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                                                                  April 2, 2018 Planning Commission Meeting Minutes  

Members present – Scott France, Sean Whalen, Tim Mathews, Charlie Howland, Harriet Ruffin 

and George Ross 

 

Staff present – Chris Leswing, Andrea Campisi, Jillian Dierks and Kevin Bowers 

 

Reorganization 

 

Planning Commissioner Howland proposed postponing an additional month since Planning 

Commissioner Vale was not present.  

 

March 2, 2018 Planning Commission Meeting Minutes  

 

Planning Commissioner Whalen made a motion to recommend approval.  

 

Planning Commissioner Ruffin seconded the motion.  

 

All members were in favor and the motion carried.  

 

PRELIMINARY LOT LINE CHANGE PLAN 

 

713 Broadacres Road (formerly known as 400 S. Woodbine Avenue) & 408 S. Woodbine 

Avenue, Narberth, SD# 3805, Ward 1 

 

The Planning Commission considered a Preliminary Lot Line Change Plan. The Plan prepared 

by Ambric Technology Corporation, LLC, dated November 13, 2017, last revised January 17, 

2018 shows the transfer of two separate portions of land each totaling 315 square feet between 

the two properties. 

 

Ms. Dierks presented the proposal and reviewed the issues memo. 

 

Planning Commissioner Mathews asked when the addition was constructed.  

 

Ms. Dierks stated within the last year. 

 

Dan Coval, Esquire, was present on the applicants’ behalf. With him was Todd Joseph, one of 

the property owners. Mr. Coval said this is a minor lot line change and the properties are 

irregular to start with. He said his client’s property is accessed via a convoluted driveway. He 

said the application is needed to make right a wrong. He said it is a minor change that will bring 

the lots into conformance.  

 

Discussion ensued.  

 

With regard to the relief, Planning Commissioner Howland made a motion to recommend 

approval.  

 

Planning Commissioner Ruffin seconded the motion. 

 

All members were in favor and the motion carried. 
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With regard to the Lot Line Change Plan, Planning Commissioner Ruffin made a motion to 

recommend approval. 

 

Planning Commissioner Mathews seconded the motion. 

 

All members were in favor and the motion carried. 

 

The Planning Commission recommended approval subject to the following conditions: 

 

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated March 19, 2018 shall be incorporated by 

reference into these conditions of approval. 

 

Impervious Surface Allocation: 

 

2. The allotment of the impervious surface associated with the common driveway serving 713 

Broadacres Road shall be subject to the approval of the Zoning Officer. If the impervious 

surface is unevenly allocated between the properties that are served by the driveway then the 

applicant shall submit a covenant as required by Zoning Code Section 155-141.6. The covenant 

shall be subject to the approval of the Township Solicitor.  

 

Plan Requirements: 

 

3. The addresses of the adjoining properties shall be shown on the plan. 

 

4. Metes and bounds shall be shown for the right-of-way of both properties. 

 

5. Concrete road control monuments shall be shown and installed at the right-of-way at all 

property lines and at changes in direction. Iron pins may be installed where the installation of 

concrete monuments is not feasible subject to the approval of the Township Engineer.   

 

6. The title of the plan shall clearly state that it is a Lot Line Change Plan prepared for 713 

Broadacres Road (formerly known as 400 South Woodbine Avenue) and 408 South Woodbine 

Avenue. The address for 713 Broadacres Road shall be included on the plan anywhere 400 

South Woodbine Avenue is currently listed.  

 

7. The location of all existing utility services shall be provided on the plan. 

 

8. A certification for the professional surveyor shall be included on the plan.  

 

Standard Conditions of Approval: 

 

9. New deeds shall be recorded subsequent to the recording of the Final Plan. 

 

10. Two copies of the revised plan shall be submitted with all changes highlighted and a letter shall 

be provided indicating how each requested revision has been addressed. 

 

11. The Final Plan, complying with all applicable conditions of approval shall be filed with the 
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Department of Building and Planning within twelve (12) months from the date of approval by 

the Board of Commissioners. 

 

12. Any changes to the approved plans shall require the submission of an as-built plan prior to the 

issuance of the Certificate of Occupancy. Building and Planning staff can waive this 

requirement if the changes are determined to be insignificant. 

