A PROPOSED ORDINANCE - Chapter 155,
Zoning - MUST District

7.

HISTORICAL COMMISSION - 906 Old Lancaster Road, Bryn Mawr, Class 2, 2019-R15

8.

HISTORICAL COMMISSION - 202 Bala Avenue, Bala Cynwyd, Class 2, 2019-IA-21

9.

CERTIFICATE OF APPROPRIATENESS - 22 East Lancaster Avenue, Ardmore,
Ardmore Historic District, 19-13

10. CERTIFICATE OF APPROPRIATENESS - 22 East Lancaster Avenue, Ardmore,
Ardmore Historic District, 19-18
11. CERTIFICATE OF APPROPRIATENESS - 404 Arthur’s Round Table, Wynnewood,
English Village Historic District, 19-15
12. AUTHORIZE THE TOWNSHIP MANAGER TO ENTER A CONTRACT WITH THE
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MONTGOMERY COUNTY PLANNING COMMISSION FOR CONSULTANT
SERVICES
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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:
533 E. Lancaster Avenue
William Penn Inn
Escrow Release no. 5, final

$15,125.00

TABLED - 111 Union Avenue
Lower Merion Synagogue Mikvah
100 Coulter Avenue
Suburban Square
Escrow Release no. 1

$801,617.00
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PUBLIC COMMENT
ATTACHMENTS:
Description
Escrow Release Letters

Type
Backup Material
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5

6

7

8

9
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AGENDA ITEM INFORMATION
ITEM: HISTORICAL COMMISSION - 120 East Athens Avenue, Ardmore, Arbors at Athens, Class 2,
2019-R-24
Consider for recommendation to the Board of Commissioners approval to apply an opaque sealant on all cast
stone elements of the building, including window surrounds, tracery, pier caps, and coping.
On September 23, 2019 the Historical Commission recommended approval subject to review by a
subcommittee. On October 1, 2019, the subcommittee of the Historical Commission met on site and
recommended approval subject to:
a) Application of Conproco M3P semi-opaque stain on all cast stone elements, with final color match to be
approved by staff.
b) Application of Conprolastic film-forming waterproofing products on all new or deteriorated original or
replacement elements, color matched to the M3P stain to be approved by staff.

PUBLIC COMMENT
ADDITIONAL INFORMATION:
The Commission recognizes that both products will detrimentally change the aesthetic of the original cast stone
elements, eliminating color variation, contrasting aggregates, and pointed joints within the stonework, but feels the
Commission is providing a compromise to address the water infiltration issues with the building envelope, and view
this as a unique condition particular to this property.

11

AGENDA ITEM INFORMATION
ITEM: CONDITIONAL USE APPLICATION - 321 Caversham Road & 719 New Gulph Road, Bryn
Mawr College, Bryn Mawr, 3840C
Consider for recommendation to the Board of Commissioners a Conditional Use Plan. The plan, prepared by
Site Engineering Concepts, LLC, dated July 16, 2019, last revised August 22, 2019, shows the transfer 51,288
sq. ft. (1.2 acres) from 321 Caversham Road (Lot 1) to 719 New Gulph Road (Lot 2) and the creation of Lot
1 into a rear lot. The Hearing Officer's recommendation is attached.

Expiration Date – 10/24/2019………………………..……...............………………Zoning – R2/HROD
Applicant: George Broseman, Esquire, Kaplin Stewart
Property Owner: Bryn Mawr College
Applicant's Representative: George Broseman, Esquire, Kaplin Stewart

PUBLIC COMMENT
ATTACHMENTS:
Description
Hearing Officer Recommendation

Type
Resolution
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BEFORE THE CONDITIONAL USE HEARING OFFICER
TOWNSHIP OF LOWER MERION
MONTGOMERY COUNTY PENNSYLVANIA
CU Application #3840C
RECOMMENDATIONS FOR FINDINGS OF FACT,
CONCLUSIONS OF LAW, DISCUSSION AND ORDER
This conditional use application filed by Bryn Mawr College seeks to transfer
approximately 1.2-acres of land from 321 Caversham Road to 719 New Gulph Road.
Conditional use approval is required to create a rear lot at 321 Caversham Road located in the R2
zoning district. A Conditional Use Hearing was held on September 17, 2019 before the
Conditional Use Hearing Officer pursuant to Code §155-141.2.A.5.
I.

FINDINGS OF FACT
1.

The Applicant is Bryn Mawr College (“BMC”) c/o Nina Bisbee, Director of

Facilities Services, 101 N. Merion Avenue, Bryn Mawr, PA 19010.
2.

BMC is represented by George Broseman, Esq., a partner in the law firm of

Kaplin Stewart.
3.

BMC is the owner of property known as 321 Caversham Road, an irregularly

shaped lot containing 121,534 sq. feet (2.8 acres) located in the R2 residence district. The lot has
frontage on Caversham Road and Morris Avenue, with vehicular access from a “leg” on
Caversham Road which does not meet the minimum lot width at the street line required in the R2
District. There is no vehicular access from 321 Caversham Road to Morris Avenue because of
the terrain and trees. It has been improved with a single family dwelling sited near Caversham
Road and a large yard between the house and Morris Avenue.
4.

BMC is also the owner of 719 New Gulph Road, a 7-acre property located

adjacent to 321 Caversham Road in the R2 residence district. A class II historic resource,
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“Arnecliffe,” is sited on 719 New Gulph Road, as well as the Perry Garden, gravel areas and
access drives. “Arnecliffe” is used as the Bryn Mawr Art Studio and faculty housing. The Perry
Garden opened in 2017 on the site of the former Perry House, home of the first AfricanAmerican Cultural Center at BMC. The garden is dedicated to diversity and inclusion. 719 New
Gulph Road has frontage on New Gulph Road and Morris Avenue.
5.

On June 15, 2018, the former owner of 321 Caversham Road donated the property

to BMC. Since it has no use for the residence, BMC would like to subdivide 321 Caversham
Road, sell the house and consolidate the open space with 719 New Gulph Road.
6.

BMC proposes to transfer 51,288 square feet (1.2 acres) from 321 Caversham

Road to 719 New Gulph Road which will change the lot line and create a rear lot. 321
Caversham Road will no longer have frontage on Morris Avenue.
7.

BMC filed a proposed lot line change plan and submitted a conditional use

application dated July 25, 2019 seeking conditional use relief from zoning code §155-128
regarding rear lot development. (“CU Application”).
8.

The Montgomery County Planning Commission reviewed the proposed

subdivision plan and recommended approval subject to minor typographic corrections on the
plan, as detailed in a letter dated September 3, 2019. (Ex. T-2(c)). The Applicant has agreed to
these typographic corrections on its engineering plan.
9.

On September 3, 2019, the Lower Merion Township Engineer reviewed the

proposed lot line change plan and conditional use plan and recommended approval. (Ex. T-2(b)).
10.

The Lower Merion Planning Commission reviewed the proposed lot line change

plan and conditional use application in September 2019 and recommended approval subject to
conditions, as described in Ex. T-3.
11.

A conditional use hearing was held on September 17, 2019.
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12.

Andrea Campisi, Senior Planner in the Department of Building and Planning,

stated the Applicant has proposed a preliminary lot line change plan and seeks conditional use
approval for rear lot development. Campisi offered the following exhibits into evidence:
T-1 Notice of publication of Conditional Use hearing in the Times Herald;
T-2(a) Staff Memo to Lower Merion Planning Commission dated 9/6/19;
(b) Lower Merion Township Engineer’s review letter dated 9/3/19 regarding
preliminary lot line change plan;
(c) Montgomery County Planning Commission’s review letter regarding
preliminary lot line change plan dated 9/3/19;
T-3 Lower Merion Township Planning Commission’s recommended conditions
of approval.
13.

Attorney Broseman stated the Applicant seeks to create a rear lot as part of

proposed lot line change plan whereby 321 Caversham Road conveys 1.2 acres to 719 New
Gulph Road. Conditional Use approval is sought for rear lot development pursuant to §155-128
because 321 Caversham Road will have 20.1-feet of frontage at the street line, if the transfer is
approved, and 95-feet is required in the R2 district.
14.

The Applicant offered the following exhibit into the record at the hearing:
A-1 Conditional Use Application;
A-2 Deed for 321 Caversham Road;
A-3 CV of Robert Lambert, P.E.;
A-4 Proposed Lot Line Change Plan and Conditional Use Plan dated 7/16/19 rev
8/22/19 prepared by CMC Engineering.

15.

The Applicant’s witness, Nina Bisbee (“Bisbee”), is the Director of Facilities

Services at Bryn Mawr College. She is trained as a landscape architect and has been employed
by BMC for three ears. She was previously employed as a planning consultant.
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16.

Bisbee testified 321 Caversham Road was previously owned by BMC. The

property was transferred to Frank and Sally Mallory in 1988. Frank Mallory was a professor in
the Chemistry Department at BMC for many years. In 2018, after Frank Mallory passed away,
his widow donated 321 Caversham Road to BMC. Since BMC has no use for the house at 321
Caversham Road, the donor requested BMC subdivide the land to increase the lot size of 719
New Gulph Road. A Class II historic resource, “Arnecliffe,” and the newly created Perry Garden
are located at 719 New Gulph Road. The Perry Garden is dedicated to diversity and inclusion at
BMC, and open to the public as a place for reflection and healing. No approval is sought to
expand the use of 719 New Gulph Road beyond its current use.
17.

Robert Lambert, P.E., (“Lambert”) an engineer licensed in the Commonwealth of

Pennsylvania and employed by Site Engineering Concepts testified as an expert witness for the
Applicant. Lambert prepared the Proposed Lot Line Change Plan and Conditional Use Plan (Ex.
A-4). He testified that transferring 51,288 sq. ft from 321 Caversham Road to 719 New Gulph
Road will create a rear lot. In fact, 321 Caversham Road already effectively functions as a rear
lot because the frontage along Morris Avenue does not have vehicular access. Lambert testified
the Conditional Use Application complies with all conditional use requirements for rear lots
found in Code§155-128 including minimum lot width at the building line [§155-128(A)]; no new
lot is being proposed by the subdivision [§155-128(B)]; there are 20.1 continuous feet along the
street line at Caversham Road [§155-128(C)]; the lot area exceeds Code’s minimum
requirements [§155-128(D)]; the front yard shall face Caversham Road as recommended to the
Board of Commissioners [§155-128(E)]; the proposed land transfer and subdivision are in
accordance with the land use goals and requirements contained in Chapters 135 and 155 [§155128(F)]; there will be a sewer easement across the property to be transferred [§155-128(G)].
II.

APPLICABLE ORDINANCES
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18.

“Rear Lot” is defined by Code §155-4 as follows:
A narrow lot which shall have less than the required width at the street line and at
the building line but which meets the minimum lot width at the point of the
proposed building closest to the street and extending the full depth of the building
plus 25 feet.

19.

Code § 155-128 Rear Lot Development
In any residential subdivision made under the provisions of Chapter 135 of
the Code of the Township of Lower Merion or with respect to any
presently existing residentially zoned lot, the Board of Commissioners
may authorize the creation of narrow lots as a conditional use subject to
the following regulations:
A. The minimum lot width of the lot at the building line shall be the
minimum lot width required at the street line for lots in the zoning
district in which the lot is located. Minimum lot width shall be measured
parallel to the street at the point of the proposed building closest to the
street and shall extend the full depth of the building, plus an additional
25 feet.
B. An applicant shall not be permitted to increase the number of
conforming lots permitted in a subdivision through the use of narrow
lots.
C. Every narrow lot shall include at least 20 continuous feet along the street
line, and such connection to the street shall extend at no less than that
width to the point at which the narrow lot reaches the lot width required
by the zoning district in which the lot is located. The area between the
street line and the point at which the narrow line reaches the required
lot width shall be capable of providing driveway and utility access to
the lot (i.e., shall not be blocked by natural barriers, such as lakes, or
slopes in excess of 25%) and shall not be excessively irregular in shape.
D. In calculating the lot area of a rear lot, the area between the street line
and a line drawn radial thereto at the point where the lot attains the
minimum lot width required in its zoning district shall not be included
in applying the requirements of this chapter, except those requirements
relating to impervious surfaces.
E. The Board of Commissioners shall designate which of the required yards
shall be the front yard for rear lots.
F. The Board of Commissioners shall find that the creation of a narrow lot
or narrow lots shall be in accordance with the land use goals and
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requirements contained in this chapter and in Chapter 135 of the Code
of the Township of Lower Merion.
G. Any rear lot approved by conditional use shall connect to the adjacent
sanitary sewer, when and if it is installed, even though the building may
be more than 200 feet away.
20.

Zoning is regulated by Chapter 155 of Code. Its purpose and community

development objectives are found in Code §155-1:
A. This chapter is enacted for the following purposes:
(1) To protect and promote safety, health and morals.
(2) To accomplish a coordinated development of this Township and adjacent
municipalities.
(3) To provide for the general welfare by guiding and protecting amenity,
convenience and future governmental, economic, practical, social and
cultural facilities, development and growth, as well as the improvement of
governmental processes and functions.
(4) To guide uses of land and structures and the type and location of streets,
public grounds and other facilities.
(5) To permit this Township and adjacent municipalities to minimize such
problems as may presently exist or as may be foreseen.
B. Further, this chapter is designed and intended:
(1) To promote, protect and facilitate one or more of the following: the public
health, safety, morals, general welfare, coordinated and practical
community development, proper density of population, the provisions of
adequate light and air, police protection, vehicle parking and loading space,
transportation, water, sewerage, schools, public grounds and other public
requirements; as well as
(2) To prevent one or more of the following: overcrowding of land, blight,
danger and congestion in travel and transportation, and loss of health, life
or property from fire, flood, panic or other dangers.
(3) This chapter and all amendments thereto have been made in accordance
with an overall program and with consideration for the character of the
Township and its various parts and the suitability of the various parts for
particular uses and structures.
68.

