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                                                       January 9, 2018 Planning Commission Meeting Minutes 

Reorganization 

Planning Commissioner Vale stated that reorganization will be postponed because Planning 

Commissioner Howland, the other co-chair, is not present tonight 

December 4, 2017 Planning Commission Meeting Minutes 

Planning Commissioner Ruffin made a motion to recommend approval.  

Planning Commissioner Vale seconded the motion. 

All members were in favor and the motion carried. 

TENATIVE SKETCH PLAN & CONDITIONAL USE PLAN 

325 W. Montgomery Avenue, Merion Cricket Club, Haverford, LD# 3794 & 3794C, Ward 

10.  

The Planning Commission considered a Tentative Sketch Plan dated February 21, 2017, last 

revised December 19, 2017, prepared by Site Engineering Concepts, LLC showing the 

consolidation of 14 properties, reorientation of an existing paddle tennis court, replacement of the 

existing warming hut, relocation of the maintenance complex, relocation of four exterior tennis 

courts, preservation and repurposing four existing dwellings along Elbow Lane for club use, 

construction of a new pool complex with auxiliary dining facilities, installation of 70 additional 

parking spaces, relocation of a Gray’s Lane driveway, construction of an addition to the clubhouse 

to house additional squash courts and the enhancement of the existing rear entrance. Conditional 

use is sought to exceed the allowable impervious surface limits.  

Mr. Leswing summarized the proposal and outlined a previous presentation to the Planning 

Commission made at the December 4, 2017 meeting. 

George Broseman, applicant for the attorney, provided an update on revisions to the proposal and 

stated that the conditions as proposed by staff are acceptable to his client.  

Planning Commissioner Vale asked Mr. Broseman to provide additional information regarding 

outreach to neighbors performed by the club during the process. 

Mr. Broseman summarized the nature of the existing neighbors’ agreement and number of 

meetings. He pointed out that Ken Aaron, attorney for the neighbors, is present if additional 

clarification is needed. 

Planning Commissioner Vale asked if the proposed stormwater management will result in an 

improved condition or if it is designed to provide the current level of management. 

Robert Lambert, Civil Engineer for the applicant, provided an overview of the proposed 

stormwater management system and stated that the proposed system will provide a substantial 

improvement to the existing condition.  

Planning Commissioner Vale asked Mr. Broseman to confirm their position regarding the relief 

of the requirement to install sidewalks along Grays Lane. He stated the Planning Commission has 

received two or three e-mails from adjacent neighbors opposed to the installation of sidewalks. 
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Mr. Broseman stated that to the extent that sidewalks are required, the club is seeking relief from 

that requirement. He stated that there is neighbor opposition to the installation of sidewalks and 

there are physical obstacles such as existing utilities and sloped land. He stated that the proposal 

includes a crosswalk at the driveway entrance that will connect with the existing sidewalk on the 

opposite side of Grays Lane.  

Planning Commissioner Ruffin stated that the membership study shows that the only area of 

increase is memberships without athletic privileges and questioned how the pool would increase 

membership. 

Caleb Tindall, Club Manager, stated that the referenced type of membership makes up for a small 

overall percentage and the goal of this project is to attract young families to the club. He said over 

the past twenty years there has been an overall 20% decline in membership and they feel that 

adding the pool will restore the membership to historic levels and is critical to the success of the 

club.  

Planning Commissioner Ruffin asked the applicant to clarify whether oak trees are being removed 

along Cheswold Lane. 

Mr. Tindall stated that there were several oak trees that have experienced bacterial leaf scorch 

that were removed and replaced with sugar maples over time. 

Planning Commissioner Ross asked the applicant to provide a brief presentation of the proposal 

as he was not present at the presentation given at the December meeting. 

Planning Commissioner Matthews asked Mr. Broseman to clarify if the applicant is relying on 

Zoning Code Section 155-152.C for impervious surface.  

Mr. Broseman stated the applicant is proceeding under 155-152.C and the relief is essential to the 

continued preservation and maintenance of the historic resource.  

Maarten Pesch, Architect and Project Planner, summarized the proposal and reviewed the 

proposal. 

Planning Commissioner Ruffin asked the applicant to clarify the hours for the outdoor tennis and 

paddle courts. 

Caleb Tindall stated that the current hours of operation require lights out at 10 p.m. and this time 

limit would be maintained with the expansion.  

Ken Aaron, representative of the neighbors, stated that he had no additional comments to add to 

his statement of support made at the last Planning Commission meeting.  