 

13. 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).  

 

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. 

 

In addition, the Planning Commission recommended approval of the following relief: 

 

A. Subdivision & Land Development Code Section 135-35, to create an irregular lot line. 
 

PRELIMINARY SUBDIVISION PLAN  

 

230 Maplehill Road, Gladwyne, SD# 3795, Ward 2 

Ms. Campisi presented the proposal. She outlined staff’s recommendations to bring the plan into 

greater compliance with Township codes and planning best practices.  

Planning Commissioner Howland asked if the proposed stormwater management system would 

result in an overall improvement to the stormwater runoff in the surrounding neighborhood. 

Mr. Bowers said that it would. 

Planning Commissioner Matthews asked if the yield plan required a waiver. 

Ms. Campisi stated the yield plan has been reviewed by the Zoning Officer who determined that 

the plan is compliant. 

George Broseman, Esquire, was present on the applicant’s behalf, who was also present at the 

meeting. Mr. Broseman indicated that the applicant met with neighbors and Commissioner 

Grimes. He said we believe that we have a compliant three lot subdivision plan and we are 
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willing to continue to work with the neighbors who are willing to keep working with us. He said 

where there are reasonable requests we will work to address them.  

Mr. Broseman referenced the creation of rear lots and said his client demonstrated that a cul de 

sac can be built which is not desired and which is why we are seeking conditional use approval 

to create a rear lot. Mr. Broseman said his client will consider constructing a common drive to 

serve the three homes. He said he believes that the conditional use request is consistent with the 

development next door to the site and with the Comprehensive Plan. He said this area is shown 

to be residential in the Comprehensive Plan and we are proposing a residential subdivision in a 

low density residential area that is zoned R-1. Mr. Broseman said our lots are larger than the 

minimum required in R-1 which is 30,000 sq. ft. He stated that he does not think a sidewalk is 

required as Maplehill Road is not a heavily traveled road and there is not a safety concern but 

given staff’s recommendation to defer the installation, he said he will not argue over it.  

Planning Commissioner Howland asked about the previous removal of trees on the property.  

Mr. Bowers explained that the previous tree removal did not require compensatory plantings. 

Planning Commissioner Ruffin asked the purpose of the previous tree removal. 

Mr. Broseman stated that the applicant removed trees on the property after his daughter was 

almost severely injured by a falling limb.  

Planning Commissioner Matthews asked staff if a determination has been made as to whether the 

yield plan is compliant. 

Staff noted that the yield plan was determined to be compliant by the Zoning Officer.  

Planning Commissioner France stated the yield/by-right plan shows extremely small building 

envelopes that are out of character with the existing neighborhood. 

Mr. Broseman reviewed his client’s requested changes to staff’s recommended conditions of 

approval.  

Discussion ensued regarding whether the proposal complies with the conditional use standards.  

Mr. Leswing elaborated on what constitutes and inappropriate subdivision as referenced in the 

Comprehensive Plan. 

Ross Rieder, a resident of Maplehill Road, said he lives directly across from the proposed 

development. He provided a description of the neighborhood, history of the property and 

summary of the current disrepair that the property is in. He said he would like to see the existing 

home demolished and one single-family home constructed. 

James Wright, a resident of Maplecrest Circle, said he is an archaeologist that recreates historical 

landscapes. He provided his analysis in which he identified the number of trees that were 

removed by the applicant several years ago. He stated that the site is a remnant of a historic tree 

nursery. He spoke to the environmental concerns and stated that he does not think that the 

proposal meets the requirements of the Township Code.  

Xiaowei Waldron, a resident of Maplehill Road, stated that she is in opposition to the proposal. 

She stated that the proposal should not be compared to the development of the adjoining property 

with a cul de sac as it was developed 35 years ago and the Township priorities toward 
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environmental preservation have changed. She expressed concern regarding the impact of the 

proposal on her property and the neighborhood. She requested that the applicant provide a 

common driveway and she urged the Planning Commission to deny the conditional use request.  

Ricky Liss was present on behalf of his daughter Caitlyn Landskroner who lives on Maplecrest 

Circle. He encouraged the Planning Commission to visit the site and get a feel for the 

neighborhood. He stated that additional impervious will result in increased stormwater runoff. 