Subdivision and Land Development is regulated by Chapter 135 of Code. Its

purposes are defined by Code §135-1:
A. To promote and protect the public health, safety, morals and welfare.
B. To promote orderly, efficient, integrated and harmonious development in
the Township.

18

C. To require sites suitable for building purposes and human habitation in
keeping with the standards of quality existing in the Township and to
alleviate peril from fire, flood, erosion, excessive noise, smoke or other
menace.
D. To coordinate proposed streets with existing or proposed streets, parks or
other features of the Comprehensive Plan and to provide for drainage, water
supply, sewage disposal and other appropriate utility services.
E. To encourage preservation of adequate open spaces for recreation, light and
air and maintenance of the natural amenities characteristic of the Township
and its residential, commercial and public areas.
F. To ensure conformance of subdivision and land development plans with the
Comprehensive Plan and public improvement plans and to ensure
coordination of intergovernmental public improvement plans and programs.
G. To secure equitable treatment of all subdivision and land development plans
by providing uniform procedures and standards.
H. To ensure that developments are environmentally sound by requiring
preservation of the natural features of the areas to be developed to the
greatest extent practicable, to maintain the economic well-being of the
Township and to prevent unnecessary or undesirable blight, runoff and
pollution.
69.

The Applicant must also comply with general standards for conditional use

approval found in Code §155-141.2.
III.

CONCLUSIONS OF LAW/DISCUSSION
69.

The Applicant has requested conditional use relief to create a rear lot in

compliance with Code §155-128, in conjunction with its proposed lot line change plan.
70.

BMC has met the specific requirements for conditional use approval of a rear lot

through the testimony of Nina Bisbee and Robert Lambert, PE (supra at para. 15-17) and the lot
line change plan by Site Engineering Concepts (Ex. A-4). Although 95-feet of frontage is
required in the R2 district, approving 20.1 feet of frontage at 321 Caversham Road recognizes
how the parcel has been accessed for many years without incident or bad effect. The Lower
Merion Building and Planning Department, Lower Merion Township Engineer, Lower Merion
Planning Commission and the Montgomery County Planning Commission have recommended
approval with conditions. BMC is willing to accept conditions of approval.
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71.

The general goals and objectives of Chapters 155 and 135 have been met because

transferring approximately 1.2 acres to 719 New Gulph Road will increase the amount of open
space adjacent to the Perry Garden at BMC. The Perry Garden is dedicated to diversity and
inclusion at BMC. It is open to the BMC community and the general public. The public health,
welfare, morals and welfare will be promoted by increasing open space adjacent to the Perry
Garden, Code §135-1(E); see generally §155-1.
72.

The Applicant has complied with general requirements for conditional use

approval, pursuant to Code §155-141.2, through the testimony of Nina Bisbee and Robert
Lambert (supra at para. 15-17) and the lot line change plan by Site Engineering Concepts (Ex.
A-4). Some requirements are not applicable because only a lot line change is proposed by BMC,
but not land development.
73.

Approval of this conditional use application will have no discernable impact on

the Lower Merion community because 321 Caversham Road has been a de facto rear lot for
many years. Vehicular access to the parcel is provided by a narrow leg onto Caversham Road
despite frontage on Morris Avenue. The grade of the land and mature trees prevent vehicular
access to and from Morris Avenue. An officially approved rear lot at 321 Caversham Road will
recognize an arrangement that already exists. The property’s lot size will be smaller, but a new
lot will not be created.
74.

Subdividing 321 Caversham Road and transferring 1.2-acres to 719 New Gulph

Road will enlarge Bryn Mawr College’s existing campus and open space adjacent to the Perry
Garden in particular. Bryn Mawr College is not seeking to add additional uses at 719 New
Gulph Road beyond those already in existence. The Perry Garden is dedicated to diversity and
inclusion, providing a natural setting for reflection. It is open to the general public as well as the
Bryn Mawr College community. Residents of Lower Merion Township will benefit from an
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additional 1.2-acres of open space at 719 New Gulph Road and enhanced enjoyment of the
Perry Garden. Preserving open space for recreation, light and air is one specific purpose of
Lower Merion Township Code, 135-1E. The conditional use plan and related lot line change
plan will enhance the public health, safety, morals and welfare in Lower Merion Township.
75.

As a result of the foregoing, the Applicant’s request for conditional use approval

to create a rear lot at 321 Caversham Road is recommended to the Board of Commissioners.
IV.

Order

AND NOW on this the ____ day of October 2019, the application of Bryn Mawr
College for conditional use approval to create a rear lot pursuant to Code §155-128 of the Zoning
Code of the Township of Lower Merion is granted subject to the following conditions:
1. The front yard setback shall abut Caversham Road.
This grant of conditional use approval is based on the documents and plans submitted in support
of the application, together with testimony at the Conditional Use Hearing, 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: PRELIMINARY LOT LINE CHANGE PLAN - 321 Caversham Road & 719 New Gulph Road,
Bryn Mawr College, Bryn Mawr, LLC# 3840
Consider for recommendation to the Board of Commissioners a Preliminary Lot Line Change Plan. The plan,
prepared by Site Engineering Concepts, LLC, dated July 16, 2019, last revised August 22, 2019, shows the
transfer of 51,288 sq. ft. (1.2 acres) from 321 Caversham Road (Lot 1) to 719 New Gulph Road (Lot 2).
The application requires the following relief which was recommended for approval by the Planning
Commission:
a. Subdivision & Land Development Code Section 135-28, to not construct sidewalks along the property
frontage until such time as required by the Board of Commissioners.
b. Subdivision & Land Development Code Section 135-35, to create a lot (Lot 2) which is excessively
irregular in shape.
c. Sewers Code Section 126-6.1, to allow the sanitary lateral serving Lot 1 to cross over Lot 2 via an
easement.
Applicant: George Broseman, Esquire, Kaplin Stewart
Property Owner: Bryn Mawr College
Applicant's Representative: George Broseman, Esquire, Kaplin Stewart
On Monday, September 9, 2019 the Planning Commission recommended approval of the plan subject to the
following conditions which 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 September 3, 2019 shall be incorporated by reference into
these conditions of approval with the exception of B.11 and C.3 and except where inconsistencies exist in
which case these conditions shall prevail.
Conditional Use:

2. The applicant shall obtain conditional use approval to create a rear lot and shall comply with any
conditions imposed. All conditional use conditions shall be listed on the Final Plan.
Rezoning & Future Improvements:
3. If the pending Zoning Map Ordinance is adopted and the zoning on 321 Caversham Road changes from
R2 to IE, the applicant shall submit a rezoning petition, requesting that the residentially used portion of the
property be rezoned from IE to LDR3.
Landscape Plan:
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4. A required buffer shall be provided on 719 New Gulph Road at such time as Bryn Mawr College
expands the institutional use on the property or at such time as required by the Zoning Officer.
5.

The existing trees on the land area to be transferred shall be devined.

6. All references to 791 New Gulph Road on Sheet 2 of the plan set shall be replaced with 719 New Gulph
Road.
Standard Conditions of Approval:
7. The piping associated with the storm inlet shown on Lot 1 shall be shown. The piping shall be shown to
its outfall location or connection to an existing Township storm sewer. Any required easements shall be shown
on the plan and shall be subject to the approval of the Township Solicitor.
8. New deeds, including a deed of consolidation for 719 New Gulph Road, shall be recorded subsequent to
the recording of the Final Plan.
9.

The title block of the plan shall include 719 Old Gulph Road.

10. 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.
11. 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).
12. 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.
13. 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.
14. 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.
15. 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.
16. 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:
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Description

Type

Issue Briefing

Issue Briefing

Township Engineer's Letter

Backup Material

Montgomery County Planning Commission Review Letter

Backup Material
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5.
September 6, 2019
TO:

Planning Commission Members

FROM:

Jillian Dierks, Planner, Building and Planning Department

SUBJECT: PRELIMINARY LOT LINE CHANGE & CONDITIONAL USE PLAN – 321 Caversham
Road & 719 New Gulph Road, Bryn Mawr College, Bryn Mawr, LLC# 3840 & 3840C
Proposal
The applicant, George Broseman, on behalf of Bryn Mawr College, is seeking Preliminary Lot Line Change Plan
approval for the following:


To transfer 51,288 sq. ft. (1.2 acres) from 321 Caversham Road
(Lot 1) to 719 New Gulph Road (Lot 2).

In conjunction with the proposed lot line change, the applicant also
seeks Conditional Use approval to create a rear lot at 321 Caversham
Road under Zoning Code Section 155-128.
The proposal is illustrated on the attached plan prepared by Site
Engineering Concepts, LLC, dated July 16, 2019, last revised August 22,
2019.

Arnecliffe- 719 Old Gulph Road

Property Description & History
 719 New Gulph Road: This 7-acre property is improved with
Arnecliffe, an institutionally used building with a 6,927 sq. ft.
footprint, gravel areas, and access driveways leading to Morris
Avenue and New Gulph Road.
The property is a Class II historic resource. Bryn Mawr College
purchased Arnecliffe, in 1962 and it now contains the Bryn Mawr Art
Studio and is used for faculty housing. The property also previously
contained “Perry House”, which was demolished in 2016 and is now
home to the Perry Garden. The property is zoned R2.


Perry Garden- 719 Old Gulph Road

321 Caversham Road: The 2.8-acre property is improved with a
single-family dwelling with a 3,525 sq. ft. footprint and a driveway
extending from Caversham Road, a private road that terminates in a
321 Caversham Road
cul de sac. The property currently has frontage on both Caversham
Road and Morris Avenue. Prior to 1975 the property was owned by Bryn Mawr College, was then transferred
to a private individual and then transferred back to Bryn Mawr College in 2018. The property is zoned R2.

1
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Background
On June 15, 2018 the owner of 321 Caversham Road donated the property to Bryn Mawr College. The College
stated that they do not have a use for the house and opted to sell it for use as a single family dwelling while
retaining some of the land which will be consolidated into the adjoining campus.
Lot Line Change Plans
While the proposal is relatively minor, the Subdivision & Land Development Code requires an applicant to obtain
subdivision approval for all lot line changes. The Subdivision and Land Development Code defines a subdivision
as follows:
SUBDIVISION
The division or redivision of a lot, tract or parcel of land by any means into two or more lots, tracts, parcels
or other divisions of land, including changes in existing lot lines for the purpose, whether immediate or
future, of lease, partition by the court for distribution to heirs or devisees, transfer of ownership or building
or lot development; provided, however, that the subdivision by lease of land for agricultural purposes into
parcels of more than 10 acres, not involving any new street or easement of access or residential dwelling, shall
be exempted. "Subdivision" shall include the merger of two or more lots into a lesser number of lots and the
mortgage of less than all of a lot.
Montgomery County Planning Commission Review
The County review letter is attached. The County supports the proposal. The County recommendations have
been addressed on the attached plan or have been incorporated into the conditions of approval.
Zoning
The following table details the bulk, area and setback requirements for the existing and proposed conditions.
321 Caversham Road
R2 Zoning District
Minimum Net Lot
Area (sq. ft.)
Minimum Lot Width
Maximum Building
Area
Minimum Front Yard
Minimum Side Yard
&
Aggregate Side yard
Minimum Rear Yard
Maximum Impervious
Surface

719 New Gulph Road

18,000 (Lot 1) &
23,400 (Lot 2)*
95’
18%

Existing
Lot 1
110,253
(2.5 acres)
118’ + 20’
3.1%

Proposed
Lot 1
58,965
(1.4 acres)**
20’
5.5%

Existing
Lot 2
283,075
(6.5 acres)
449’
2.4%

Proposed
Lot 2
334,363
(7.7 acres)

40’

>40’

>40’

>40’

>40’

12’ & 35’

>12’ & 35’

>12’ & 35’

>12’ & 35’

>12’ & 35’

25’
24% (Lot 1)
20% (Lot 2)*

>25’

>25’

>25’

>25’

8.8%

16%

15.3%

13%

2.1%

* The plan shows that 719 New Gulph contains an average slope of 13.2%. Zoning Code Section 155-166 requires an increased lot
area and caps the impervious surface at 20%.
**For the purposes of calculating the impervious surface for a rear lot, the area between the street line and a line drawn radial thereto
at the point where the lot attains the minimum lot width required in its zoning district (often referred to as ‘the leg’) the lot area is
63,800.