Carl Watson, resident, reminded the applicant that the green parking ordinance is applicable. 

Planning Commissioner Vale stated that the proposal is a substantial improvement in stormwater 

management. He feels that the applicant has undergone a lengthy process in developing the plan, 

which included working with the neighbors, Historical Commission and the Zoning Hearing 

Board, which has been tremendously important. Regarding the Conditional Use request, he stated 

that it is important for the Township to ensure that the club maintains viability. Regarding the 

sidewalks, he has personal familiarity with the site conditions and feels that the existing sidewalk 



3 
 

on Grays Lane is adequate. He also stated that the crosswalk will provide a benefit to the 

pedestrians accessing the property.  

Planning Commissioner Ruffin stated that a resident made a comment at the last meeting 

questioning the need for the pool and stated that they believed the addition of a pool would change 

the character of the club. She stated that the proposed design does not appear to change the 

character. She stated that the club has done its research and presented a good argument for the 

need for the pool.  

Planning Commissioner Ross questioned the removal of the walkways connecting the houses on 

Elbow Lane to the roadway and recommended that the applicant explore maintaining some formal 

relationship between the residential structures and Elbow Lane.  

Planning Commissioner Vale asked Mr. Aaron to clarify if maintaining the walkways would 

violate the existing neighbors’ agreement.  

Mr. Aaron stated that the intention is to maintain a residential appearance along Elbow Lane. He 

stated that the driveways and walkways were removed to reduce impervious surface but there 

would not be opposition to pervious walkways to maintain the relationship between the homes 

and road. 

Planning Commissioner Ross asked why the driveways could not remain and be made pervious. 

Mr. Leswing explained that only pervious areas 6 feet or less in width used for pedestrians can 

be installed without counting against impervious surface calculations.  

Planning Commissioner Ross stated that the need for sidewalks extends beyond the existing 

adjacent neighbors and club members. He emphasized the importance of continuous sidewalk 

networks. 

Mr. Leswing provided background on the development of the sidewalk prioritization plan.  

Planning Commissioner Vale stated that he has walked from his house to the train station for 30 

years and feels the existing sidewalk network is adequate.  

Planning Commissioner Ross stated that he is okay with waiving the requirement for sidewalks 

and feels that the installation would be difficult.  

Planning Commissioner Mathews asked if there was also opposition to sidewalks on Elbow Lane 

and Cheswold Lane.  

Mr. Leswing stated that Cheswold and Elbow Lanes are low volume private roads with their own 

character.  

Planning Commissioner Matthews stated that overall, he does not have any issues with the 

proposal and he thinks that the club is an important part of the Township and would like to see it 

succeed. He expressed concerns about how the impervious surface was addressed.  

He noted that Code Section 151-152.C. allows for an impervious expansion if determined 

essential to the preservation of the historic resource by the Board. He expressed concern that the 

impervious surface calculations, as laid out in the memo, are not compliant with the code, 

regardless of whether the applicant can meet their burden under Zoning Code Section 155-152.C.   



4 
 

He stated that under Zoning Code Section 155-141.5, an existing non-conformity is eligible for 

up to a 1% expansion of impervious surface. However, he stated that those benefits are not 

available to lots created or modified after 1990. He stated that the subject lots are being modified 

and he therefore does not think the 1% provision is applicable in this case.  

Planning Commissioner Mathews also stated that in an R2/R7 district an owner is entitled to 28% 

impervious surface and the Historic Resource Overlay District allows an increase of up to 15%. 

He indicated that the Code states that the requirements applicable to the underlying zoning district 

can be increased by 15%, but that does not mean an owner can take an existing non-conformity 

and increase it by an additional 15%.  

Planning Commissioner Mathews went on to state that the other section that says an existing 

nonconformity can continue to exist is not the underlying zoning district related to this.  

He felt that the calculations for this project impermissibly double-dip and rely on the 1% 

expansion which is not applicable but put forth that regardless of these miscalculations, the 

proposal can proceed under Zoning Code Section 151-152.C.  

Mr. Broseman stated that there are many cases in which the code has been applied by the Zoning 

Officer in the way we are applying it to this application. He stated that no matter how you do the 

calculations, the proposal adds four percent of additional impervious surface to the properties 

which could be considered de minimis. He also stated that the project is a generational project, 

given the history of the club and there have been very few large projects associated with the club. 

Mr. Leswing spoke about institutional zoning and the Comprehensive Plan.  