He expressed concern regarding emergency access. He stated that the mass and scale of the 

proposed homes will dwarf the homes on Maplecrest Circle. He also stated that this is not in 

character with the community and he urged the Planning Commission to use their common 

sense. 

Arthur Dantchik, a resident of Maplehill Road, expressed concerns with increased stormwater 

runoff. He stated that the proposal will only satisfy the minimum standard. 

Holly Rodgers, from Maplecrest Circle, said she is an attorney speaking on behalf of her 

neighbors. She spoke to the legislative intent of the Wooded Lot Code. She stated that the 

previous earth moving, grading and removal of trees should have required a conservation plan. 

She would like all removed trees replaced and asked what is the status of the conservation plan. 

Madeline Howard, a resident of Maplehill Road, said she moved to the neighborhood in part 

because of their love of old growth trees. She said the removal of even more trees will have an 

environmental impact on the sensitive local ecology and regional water supply. She stated that 

previous requirements by the Township in the neighborhood have proven inadequate. 

Mary Dabney, a resident of Maplecrest Circle, stated that approval of the plan would signal to 

Township residents that mass removal of trees will not be discouraged. 

Kevin Finkel, a resident of Maplehill Road, handed out photos of runoff entering his property in 

2008, prior to the applicant’s removal of trees. 

Xiaowei Waldron provided an explanation for the stormwater map that was included in her letter 

to the Planning Commission.  

Planning Commissioner Howland asked if the applicant has ever occupied the house. 

Mr. Broseman stated that the applicant never occupied the house and is not aware of any 

property maintenance violations issued by the Township.  

Jonathan Briskin stated that he is here tonight for another application but wished to comment on 

this one as well. He said the Township cannot allow people to play fast and loose with tree 

requirements and cannot allow people to remove trees. He said experts are wrong all the time 

and the Planning Commission should place weight on the observations of the people that have 

lived in the neighborhood for a long time.  

A resident from 250 Maplehill Road stated that the property has been ignored for 14 years. She 

said the neighbors want the neighborhood to be back in good condition. She said flooding on her 

property has increased over the years and said whatever measures have been put in place are not 

working.  

Arthur Waldron, a resident of Maplehill Road, said the Comprehensive Plan stresses the 

maintenance and protection of sensitive environmental features. He stressed that the 100-year 



6 
 

storm is the minimum amount of amount of stormwater control that should be provided. He said 

this plan is fundamentally incompatible with the Comprehensive Plan and he urged the Planning 

Commission to deny the application.  

The Planning Commission discussed the comments made by the public, the previous tree 

removal, the conditional use request and the yield plan.  

Planning Commissioner Howland asked how would granting this conditional use meet a standard 

of preserving natural features of the area to the greatest extent practical. He said he is not afraid 

of the yield plan as does not feel it will be built. He said it is not fair to not allow the subdivision 

into two parcels.  

Planning Commissioner Whalen stressed the importance of managing runoff from the 100-year 

storm. 

Planning Commissioner Mathews said this development does not promote the proper density of 

population per Zoning Code Section 155-1.b.1. 

Planning Commissioner Howland said the proposal does not comply with the Comprehensive 

Plan per Subdivision and Land Development Code Section 135-1.F.  

Planning Commissioner Ruffin stated that the plan does not preserve natural features to the 

greatest extent practicable. 

Planning Commissioner Howland stated that the proposal does not encourage the adequate 

preservation of open space as required by Subdivision and Land Development Code Section 135-

1.E.  

The Planning Commission reviewed the applicant’s requested changes to the conditions of 

approval and accepted some but not all the changes. 

With regard to the requested relief, the consensus of the Planning Commission was to support the 

applicant’s request.  

Planning Commissioner Mathews said he wished to deny the yield plan because the yield plan is 

supposed to show the number of lots permitted. He said these are the minimum necessary 

standards of the Subdivision Code. He said the ordinance may make reasonable exceptions when 

they are not contrary to the public interest. He said houses that would fit on the yield plan are 

much smaller than the proposed homes. He stated that the applicant has bastardized the yield 

plan provisions to come up with an end result that creates an unrealistic level of development 

than would be permitted under the yield plan. He said we are not recommending denial of the 

yield plan itself but rather denying the Preliminary Subdivision Plan because it results in much 

greater development than would be permitted under the yield plan.  