2
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Issues
1. Rezoning
A public hearing has been scheduled for September 18, 2019 to rezone both 719 Old Gulph Road and 321
Caversham Road from R2-Residential District to IE–Institutional Education District. If the Lot Line Change
Plan is approved, the reconfigured property at 321 Caversham Road, which contains a residential use, would
be zoned IE-Institutional Education. In their application, the applicant requested that 321 Caversham Road be
re-zoned to LDR3. Since the lot line change had not been approved at the time the Draft Zoning Code was
advertised, this was not possible without split zoning a portion of 321 Caversham Road. Staff has included a
condition that requires the applicant to submit a rezoning petition should the Lot Line Change Plan be
approved to rezone 321 Caversham Road to LDR3.
2. Conditional Use
The applicant seeks conditional use approval to create a rear lot at 321 Caversham Road. The property
currently has frontage/lot width on both Caversham Road and Morris Avenue. The lot line change would
eliminate the frontage on Morris Avenue and the property would be left with only 20 feet of frontage on
Caversham Road where the required lot width is 95 feet at the street line in the R2 zoning district. Zoning
Code Section 155-128, Rear lot development, allows a property owner to seek conditional use to provide less
than the required lot width. This section states:
In any residential subdivision made under the provisions of Chapter 135 of the Code of the Township of Lower
Merion or with respect to any presently existing residentially zoned lot, the Board of Commissioners may
authorize the creation of narrow lots as a conditional use subject to the following regulations:
A. The minimum lot width of the lot at the building line shall be the minimum lot width required at the street
line for lots in the zoning district in which the lot is located. Minimum lot width shall be measured parallel to
the street at the point of the proposed building closest to the street and shall extend the full depth of the
building, plus an additional 25 feet.
The property at 321 Caversham Road complies with this requirement.
B. An applicant shall not be permitted to increase the number of conforming lots permitted in a subdivision
through the use of narrow lots.
No new lots are being created under this proposal.
C. Every narrow lot shall include at least 20 continuous feet along the street line, and such connection to the
street shall extend at no less than that width to the point at which the narrow lot reaches the lot width required
by the zoning district in which the lot is located. The area between the street line and the point at which the
narrow line reaches the required lot width shall be capable of providing driveway and utility access to the lot
(i.e., shall not be blocked by natural barriers, such as lakes, or slopes in excess of 25%) and shall not be
excessively irregular in shape.

3
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The narrow/rear lot contains 20.1 feet at the street line and the driveway is within this area. The sanitary
sewer line serving the dwelling is not located in this area but instead will be located on the portion of the
lot to be transferred to Bryn Mawr College. Other utilities serving 321 Caversham Road are not shown on
the plan. The applicant shall present this information at the Planning Commission meeting and at the
public hearing and shall indicate whether the 20 foot leg is capable of providing utility access to the lot.
D. In calculating the lot area of a rear lot, the area between the street line and a line drawn radial thereto at
the point where the lot attains the minimum lot width required in its zoning district shall not be included in
applying the requirements of this chapter, except those requirements relating to impervious surfaces.
The lot area noted on the plan does not include the 20 foot leg for the purposes of calculating the minimum
lot area as shown in the Zoning Summary on Sheet 2 of the plan set.
E. The Board of Commissioners shall designate which of the required yards shall be the front yard for rear
lots.
The plan shows the front yard setback along Caversham Road.
F. The Board of Commissioners shall find that the creation of a narrow lot or narrow lots shall be in
accordance with the land use goals and requirements contained in this chapter and in Chapter 135 of the
Code of the Township of Lower Merion.
The creation of this narrow lot will enable the house to remain as a residential use. The land being
transferred to Bryn Mawr College includes a wooded area that will continue to act as a transition area
between the existing residential and institutional uses.
G. Any rear lot approved by conditional use shall connect to the adjacent sanitary sewer, when and if it is
installed, even though the building may be more than 200 feet away.
The sanitary lateral serving Lot 1 (321 Caversham Road) traverses the rear of the property and ties into
the sanitary sewer main in Morris Avenue. The plan shows a proposed 20 foot sanitary sewer easement
through the land to be transferred to Lot 2. The Township Engineer noted that this configuration is not
consistent with the rules and regulations for Township sewer connections and requires relief from Sewers
Code Section 126-6.1, to allow the house to be served by a sanitary lateral located in an easement that
crosses Lot 2. This section of the Code requires that all connections to the existing sanitary sewer system
be made within the confines of the lot served by the lateral. The Township Engineer support this relief as
only one lot is being served and it prevents the need for further disturbance to the property for the
installation of a new sewer lateral.
The Conditional Use Hearing has been scheduled for September 17, 2019 at 4:30 p.m. in the Caucus Room
of the Township Administration Building.
3. Landscaped Buffer
In his review the Township Engineer stated that a buffer shall be provided between the institutional property
and the adjacent residential properties. Staff notes that the area located along the northeastern property
boundary is already wooded. Staff has included a condition requiring a buffer to be installed at such future
time when Bryn Mawr College proposes an expansion of the institutional use on the property. Staff has also
4
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included a condition requiring the applicant to devine existing trees in an effort to ensure the health of the
existing natural features and future buffer.
4. Pedestrian Connectivity & Sidewalk Requirement
Sidewalks are not currently provided along the New Gulph Road or Morris Avenue frontages but are required
by Subdivision and Land Development Code Section 135-28, as both of these roads are heavily traveled. Staff
recommends partial relief from this code section to defer the installation of the sidewalks until such time as
required by the Board of Commissioners or when the institutional use on the property is further expanded.
The Planning Commission may recall that as part of the 2018 approval of the proposed Wellness Center (LD#
3813) at Bryn Mawr College the applicant was required to install three ADA ramps at the intersection of New
Gulph Road, Morris Avenue and Pembroke Road. Staff recommends that the applicant provide an update on
the status of these improvements at the Planning Commission meeting.
5. Relief
The application requires relief from the following Code sections:





Subdivision & Land Development Code Section 135-28, to not construct sidewalks along either
property frontage.
o As stated above, staff recommends that this requirement be deferred until such time as required by
the Board of Commissioners or if the institutional use on 719 New Gulph Road is further expanded.
Subdivision & Land Development Code Section 135-35, to create a lot (Lot 2) which is excessively
irregular in shape.
o Staff supports the necessary relief and notes that both lots are currently irregular in shape.
Sewers Code Section 126-6.1, to allow the sanitary lateral serving Lot 1 to cross over Lot 2 via an
easement.
o As stated above, staff supports the necessary relief.

6. Action
The Planning Commission must take the following actions for this application:
1. Provide a recommendation on the Conditional Use application.
2. Provide a recommendation on the Preliminary Lot Change Plan.
3. Provide a recommendation on the following relief:
a. Subdivision & Land Development Code Section 135-28, to not construct sidewalks along the
property frontage until such time as required by the Board of Commissioners.
b. Subdivision & Land Development Code Section 135-35, to create a lot (Lot 2) which is excessively
irregular in shape.
c. Sewers Code Section 126-6.1, to allow the sanitary lateral serving Lot 1 to cross over Lot 2 via an
easement.
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Jody L. Holton, AICP
EXECUTIVE DIRECTOR

September 3, 2019

Mr. Christopher Leswing, Director of Building/Planning
Building/Planning Department
Township of Lower Merion
75 East Lancaster Avenue
Ardmore, Pennsylvania 19003
Re: MCPC #19‐0196‐001
Plan Name: 321 Caversham Road – Bryn Mawr College
(2 lots on approximately 9.78 acres)
Situate: Morris Avenue (north)/New Gulph Road (east)
Township of Lower Merion

Dear Mr. Leswing:
We have reviewed the above‐referenced subdivision plan in accordance with Section 502 of Act 247, "The
Pennsylvania Municipalities Planning Code," as you requested on July 30, 2019. We forward this letter as a
report of our review.
BACKGROUND
The applicant, Bryn Mawr College, proposes a lot line change to transfer 51,288 square feet of land (Area A on
Sheet 1) from 321 Caversham Road (Lot 1 on Sheet 1) to 719 New Gulph Road (Lot 2 on Sheet 1). A 20‐foot wide
sanitary sewer easement is proposed through Area A for the existing sanitary sewer lateral between Morris
Avenue and the existing home to remain on Lot 1. There is no construction or other improvements shown at
this time. The properties are located in the township’s R2 Residence zoning district.
COMPREHENSIVE PLAN COMPLIANCE
The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies these parcels as
Institutional. In addition, this area of Lower Merion Township is identified as a Suburban Residential Area in the
Future Land Use Plan of the Montgomery County Comprehensive Plan, Montco2040: A Shared Vision. Suburban
Residential Areas are primarily residential areas that can include institutional uses.
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Mr. Christopher Leswing

‐2‐

September 3, 2019

RECOMMENDATION
The Montgomery County Planning Commission (MCPC) generally supports the applicant‘s proposal. However, in
the course of our review we identified the following typographical errors that we feel should be corrected prior
to recording of the final plan. Our review comments are as follows:
REVIEW COMMENTS
TYPOGRAPHICAL ERRORS
We wish to point out that in the course of our review we discovered the following items that appear to be
typographical errors:


Lot Area of “Area A”: The area of land to be transferred from Lot 1 to Lot 2 is shown as “Area A” on the
site plan. The lot area of “Area A” is labeled as being 54,985 square feet on the site plan; however the
“Zoning Summary” chart lists the area of “Area A” as being 51,288 square feet.



Address of Lot 2: The site plan labels the address of Lot 2 as being 719 New Gulph Road; however the
tables to the right of the site plan describe the address of Lot 2 as being 791 New Gulph Road.

CONCLUSION
We wish to reiterate that MCPC generally supports the applicant’s proposed lot line change; however we feel
that the typographical errors noted above should be verified and corrected as needed prior to recording of the
final plan.
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. Please print the assigned MCPC number (#19‐0196‐
001) on any plans submitted for final recording.
Sincerely,

Marley Bice, AICP, Principal Planner
610‐278‐3740 – mbice@montcopa.org
c: 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: Reduced Copy of Applicant’s Proposed Site Plan
Attachment B: Aerial Image of Site
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AGENDA ITEM INFORMATION
ITEM: PRELIMINARY LAND DEVELOPMENT PLAN - 1860 W. Montgomery Avenue & 421
Saybrook Road, Lower Merion School District, Villanova, LD# 3829, Ward 6
Consider for recommendation to the Board of Commissioners approval of a Preliminary Land Development
Plan. The Plan prepared by Chester Valley Engineers, Inc. dated July 15, 2019, last revised September 20, 2019
shows the consolidation of the two existing properties into one 22 acre property, the demolition of all structures on
the site, the construction of a new middle school with a 108,113 sq. ft. footprint, 198 surface parking spaces,
construction of an athletic track, an athletic field and four tennis courts. Six stormwater management systems are
also shown. The school will be accessed via a driveway extending from Montgomery Avenue.
The Planning Commission recommended denial of the following relief:

a. Partial relief from Natural Features Code Section 101.9.A, to allow 44, three gallon sized ornamental
grasses to be substituted for 22 of the required shrubs.
b. Relief from Subdivision & Land Development Code Section 135-28.A, to defer the installation of the
required sidewalk along the Saybrook Road frontage until future off-site sidewalk construction and
connectivity is provided by Lower Merion Township.
The Planning Commission recommended approval of the following relief:
c. Relief from Stormwater Management and Erosion Control Code Section 121-5.A.1, to allow the
percentage of bare areas on the site to exceed 25% but not more than 50% of the lot area at any one time.
d. Relief from Subdivision & Land Development Code Section 135-28.A, to defer the installation of the
required sidewalks along the North Stone Ridge Lane and Montgomery Avenue property frontages until
future off-site sidewalk construction and connectivity is provided by Lower Merion Township and in
coordination with condition of approval no. 36.
e. Partial relief from Natural Features Code Section 101-5.B.1.b, to not minimize disturbance to vegetation
other than woodlands which provide wildlife food and cover or visual amenity to accommodate the proposed
stairs to Saybrook Road and N. Stone Ridge Lane.
f. Partial relief from Natural Features Code Section 101-5.C.2.a, to disturb slopes exceeding 15% to
accommodate the proposed stairs to Saybrook Road and N. Stone Ridge Lane.
g. Partial relief from Natural Features Code Section 101-5.C.2.b, to disturb slopes exceeding 25% to
accommodate the proposed stairs to Saybrook Road and N. Stone Ridge Lane.