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

application. 

Planning Commissioner Ruffin seconded the motion. 

Planning Commissioner Mathews abstained because he did not hear testimony associated with 

151.152.C 

All other members were in favor and the motion was approved. 

Planning Commissioner Ruffin made a motion to approve the requested relief of the following 

code provisions: 

• Natural Features Code Section 101-5C(2b), to grade and install improvements in slopes 

exceeding twenty-five (25%) percent. 

• Subdivision & Land Development Code Section 135-27K, to not dedicate additional right 

of way along Grays Lane, Elbow Lane and Cheswold Lane.  

• Subdivision & Land Development Code Section 135-28, to not install sidewalks along the 

street frontage of the property. 

 

Planning Commissioner Vale seconded the motion. 

 

All members were in favor and the motion carried. 
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Planning Commissioner Ruffin made a motion to recommend approval of the Tentative Sketch 

Plan. 

 
Planning Commissioner Vale 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 December 29, 2017 shall be incorporated by 

reference into these conditions of approval to the extent the same is not inconsistent with these 

conditions of approval or any waivers or modifications granted. With respect to item B.27 the 

applicant may provide an indemnity satisfactory to the Township to allow the Final Plan to be 

recorded. 

 

Elevations: 

 

2. Architectural elevations and renderings of all sides of all proposed buildings and additions 

shall be submitted with the Preliminary Plan, including proposed materials, with the exception 

of the squash court addition. The squash court addition shall be subject to a separate review by 

the Historical Commission. 

 

3. The mean grade of the structures shown shall be verified. Documentation showing the 

calculations shall be provided. The architectural plans shall be coordinated with and shall 

comply with the grading proposed with this application.  

 

Historical Commission: 

 

4. The applicant shall provide restrictions enforceable by the Township to address the possible 

removal, modification and replacement of the remaining Elbow Lane structures and the 

landscaping of the area between those structures and Elbow Lane or shall submit an application 

to the Historical Commission to request that the remaining Elbow Lane properties be added to 

the Historic Resource Inventory as Class II Historic Resources. 

 

5. The applicant shall provide photographic documentation of both the exterior and interior of the 

residences on Elbow Lane prior to demolition. 

 

6. Selected materials and significant architectural elements from the structures to be demolished 

shall be salvaged where determined reasonably feasible by the applicant.  

 

Landscape Plan: 

 

7. The applicant shall work with staff to identify locations where street trees can be provided 

along the existing frontage of the property.  

 

8. A maintenance and operations plan for the proposed landscaping along the eastern property 

line and southeastern corner of the property shall be submitted to the Township for review 
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given its function as a buffer.  

 

9. The applicant shall investigate upgrading or replacing the existing board on board fencing 

located along the existing frontage on Grays Lane to provide a more refined buffer and site 

edge. 

 

10. A landscape plan complying with the applicable sections of the Natural Features Code, 

Subdivision & Land Development Code Section 135-30 and conditions herein shall be 

prepared and sealed by a Registered Landscape Architect and submitted with the Preliminary 

Plan.  

 

Sidewalks/Circulation:  

 

11. The applicant shall install sidewalks as required by Subdivision & Land Development Code 

Section 135-28A unless a waiver or partial waiver is granted.  

 

12. A pedestrian circulation plan for the site shall be submitted with the Preliminary Plan. 

 

13. Crosswalk signage (crosswalk ahead & crosswalk) as well as a center lane pedestrian crossing 

sign shall be provided along Grays Lane. The applicant shall maintain the center lane 

pedestrian crossing sign and replace the sign as needed or every two years.  

 

14. An ADA accessible ramp shall be provided on Grays Lane opposite of the proposed crosswalk.  

 

15. The existing crosswalks in the vicinity of the property shall be refurbished if determined 

necessary by the Director of Building & Planning.   

 

16. Top and bottom of curb elevations shall be provided along the proposed driveway. 

 

17. Full reveal curb shall be installed where the old driveway is to be revised on Grays Lane. The 

length of full reveal and depressed granite curb shall be dimensioned. 

 

18. A detail of the geo-block stabilized access drive to be used on the Elbow Lane properties shall 

be provided. Depending on the design, those areas may be required to be considered as non-

porous.   

 

Utilities: 

 

19. The water service shall be kept a minimum isolation distance of ten (10’) feet to the sanitary 

sewer lines. The minimum distance shall be shown on the plans. 