Planning Commissioner Mathews made a motion to recommend denial of the Preliminary 

Subdivision Plan for the reasons he noted above.  

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Mathews moved to recommend denial of the conditional use 

application.  
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Planning Commissioner Ross seconded the motion.  

All members were in favor and the motion carried.  

TENTATIVE SKETCH PLAN 

9 & 11 Elliott Avenue & 762 W. Lancaster Avenue, Bryn Mawr, AQUA Pennsylvania, LD# 

3802, Ward 4 

The Planning Commission considered a Tentative Sketch Plan. The Plan prepared by Chester 

Valley Engineers, Inc. dated December 15, 2017 and last revised February 16, 2018 shows the 

consolidation of 9 & 11 Elliott Avenue with a lot line change between the consolidated Elliott 

Avenue parcel and the W. Lancaster Avenue parcel, construction of a two-story building totaling 

15,284 gross square feet fronting on Elliott Avenue; reconfiguration and expansion of the existing 

parking lot on Elliott Avenue to create 40 parking spaces and reconfiguration of the existing 

surface parking lot on 762 W. Lancaster Avenue to create six parking spaces.  

 

Ms. Campisi presented the proposal and summarized staff’s issues with the project. 

Denise Yarnoff, attorney for the applicant, stated she did not have anything to add to staff’s 

presentation and she accepted the conditions.  

Jonathan Briskin, a nearby resident, expressed concern regarding circulation and congestion on 

Elliot Avenue. He questioned how Aqua can build 15,000 sq. ft. of office space and only provide 

a handful of new parking spaces. He also expressed concerns with pedestrian safety and access to 

the public parking spaces.  

Mr. Leswing spoke to the concern regarding the loading & unloading of the dialysis center 

across the street. He said that use is in the process of relocating their loading area to address 

circulation concerns. 

Discussion ensured regarding the use of off-site public parking spaces.  

Planning Commissioner Ross asked for clarification on the previous plan for generators.  

Staff explained that the plan was approved by the Board of Commissioners. 

Discussion ensued regarding commercial and institutional expansion and vehicular sight lines 

along Elliot Avenue, which staff noted will be evaluated during the review of the Preliminary 

Plan.  

Planning Commissioner Whalen made a motion to recommend approval of the relief from the 

Stormwater Management and Erosion Control Code Section 121-4A(19), 121-4C(5), to allow 

drainage from the roof area of the addition to cross from the Lower Merion Drainage Area into 

the Darby-Cobbs, subwatershed A, Drainage area.  

 

Planning Commissioner Howland seconded the motion. 

 

All members were in favor and the motion carried.  

 

Planning Commissioner France made a motion to recommend approval of the application subject 

to the conditions as recommended by staff.  
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Planning Commissioner Howland seconded the motion.  

 

All members were in favor and the motion carried.  

 

The Planning Commission recommended approval subject to the following conditions: 

 

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated February 23, 2018 shall be incorporated by 

reference into these conditions of approval. 

 

Architectural Elevations: 

 

2. Architectural elevations and renderings of all sides of the proposed building shall be submitted 

with the Preliminary Plan, including proposed materials. Compliance with the Architectural 

Design Standards in the Zoning Code shall be included on the plans.  

 

3. The door in the proposed building located along Elliott Avenue shall be a primary pedestrian 

access into the building and shall include glazing.  

 

4. The applicant shall provide photographic documentation of the exterior of the buildings on 

Elliott Avenue prior to demolition. 

 

5. The new building shall be designed as a separate building from the existing Aqua building to 

include a fire wall that separates the buildings in compliance with the International Building 

Code fire rating requirements. Any openings in the fire wall shall comply with the International 

Building Code fire wall opening limitations. 

 

6. The mean grade of the addition shall be calculated and shown on the plan. The architectural 

plans shall be coordinated with and shall comply with the grading proposed with this 

application. 