Expiration Date – 10/20/2019….............…………………………………………Zoning – R1/HROD
Applicant: Robert Copeland, Superintendent, Lower Merion School District
Property Owner: Lower Merion School District
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Applicant's Representative: Fred B. Fromhold, Fromhold Jaffe & Adams
On Monday, October 7, 2019 the Planning Commission recommended approval subject to the following
conditions:

Township Engineer’s Review:
1. The Township Engineer’s review letter dated September 30, 2019 shall be incorporated by reference into
these conditions of approval to the extent the same is consistent with these conditions of approval.
Sanitary Sewer Capacity:
2. The applicant shall work with the Township to resolve the capacity issues at the Gulph Creek Pump
Station.
Architectural Elevations/Site Design:
3. The proposed building shall be constructed substantially as shown on the undated architectural elevations
prepared by Spiezel Architectural Group submitted to the Township on September 20, 2019 with the exception
of any de minimis changes, including those mutually agreed to with staff.
4 . All signage shall be subject to a separate review for compliance with the Zoning Code by the Zoning
Officer.
5 . The applicant shall work with Township staff to find additional ways to incorporate stone from the
demolished buildings and retaining walls into the project.
6. 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).
7 . The mean grade of the structure shall be calculated with sufficient detail to enable staff to document the
mean grade around the building. The calculation shall be shown on the Grading and Utility Plan. The
architectural plans shall be coordinated with and shall comply with the grading proposed with this application.
Landscape Plan/Streetscape:
8 . The required 10 foot buffer shall be planted for the full width along the entire perimeter of the property
abutting residential properties including the possible future connection to the off-site athletic fields. A note
identifying the location of the future connection shall be added to both the civil site plan and the landscape plan.
9 . The applicant shall prepare succession planting plans to be put into place when the existing trees along
Montgomery Avenue and Saybrook Road begin to decline and must be removed. The plans shall include all
required street trees.
10. Details of the proposed seed mix for the no-mow areas shall be provided on the landscape plan.
11. Product details of the EP Henry retaining walls, including color, shall be provided on the landscape plan.
The final product selection shall be coordinated with Township staff.
1 2 . Per Township Code Section 121-4.G, landscaping of the surface basins shall be provided since the
surface area is greater than 1,000 sq. ft.
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13. The applicant shall work with staff to select appropriate fencing along the perimeter of the property to
better screen views of the proposed improvements from adjacent residential properties. Details of all proposed
fencing around the perimeter of the property shall be provided on the landscape plan.
14. Any columnar trees in the proposed parking lots shall be replaced with native canopy trees. The applicant
shall work with staff to provide greater tree canopy coverage over the surface parking lots.
15. The borders of the surface parking lots shall be planted for the full width in compliance with Natural
Features Code Section 101-9.B.1.
16. The applicant shall work with staff landscape plan shall be revised to provide additional plant
material to screen the view of the bus loop, infiltration area and loading zone on the northwestern side of the
building as directed by staff.
17. The applicant shall work with staff to install additional plant material to the infiltration basin adjacent to
Montgomery Avenue and to the corner of Montgomery Avenue and N. Stone Ridge Lane.
18. The applicant shall work with staff to develop an adequate landscape screen along Saybrook Road.
19. The applicant shall work with the EAC on the final selection of plant material.
20. All existing trees to remain shall be devined.
21. The applicant shall provide native or non-invasive adapted plant species on the landscape plan.
22. The plan shall be revised to provide a sufficient number of bicycle racks.
23. A revised landscape plan complying with the Natural Features and Subdivision and Land Development
Codes and conditions herein, with the exception of any relief granted, shall be prepared and sealed by a
Registered Landscape Architect and submitted with the Final Plan.
24. 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.
Traffic Impacts:
25. The applicant shall install a traffic signal at the intersection of the site driveway and Montgomery Avenue.
The design of the signal shall be subject to the review and approval of PennDOT. Traffic signal permit and
construction plans shall be submitted with the Final Plan.
26. The applicant shall coordinate with the Township to investigate the installation of appropriate traffic
calming measures on the following streets associated with this project with the understanding that the
installation may not occur until after the school is complete and fully occupied: N. Stone Ridge Lane,
Saybrook Road, Clairemont Road, Spruce Lane, Cedar Lane and Willowbrook Lane. The applicant shall
install acceptable traffic calming measures if/as directed by the Township Engineer.
27. The applicant shall pursue installation of a school zone along Montgomery Avenue and install the required
signage and lighting if the zone is approved.
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28. The applicant shall install ‘Do Not Block’ the intersection signage at the intersections of Montgomery
Avenue and N. Stone Ridge Road and Spruce Lane.

29. The width of the bus loop drive shall be reduced to twenty-four (24’) feet unless demonstrated that the
additional width is necessary for maneuverability and safe/efficient operation.
29. Double-yellow centerline pavement markings shall be provided at stop locations where two-way traffic operation is
planned to provide safe and efficient movement of traffic. Informational and wayfinding signage shall also be
provided and shall be clearly shown on the Signage and Pavement Marking Plan.

30. Figure 9 in the traffic impact study shall be amended to show the anticipated back-of-queue on the site for
both bus traffic and parent vehicular traffic to determine if there will be any conflict with turning movements or
maneuverability.
31. The traffic study shall be revised to address the impact of using the “average rate” methodology of the trip
generation calculations.
32. The crosswalk across Montgomery Avenue shall be perpendicular to the cartway and the stop bar shall be
adjusted to provide the necessary clearance to the crosswalk.
33. A detail shall be provided for the proposed crosswalks. “Continental” design for pavement markings in
accordance with the preferred Township standard shall be shown on all plans.
34. All center gore striping shall be 24” yellow striping.
3 5 . A post development traffic study of the analyzed intersections, site drive and analyzed streets shall be
performed by the applicant to determine the accuracy of the trip projections and distributions and to determine if
any added mitigation measures are needed.
Pedestrian Improvements:
36. The applicant shall work with staff to design and install a six foot wide pedestrian path leading from N.
Stone Ridge Lane to Montgomery Avenue to be installed in lieu of the required sidewalk along these two street
frontages.

37. The applicant shall revise the access off of Saybrook Road to allow free pedestrian access to and
from the site.
Stormwater Management:
3 8 . Maximum bare areas on the site shall not exceed twenty-five (25%) percent of the total area at any
one time. Additional phasing of the construction will be required if relief is not obtained.
3 8 . Design consideration shall not include infiltration rates in computing storage volume of a seepage bed. The
rates shall be used only to meet the requirements that the rate control volume in the seepage bed empties in
twenty-four (24) hours or less. The basin designs that consider exfiltration must be re-designed to exclude the
exfiltration in the routing.

39. All inlets in non-paved areas shall be graded in a sufficiently deep sump condition to increase the efficiency
of runoff collection. The final sump condition shall be subject to the approval of the Township Engineer in the
field. Additional spot elevations shall be added to the plan to clarify grading.
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40. The Township storm sewer structures receiving the proposed connections shall be replaced/repaired if/as
required or as directed by the Township Engineer.
41. The stormwater basin routing analysis shall consider tailwater effects if/as appropriate.
42. The conveyance capacity of the existing storm sewers receiving the proposed pipe connections shall be
verified in the stormwater calculations.
Construction Details:
43. All stairs, landings and railings shall comply with the appropriate Building Code.
44. A detail of all retaining walls shall be provided. Additional top and bottom of wall elevations shall be
provided. Calculations shall be provided for wall heights exceeding four (4’) feet.
45. Details of the porous walkways, that conform to Township standards, shall be provided.
4 6 . Accessible ADA ramps and crosswalks shall be added to the property frontages if/as necessary to
comply with ADA requirements.required by the Township.
47. The construction entrance detail shall be modified to indicate placement of the AASHTO No. 1 stone
starting five (5’) feet from the cartway. Crushed stone shall be shown in the area between the start of the
entrance and the curb line.
48. 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.
49. 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.
50. 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.
Utilities:

51. A Planning Module or Exemption shall be subject to the approval of the City of Philadelphia and
the Pennsylvania DEP prior to recording the Final Plan.
5 2 . 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.
53. The slope of the private sewer run between MH SS 101 and MH SS 102 shall be increased to a minimum
.6% in accordance with DEP guidelines.
54. A detail for the sanitary sewer manhole, lid and frame shall be provided.
55. The connection of the sanitary sewer into the Township sewer manhole shall be performed in accordance
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with Township standards. A formed channel shall be provided at the receiving manhole and the existing
manhole shall be replaced/repaired if/as necessary or as required by the Township Engineer.
56. Adequate isolation distance shall be maintained between the proposed sanitary sewers and the proposed
potable water services. The minimum separation distances shall be dimensioned on the plan.
Standard Conditions of Approval:
57. “No Parking by Order of the Fire Marshal” signs shall be installed as directed by the Fire Marshal.
58. The locations of all proposed fire hydrants shall be subject to the approval of the Fire Marshal.
59. A deed of consolidation shall be recorded subsequent to the recording of the Final Plan.
60. 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.
61. The lighting plan shall be designed to comply with the IECC or the ANSI/ASHRAE/IES Standard 90.1
that is in effect at the time of the application.
62. 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.
63. 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.
64. 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).
65. Four 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.
66. 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.
67. 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.
68. 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
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paid within 60 days of presentation, the Township may elect to suspend any outstanding permits until all
pending charges are settled.
69. 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

Issue Briefing

Issue Briefing

Township Engineer's Letter

Backup Material

Montgomery County Planning Commission Review Letter

Backup Material
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4.
October 4, 2019
TO:

Planning Commission Members

FROM:

Andrea Campisi, Senior Planner, Building and Planning Department

SUBJECT:

PRELIMINARY LAND DEVELOPMENT PLAN – 1860 W. Montgomery Avenue & 421
Saybrook Road, Lower Merion School District, Villanova, LD# 3829PP, Ward 6

Project Summary
The School District has designed an excellent facility that the community can be proud of. The majority of
staff’s comments are intended to integrate the campus into the existing community rather than modify the
physical/educational program that has been decided upon by the School District, which has been well thought
out given the constraints of the site.
The costs associated with upgrading the existing sanitary sewer system and transportation infrastructure which
will enable this project to seamlessly fit into the community highlights the need for continued cooperation and
proactive discussions between the Township and the School District.
Proposal
The applicant, Robert Copeland, Superintendent of the Lower Merion School District, is seeking Preliminary Plan
approval for the following:
•
•
•
•
•
•
•
•
•
•
•
•
•

Consolidation of the two existing properties into one 22 acre property;
Demolition of all existing structures on the site;
Construction of a new middle school with a 108,113 sq. ft. footprint to accommodate 1,200 students in
grades 5-8 and 150 faculty/staff members;
Construction of two surface parking lots with a total of 198 parking spaces;
Separate parent and bus drop-off and pick-up lanes;
Construction of an athletic track and football/multi-purpose field, a practice athletic field and four tennis
courts and associated 20’ tall ball stop system around a portion of the practice field;
Installation of multiple stormwater management systems;
Construction of a gated emergency access driveway onto Saybrook Road;
Construction of stairs with gated emergency egress from the site onto Saybrook Road;
Construction of a sidewalk and stairs leading to N. Stone Ridge Lane;
Installation of a six foot high fence around the entire property with the exception of along the frontages
of N. Stone Ridge Lane and W. Montgomery Avenue;
Construction of an access driveway with separate right and left turn lanes into the site from W.
Montgomery Avenue; and
Installation of a traffic signal at the intersection of the site driveway and W. Montgomery Avenue.
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A one-way parent drop-off /pick-up driveway is shown in front of the proposed building and a separate one-way
driveway loops behind the school for bus drop-off and pick-up of students. A loading dock is shown on the
northern side of the proposed building.
The proposal is illustrated on the attached 28 sheet plan set dated July 15,
2019, last revised September 20, 2019 prepared by Chester Valley
Engineers, Inc.
The following additional information was also submitted:
• Transportation Impact Assessment prepared by F. Tavani and
Associates, Inc. dated March 1, 2019, last revised September 3,
2019
• Landscape Plan prepared by Glackin Thomas Panzak dated July 15,
2019, last revised September 20, 2019
• Site sections prepared by Spiezel Architectural Group
• Architectural elevations prepared by Spiezel Architectural Group
• Site lighting plan prepared by Spiezel Architectural Group
• Pedestrian Routes prepared by TPD, Inc. dated July 15, 2019
Project Background
The Planning Commission reviewed the Tentative Sketch Plan at their May 6, 2019 meeting and the Board of
Commissioners approved the plan on May 15, 2019.
The two dormitories on the site have been demolished with work continuing to remove the foundations and haul
debris off the site. The gymnasium will be demolished next with work scheduled to begin the week of October
16, 2019 followed by the carriage house, garage and the main house. Demolition will likely continue through
the remainder of 2019.
Property Description
The property is in the R1 zoning district, contains 21.83 acres and has frontages on Saybrook Road, North Stone
Ridge Lane and West Montgomery Avenue.
Property History
The property was originally the core of an estate called Clairemont Farm. At its maximum size the property
extended from Matsons Ford Road to the Stoneleigh property and from County Line Road to Montgomery
Avenue. Joseph E. Gillingham was the farm’s original owner. Architect Addison Hutton designed the Gillingham
house and possibly an associated carriage house (still standing) around 1881. Morris L. Clothier purchased the
estate about 30 years later, replacing the mansion with a new, more grand estate designed by Horace Trumbauer.
Olmsted Brothers, the nation’s preeminent landscape architecture firm, laid out the grounds and planned the
plantings. Mid-20th century subdivisions resulted in the development of most of the land, but the mansion at the
center and some outbuildings were left standing on a central parcel. The mansion became the main building of
the Northeastern Christian Junior College in 1956 and was given the new name “Boone Hall” after donor Pat
Boone. Several ancillary buildings were constructed on the property by the College through about 1982. The
Foundation for Islamic Education purchased the property in 1994 and remained owner until the School District
purchased the site.
The Clairemont estate remained intact through 1952, when a syndicate purchased all 136 acres for development.
The intent was always to retain the mansion at the center of the property and several surrounding acres for use by
2
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an institution. Residential developers Villa-Wood, Inc. purchased the land in 1955 and built homes on
approximately 130 building lots based on 16 architectural designs with architecture ranging from traditional to
modern, each house being on about ¾ acre of land. The development was marketed heavily as Clothier Estates in
1956 and 1957. Clairemont Road, Stone Ridge Lane, and Saybrook Road were all constructed as part of this
development. In 1960, Carl Metz Corp. laid out a looping extension of Stone Ridge Lane north of Saybrook, most
of which could not be constructed as a large portion of the remaining undeveloped property was on the site of the
Blue Route.
Consistency with the Comprehensive Plan
The following recommendations were included in the Community Facilities Element of the Township’s
Comprehensive Plan. The applicant should continue to work with the Township to further these
recommendations.
•
•
•

•

F21 – Establish an intergovernmental structure to coordinate long range planning between the Lower
Merion School District and Lower Merion Township.
F21.a – Establish a schedule of regular town meetings to publicly discuss issues common to both LMSD
and Lower Merion Township. The meetings should be co-hosted by representatives of LMSD and
Lower Merion Township.
F21.b – Work with the LMSD to understand land use implications resulting from public school facility
needs. Develop options permitting public schools to evolve to meet the community’s needs while
balancing larger municipal needs as well as land use concerns of neighbors resulting from expanded
public school facilities. Evaluate current public school Zoning Code provisions against various future
enrollment scenarios.
F22 – Continue working with LMSD on joint planning, development, use and maintenance of ball fields
and game courts by Township residents.