 

20. The location of the utility disconnection point shall be shown for each lateral and service. 

 

Construction Details: 

 

21. Separate building permits shall be obtained for the pools. The pools, equipment, and enclosure 

shall comply with the 2009 IBC, Section 3109.  
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22. The location of proposed fencing shall be shown on the Final Plan and the applicable grading 

plan. The height of the fence shall be labeled and a detail provided. The design shall comply 

with all applicable zoning requirements. 

 

23. A Highway Permit is required for the work proposed within the right of way of Grays Lane. 

 

24. The construction entrance shall be relocated outside of the area for excavation of proposed 

utilities where feasible. 

 

25. A detail of the retaining walls shall be provided. Calculations shall be provided for wall heights 

exceeding four (4’) feet. Top of wall and bottom of wall elevations shall be added to clarify 

the design. 

 

26. A certification by a civil engineer of the condition of any existing retaining walls within the 

project area to remain shall be provided. Any recommended improvements/repairs shall be 

made a condition of the permit issue. 

 

Stormwater Management: 

 

27. The applicant shall investigate the installation of stormwater best management practices on the 

site such as creating breaks in curbing around planted islands to aid in stormwater absorption. 

 

28. Calculations qualifying the erosion control measures shown on the plan shall be provided. 

 

29. All invert elevations shall be provided on the seepage bed plan view details.    

 

30. The invert elevation for the outlet pipe from sediment trap No. 2 shall be consistent in the 

stormwater calculation and the drawings.  

 

31. Inlet protection shall be provided for all existing inlets downgrade of the earth disturbance and 

for all proposed inlets until final stabilization of the site is achieved. A detail consistent with 

Township standards shall be included on the plan.   

 

Plan Requirements:  

 

32. The tabulation of the building square footage used in the generation of the required parking 

shall be itemized in greater detail. The approval of the values used and final determination of 

the parking requirements shall be made by the Zoning Officer. 

 

33. Plan view details with better scale shall be used in the areas of the proposed buildings to more 

clearly represent the location of trench drains, conveyance piping, roof drain connections, etc. 

This shall be submitted with the Preliminary Plan. 

 

Standard Conditions of Approval: 

 

34. 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. 
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35. Additional utility improvements that result in material changes to the approved plan including 

loss of required parking, changes to circulation patterns or alteration of the quantity or location 

of landscaping shall require an amendment to the plan. 

 

36. 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. 

 

37. 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. 

 

38. 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. 

 

39. 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. 

 

40. 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. 

 

41. 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: 

 

• Natural Features Code Section 101-5C(2b), to grade and install improvements in slopes 

exceeding twenty-five (25%) percent. 

• Subdivision & Land Development Code Section 135-27K, to not dedicate additional right 

of way along Grays Lane, Elbow Lane and Cheswold Lane.  

• Subdivision & Land Development Code Section 135-28, to not install sidewalks along the 

street frontage of the property. 

 

PROPOSED ORDINANCE – MEDICAL MARIJUANA 

 

Ms. Campisi presented the medical marijuana ordinance and summarized the background. 

 

Mr. Leswing provided additional background on the proposed ordinance.  
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Planning Commissioner Mathews asked about the impact of dispensaries on residential property 

values.  

 

Mr. Leswing stated that staff has not done that level of research and questioned whether it would 

even be available nationally. 

 

Discussion ensued regarding the potential impact.  

 

Planning Commissioner Matthews recommended caution as the Township plans for these 

proposed uses.  

 

Planning Commissioner Ross asked why the ordinance places greater restrictions on this use than 

a pharmacy, given that this a prescription drug. 

 

Mr. Leswing provided background on the changes to the ordinance and the language that has been 

removed. He stated that representatives of the Neighborhood Club of Bala Cynwyd have expressed 

concerns.  

 

Planning Commissioner Ross made a motion to recommend approval of the ordinance as proposed.  

 

Planning Commissioner Vale seconded the motion. 

 

All members were in favor and the motion carried.  

 

PROPOSED ORDINANCE – RECREATION FEE IN LIEU 

 

Mr. Leswing explained the proposed ordinance. 

 

Planning Commissioner Vale made a motion to recommend approval of the ordinance and 

recommended that the fee be increased to $3,000 per unit.  

 

Planning Commissioner Vale seconded the motion.  

 

All members were in favor and the motion carried.  

 

The meeting adjourned at 8:24 p.m. 

 

Meeting minutes recorded by Jillian Dierks, Planner.  

 
 