 

Landscape Plan & Greening Standards: 

 

7. A revised landscape plan, complying with Natural Features Code Section 101-9, Subdivision 

and Land Development Code Sections 135-30 and 135-41.4, Zoning Code Section 155-213.E 

and conditions herein shall be prepared and sealed by a Registered Landscape Architect and 

submitted with the Preliminary Plan. 

 

8. An urban garden shall be provided along Elliott Avenue where the face of the proposed building 

steps back from the build to line.  
 

9. The applicant shall consider providing an educational component to the project to highlight the 

environmental benefits of greening. 

 

Stormwater Management: 

 

10. A note shall be added to the plan indicating that the Township Engineer shall be notified 48 

hours prior to the installation of the seepage bed and prior to the start of earthmoving activities. 
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11. Erosion control measures shall be provided on the Preliminary Plan submission. The proposed 

construction access location shall be indicated. Details that conform to Township standards 

shall be shown. Certification attesting to the completeness shall be provided on the Erosion 

Control Plan. 

 

12. The limits of the possible rain garden shall be clarified. The full design shall be submitted with 

the Preliminary Plan. 

 

Parking & Circulation: 

 

13. Two additional parking spaces shall be provided. 

 

14. Documentation of the areas that have been excluded from the gross building area to determine 

the required parking shall be provided to the Zoning Officer.  

 

15. The parking calculation shall be revised to indicate that a total of 10 parking spaces may be 

borrowed from a municipal parking lot.  

 

16. A crossover access easement and a shared parking agreement shall be provided for the required 

parking that is located on 762 W. Lancaster Avenue but serves this development and for the 

portion of the row of eight parking spaces in the Elliott Avenue parking lot that is located 

across the property line. 

 

17. The applicant shall submit a pedestrian circulation plan with the Preliminary Plan submission 

to evaluate pedestrian access to both the on and off-site parking.  

 

18. The radii at all driveway access/egress shall be shown on the plan and shall be determined 

adequate by the Township Engineer. 

 

19. Stop bar/signage shall be clearly indicated on the plan at the driveway access to Elliott Avenue. 

Double yellow lines shall be provided to better delineate two-way traffic aisles. 

 

Construction Details: 

 

20. A fill material and topsoil stockpile location shall be provided. 

 

21. A detail of the pavers shall be provided. Clarification of the treatments in the public sidewalk 

shall be shown on the Preliminary Plan. 

 

22. Details of the masonry seating wall shall be shown on the Preliminary Plan. 

 

23. Sidewalk and curb shall be noted on the plan to be repaired/replaced at the direction of the 

Township. 

 

24. Existing depressed curb, not part of the proposed driveway access, shall be raised to full reveal. 

 

25. A full reveal and depressed granite curb detail shall be provided on the Preliminary Plan. The 

length of depressed curb for the driveway and any curb to be raised to full reveal shall be 

dimensioned on the plan. 
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26. Concrete apron shall be noted at the driveway. The sidewalks shall be carried across the 

driveway at grade. 

 

27. Details of the concrete apron and sidewalk shall be provided on the Preliminary Plan and shall 

conform to Township standards. 

 

Utilities: 

 

28. The location, size, material, and slope of any proposed sanitary lateral shall be shown on the 

Preliminary Plan. 

 

29. The location of any proposed utility services shall be shown on the Preliminary Plan. 

 

30. The location of service utilities in the area of construction shall be shown on the plan from the 

mains to the structure served. 

 

Standard Conditions of Approval: 

 

31.  A lighting plan shall be submitted with the Preliminary Plan. The location, luminaire type, 

wattage, pole height and illumination patterns shall be indicated. The lighting shall be designed 

to reduce the off-site transmission of light, to shield the source of illumination and to prevent 

glare on adjacent properties. 

 

32. The lighting plan shall be designed to comply with the 2009 IECC or the 2007 ASHRAE 

Standard 90.1. 

 

33. A copy of the revised plan shall be submitted with any changes highlighted and shall be 

accompanied by a letter indicating how each requested revision has been addressed in the re-

submission. 

 

34. Revisions to the plan shall address the Township Engineer’s February 23, 2018 review letter. 

 

35. The Preliminary 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 

Tentative Sketch Plan approval by the Board of Commissioners. 