Historical Commission
On March 20, 2019, the Board of Commissioners imposed a 90-day delay on the issuance of the building permits
for the Class II resources on the site, following a recommendation of the Historical Commission. The delay of
demolition expired on June 18, 2019.
Representatives of the Lower Merion School District appeared before the Historical Commission to present the
Preliminary Plan on July 22, 2019. The Commission commended the applicant for the following:
• The re-use of materials including wood flooring, decorative wood elements including paneling, fireplace
surrounds, and exterior masonry elements; and
• The re-use of exterior elements. The Commission always encourages re-use of historic materials and
elements.
The Commission further encouraged any possible re-use and salvage of historic materials and elements.
The Commission also reacted to the design elevations and suggested:
• Further refinement to break down the scale of some of the larger elements, which seem to emphasize the
verticality of the proposed building; and
• Consider changes to materials, which seem to accentuate the “larger” and “vertical” rather than the “smaller”
and “horizontal.”
The Commission also noted that human-scale elements were lacking in the images presented.
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Environmental Advisory Council (EAC)
The EAC reviewed the Preliminary Plan at their September 24, 2019 meeting and had the following comments:
a. The applicant should substitute the following evergreen trees on the landscape plan (Cryptomeria
japonica ‘Yoshino’, Picea glauca, Pinus strobus ‘Fastigiata’, Thuja occidentalis ‘Techny’, Thuja plicata
‘Green Giant’) with a selection of the following evergreen trees:
• Ilex opaca ‘American Holly’
• Juniperus virginiana ‘Easter Red Cedar’
• Magnolia virginiana ‘Moonglow’ or ‘Green Mile’
• Pinus strobus ‘Eastern White Pine’
b. The applicant should remove the proposed Chionanthus virginicus deciduous trees from the plan.
c. The applicant should substitute the following shrubs on the landscape plan (Buxus microphylla
‘Wintergreen’, Ilex crenata ‘Hetzii’) with a selection of the following:
• Ilex glabra 'Shamrock'
• Ilex opaca 'Maryland Dwarf'
• Kalmia angustifolia 'Hammonasset'
• Kalmia latifolia
• Leucothoe fontanesiana 'Scarletta'
d. The applicant should use the following perennials and grasses on the landscape plan:
• Carex amphibola
• Dryopteris marginalis
• Juncus effuses
• Polystichum acrostichoides
e. The applicant should indicate on the plan those trees that are non-viable.
f. The applicant shall devine existing trees along the property boundaries rather than clear cut the trees.
Staff notes that buffer plant material must meet certain performance criteria as well as enhance ecology and
habitat.
Montgomery County Planning Commission Review
The County review letter is attached. The County recommends the following:
• Installation of sidewalks on all three street frontages;
• Creation of a pedestrian connection to Saybrook Road (the County reviewed an earlier version of the
plan set that did not include the proposed stairs to Saybrook Road);
• Provide additional street trees along Montgomery Avenue if the white pines are removed; and
• Investigate providing alternative locations for proposed sediment traps where post-construction
infiltration and biofiltration basins are shown.
Zoning
The current Zoning Code does not contain institutional zoning districts for schools. Public school uses are
regulated under a Public School provision contained in the RAA zoning district (155-11.E) which regulates the
lot area, lot width, building area, impervious surface, setbacks, building height, parking and buffer requirements.
On November 19, 2018, the Board of Commissioners adopted Ordinance 4148 which amended Section 155-11.E,
Public Schools as noted below.
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The following table details the bulk, area and setback requirements for the existing and proposed conditions.
R1 Zoning
155-11.E Requirements
Minimum Net Lot Area
Minimum Lot Width
Maximum Building Area
Minimum Front Yard Set back
Minimum Side Yard Set back
Minimum Rear Yard Set back
Maximum Impervious Surface
Maximum Pervious Surface
Maximum Building Height
Parking
Buffer

Required

Proposed

30,000 sq. ft.
60’
18.75%1
(181,564 sq. ft.)
40’
25’ & 25’
25’
45%2
(435,752 sq. ft.)
5%
(48,417 sq. ft.)
65’3
1984

968,357 sq. ft.
943’
11.2%
(108,113 sq. ft.)
40’
25’ & 25’
25’
43.4%
(420,480 sq. ft.)
3%
(27,546 sq. ft.)
48.83’
198

10’5

10’

1

The building area may not exceed the maximum permitted building area in the underlying zoning district by more than 25%.
2
Ordinance 4148 increased the maximum impervious surface on public school properties to 45% and permitted porous paving used for walkways,
building entrance areas, gathering areas, sports courts and running tracks to not count as impervious surface provided they do not exceed 5% of the
lot area. The plan contains 27,546 sq. ft. of porous paving (not included in the impervious surface calculation) and represents 3% of the lot area.
3
Ordinance 4148 increased the permitted building height of a public school to 65’.
4
Ordinance 4148 allows parking spaces required for students of driving age, faculty/staff/volunteers and students to be counted to satisfy the
requirements of the parking required for the largest place of public assembly on the site.
5
Up to an additional 10’ if a retaining wall is installed at the edge of the buffer.

Issues
1. Overall Site Design
A condition of the Tentative Sketch Plan approval required the applicant to “investigate utilizing compact
development principles such as constructing the proposed tennis courts above surface parking, directing
height toward the center of the campus and investigating parking under the building”. The applicant stated
that the current site layout considers building sightlines and places the main office in the southeastern corner
of the building, providing staff with a direct sight line of the driveway into the site. The applicant noted that
alternative site layouts would result in inefficient and ineffective placement of the building, impact to the
stormwater management design, ineffective traffic patterns and additional expense.
The applicant indicated that the portion of the site that will house the proposed building is being lowered
from existing grade approximately 15-25 feet, depending on the specific location. The building ranges in
height from two to three stories. As a result, significant retaining walls are needed to accommodate the
changes in grade on an already heavily sloped site. The applicant should work with staff to screen these
retaining walls as best as possible from adjoining properties and street frontages. In addition staff
recommends fencing around the perimeter of the property be upgraded from the chain link fencing proposed
to a higher quality solid fence to help further screen the proposed improvements.
2. Sanitary Sewer Capacity
The new school is proposed to be connected to the Township’s existing sanitary sewer system. Sewage
flows from this portion of the Township are routed to the City of Philadelphia for treatment via a series of
pipes and pumps beginning with the Gulph Creek Sewage Pumping Station. This pump station is currently
experiencing wet weather capacity issues. When it is raining, the pump station is at risk of experiencing an
5
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overflow of sewage. This occurs during a rain event because the existing pipes routing sewage to the pump
station are experiencing infiltration/inflow of rain water.
Without improvements being made to the system, the School District will not be able to obtain Planning
Module approval from the Pennsylvania Department of Environmental Protection. The School District also
indicated that they will not be able to sign any contracts with contractors until all required approvals from
all entities are in place.
The Township is aware of this issue and is willing to work with the School District to resolve it since
without a resolution the opening of the school will be delayed. Staff recommends that the applicant work
with the Township Public Works Department and Township Engineer’s office to design mitigation
measures to offset the added sewage flow. The mitigation measures must be implemented prior to
completion of the school and generation of the added sewage flow to the station. Staff recommends that the
School District pay their proportionate share of the cost of the mitigation measures.
3. Pedestrian Circulation/Sidewalks
A condition of the Tentative Sketch Plan approval states:
The applicant shall install a five-foot-wide sidewalk along the full frontage of the property along Montgomery
Avenue, Saybrook Road, and N. Stone Ridge Lane.

The plans shows the required sidewalks on all street frontages. The applicant submitted a request for relief
with the Tentative Sketch Plan, which was denied by the Board of Commissioners, to not install sidewalks on
any street frontage. The applicant is again requesting relief to defer the requirement to install sidewalks along
any frontage of the school property with this application until such time as future off-site sidewalk
construction and connectivity is provided by the Township. While the plan shows the required sidewalks as
well as stairs from Saybrook Road and North Stone Ridge Lane, the applicant has indicated that they do not
wish to provide pedestrian access into the site from anywhere other than Montgomery Avenue.
The applicant stated that the installation of sidewalks creates an attractive nuisance as parents will be tempted
to take advantage of the sidewalks to drop off students and therefore it poses an imminent risk to the safety
of the children. The applicant also expressed concerns with multiple pedestrian access points creating possible
security breaches to the perimeter of the site.
The dilemma of maintaining the safety of the students while providing community connectivity to and along
the site’s public road frontages is an important one that will require both the School District and the Township
to work together to solve. The school property is a new community space that should be available to not only
residents in the vicinity of the site but to the overall community. The use of the athletic amenities will provide
important recreational and fitness opportunities for the community. Therefore, retaining community
connections so that students, parents and residents can actively flow in and out of the site is one that must be
solved holistically. Staff supports the installation of the sidewalks with the construction of the school. A
possible alternative to a full sidewalk on both N. Stone Ridge Lane and Montgomery Avenue would be to
create a path that starts along the frontage of N. Stone Ridge Lane, cuts across the School District property
just below the infiltration basin and connects to the sidewalk along Montgomery Avenue. Staff will provide
a graphic of this possible alternative at the meeting.
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The applicant proposes to install a six foot high chain link fence around the majority of the school property
with the exception of along the frontage of N. Stone Ridge Lane and Montgomery Avenue. Three gates are
shown in the fence to provide maintenance access to areas beyond the fence on the school grounds. According
to school safety experts, chain link fencing, although the most economical, is easy to climb and may present
a false sense of security. Staff supports fencing the property but strongly believes that an opening for students
who wish to walk to school as well as members of the community who wish to access the site for recreation
purposes should be provided along Saybrook Road.
Creating pedestrian infrastructure that increases walkability improves the overall community as it reduces
traffic congestion, results in increased property values, improves community health, supports sustainability
and contributes to social equity.
The Township’s Comprehensive Plan encourages the installation of sidewalk connections to public schools.

Connections to Nearby School District Properties
As the Planning Commission is aware, the applicant has a Tentative Sketch Plan application pending for 1835
County Line Road and 1800 W. Montgomery Avenue showing proposed athletic fields to serve this site.
Unfortunately, the two sites are not directly adjacent to one another and sidewalks do not exist in the
surrounding residential neighborhood, making walking between the sites difficult for students. Implementing
a connected pedestrian circulation plan between the two campuses will require full coordination between the
School District and the Township.
Condition 7 of the Tentative Sketch Plan states: Grading on the site shall be adjusted to provide a future
connection to the off-site fields should the ability to provide a direct connection to either Stone Ridge Lane or
Clairemont Road arise.
The landscape plan shows a small break in the required landscape buffer between the practice field and the
athletic track for this purpose. Since the buffer is a zoning requirement it must be fully planted unless relief
from the Zoning Hearing Board is obtained. Therefore the landscape plan must be revised to include plantings
in this area with a note that this area is the proposed location for a future pedestrian connection.
4. Traffic Impacts
When evaluating a land development application the Township typically looks at on-site and off-site traffic
impacts. On-site traffic impacts are those that can be addressed on the applicant’s property either by adding a
turn lane or installation of a traffic signal. Off-site traffic improvements are those that require improvement
to an area that is not within the boundary of the applicant’s property.
The following are on-site traffic improvements proposed as part of this application:
•

Construction of separate right and left turn lanes into the site from Montgomery Avenue;
7
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•

Installation of a traffic signal at the intersection of the site driveway and Montgomery Avenue.

The traffic study has confirmed that the project meets the warrants for the proposed traffic signal at the
intersection of the new driveway and Montgomery Avenue. Before the signal can be installed, PennDOT must
approve it. Preliminary discussions with PennDOT indicate that they agree that a signal is needed in this
location but they have yet to issue a final approval. The traffic study also notes that the proposed signal will
be interconnected to the existing fiber optic network along Montgomery Avenue. This will ensure that timing
of the signal takes into consideration traffic flow in the Montgomery Avenue corridor.
There are currently no off-site traffic improvements proposed as part of the application but several are
recommended by the applicant’s traffic engineer. The traffic study indicates that the traffic generated by the
new school will have a significant impact on traffic flow at the intersection of Spring Mill Road and
Montgomery Avenue. Measures to mitigate the traffic congestion at this intersection included in the
applicant’s traffic study include:
• Upgrading the signal at this intersection to be a fully-actuated coordinated signal with the other
signals along Montgomery Avenue in the Township. This means that the timing of the signal is
completely influenced by traffic volumes. Therefore, the light will change automatically when a
significant number of cars is stopped at the signal in any direction.
• Providing new exclusive left-turn lanes on both northbound and southbound approaches of Spring
Mill Road.
• Providing fiber-optic interconnect cable between the proposed signalized site driveway and the
existing signalized intersections of Montgomery Avenue and Spring Mill Road and Montgomery
Avenue and Airdale Road.
• Prohibiting eastbound left turns from Montgomery Avenue to Spring Mill Road either at all times or
during AM and PM peak hours such as 7-9 AM and 2-6 PM.
The traffic study indicates that while the AM peak hour operation of this intersection may be constrained, it
is only for a period of approximately 20-30 minutes per day from 7:45 a.m. to 8:15 a.m. during school days,
even with improvements. The applicant’s traffic engineer recommends that the intersection be closely
monitored the first year the school is in operation to gauge the accuracy of trip generation, trip distribution
and level of service predictions to determine if further mitigation measures may need to be considered.
The Township Engineer concurs with the mitigation measures but recommends that they be implemented as
part of the project. The Township Engineer recommends detailed design of the mitigation measures be
submitted for review with sufficient detail for implementation. A rough estimate of the cost of the
improvements is approximately $1 million.
As required by a condition of the Tentative Sketch Plan approval, the revised traffic study considered the
possible cut-through traffic to surrounding streets including N. Stone Ridge Lane, Saybrook Road, Clairemont
Road, Spruce Lane, Cedar Lane and Willowbrook Lane. The study recommends implementing traffic calming
measures on these streets such as installing speed humps/tables with 14 possible locations identified. The
Township Engineer recommends additional investigations be performed to determine what traffic calming
measures are most appropriate for the areas listed above. The Township Engineer recommends that once the
measures have been selected, that they be installed by the applicant if/as directed by the Township.
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The Township Engineer also recommended that the proposed 30 foot wide bus loop be reduced in width to
24 feet unless the applicant can demonstrate that the additional width is necessary for maneuverability and
safe/efficient operation. Staff notes that the standard cartway width for public roads in the Township is a
maximum of 27 feet wide.
Finally, the Township Engineer recommends a post development traffic study be prepared of the analyzed
intersections, site drive and streets to determine the accuracy of the trip projections and distributions and to
determine if added mitigation measures are needed.
5. Stormwater Management
Since the principal buildings on the site will be demolished, stormwater rate and volume controls must be
provided considering the predevelopment ground cover condition as meadow. In addition, the stormwater
systems must be capable of draining the required rate control volume of runoff in 24 hours.
The Township Engineer has reviewed the applicant’s proposed stormwater management controls and
determined that the proposal will greatly reduce both the rate and volume of stormwater runoff leaving the
site following development.
However, the capacity of the existing storm sewers that will receive the outflow of the proposed stormwater
basins have not been verified for all design storms. Therefore, it may be possible that increases in storm sewer
capacity is required with this project. In addition, the Township Code mandates that an evaluation of the
stormwater facilities for Code compliance exclude the exfiltration of runoff from the facilities into the ground
during storm events. This has not been performed with the current submission and relief from this Code
section may be required but has not been requested by the applicant.
The applicant requested relief from the Code requirement that limits more than twenty-five (25%) percent of
the site from being denuded at one time but did not provide any justification for the relief with the submission.
Staff, including the Township Engineer, met with the applicant’s civil engineer to review these issues earlier
this week. The applicant intends to provide additional information to the Township Engineer prior to the
Planning Commission meeting in an attempt to resolve the issues. The Township Engineer will report out on
his evaluation of the additional information at the meeting.
6. Landscape Plan
Zoning Code Section 155-11.E.8 states: A minimum ten-foot planted buffer shall be required along the side
and rear property lines when a public school property abuts a residential zoning district. A maximum sixfoot-tall wall may be placed at the edge of the buffer a minimum of 10 feet from the property line. If a
second wall is installed in a required side or rear yard setback, an additional ten-foot planted buffer shall
be installed, and the wall shall be located a minimum of 20 feet from the property line.
Since the property abuts residential zoning districts on all sides, a minimum 10 foot buffer is required and
should be dimensioned on both the landscape plan and the civil site plans. Based upon staff’s review of the
landscape plan, it appears that the applicant has placed many of the plantings required under the Natural
Features Code in the required buffer. Staff notes that the two Code requirements must be met independent of
each other. Staff recommends the applicant revise the landscape plan to maintain the buffer areas as shown,
with the exception of additional plantings to be provided as noted below. The buffer must be designed to not
9
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only provide adequate screening of the improvements from adjoining properties but should also be designed
to enhance the ecology of the site. The plantings required under the Natural Features Code should then be
dispersed throughout the interior of the site.
In addition, staff recommends the following be addressed on a revised landscape plan:
• Demonstrate how the two surface parking lots comply with Natural Features Code Section 101-9.B.1
• Provide a layer of trees and shrubs between the bus loop and the infiltration area on the northwestern
side of the building.
• Work with staff to refine the design of the infiltration basin closest to Montgomery Avenue.
• Elaborate on the vision for the no-mow areas and provide the proposed seed mix.
• Provide a succession planting plan for the evergreen trees along Saybrook Road and Montgomery
Avenue that can be put in place when those trees decline and are removed. Any succession planting
plan must include the required street trees.
• Work with staff to develop an adequate landscape screen along Saybrook Road.
• Work with the EAC on the final selection of plant material.
• Provide the details of the EP Henry retaining walls and work with staff on the final product
selections.
• Eliminate any fastigiate (upright) trees from the surface parking lots and replace them with canopy
trees.
• Provide greater tree canopy coverage over the surface parking lots.
• Work with staff and adjoining property owners to select appropriate fencing along the perimeter of
the property.
7. Salvage from Demolition of Historic Resources
A condition of the Tentative Sketch Plan required the applicant to salvage materials on the existing structures,
retaining stone from walls and formal garden features for use in the new design. Notes on the plan indicate
areas where the applicant proposes to reuse the salvaged stone in landscape walls and a perimeter
retaining/screen wall. Staff requests that the applicant continue to work with us to find ways to incorporate
salvaged stone into the project. In addition, the Public Works Department has offered the School District two
Township properties for storage of the stone until such time as it is needed on site.
8. Relief
The Board of Commissioners granted the following relief with the Tentative Sketch Plan approval:
a. Partial relief from Natural Features Code Section 101-5.B.1.b, if and to the extent required not to
exceed the proposed improvements shown on the Tentative Sketch Plan, should the proposal not
minimize disturbance to vegetation other than woodlands which provides wildlife food and cover or
visual amenity.
b. Partial relief from Natural Features Code Section 101-5.C.2.a, if and to the extent required for
disturbance of slopes exceeding 15% to accommodate, but not to exceed the proposed
improvements shown on the Tentative Sketch Plan.
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c. Partial relief from Natural Features Code Section 101-5.C.2.b, if and to the extent required for
disturbance of created slopes exceeding 25% but not to exceed the proposed improvements shown
on the Tentative Sketch Plan.
The applicant requests the following additional relief with the Preliminary Plan application:
d. Partial relief from Natural Features Code Section 101.9.A, to allow 44, three-gallon ornamental
grasses to be substituted for 22 of the required shrubs.
•

Staff does not support the requested relief. Staff encourages the applicant to provide the required
number of shrubs in addition to the ornamental grasses.

e. Relief from Stormwater Management and Erosion Control Code Section 121-5.A.1, to allow the
percentage of bare areas on the site to exceed 25% of the lot area at any one time.
•

At the present time, the Township Engineer does not have sufficient information to render a
recommendation on this request. Staff met with the applicant and his design team earlier this
week and the applicant agreed to provide additional information. The Township Engineer will
report out at the meeting after he has had an opportunity to review the additional information.

f. Relief from Subdivision & Land Development Code Section 135-28.A, to defer the installation of
the required sidewalks along the property frontage until future off-site sidewalk construction and
connectivity is provided by Lower Merion Township.
•

Staff does not support the requested relief with the exception of along N. Stone Ridge Lane and
Montgomery Avenue provided the applicant is willing to provide an alternate walking path.

The inclusion of the stairs to Saybrook Road and N. Stone Ridge Lane create additional disturbance to
slopes between 15-25% and greater than 25% over and above the relief that was granted with the
Tentative Sketch Plan. Therefore the following additional relief is sought by the applicant:
g. Partial relief from Natural Features Code Section 101-5.B.1.b, to not minimize disturbance to
vegetation other than woodlands which provides wildlife food and cover or visual amenity.
h. Partial relief from Natural Features Code Section 101-5.C.2.a, to not minimize the disturbance of
slopes exceeding 15%.
i. Partial relief from Natural Features Code Section 101-5.C.2.b, to disturb slopes exceeding 25%.
9. Action
The Planning Commission must take the following action for this application:
1. Provide a recommendation on the Preliminary Land Development Plan.
2. Provide a recommendation on the noted above.
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August 29, 2019

Mr. Christopher Leswing, Director of Building & Planning
Building & Planning Department
Township of Lower Merion
75 East Lancaster Avenue
Ardmore, Pennsylvania 19003
Re: MCPC #19‐0060‐003
Plan Name: Lower Merion School District – Middle School
(1 lot/218,000 sq. ft. institutional on approximately 22.23 acres)
Situate: West Montgomery Avenue (west)/south of Saybrook Road
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 July 24,
2019. We forward this letter as a report of our review and recommendations.
BACKGROUND
The applicant, Lower Merion School District, proposes to consolidate two parcels to create an
approximately 22.23‐acre parcel. The combined parcel has frontage on Montgomery Avenue, which is a
State road, North Stone Ridge Lane, and Saybrook Road. All existing structures, including a Class II historic
resource, are proposed to be demolished and a 3‐story, 218,000‐square foot middle school building will be
constructed. Additional improvements shown at this time include 198 surface parking spaces, stormwater
management facilities, sports courts and fields, and internal pedestrian pathways. A one‐way parent drop
off/pick‐up loop is shown in front of the middle school building while another one‐way “school bus arrival
and dismissal loop” road is shown around the building. The property is located in the township’s R1
Residence Zoning District. This proposal was previously reviewed in a review letter dated April 8, 2019.
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COMPREHENSIVE PLAN COMPLIANCE
The Land Use Element of the 2016 Lower Merion Township Comprehensive Plan identifies this parcel as
Institutional. In addition, this area of Lower Merion Township is identified as a Suburban Residential Area
in the Future Land Use Plan of the Montgomery County Comprehensive Plan, Montco2040: A Shared Vision.
Suburban Residential Areas are primarily residential areas that can include institutional uses. In general,
“non‐residential buildings should have a residential character, with pitched roofs, small building footprints,
residential building materials, and residentially‐scaled windows and doors.”
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 proposed subdivision and land development. Our review comments are
as follows:
REVIEW COMMENTS
GENERAL DESIGN CONSIDERATIONS
We commend the applicant for taking efforts to incorporate some of the building materials from the
existing Class II historic resource into the proposed middle school building and site design. In addition, the
applicant is proposing to relocate the existing stone entrance walls on either side of the Montgomery
Avenue driveway into the site which will help to preserve an element of the existing viewshed into the site
from Montgomery Avenue.
As part of the proposed middle school development, the applicant will construct two, 10‐foot tall retaining
walls around the proposed parking lot closest to Montgomery Avenue with a 4‐foot high fence on top of
each retaining wall. This proposed series of retaining walls is likely to be a prominent visual feature from
both Montgomery Avenue and North Stone Ridge Lane. Therefore, we encourage the applicant to utilize
materials for the proposed retaining walls that will be similar in color and texture to the stone entrance
walls that are being preserved to help soften the appearance of the proposed retaining walls.
PEDESTRIAN CIRCULATION
1. Sidewalks Along Street Frontages. A series of internal pedestrian walkways is shown connecting the
proposed middle school building with the parking areas and the on‐site athletic fields. In addition, the
current version of the proposed site plan shows sidewalk along the Montgomery Avenue, North Stone
Ridge Lane, and Saybrook Road frontages of the site. However, according to a note on Sheet 05 of 28,
the applicant is requesting a waiver from §135‐28.A. of the township’s Subdivision and Land
Development Ordinance “to defer the installation of proposed sidewalks along the Lower Merion
School District property frontage until future off‐site sidewalk construction and connectivity is provided
by Lower Merion Township”. We feel that the development of a modern middle school on this site
warrants the construction of sidewalks on all street frontages of the site so that they are already in
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place when additional pedestrian infrastructure in the future is constructed to improve multi‐modal
access to the middle school site.
2. Potential Pedestrian Connection to Saybrook Road. We understand that the applicant is proposing to
construct a fence along the Saybrook Road frontage of the site for security reasons that could limit
pedestrian access into the middle school site. However, we feel that a potential pedestrian connection
from the Saybrook Road frontage could still be considered in conjunction with a slightly reconfigured
security fence. For example, if the security fence was constructed so that it extended further into the
site along the edge of the bus loop driveway, a pedestrian path could potentially be provided between
the bus loop driveway and the eastern property line. In this configuration, the pedestrian pathway
could extend into the site and pedestrians could cross the bus loop driveway at the proposed crosswalk
closest to the main public entrance to the building. Please see Attachment B for an illustration of this
concept.
LANDSCAPE DESIGN
1. Planted Buffer. Section 155‐11.E.(8) of the township’s Zoning Ordinance states that, “a minimum ten‐
foot planted buffer shall be required along the side and rear property lines when a public school
property abuts a residential zoning district.” An area of land labeled as “No Mow Zone” on the
landscape plan on Sheet LP‐1 in the southeast corner of the site between the proposed track and the
Montgomery Avenue entrance driveway is shown within the required planted buffer area; however, no
shrubs or trees are proposed in this area of the site. We defer to the township to determine if
additional shrubs and trees may need to be provided in this area of the site to meet the township’s
buffer requirements.
2. Existing Trees Along Montgomery Avenue. A note on the landscape plan on Sheet LP‐1 regarding the
existing white pine trees along Montgomery Avenue states that these trees are “to be preserved unless
proposed roadway and sidewalk improvements impact existing trees. Required street trees along
Montgomery Avenue provided elsewhere on site.” We commend the applicant for taking efforts to
preserve this existing grouping of established evergreen trees as we feel that it contributes to the
existing screening of the site; however, we feel that clarification may be needed regarding any
additional street trees that would be provided in this location if the existing White Pine trees were to be
negatively impacted by the proposed roadway and sidewalk improvements. We recommend that
additional street trees at the same spacing as the proposed street trees along North Stone Ridge Lane
be provided along the full Montgomery Avenue frontage as an alternative if the existing White Pine
trees are removed later.
STORMWATER MANAGEMENT
Several large stormwater management facilities are shown as part of the proposed development. It
appears that some of the stormwater runoff will be routed through biofiltration areas, which will allow for
some of the sediment in the stormwater runoff to settle out of the stormwater prior to reaching the
infiltration areas. However, some of the stormwater runoff is shown being discharged directly from the
building and surrounding paved areas to infiltration areas. Where no biofiltration facilities appear to be
provided to remove sediment before the stormwater runoff reaches the infiltration bed, siltation of the
infiltration bed may be an important maintenance concern in the long‐term.
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Based on the information provided, it appears that several of the sediment traps (see Sheet 15 of 28)
proposed to be used during construction, are located in the same areas of the site where infiltration and
biofiltration basins are shown (see Sheet 06 of 28). It is our understanding that it is best practice to limit
potential sedimentation during construction within areas of a site that are proposed to be used as
infiltration and biofiltration basins. We feel that utilizing areas of the site that are intended to be used as
infiltration and biofiltration basins as sediment traps during construction could cause sediment to clog the
existing pore spaces in the soil, reducing the post‐construction infiltration capacity of the soils within the
infiltration or biofiltration basins. Ideally, we feel that the post‐construction infiltration and biofiltration
basins would function most effectively if alternate locations for the sediment traps were utilized during
construction. However, overall we defer to the township engineer to determine if additional measures,
such as post‐construction infiltration testing in the vicinity of the sediment traps that are proposed to be
converted to infiltration and biofiltration basins, may be beneficial.
CONCLUSION
We wish to reiterate that MCPC generally supports the applicant’s proposal to construct a new middle
school; however we believe that our suggested revisions will better achieve the township’s planning
objectives for institutional 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.
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. Please print the assigned MCPC
number (#19‐0060‐003) on any plans submitted for final recording.
Sincerely,