 

36. Approval of this Tentative Sketch Plan does not ensure that the developer or the owner can 

ultimately develop the property as shown on the plan. The proposed development’s compliance 

with various Township ordinances, including but not limited to the Natural Features 

Conservation Code shall not be determined until the applicant submits a Preliminary Plan for 

Township approval. 

 

37. 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. 

 

38. The owner will make payment of fees and expenses of the Township’s professional consultants 

who perform services on behalf of the Township with respect to these plans and the work 

contemplated thereunder and will establish and maintain with the Township those escrows for 
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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. 

 

39. The property owner(s) shall comply with all federal, state and applicable Lower Merion 

Township ordinances and laws regardless of specific mention herein. 

 

The Planning Commission recommended approval of the following relief:  

 

A. Stormwater Management and Erosion Control Code Section 121-4A(19), 121-4C(5): To allow 

drainage from the roof area of the addition to cross from the Lower Merion Drainage Area into 

the Darby-Cobbs, subwatershed A, Drainage area.  

 

TENTATIVE SKETCH PLAN 

 

9 Presidential Boulevard, Bala Cynwyd, Ward 9, SD# 3796 

 

The Planning Commission considered a Tentative Sketch Plan. The Plan prepared by BL 

Companies dated November 3, 2017, last revised March 12, 2018 shows the demolition of all 

existing structures on the 2.74‐acre parcel, construction of a four-story, mixed-use building 

containing 7,009 square feet of ground floor retail, 173 apartments, and two levels of 

underground parking with two access driveways onto Presidential Boulevard.  

 

Ms. Dierks presented the proposal and reviewed the issues memo. 

 

Planning Commissioner Ross commented that it is a shame that the applicant is not taking full 

advantage of the grade on the property and there is structured parking instead of an active use on 

the high side of the site.  

 

Jim Ettelson, Esquire, was present on the applicant’s behalf. He said this is the first major 

development along Presidential Boulevard. He said the issue with the wall that we are struggling 

with is the grade change of Presidential Boulevard. He explained that the rear of the site drops 

off to the Expressway. He said the wall in question can be made part of the façade. Mr. Ettelson 

accepted the conditions of approval on behalf of his client. 

  

Planning Commissioner Ross recommended the applicant engage the building into the landscape 

instead of designing a building meant to be on a flat site. He said it looks as though the building 

was taken from somewhere else and plopped on this site.  

Planning Commissioner Ruffin recommended the building be curvilinear to reflect the curve in 

Presidential Boulevard. 

Planning Commissioner Ross questioned the number of materials proposed and recommended 

the palate of materials be simplified. He recommended the following additional condition of 

approval: “The applicant shall investigate refining the architecture to address the unique site 

conditions and the topography of the site including better integrating the impact of the large wall 

on the north elevation.”  
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Planning Commissioner France suggested making the structure of the building itself more 

interesting instead of just the colors.  

Planning Commissioner Howland made a motion to recommend approval of the waiver to 

disturb steep slopes.  

Planning Commissioner Whalen seconded the motion.  

All members were in favor and the motion carried. 

Planning Commissioner Whalen made a motion to recommend approval of the application 

subject to the additional condition noted above.  

Planning Commissioner Ruffin seconded the motion.  

All members were in favor and the motion carried.  

Planning Commissioner Howland made a motion to recommend approval of the conditional use 

application.  

Planning Commissioner Mathews seconded the motion.  

All members were in favor and the motion carried. 

The Planning Commission recommended approval subject to the following conditions:  

Township Engineer’s Review: 

 

1. The Township Engineer’s review letter dated March 22, 2018 shall be incorporated by 

reference into these conditions of approval. 

 

Conditional Use:  

 

2. The applicant shall demonstrate how the proposed second curb cut facilitates a shared parking 

arrangement.  

 

3. The applicant shall obtain Conditional Use approval and shall comply with any conditions 

imposed on that approval. Any conditions shall be included on the Final Plan.  

 

Floor Area Ratio/Architectural Elevations: 

 

4. The applicant shall investigate refining the architecture to address the unique site conditions 

and the topography of the site including better integrating the impact of the large wall on the 

north elevation. 