Marley Bice, AICP, Principal Planner
610‐278‐3740 – mbice@montcopa.org
c: Lower Merion School District, Applicant
Fred Fromhold, Applicant’s Representative
Chester Valley Engineers, Inc., Applicant’s Engineer
Gilbert P. High, Jr., Esq., Twp. Solicitor
Ernie B. McNeely, Twp. Manager
Edward P. Pluciennik, P.E., Twp. Engineer
Fran Hanney, PennDOT
Attachment A: Reduced Copy of Applicant’s Proposed Site Plan
Attachment B: MCPC Comments on Applicant’s Proposed Site Plan
Attachment C: Aerial Image of Site
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AGENDA ITEM INFORMATION
ITEM: AUTHORIZATION TO ADVERTISE A PROPOSED ORDINANCE - Chapter 155, Zoning MUST District
Consider for recommendation to the Board of Commissioners authorizing the Township Secretary to advertise
notice of intent to hold a public hearing and adopt an ordinance to amend the Code of the Township of Lower
Merion, Chapter 155, entitled Zoning, by amending Article XVIIB, Mixed-Use Special Transportation District,
Section 155-87.22, Dimensional Standards for Development, Section C, entitled Building Setbacks, by increasing
the required stepback in Subsection (1)(i); and to amend Section F, entitled Building Height, by the establishment
of a 39 feet maximum building height and the deletion of mixed-use height incentives in Subsection (4); By the
deletion of the penthouse height exception in Subsection (5); By limiting the maximum height exception to 52 Feet,
And amending the height exception criteria in Subsection (6); And by amending the building height limitations in
Subsection (7); And to amend Section 155-87.25, Development Design Standards, Section D, entitled parking
structures by deleting the required height for vertical articulation.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Issue Briefing

Issue Briefing

Proposed Ordinance

Ordinance
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TOWNSHIP OF LOWER MERION
Planning Commission
Issue Briefing
Topic:

Proposed Ordinance to Amend MUST Height Limits

Prepared by: Robert Duncan, Assistant Township Manager
Date:

I.

October 9, 2019

Action To Be Considered By The Board:
Authorization to advertise an amendment to the Zoning Code to reduce the height limits
in the Mixed-Use Special Transportation (MUST) Overlay District.

II.

Why This Issue Requires Board Consideration:
Any amendments to the Zoning Code must be adopted by the Board of Commissioners.

III.

Current Policy Or Practice (If Applicable):
N/A

IV.

Other Relevant Background Information:
Last month the Board of Commissioners decided to delay the adoption of the new
Zoning Code, but a number of Board members expressed concern about the number of
development projects in Ardmore that have been submitted seeking building heights
far in excess of the three to four story predominant building height that currently exists
along Lancaster Avenue. These Board members have asked staff to bring forward an
amendment to the MUST Overlay District to reduce the height limits in the current
Code while the final amendments to the updated Zoning Code are being considered for
adoption.
The proposed ordinance will reduce the height limit to 39 feet (three-stories) with the
ability to increase the height to 52 feet subject to meeting additional standards. To
increase the building height a developer is required to provide 20% of the dwelling
units as affordable housing units if the development includes residential units, preserve
the front façade of a Class 1 building if the project includes a Class 1 building, and
provide a 15 feet front stepback for any portion of the building taller than 39 feet.
This ordinance is intended to maintain the existing predominant building heights along
Lancaster Avenue until the new Zoning Code regulations are adopted.
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At their meeting on Monday, October 7, 2019, the Planning Commission recommended
approval of this proposed ordinance subject to clarification of the number of affordable
housing units required to attain the building height exception.
V.

Impact on Township Finances:
This ordinance will have no impact on Township finances.

VI.

Staff Recommendation
Staff recommends the Board of Commissioners authorize advertisement for a public
hearing in November.
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AN ORDINANCE
No. _____
AN ORDINANCE To Amend The Code Of The Township Of Lower Merion,
Chapter 155, Entitled Zoning, Article XVIIB, Mixed-Use Special Transportation
District, Section 155-87.22, Dimensional Standards For Development, Section C,
Entitled Building Setbacks, By Increasing The Required Stepback In Subsection
(1)(i); And To Amend Section F, Entitled Building Height, By The Establishment
Of A 39 Feet Maximum Building Height And The Deletion Of Mixed-Use Height
Incentives In Subsection (4); By The Deletion Of The Penthouse Height Exception
In Subsection (5); By Limiting The Maximum Height Exception To 52 Feet, And
Amending The Height Exception Criteria In Subsection (6); And By Amending
The Building Height Limitations In Subsection (7); And To Amend Section 15587.25 Development Design Standards, Section D, Entitled Parking Structures By
Deleting The Required Height For Vertical Articulation.

The Board of Commissioners of the Township of Lower Merion hereby ordains:
Section 1.
The Code of the Township of Lower Merion, Chapter 155, entitled Zoning,
Article XVIIB, The Mixed-Use Special Transportation District, Section 155-87.22,
Dimensional Standards for Development, Section C, entitled Building Setbacks, shall be
amended by increasing the required stepback in subsection (1)(i); and Section F, entitled
Building Height, shall be amended by the establishment of a 39 feet maximum building
height, and the deletion of mixed-use height incentives in subsection (4), and by the deletion
of the penthouse height exception in Subsection (5), and by limiting the maximum height
exception to 52 feet and amending the height exception criteria in Subsection (6), and by
amending the Building Height Limitations in Subsection (7), and to amend Section 155-87.25
Development Design Standards, Section D, entitled Parking Structures by deleting the
required height for vertical articulation, to provide as follows:
Article XVIIB – Mixed-Use Special Transportation District
***********
§ 155-87.22 Dimensional standards for development.
***********
C. Building setbacks.
(1) Build-to lines.
***********
(i) For properties larger than 10,000 square feet, any portion of a new building above
three stories or 40 39 feet above grade shall be set back from the build-to-line a
minimum of 1015 feet.
1
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***********
F. Building height.
(1) The provisions of § 155-137 (setbacks, impervious surface and building area) hereof
shall not apply to new and redeveloped structures developed in accordance with this
article.
(2) The minimum height of any building shall be two stories and no less than 28 feet
above grade. The second-story floor area shall be equal to or greater than 75% of the
grade level building area.
(3) Where a lot is split by the six-hundred-fifty-foot and one-thousand-foot boundary
lines listed below, the height regulations applicable to the less more restricted district
shall extend over the entire commercially zoned portion of the lot in the more less
restricted district.
(4) The maximum height of any building in the MUST District shall be 39 feet above
grade. as follows:
(a)
The maximum height of any mixed-use building within 650 feet from the
midpoint of the in-bound station platform shall be no more than 65 feet above grade.
If the lot area exceeds 10,000 square feet, the maximum height shall be no more than
78 feet above grade.
(b)
The maximum height of any single-use building within 650 feet from the
midpoint of the in-bound station platform shall be no more than 52 feet above grade.
(c)
The maximum height of any mixed-use building between 650 and 1,000 feet
from the midpoint of the in-bound station platform shall be no more than 52 feet
above grade unless the lot area exceeds 10,000 square feet, in which case the
maximum height may be up to 65 feet above grade.
(d)
The maximum height of any single-use building between 650 and 1,000 feet
from the midpoint of the in-bound station platform shall be no more than 39 feet
above grade.
(e)
The maximum height of any building more than 1,000 feet from the midpoint
of the in-bound station platform shall be no more than 39 feet above grade.
(5) Penthouses. A penthouse shall not be included in measuring the height of a mixed-use
building if the enclosed area occupies less than 25% of the floor area of the story
below and is set back a minimum of 20 feet from the exterior walls of the building.
RESERVED
(6) Exceptions to building height limitations. The maximum height of any building may
be extended increased to 52 feet provided the building complies with b and c below.
Section a below shall also apply if the building includes residential dwelling units:
Building heights may be increased as set forth below, except that in no event may the
height of a building in the MUST District exceed 91 feet.
(a) The building height limits may be increased by 24 feet, provided at least one of
2
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the following requirements is met:
[1](a) Buildings with residential units: A single- or mixed-use development that
provides either must include all dwelling units up to five dwelling units or 20% of
the total number of dwelling units (whichever is greater) of moderate-income
housing units as described in §155-87.24A.
[2] The developer shall contribute a sum of money equal to 5% of the construction
costs of the building. This fund shall be controlled by the Township and be
dedicated to use for moderate-income housing units as described in § 155-87.24A.
The method of payment of this contribution shall be established during the land
development approval process.
[3]A mixed-use development that includes a parking structure with a minimum of
100 municipal or public parking spaces in addition to the required parking spaces.
(b) A front façade stepback of 15 feet is provided above the third-story or the height
of 39 feet, whichever occurs first. The building height limits for mixed-use
buildings permitted in Subsection F(4)(a), (c) and (e) above may be increased by
an additional 13 feet, provided at least one of the following requirements is met:
[1] A minimum of 1,000 square feet of dedicated contiguous public gathering
space is provided for any lot with less than 10,000 square feet of land area. A
minimum of 5% of the total lot area shall be dedicated to contiguous public
gathering space for lots over 10,000 square feet. Land area dedicated to public
ingress/egress easements shall not be included in the total lot area calculation for
demonstrating compliance with the 5% of public gathering space requirement; or
(c)[2] The exterior of a Class I historic building that can be seen from a public way is
preserved and restored in accordance with the requirements of the Secretary of the
Interior's Standards for Rehabilitation of Historic Structures and a facade
easement is recorded in a form approved by the Township Solicitor.
(7) Notwithstanding the building height provisions noted above, aAny application for
new construction or an expansion to an existing building shall also be subject to the
following:
(a) No building more than 1,000 feet from the midpoint of the in-bound station
platform shall exceed by more than 28 feet the height of the tallest building or
buildings that front on the same street and are located within 150 feet of such
building. For a corner lot, this provision shall be applied to buildings within 150
feet on all street frontages.
(ab) No portion of a building located within 50 feet of an existing one- or twofamily dwelling in a residential zoning district shall be permitted to exceed 42
feet.
(c) No portion of a building located within 150 feet of an existing one- or two-family
dwelling in a residential zoning district shall be permitted to exceed 65 feet.
***********
3
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§ 155-87.25 Development design standards.
***********
D.

Parking structures.

(1) Vertical articulation of the parking structure facade, including changes in building plane
and materials, shall be used to create a pedestrian scale.and occur at a maximum interval
of 65 feet.
***********
Section 2.
Nothing in this Ordinance or in Chapter 155 of the Code of the Township of
Lower Merion, as hereby amended, shall be constructed to affect any suit or proceedings in
any Court, any rights acquired or liability incurred, any permit issued, or any cause or causes
of action existing under the said Chapter 155 prior to the adoption of this amendment.
Section 3.
The provisions of this Ordinance are severable and if any section, sentence,
clause, part or provision thereof shall be held illegal, invalid or unconstitutional by any Court
of competent jurisdiction, such decision of this court shall not affect or impair the remaining
sections, sentences, clauses, parts or provisions of this Ordinance. It is hereby declared to be
the intent of the Board of Commissioners that this Ordinance would have been adopted if
such illegal, invalid or unconstitutional section, sentence, clause, part or provision had not
been included herein.
Section 4.
This Ordinance shall take affect and be in force from and after its approval as
required by law.

Approved by the Board of Commissioners on this ____ day of ______, 2019.

BOARD OF COMMISSIONER OF THE
TOWNSHIP OF LOWER MERION

___________________________________
Daniel S. Bernheim, President
ATTEST:

__________________________
Jody L. Kelley, Secretary
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AGENDA ITEM INFORMATION
ITEM: HISTORICAL COMMISSION - 906 Old Lancaster Road, Bryn Mawr, Class 2, 2019-R-15
Consider for recommendation to the Board of Commissioners approval to install railing and stairs at a rear
porch.
On September 23, 2019, the Historical Commission recommended approval of the application.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: HISTORICAL COMMISSION - 202 Bala Avenue, Bala Cynwyd, Class 2, 2019-IA-21
Consider for recommendation to the Board of Commissioners directing staff to prepare an ordinance
amending the Code of the Township of Lower Merion, Chapter A180, Zoning, Historic Resource Inventory,
to add 202 Bala Avenue to the Historic Resource Inventory as a Class II Resource.
On September 23, 2019, the Historical Commission recommended approval of the addition, citing designation
criteria 1, 2, and 4.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: CERTIFICATE OF APPROPRIATENESS - 22 East Lancaster Avenue, Ardmore, Ardmore
Historic District, 19-13
Consider for recommendation to the Board of Commissioners approval to install a sign with illuminated letters
to replace an existing box sign.
On October 8, 2019, the HARB recommended approval of the application as submitted citing Secretary of the
Interior’s Standards 9 and 10.

PUBLIC COMMENT

78

AGENDA ITEM INFORMATION
ITEM: CERTIFICATE OF APPROPRIATENESS - 22 East Lancaster Avenue, Ardmore, Ardmore
Historic District, 19-18
Consider for recommendation to the Board of Commissioners approval to replace existing storefront windows
and entry door, and to install a new transom window above the front door, currently the location of an air
conditioning unit.
On October 8, 2019, the HARB recommended approval of the application as submitted citing Secretary of the
Interior’s Standards 9 and 10.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: CERTIFICATE OF APPROPRIATENESS - 404 Arthur’s Round Table, Wynnewood, English
Village Historic District, 19-15
Consider for recommendation to the Board of Commissioners approval to enclose a front porch with windows
and solid panels, and to re-create a window opening on the rear elevation that had been filled in with stone.
On October 8, 2019, the HARB recommended approval of the application as submitted citing Secretary of the
Interior’s Standards 9 and 10.

PUBLIC COMMENT
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AGENDA ITEM INFORMATION
ITEM: AUTHORIZE THE TOWNSHIP MANAGER TO ENTER A CONTRACT WITH THE
MONTGOMERY COUNTY PLANNING COMMISSION FOR CONSULTANT SERVICES
Consider for recommendation to the Board of Commissioners approval to authorize the Township Manager to
enter a contract with the Montgomery County Planning Commission for consultant services.

PUBLIC COMMENT
ATTACHMENTS:
Description

Type

Issue Briefing

Issue Briefing

Contract

Backup Material
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TOWNSHIP OF LOWER MERION
Planning Commission
Issue Briefing
Topic:

Contract with the Montgomery County Planning Commission

Prepared by: Andrea Campisi, Senior Planner
Date:

I.

October 4, 2019

Action To Be Considered By The Board:
Authorize the Township Manager to enter a contract with the Montgomery County
Planning Commission for consultant services.

II.

Why This Issue Requires Board Consideration:
Consulting contracts require approval from the Board of Commissioners.

III.

Current Policy Or Practice (If Applicable):
N/A

IV.

Other Relevant Background Information:
The Building and Planning Department’s proposed 2020 budget includes the
Township’s contribution for this contract. The current consulting contract with the
County expired on July 31, 2019. Staff proposes to enter a new contract to immediately
engage the County’s assistance with the update to the Township’s Land Use Codes and
the preparation of a Sustainability Plan. The contract will run for three years from
October 1, 2019 through September 30, 2022.
The County has committed to begin providing services immediately upon the execution
of the contract. Staff notes that year one of the contract is slightly higher because it
includes expedited work necessary to complete the update to the Township’s Land Use
Codes and move forward with other planning initiatives. The total contract amount is
$54,511 which represents 50% of the total estimated cost to the Montgomery County
Planning Commission.

V.

Impact on Township Finances:
Funding is included in the 2019 budget and the draft 2020 budget for these services.

VI.

Staff Recommendation
Staff recommends the Board of Commissioners authorize the Township Manager to
enter the contract.
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MCPC Contract #246

PLANNING ASSISTANCE CONTRACT
BETWEEN COMMISSIONERS OF MONTGOMERY COUNTY
AND LOWER MERION TOWNSHIP

THIS CONTRACT made the first day of October 2019, between Commissioners of Montgomery
County (herein called County) and Lower Merion Township of Montgomery County, Pennsylvania
(herein called Municipality).
WITNESSETH THAT:
WHEREAS, County has created the Montgomery County Planning Commission (herein called
MCPC), and
WHEREAS, Resolution 70-3, dated March 11, 1970, established policies for local planning
assistance, a cost sharing formula and a schedule of fees and charges by which the services of MCPC’s
staff was offered to assist the 62 municipalities in the county, and
WHEREAS, the Municipality has requested the MCPC to provide planning assistance under the
terms specified herein, and
WHEREAS, the County of Montgomery, acting through the MCPC proposes to render assistance to
the Municipality in the form of technical services, pursuant to Pennsylvania Municipalities Planning
Code, Act 247, as amended.
NOW THEREFORE, in consideration of the mutual promises hereafter made, the parties hereto,
intending to be legally bound under the Uniform Written Obligations Act of the Commonwealth of
Pennsylvania, do hereby agree that:
A. MCPC Assistance
1. The MCPC will assign one or more professional planners, and supporting staff, to meet the
categories outlined in Exhibit B.
B. Services of Municipality
1. Officials, employees, staff and members of the planning commission of the Municipality
will cooperate with MCPC in the discharge of its responsibilities hereunder.
2. All pertinent Municipality records and data shall be made available for the use of the
MCPC.
C. Schedule of Time and Compensation
1. The established and agreed total cost is $109,023.00

Lower Merion Township
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2. The compensation is subject to Resolution 19-5.1, Exhibit A.
3. This contract shall become effective on October 1, 2019 and shall terminate on September
30, 2022.
4. Municipality's payment to MCPC shall not exceed fifty percent (50%) of the total cost as
set forth in C.1 above. This includes any federal or state optional funding arrangements
equal to the municipal share set forth in Exhibit C.
5. The total cost of the printing and publication of Major Products (Reports and Maps) shall
be negotiated on a case-by-case basis.
6. Municipality shall pay MCPC on the following basis:
Amount
$11,781.00
$11,781.00
$ 7,700.00
$ 7,700.00
$ 7,777.00
$ 7,777.00

Date
April 2020
October 2020
April 2021
October 2021
April 2022
October 2022

D. Miscellaneous
1. Either party may terminate this contract by giving the other at least sixty (60) days written
notice thereof, and a pro rata adjustment shall be made based on the compilation of costs
incurred and services performed by the MCPC. In the event of cessation of services by the
MCPC prior to the termination date in the contract, the MCPC shall be paid for costs and
services to the date of such cessation and the MCPC and the County of Montgomery shall,
in no event, be liable to Municipality for breach of this contract due to cessation of its
services.
2. The scope of work to be done under this contract shall be subject to modifications or
supplements upon the written agreement of the duly authorized representatives of the
contracting parties. It is the understanding of all parties to this contract that no
modification of the program shall be made that would change the total cost unless such
changes, including any increase or decrease in the amount of the MCPC’s compensation,
are mutually agreed upon by and between the parties hereto. Such changes will be
accomplished as follows: a) any decrease in the amount of MCPC’s compensation shall be
incorporated in written amendments to this contract; b) any increase in the amount of
MCPC’s compensation in excess of $1500 (i.e. $3000 total change) shall be incorporated
in written amendments to this contract; c) any increase in the amount of MCPC’s
compensation less than $1500 (i.e. $3000 total change) shall be by a letter of intent of a
purchase of service (said letter of intent shall be signed by the authorized representative of
the municipality and by the Director of the MCPC); and d) any substitution or modification
of the work items in B. of Exhibit B, not involving a change in compensation, shall be by a
letter of intent as set forth in c), herein.
Lower Merion Township
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3. The costs of any increases in the scope of work agreed to by the contracting parties in
accordance with D.2 shall be calculated on the basis of the per diem rates prevailing at the
time said increase is negotiated. Any increase involving the commitment of additional
monthly planner-days shall be subject to the availability of said staff time.

MUNICIPAL GOVERNING BODY

COMMISSIONERS OF
MONTGOMERY COUNTY

By: ________________________________

By:_______________________________

President, Board of Commissioners

Chairperson

Attest: ______________________________

Attest:_____________________________

Township Manager

County

Authorized by motion or resolution of Municipality.
Approved _________________, 20_____.

Lower Merion Township

Authorized by Resolution #_________ of County.
Approved_________________, 20_____.
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EXHIBIT A
MONTGOMERY COUNTY PLANNING COMMISSION
FEE SCHEDULE
for
COMMUNITY PLANNING ASSISTANCE CONTRACTS
MCPC RESOLUTION #19-5.1

The fee schedule breakdown below is based on the “planner-day” which includes planner time, staff
coordination and management, all support services, and incidental expenses.

A. Planning Assistance Contract Program 2019-2021 Graduated Fee Schedule:
For the first year of a three-year contract:

Per Planner-Day = $693.00

For the second year of a three-year contract:

Per Planner-Day = $700.00

For the third year of a three-year contract:

Per Planner-Day = $707.00

B. Planning Assistance Contract Program 2019-2021 Flat Fee Schedule:
Per year for a three-year contract:

Per Planner-Day = $700.00

C. Letter of Intent Contract Program/Short-Term Contracts
and Subpoenaed Appearances:
Per Planner-Day = $714.00

The share of municipal governmental financial commitment shall be 50 percent of the contract's total
cost as shown in Exhibit C.
A minimum number of night meetings will be specified in each contract dependent upon the work
program, and they shall be calculated at the rate of two night meetings being the equivalent of one
planner-day.

Lower Merion Township
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EXHIBIT B
CATEGORIES OF ASSISTANCE
A. General Services
1. Meeting Attendance. A professional planner(s) will be assigned to the Municipality. The
planner(s) will attend meetings of the Township Board of Commissioners as requested to
review work being conducted under the planning assistance contract and to keep abreast of
current planning issues and concerns to the Municipality. The planner(s) will attend other
meetings, such as public hearings, Township Board of Commissioners meetings, Zoning
Hearing Board meetings, meetings of other appointed agencies and boards of the Municipality,
joint meetings of some or all such agencies and boards, and citizens’ group meetings at which
his or her attendance is appropriate (with the concurrence of the Township Board of
Commissioners). Attendance of multiple night meetings per year has been included in the
contract. However, any adjustments to the number of meetings actually attended, either up or
down, will be traded off with planner-days of service provided, at the rate of one-half (½)
planner-day for each meeting adjusted.
2. Act 247 Reviews. During the course of the contract, the assigned planner(s) will be
responsible for all reviews (subdivision, land developments, and ordinance amendments)
required by Act 247, "The Pennsylvania Municipalities Planning Code." Zoning Hearing
Board reviews shall be prepared as necessary. MCPC will provide in-depth assistance in the
review of all significant land developments, including special meeting attendance, development
of alternative site designs, detailed recommendations for landscaping and the drafting of
applicable amendments for zoning and land development regulations.
3. If any assistance required by the Municipality exceeds the scope of this contract, it is
understood by both the Municipality and MCPC that the costs associated with the work
program will be finalized by Letter of Intent.
B. Structured Assistance
1. Land Use Codes – MCPC will assist Township Staff in completing the Zoning Code/SALDO
Update. Tasks include testing the codes, as well as assisting with drafting language to ensure
that the new codes are consistent with the township’s Comprehensive Plan, including
prevailing setback, and other items addressed in the county’s ordinance review letter.
2. Master Planning – MCPC will prepare Master Plans for the township’s commercial and
mixed use areas, beginning with City Avenue, Ardmore, and Penn Valley. The Master Plans
will take a comprehensive look at the development/redevelopment of these areas, with a
primary product of the Master Plans being the development of an Official Map. Planning and
design considerations for the master plans will include, but not be limited to, establishing an
interconnected network of streets, expanding infrastructure for walkability, enhancing
bikability, establishing public gathering spaces and interconnected open spaces, providing a
first class transit experience, and identifying opportunities for gateway development and
wayfinding signage. Public meetings and outreach will be managed by township staff.
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3. Sustainability Plan – In the first year of the contract, MCPC will work with the township to
prepare a township-wide Sustainability Plan. The detailed scope of the plan is still being
developed. Public meetings and outreach will be managed by township staff.
4. Community Map – MCPC will update the township’s Community Map. The update will
reflect changes since the map’s initial creation, including the addition of new parks and open
spaces, changes in institutional and commercial uses, and changes in parcel information, to
name a few. The map will be delivered in a digital format suitable for printing by the township.
The community map will also include the Township Low Stress Bike Route. The community
map will serve as a capstone public information tool to educate the public on the completion of
the Comprehensive Plan/Zoning Update.

Lower Merion Township

B-2

MCPC Contract #246

88