 

4.5.The zoning chart shall be revised to show which incentives under §155-217.E. are used to 

achieve the proposed Floor Area Ratio (FAR) of 1.6.  

 

5.6.Elevations and renderings of all sides of the proposed building and the parking garage, 

including a list of materials, shall be submitted with the Preliminary Plan.  

 

6.7.The applicant shall investigate reducing the height of the retaining wall along Presidential 

Boulevard.  
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7.8.The applicant shall clarify whether the interior courtyard has been included in the building area 

calculations.  

 

8.9.The mean grade of the structure shall be calculated and shown on the Preliminary Plan. The 

architectural plans shall be coordinated with and shall comply with the grading proposed 

with this application. 

 

Landscape Plan: 

 

9.10. The applicant shall provide a chart indicating how the proposal complies with the 

greening standards contained in Subdivision & Land Development Code Section 135-41.4. 

 

10.11. A landscape plan complying with Code Sections 101-9, 135-41.4, 135-30 and conditions 

herein shall be prepared and sealed by a Registered Landscape Architect and submitted with 

the Preliminary Plan.  

 

11.12. If any recreation area will be provided for the project, it shall be shown on the landscape 

plan.  

 

12.13. Slope percentages shall be added to the plan.  

 

13.14. Details on how areas associated with the Official Map will be used shall be included with 

the Preliminary Plan.  

 

Pedestrian Circulation: 

 

14.15. A pedestrian circulation plan shall be provided with the Preliminary Plan to identify any 

gaps in the pedestrian circulation throughout the site.  

 

15.16. Details of the multipurpose path and public walkway shall be provided on the Preliminary 

plan including the material of the two-foot hardscaped verge.   

 

16.17. The applicant shall refine how the proposed public walkway and multipurpose path connect 

to the existing sidewalks on the adjoining properties on the Preliminary Plan.  

 

Traffic, Circulation & Parking:  

 

17.18. The six-foot-wide landscaped area required by §155-217. D.(1)(c) shall be provided 

adjacent to the proposed move-in/move out parking space on the southern side of the building. 

 

18.19. The applicant shall demonstrate that 50% of the parking structure is below grade to qualify 

for the parking reduction in §155-217.D.3.b.  

 

19.20. The internal layout of the parking garage shall be provided with the Preliminary Plan 

submission.  

 

20.21. Details for the design of the access drive proposed in the twenty-four (24’) foot wide 

easement to 1 Presidential Boulevard shall be provided including additional traffic analysis to 

fully evaluate the redistribution of traffic. 
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21.22. Per §155-217.D.(6)(b) four (4) car share spaces shall be provided.    

 

22.23. Per §155-217.D.(7), twenty (20) bicycle parking spaces shall be provided. 

 

23.24. A parking chart per §155-217.D.3.a shall be added to the Plan.  

 

24.25. The location of all service and loading functions shall be shown on the Preliminary Plan.  

 

25.26. The applicant shall consider eliminating the southerly curb-cut and formalizing a shared 

parking arrangement with 1 Presidential Boulevard.  

 

26.27. Stop bars and centerline pavement markings shall be provided as required to provide safe 

and efficient movement of traffic. All traffic control signage shall be provided on a “Signage 

and Pavement Marking” Plan.  

 

27.28. Maneuverability diagrams shall be submitted with the Preliminary Plan. Adequate turning 

radii for all vehicle movements shall be documented, including fire truck access, and 

maneuverability shall be fully documented to be adequate if/as required by the Fire Marshal.   

 

28.29. A traffic impact study shall be submitted with the Preliminary Plan that fully evaluates the 

proposed driveways. The levels of service shall be evaluated. The applicant shall contact the 

Township Engineer’s office to discuss and develop the assumptions that will be used in the 

analysis. The increase in PM peak trip generation shall be evaluated.  

 

29.30. The actual sight distance triangles shall be shown for each driveway. The sight distance 

shall meet the minimum safe stopping distance required by PennDOT Publication Title 67, 

Chapter 441. Calculations shall be provided as necessary. It shall be noted what improvements 

are necessary to be performed to achieve the required sight distance. The final configuration 

of the drive shall be subject to the approval of The Traffic Safety Unit of the Lower Merion 

Police Department. 

 

30.31. ‘No Stopping or Standing’ signs shall be provided along the roadway in front of the 

property.  

 

31.32. The plans shall be revised to show the location of the right of way associated with Interstate 

76, the Schuylkill Expressway. 

 

Stormwater Management & Erosion Control: 

 

32.33. The applicant shall investigate stormwater best management practices (BMPs) for the 

surface parking area, such as breaks in the curbing to allow for stormwater infiltration. 

 

33.34. Erosion control measures that conform to Township standards shall be provided on the 

Preliminary Plan.   

  

34.35. A soil stockpile location shall be provided on the Preliminary Plan. 

   



15 
 

35.36. A note shall be added to the plan indicating that the Township Engineer shall be notified 

48 hours prior to the installation of any seepage bed and prior to the start of earthmoving 

activities. 

 

Utilities: 

 

36.37. The location of all transformers and utility boxes shall be shown on the Preliminary Plan. 

 

37.38. The location of the existing sanitary laterals shall be shown on the Preliminary Plan. 

 

38.39. The location, size, material, and slope of the proposed sanitary lateral(s) shall be shown on 

the Preliminary Plan.      

 

39.40. The location of the proposed utility services shall be provided on the Preliminary Plan. 

 

40.41. The existing sanitary sewers shall be shown to within two hundred (200) feet of the 

development. 

 

41.42. All existing utility service locations shall be shown on the Preliminary Plan.  

 

42.43. The location of existing storm sewers including the size, slope, and material of all storm 

sewers within two hundred (200) feet shall be provided on the Preliminary Plan.  

 

Construction Details: 

 

43.44. Full reveal and depressed curb details shall be provided on the Preliminary Plan. 

  

44.45. Depressed curb and concrete apron shall be indicated at the driveway access locations. The 

length of depressed curb shall be dimensioned on the Preliminary Plan. The radii at the aprons 

shall be dimensioned on the Preliminary Plan and demonstrated to be adequate.   

 

45.46. Curb shall be noted on the plan to be repaired/replaced at the direction of the Township. 

 

46.47. Details of the concrete apron and sidewalk that conform to Township standards shall be 

provided on the Preliminary Plan.   

 

47.48. A detail of any proposed retaining walls shall be provided. Calculations shall be provided 

for wall clear heights exceeding four (4’) feet or for walls with equivalent surcharge loading 

if/as applicable. 

 

Standard Conditions of Approval: 

 

48.49. An existing conditions plan shall be included with the Preliminary Plan submission.  

 

49.50. The existing and proposed impervious surface and building area shall be clearly 

tabulated/itemized on the Plan and shall be listed as a percentage and in square feet.    

 

50.51. A lighting plan shall be submitted with the Preliminary Plan. The location, luminaire 

type, wattage, pole height and illumination patterns shall be indicated. The lighting shall be 
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designed to reduce the off-site transmission of light, to shield the source of illumination and 

to prevent glare on adjacent properties. 

 

51.52. Revisions to the plan shall address the Township Engineer’s March 22, 2018 review 

letter. 

 

52.53. 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. 

 

53.54. Approval of this Tentative Sketch Plan does not ensure that the developer or the owner 

can ultimately develop the property as shown on the plan. The proposed development’s 

compliance with various Township ordinances, including but not limited to the Natural 

Features Conservation Code shall not be determined until the applicant submits a Preliminary 

Plan for Township approval. 

 

54.55. The Preliminary Plan, complying with all applicable conditions of approval, shall be filed 

with the Department of Building and Planning within twelve (12) months from the date of 

approval by the Board of Commissioners. 

 

55.56. 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. 

 

56.57. 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. 

 

57.58. 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. 

 

The Planning Commission recommended approval of the following relief:  

 

A. Natural Features Code Section §101-5.C.(1) and (2) to allow +/- 350 square feet of 

the proposed building footprint to extend into an area of steep slopes. 

 

Bryn Mawr Village Ordinance  

Mr. Leswing presented the proposed ordinance. 

The Planning Commission recommended approval of the ordinance as presented.  

 

The meeting adjourned at 11:15 p.m. 

Meeting minutes recorded by Andrea M. Campisi, Senior Planner 


